HARRIS TOWNSHIP

Planning Commission

Regular Meeting 

Minutes of January 14, 2008

7:00 PM

MEMBERS PRESENT:

Chairman Bob Igo, Vice-Chairman John Wainright, Mary Ann Kresen, Ronald Buckalew, Paul Weener and Charles Keener.  Also present were Township Manager Amy Farkas, Zoning/Ordinance Enforcement Officer Todd Shea, Centre Regional Senior Planner D.J. Liggett and Administrative Secretary Suzanne Shirvani. 
Also in attendance were Barbara and Larry Hutchinson, residents; John Sepp, PennTerra Engineering; Rob Weaver, Hawk Ridge Development; Cathy Flood, Boalsburg Alliance; Paul Painter, Boalsburg Alliance; Diane Farr, Boalsburg Alliance; Paul Rittenhouse, resident; Harriet Rosenberg, Boalsburg Alliance and George David, resident.  
APPROVAL OF MINUTES:

Mr. Wainright noted that he voted against amending the Official Map to move line # 4 and asked that it be amended in the minutes.   
Mr. Wainright moved to approve the minutes of the December 17th Planning Commission meeting as corrected.  Ms. Kresen seconded the motion.  It was approved 4-0, with Mr. Benner, Mr. Keener, and Mr. Weener absent at this time.  

PUBLIC COMMENT:
There was no public comment.

NEW BUSINESS:


A. 2008 WORK PLAN:

Chairman Igo said the first item on the 2007 work plan was the Official Map.  He said it was completed and submitted to the Board of Supervisors.  He said the second item was the Ridge Overlay Zoning District and this was completed and referred to the Board of Supervisors.  The third item was Workforce/Income Diverse Housing and he said four units of affordable housing were included in the Elksview project.  He said an agreement has been approved with State College Borough to administer the Township’s affordable housing program.  Ms. Farkas said the program is tailored around those four units.  She said the units will sell at approximately $169,000, with the remainder of the development selling for about $189,000.   She said State College Borough will help to get income qualified people included in the program.  She noted that guidelines are used to compile a list of residents that will qualify.  She said the developer of Nittany Grove approached her and expressed interest in being included in the program as well.    
Ms. Liggett said the Centre Regional Planning Agency is working with the Centre County Planning and Community Development Office to provide a grant program.  She said they are working together to recommend amendments to municipal ordinances to facilitate more affordable housing.  She said affordable housing shouldn’t necessarily be tied to a Planned Residential Development (PRD) or Traditional Neighborhood Design (TND) ordinance and should look at all residential districts. 

Mr. Wainright asked if there is a definition of affordable housing.  Ms. Liggett said there are a couple of definitions but the one the Centre Regional Planning Agency has been using is housing that is affordable to the working family, with a household income between $37,000 and $74,000 annually.  She said the housing price would be between $150,000 and $210,000.  She noted that the general rule of thumb should be that no more than 30 percent of a person’s income should go to a mortgage payment.  

Mr. Buckalew said that some proposals to incorporate affordable housing into a development have been met with challenges from existing residents, who fear it may lower property values.  Ms. Liggett said she encourages building new affordable housing and preserving the existing affordable housing because there is not much in the Centre Region.  

Mr. Buckalew said there are many positive features to affordable housing developments.  He said usually they are within walking distance of shopping and other conveniences, however, many people see affordable housing as primarily being negative, not positive.  
Mr. Wainright said he feels the affordable housing issue should be a high priority on the 2008 work plan as there are few parcels left in Harris Township to be developed.  He said they should start soon on an ordinance to preserve affordable housing.

