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A CALL TO ORDER:
Chairman Wainright called the August 17, 2009 Harris Township Planning Commission meeting to order at 7:00 PM.  

APPROVAL OF MINUTES:
Mr. Keener moved to approve the minutes of the July 20, 2009 meeting.  Mr. Buckalew seconded the motion.  It was approved unanimously.  
PUBLIC COMMENT:

There were none.  
NEW BUSINESS:

A. KAYWOOD NORTH PRELIMINARY SUBDIVISION PLAN:
Bill Spedding, PennTerra Engineering, said the developer is proposing a 40 lot subdivision north of the Kaywood development in the R-1 zoning district.  He said they will tie the new development into Karmel Street.  He said the developer recently submitted the road names to 911 and has received addresses for some of the lots.  He said the minimum lot size is 7,500 square feet and the developer has proposed that the smallest lots will be 12,500 square feet.  Mr. Spedding said the developer is proposing to build a new pump station for the development.   
Mr. Spedding said the developers met with PennDOT about the traffic study they will do along 45 as well as some intersections in Kaywood.  Ms. Farkas said it was also suggested by a resident to wait to start the traffic study until the State College School District starts classes again so that all pedestrian traffic can be accounted for.  She added that there will be added traffic for the Grange Fair and suggested they start the study after Labor Day.  Mr. Spedding said they will try to have the study done before the next Planning Commission meeting.  
Mr. Shea said Staff has done two reviews of the plan to date and most of his comments have been addressed accept for the traffic study and the planning module.  Chairman Wainright asked who would be used for the traffic study and if it would also be reviewed by the Township Traffic Engineer.  Mr. Spedding said they planned to use Wooster Associates, and Ms. Farkas said the Township Traffic Engineer from McCormick Taylor would review it for the Township.  
Allen Fiscus, resident, asked what happens once the traffic study is completed.   Specifically he wondered what will happen if the study finds that an unreasonable amount of traffic will be introduced.  Ms. Farkas said any kind of traffic concerns found in the study have to be mitigated to the Township’s specifications.  Mr. Fiscus asked if there would be no way to relocate the traffic.  Ms. Farkas pointed out that there really is not another reasonable way out of the development.  

Ms. Farkas said the Parks and Recreation Advisory Committee recommended fee in lieu.  They felt the fee in lieu would be better put to use in Kaywood Park.  Mr. Spedding said there is a note on the plan proposing to pay the fee in lieu.  
Chairman Wainright suggested the Planning Commission table discussion on the matter because the traffic study has not been done.   

Mr. Keener moved to table discussion on the matter.  Mr. Buckalew seconded the motion.  It was approved unanimously. 
B. KAYWOOD NORTH SEWAGE PLANNING MODULE:

Mr. Spedding said the developer needs to get the Planning Module approved by DEP.  The development represents a total of 40 equivalent dwelling units.  The projected sewage capacity needed for the project is 7,000 gallons per day.  The development proposes to utilize the University Area Joint Authority’s wastewater facility for sewage disposal and treatment.  As part of the development plan, the existing Kaywood pump station located at the intersection of Karmel Street and Montclair Lane will be replaced with a new pump station to be located at the northwestern corner of the proposed new development.  
Ms. Liggett said she reviewed the planning module and identified no outstanding issues to be resolved.  The planning module is consistent with municipal zoning and subdivision ordinances.  CRPA staff has executed Component 4B, and recommends that Component 4A be executed by the Planning Commission and the Component 3 Planning Module be forwarded to the Board of Supervisors for review and comment.  

Mr. Weener moved to refer and recommend approval of the Component 3 Planning Module to the Board of Supervisors.  Mr. Keener seconded the motion.  It was approved unanimously.   
C. ROCKEY RIDGE PRELIMINARY SUBDIVISION PLAN:

