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David L. Peck, Uni Tec Consulting Engineers






Diane Farr, resident






J. Garry McShea, resident






Susan Hammerstedt, resident





Jacki Rutter, resident
A CALL TO ORDER:

Chairman Igo called the February 19, 2008 Harris Township Planning Commission Meeting to order at 7:00 PM. 

APPROVAL OF MINUTES:

Mr. Buckalew asked that there be a few minor changes made to the CRPC report.  





Mr. Buckalew moved to approve the Harris 





Township Planning Commission meeting 





minutes as revised.  Ms. Kresen seconded 





the motion.  Motion carried unanimously.  

PUBLIC COMMENT:




There was no public comment.


NEW BUSINESS:

A.
ROCKEY FARM SKETCH PLAN:

Mr. Shea gave an overview of the Rockey Farm sketch plan as proposed by the developer, Olga Levi.  The proposed development consists of nearly 120 acres, is part of the agricultural zoning district, and is included in the sewer service area.  Ms. Levi has indicated her desire to develop the property under the agricultural zoning district with some slight modifications.  The zoning would have to be amended to allow a reduction of the open space requirement from 50 percent to 30 percent, which would result in a density of 1.6 units per acre.  

Mr. Shea reported that Ms. Levi is proposing a mix of lot sizes, ranging from .25 acres to .5 acres with the average lot size being .35 acres.  She has been working with the Centre County Land Trust and is proposing that 15 percent of the housing stock will be devoted to workforce/young professional housing.  A community center is also proposed that may house a day care center or coffee shop.  Ms. Levi stated that she is open to suggestions from the Planning Commission.  A total of 175 lots are proposed.  Mr. Shea stated that Harris Township would have to formally endorse this project by June for it to be reviewed by the region as a development of regional impact.  This is necessary due to the change in zoning being proposed.  
Mr. Shea advised that Staff is generally in favor of the ordinance amendment as it will only apply to agriculturally-zoned properties within the sewer service area. 
Mr. Shea stated that the sketch plans are non-binding and are intended to solicit comments to assist with the design process.  Though the zoning amendment will not be formally forwarded to the Planning Commission for consideration until March, the Planning Commission may comment on the proposed change informally this evening.  
Mr. Weener inquired as to the size and significance of other properties that are included in the agricultural zoning district and the sewer service area.  Ms. Liggett reported that there were only two other properties other than the Rockey Farm of substantial size that the amendment would apply to.  She said one is 25 acres, and the other is 13 acres.



  
John Sepp, PennTerra Engineering, said the neighboring communities consist of Aspen Heights, Kaywood, and Willowbrook.  He said the proposed development is included in the designated growth boundary and the current design preserves 30 percent space.  The developer also plans to preserve and restore the existing barn and preserve the surrounding woods.  Mr. Sepp stated that there will be a 100 foot buffer along the Aspen Heights property line, and a 75 foot buffer along the Kaywood property line.  The development includes a proposal for 15 duplex units to be used as workforce housing, which constitutes 15 percent of the entire project for a total of 30 workforce units.  The community center would be shared between the surrounding neighborhoods.  Mr. Sepp feels they have succeeded in designing the entrance to the community in a way that discourages connecting traffic.  

Mr. Wainright inquired why the community center is not situated in the center.  Mr. Sepp replied that it was placed according to what was logical with the grades.  He pointed out that they tried to design the development according to where the grades were.  Ms. Levi suggested that the barn could serve as a focal point.  She pointed out it has a nice three season porch where people can picnic.  Chairman Igo stated that he would like to see several mixed uses in the community center.  Mr. Sepp said they are open to suggestions.  
The Planning Commission questioned whether it might be a better option for the Township and the developer to change the zoning to R1.  Mr. Sepp addressed this by stating that it could be more condensed if this was the case and there would be no requirement for open space, only parkland.  

Mr. Weener said that he was not comfortable with amending the zoning ordinance.  He asked Ms. Liggett what her standpoint was.  She said she supports the amendment and is very encouraged by the proposal of the workforce units.  She pointed out that there is no other workforce housing of this substantial size in the Centre Region.  She said her main concerns lie with the impacts that stormwater issues and traffic issues may bring up.  
Mr. Shea stated that he considers it a good thing that the developer has not requested to rezone the land to R1.  He further pointed out that almost any other developer would have done so and the Township is fortunate to work with a developer who is so flexible and willing to work with the Township.  He feels that this is a refreshing proposal.  

Mr. Weener requested that while in the sketch plan phase, that the developer keep in mind easy access for people to walk and bicycle to the park or other designated recreational areas.  

Mr. Shea said that making this amendment to the ordinance should not be too lengthy or difficult.  Ms. Kresen encouraged incorporating mixed uses including a few commercial sites.  She suggested uses that minimize the stress on traffic by offering a mix of goods. 

Ms. Farkas pointed out that this development will be on the Board of Supervisors agenda in March.  It will then come back to the Planning Commission for recommendations and considerations of the proposed amendment, then it will go back to the Board and then onto the General Forum to be reviewed under the development of regional impact process. 


B.
BENJAMIN HEIGHTS PRELIMINARY SUBDIVISION PLAN:

Mr. Shea said Uni Tec Consulting Engineers submitted a preliminary subdivision plan on December 11, 2007 for the 9 acre lot south of Springfield Commons being developed by the Torron Group.  The number of comments has been reduced significantly upon receiving a revised plan on January 29th.  He said staff received a planning module on February 12th, but there was an insufficient amount of time for staff to review it before the meeting.  He stated that Uni Tec has been informed that the Planning Commission will not make a decision tonight and will want to see this on their agenda for their March meeting.  