Chairman Igo said the next item on the 2007 work plan was the PRD/TND/Ordinance Revision (Design for Community).  He said this is an ongoing matter and will need to be added to the 2008 work plan.  
Ms. Farkas said the fifth item on work plan was Agricultural/Open Space Land Preservation.  She said the work was begun by the Parks and Recreation Advisory Committee.  Ms. Farkas said the open space plan was done but never adopted in 1999.  She said this will probably be finished in 2008 and sent back to the Planning Commission for review.  
Chairman Igo said the next item on the 2007 work plan was the Preservation of Historic Structures/Demolition Delay.  He noted that this was not discussed in 2007.  Chairman Igo said the next item is the Riparian Stream Buffer Ordinance.  Ms. Liggett said an ad hoc committee by the Centre Region COG was formed.  A draft ordinance was prepared and sent out for review by the municipalities.  She said the committee is reviewing the comments from each municipality now and a revised draft will probably be ready in February.  
Chairman Igo said the last item is parking within the Village District.  He said the remaining items they have for the 2008 work program are the Workforce/Income Diverse Housing, PRD/TND Ordinance Revisions, Agricultural Open Space Land Preservation, Preservation of Historic Structures/Demolition Delay, Riparian Stream Buffer Ordinance, and Parking within the Village District.  Ms. Farkas said the Parks and Recreation Advisory Committee started on the open space preservation project.  Chairman Igo asked if there were any other issues the Planning Commission members wished to put on the work program.  Mr. Shea suggested the Planning Commission consider the issues from the staff member’s perspective in deciding the order of priority.  He said parking should be high on the list as there are daily issues that the staff members face that the Board of Supervisors and the Planning Commission do not regularly see.  

Ms. Kresen said there have been many proposed solutions to the parking issue.  Mr. Shea said the best solution was to get rid of the artificial four parking space limit in the village and base parking on a percentage of impervious coverage on a lot.  He said this proposal finds innovative ways to add parking in the village, and suggests that requirements will have to be met.  
Ms. Farkas suggested a review of the Cultural Zoning District to address issues identified during the Baseball Heaven discussion last summer.  Ms. Kresen inquired if such review and revisions were taken on by the Planning Commission if it would be supported at the Board of Supervisors level.  Ms. Farkas suggested that it will and said some Board members have voiced concern on the matter.  
Ms. Farkas suggested that the Planning Commission have their priorities in order before their joint meeting with the Board of Supervisors.   Ms. Kresen said she would make a grid so the Planning Commission could vote.  
Ms. Farkas said the order upon voting is as follows:
1. Workforce/Income Diverse Housing

2. PRD/TND Ordinance Revisions (“Design for Community”)
3 Parking within the Village District

4. Review of Cultural Zoning District Regulations

5. Preservation of Historic Structures/Demolition Delay

6. Agriculture/Open Space Land Preservation
Mr. Keener inquired if the proposed ordinance for the preservation of historic structures would address not just demolition, but any changes someone may want to make to a historic structure.  Mr. Shea said there are no proposed regulations in the ordinance for that.  

OLD BUSINESS:


A. HAWK RIDGE PRELIMINARY SUBDIVISION PLAN:

Chairman Igo said the Board referred the parkland issue back to the Planning Commission for discussion.  He said there is .64 acres of parkland being offered.  Mr. Shea noted several problems with the proposed land including steep slopes, an existing stream channel, and its location outside of the sewer service area.    Ms. Liggett said because the parkland is under four acres Centre Region Parks and Recreation Department will not maintain it.  She said it would need to be maintained by the Harris Township maintenance crew.  
John Sepp, PennTerra Engineering, said the actual acreage of the proposed parkland is a little larger than the required amount and he said this is to account for the wetland, stream, and steep slope.  

Mr. Keener asked when the land is accepted as parkland and phase two begins development, if there is a way to reassess the land or exchange it for something better in the future, or if all other alternatives would be gone.  Mr. Weener said he feels that it is not a good idea to have a half acre for parkland.  He asked what its use would be and who would have to maintain it.  He said he would hope when phase two comes along, if they accept the proposed parkland, that the Township would be able to require surety that allows them to exchange it when something better can be offered.  Ms. Farkas said she does not know legally if the Township can do that.   

Ms. Liggett said another option would be to request a linear path that runs up the entire length of the new property rather than accepting the .64 acres being offered by the developer.  She said it would be about a third of an acre and the Township could request the developer contribute funds to develop a trail.  
Chairman Igo asked Mr. Sepp if this would be feasible.  Mr. Sepp asked if the parkland is required to be maintained by the Township or if the Homeowners Association could handle that.  Mr. Shea said the Township would have to maintain it.  Mr. Sepp said that because the plans for phase two are not laid out, parkland will have to be reconfigured.  He said a linear trail could cut into the development, but at this point they do not know for sure.  

Rob Weaver, Hawk Ridge development, said when phase two begins they plan on having a public access point through the property for a trail or a sidewalk, but said they do not know where at this time.  Mr. Shea said he thinks the Township has the flexibility to arrange an agreement with the developer so that both parties can benefit.  He said the Planning Commission should try to define what they will get if they do something out of the ordinary.  