Dave Peck, Uni Tec Consulting Engineers, said there remain a few outstanding issues.  He mentioned the waiver request regarding an entrance road on Torrey Lane, there being a 300 foot separation requirement of West Drive.  The current layout only gives 225 feet.  Mr. Shea said the Township Engineer has reviewed this request and has no objections to the waiver.  
The second issue remaining is in regards to stormwater and the way it is set up.  Mr. Peck said there are two sets of detention basins.  The primary drainage flows down to a swail that runs along the upper side of Springfield Commons.  He said rather than trying to get the flow to come over to an area where they could detain it, the developer has proposed to install a small underground structure that would detain the flow.  He said they are trying to obtain easements in order to accomplish this.  He added that they are trying to minimize earth disturbance by putting the structures underground so they can avoid the removal of trees.  He said it would be a similar structure to what a commercial area would have.  
Mr. Peck reported that according to Mr. Franson’s review letter, in regards to the stormwater issue, he would prefer to have the stormwater structure located on its own lot.  Mr. Peck said they created a smaller lot that would encompass the structure that is under the minimum lot size of one acre.  He said they could also move the lot line and make a stormwater easement on lot number two.  
Mr. Weener stated he has concerns about steep slopes.  He said there is also a significant water way that sometimes runs all year long.  Mr. Peck said they have proposed a culvert.  He said they will use the grade of the existing channel to set the culvert in, then filling it up to the bridge.  Mr. Weener said if this is accomplished it leads to concerns about erosion.  He said the homes will be at the highest point with steep slopes coming down.  He asked what the Township ordinance said about building a road over steep slopes.  Mr. Shea said the Township Engineer would have to answer that.  Chairman Igo agreed that his concern is to make sure that no contaminants flow into Spring Creek during the construction period.  Mr. Peck said the slope is a ten percent grade.  General discussion ensued.  

Mr. Shea said a minor issue remains.  In his review letter he discussed the possibility of the insulation of the sidewalk along Torrey Lane to connect to the bike path in Springfield Commons.  Mr. Peck said he did not think it was a major issue to discuss at this point in time.  

Mr. Shea reminded Mr. Peck that a written time extension is necessary prior to the March Board of Supervisors meeting.  





Mr. Wainright moved to table the Benjamin 





Heights Preliminary Subdivision Plan 





until the March 2008 Planning Commission 





meeting.  Ms. Kresen seconded the motion.  




Motion passed unanimously.  


C.
HARRIS TOWNSHIP OFFICIAL ZONING MAP:

Ms. Farkas pointed out that the Harris Township Zoning Map was originally adopted in August 1978 and was last updated in May 2002 to reflect a change in zoning from Forest (F) to Two-Family Residential (R-2) for a portion of the Springfield Commons property.  Since that time, four additional zoning map amendments have been approved:

· R-2/R-3 to PRD (Springfield Commons)

· C-1 to I-1 (Boalsburg Investment Group)

· R-1 to R-2 (KBBH property)

· R-1 to PRD (Liberty Hill)

In addition, Ms. Farkas said technological advances in mapmaking have now made it possible to generate color maps that improve the readability and appearance of the zoning map.  As a result, the Planning Commission is asked to review a copy of the updated zoning map and offer comments or corrections, as necessary.  Once the draft zoning map has been finalized, the Planning Commission should consider referring it to the Board of Supervisors for adoption by resolution.  

Chairman Igo inquired what permitted uses are included in the Village zoning district.  Mr. Shea replied that some retail uses are permitted, minimum lot sizes are smaller, and setbacks are shorter.  He stated that more than one use is permitted per lot.  General discussion ensued.  
Mr. Keener was absent but informed staff prior to the meeting that he request a change be made to the map.  He said in reference to Bear Meadows, it should say Bear Meadows Village. 

There were no changes to the map as proposed.  Ms. Farkas suggested the Planning Commission email her before the March meeting if they have any changes to the zoning map.  The Planning Commission was in favor of the proposed official zoning map.  
OLD BUSINESS:


A.
UPDATE ON PROJECTS:

Ms. Farkas informed the Planning Commission that the Ridge Overlay District Ordinance has been reviewed by the Board and will be ready for adoption.  

In regards to the Hawk Ridge Preliminary Subdivision plan, she said the Planning Commission will review it again.  She stated that the issue of parkland has not been resolved.  She said the developer recently proposed offering a path that runs on private right of way.  As this is not legal, she said the Township will not accept it and the issue may be brought back to the Planning Commission and the Parks and Recreation Advisory Committee.  She also stated that the Board is inclined to place a four way stop sign at the intersection of Academy and Main Street. 

B.
AGENDA FOR MARCH:


1.
Benjamin Heights


2. 
Rockey Farm


3.
Hawk Ridge (if new parkland submission)

REPORTS:

Zoning Permits:

The zoning permits were circulated for review.  
CRPC:

Mr. Buckalew reported that there are three new members at the CRPC.  He said at their last meeting they discussed the Borough’s zoning proposal for the west end.  
ADJOURNMENT:






Ms. Kresen moved to adjourn the meeting.  





Mr. Buckalew seconded the motion.  Motion 




carried unanimously.  Chairman Igo 






adjourned the meeting at 8:58 PM. 

Respectfully Submitted,

Amy Farkas

Township Manager