Chairman Igo asked if it is possible to enter into an additional agreement with the developer.  Ms. Farkas said she will ask the Township Solicitor.  Chairman Igo said the agreement should spell out the amount of land required and an amount of fee in lieu, if applicable.   
Paul Painter, resident of Academy Street, said that it is stated in the Harris Township ordinance that refers to the requirements for parkland, that steep slopes, flood plains, and drainage ways may not be used as parkland.  He said according to the Township ordinances this is unacceptable parkland and asked the Planning Commission to deny it.  

Mr. Sepp said they calculated the steep slopes to account for .04 acres.  He said that is why the developer is offering .64 acres even though the required amount is .60.  He said the difference is to make up for the steep slopes.  Ms. Farkas inquired if the drainage way runs directly through the property.  Mr. Sepp said it does, as well as the steep slopes.  Ms. Liggett said she would not recommend accepting this parcel for parkland as it stands.  
Diane Farr, resident of Academy Street, said she was concerned about why the Planning Commission would even discuss the proposed parkland because it does not meet the ordinance requirements.  Ms. Farkas said before it can go to the Board of Supervisors for review there has to be a recommendation given by the Planning Commission as well as from the Parks and Recreation Advisory Committee.  Ms. Farr asked if the Forest Zoning District required parkland to be donated.  Mr. Shea said if the Board of Supervisors deems that there should be parkland then they can require it.  Ms. Farr said there is no assurance of even having parkland if it is not deemed and noted that this should have been made public knowledge.  
Mr. Weener moved that the Planning Commission not accept the proposed parkland as proposed and that the Township instead pursue entering into an agreement with the developer for a linear path that is at least 20 feet wide and runs through phase I and phase II of the property in a location that is acceptable to both parties.  Mr. Buckalew seconded the motion.  The motion was approved 6-0.  

B. UPDATE ON DEVELOPMENT PROJECTS IN THE TOWNSHIP:

Ms. Farkas said Liberty Hill is working on their first phase and mentioned they have started selling their model homes.  She said she has heard they may have sold approximately 26 units of their first 90.  Mr. Keener asked if she was continuing to email updates to residents to let them know when to expect blasting.  She said she has been.
Ms. Farkas said the Board of Supervisors has approved the final plan for the Elksview development.  She said the developer did agree to provide the lumber for the bridge to Fasick Park.  The developer will donate $8,050 to cover the cost of the lumber so the Township does not have to store it.  
Ms. Farkas said the KBB/BIG plan has been delayed with their traffic impact study.   
Ms. Farkas said the Ridge Overlay District Ordinance has been passed on to the Board of Supervisors for review and she said the Board wants to discuss this matter with the Planning Commission on January 23rd at their work session. 

Ms. Farkas said the Official Map has been passed on to the Board of Supervisors and they will have a chance to ask the Planning Commission their questions on January 23rd at their work session.  She said she expects it to be adopted by spring.  
Ms. Liggett said there have been some changes to the Official Map and she handed revised copies to the Planning Commission.  She said some of the changes included are line 17 in Linden Hall, adding Hess Farm, and road number ten on the Hawk Ridge property.  She said it was connected to the wrong end of Emma Court and that will need revised as well.  She said this is still in draft form.  
Mr. Wainright asked about the Hogan development on West Main Street; and inquired if the Board of Supervisors approved the plan. Mr. Shea said they have conditional approval but the Township has not heard anything from the developer since then.  Mr. Wainright asked if there is an expiration date once a plan is approved.  Mr. Shea said when the Board of Supervisors signs a preliminary plan, the developer has five years to resubmit for final approval.  He said once a final plan is approved there is no expiration.   

C. AGENDA FOR FEBRUARY:

Mr. Shea said that Benjamin Heights might be on pending review of a revised plan. 

REPORTS:

Zoning permits:

The zoning permits were circulated for review.  
CRPC: report:  
Mr. Buckalew reported work being proposed in State College Borough of the West End Zoning proposal.  He noted a presentation by Tom Zilla on the MPO unified planning work program agreement between PennDOT and the CRPC.    

ADJOURNMENT:

Mr. Keener moved to adjourn the meeting.  Mr. Buckalew seconded the motion.  It was approved unanimously.   
Chairman Igo adjourned the meeting at 8:45 PM.  
Respectfully Submitted,

Amy Farkas

Township Manager
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