Ms. Farkas said on June 26th Staff received from PennTerra Engineering a preliminary subdivision plan for the Rockey Farm that proposes 12 townhouse units and 9 single family detached lots.  Public streets and public water and sewer are proposed.  There is no workforce housing proposed with this plan.  A major outstanding item is a required traffic impact study.  She said traffic counting is expected to begin shortly after Penn State starts its fall semester.  
Eric Casanave, PennTerra Engineering, said the proposed units to be developed are off of Route 45 across from Willowbrook Drive.  He said they do have the capacity approval from University Area Joint Authority for sewer and they have the capacity and water approval from State College Borough Water Authority.  He pointed out that this is the very beginning of the development and only proposes development on about 4 or 5 acres of the 119 acre tract.  He said to keep that in mind while discussing questions regarding the open space requirements.  
Mr. Shea said in his review comments that absent a proposal for workforce housing units, 50 percent of the tract must be preserved in a single lot of open space.  In response to this comment in the first review, the developer designated 50 percent of the tract as open space, but has added a note that says a future plan will include a replotting of the open space.  He stated that since the open space lot is required to be a single lot of record, be bordered on the plan and labeled as open space, and be the subject of a recorded agreement as to use and ownership, it is not anticipated that the location or design of the open space can be changed with future plan submissions.  The only exception arises with the newly adopted amendment to the regulations that allows for a reduction in the amount of open space in an amount up to 20 percent should 15 percent of the total proposed dwelling units be workforce units.  In the concept plan stage, it was discussed that the developer would likely retain ownership of the open space, which is the first option in the hierarchy listed in the ordinance.  If this is the case, the agreement that must be submitted with this plan must list the covenants applicable to the open space in perpetuity.  This seems to lock up a specific tract of land to a dedicated use forever.  
Mr. Shea said it was discussed at the concept stage that the wooded area to the north of the proposed open space would likely be included in the open space to preserve the trees on the ridge.  It was also discussed prior to plan submission that the 50 percent open space would have to be defined with the first plan, acknowledging that as much as 20 percent could be withdrawn depending upon the developer’s workforce housing intentions.  It was suggested by Staff that the open space proposal show the intended 50 percent at build-out with an area or areas marked that would be the convertible area should workforce housing be proposed.  He said Staff strongly supports such an approach at this time rather than providing a note regarding future replotting of the open space.  
Mr. Shea said the Board cannot waive the requirement as it is a part of the zoning ordinance.  The 50 percent open space should be identified with this plan.  The plan should also show the designated 20 percent reduction, should workforce housing be provided.  
Mr. Weener said the only options seem to be to show the open space as Mr. Shea suggested.  He asked Mr. Casanave if this option seemed feasible.  Mr. Casanave said it works on paper.  However, he said it is not clear where the 50 percent open space should be designated, as there are undevelopable steep slopes, and the logistics of what areas are undevelopable have not been worked out.  He said it is very difficult to have the whole plan laid out without a consensus on the workforce housing issue and therefore it is difficult to know where the open space will be designated without having the whole plan laid out.  
Mr. Weener said it would seem the only other option would be for the Planning Commission to finish the workforce housing policies and procedures manual at its next meeting so that the developer could have a better understanding and could plan the development accordingly.  

Mr. Benner agreed with the concerns stated about the placement of the open space.  

Olga Levi, Rockey Ridge developer, said that because the first phase only consists of developing approximately 11 acres, the rest of the tract, which is 108 acres, should be considered as green space.  

Mr. Shea said it cannot be assumed that the developer will provide workforce housing which is the reason why 50 percent open space must be planned for at this time.  He said the ordinance requires the open space to be shown at the first plan submission.  
Mr. Keener asked how contiguous the open space lot had to be.  Mr. Shea said the land can be bisected by streets etc., but had to connect at some point to be considered contiguous.  

Mr. Igo moved to table the matter until the Planning Commission’s next meeting.  Mr. Keener seconded the motion.  It was approved unanimously.  
OLD BUSINESS:

A. RIPARIAN BUFFER STREAM:

Ms. Farkas said the Planning Commission received a revised draft of the Riparian Buffer Ordinance at its June 15, 2009 meeting.  The document generally reflects the regulations in the State College Borough Riparian Buffer Ordinance, but has been amended to include a list of streams identified for protection within the Township.  The Planning Commission also received a report on riparian buffering efforts in London Grove Township, which is located in Chester County in southeastern Pennsylvania.  The Planning Commission decided to table discussion on the draft Riparian Buffer Ordinance until they had a chance to review the regulations from London Grove.  Further review of the London Grove regulations revealed that they are incorporated into their stormwater regulations, which may not be an appropriate approach for the Township.  
Chairman Wainright said the Planning Commission decided that the ordinance would only be triggered by land development.  Mr. Keener asked if it would be a difficult process to add something to the ordinance once it has been adopted.  He felt that the Planning Commission should quickly adopt a simple version of the stream buffer ordinance in order to have something in place as soon as possible, and then add to it as it becomes necessary.  Ms. Farkas said it is not challenging to amend an ordinance, just costly because of advertising.  Mr. Igo agreed that it is important to have something simple on the books so it is easy to interpret, meanwhile planning for future amendments to the ordinance to add streams that may have been missed, or regulations that should be added.  
Chairman Wainright felt that the original model ordinance was not too difficult and thought the Planning Commission should just work through the regulations and adopt it.  
Ms. Farkas said two residents have expressed concern over the Riparian Stream Buffer Ordinance.  Katie Ombalski is a conservation biologist with Clear Water Conservancy, and Rob Shannon is Associate Professor and Coordinator of Penn State’s Environmental Resource Program.  Both of them reviewed the draft Riparian Buffer Ordinance and the proposed list of streams.  Ms. Ombalski had made note of several weaknesses in the proposed draft ordinance being considered, including no mention of wetlands, buffers measured from the center of the stream, etc.  She recommended that to meet the goal of protecting Spring Creek and its water resources, the Township should reconsider changing its course of simplifying the ordinance and use the model ordinance developed by CRPA staff and its Ad Hoc Committee.  She said that Dr. Shannon also recommended that the Township reconsider the COG model ordinance, noting that it is much more comprehensive, and provides a more thorough methodology for identifying appropriate streams, both intermittent and perennial, for inclusion.  
Ms. Liggett pointed out that Dr. Shannon was on the committee that drafted the first ordinance and that the Planning Commission should consider his concerns.   She said he felt concern that while the hybrid ordinance adds all the streams that the Planning Commission thinks should be protected, there is no formula as to how it was determined that those streams should be protected.  

Ms. Liggett said the model ordinance requires a developer to show if there is an intermittent stream and if so to provide protection for it.  She pointed out that many of the intermittent streams are the most important streams to protect.  She felt it would be best to invite Katie Ombalski and Rob Shannon to a meeting to discuss their concerns with the Planning Commission.  Ms. Farkas said she will invite them to the joint meeting with the Board of Supervisors.  
Mr. Shea suggested the Planning Commission work with the simpler ordinance and incorporate some of the concerns that the experts pointed out.  

Garry McShea, Harris Township resident, said he shares some concerns as he has properties in the Township that will be affected by the proposed ordinance.  He said there should be clarification as to what falls into the category of intermittent streams.  On one of his properties he said that when it rains there will be a steady stream for a few days and then it will cease.  If these are considered intermittent streams then the ordinance will be very burdensome to him.  
Ms. Kresen feels that the original draft ordinance is too burdensome and overly comprehensive and she does not wish the Planning Commission to adopt that version.  Mr. Weener pointed out that the definition of intermittent stream was not clear in the ordinance and so the Planning Commission’s attempt to choose which streams to add for protection should answer the concern of Dr. Shannon.  
Ms. Farkas said the purpose of the joint meeting with the Board of Supervisors is to talk about the Workforce Housing Manual and the Riparian Buffer Ordinance.  She suggested the Planning Commission create a hybrid of the two draft ordinances and have the Board review and offer feedback at the joint meeting.  She also said Ms. Ombalski and Dr. Shannon would be invited to the joint meeting to share their concerns.  She said perhaps a consensus will be reached at the meeting and for the September Planning Commission meeting they will have a much more clear draft to begin finalizing.  The Planning Commission agreed this would be the best option.  
B. CENTRE REGION GROWTH FORECASTING PROJECT:

Ms. Liggett said the Centre Regional Planning Agency has initiated a growth forecasting project in coordination with the Centre County Planning and Community Development Office.  This project will result in the preparation of detailed growth forecasts to the year 2040.  It involves the preparation of detailed, parcel by parcel growth forecasts for each municipality in the county for the next 31 years – essentially predicting the location, amount, and type of development expected to occur in Centre County during that time frame.  The information developed through this project will be useful for the preparation of the Centre County Long Range Transportation Plan, as well as for future planning for sewer, water, and school facilities.  She said the Planning Commission should review the data and consider where growth is likely to occur and where it is desirable (or not desirable) within Harris Township.   She said they should also determine whether any additional information or changes are needed, and consider endorsing the forecasting data.  The information will then be presented to the Board of Supervisors for review and comment.  
Ms. Liggett said the forecast for 973 dwelling units are mostly within the Sewer Service Area.  She also pointed out that 378 dwelling units are in approved subdivision plans.  Another 304 dwelling units have been seen in sketch plans but have not been approved.  
Chairman Wainright thought that the number of dwelling units projected exceeds the anticipated need for those dwelling units within the 30 year forecast.  

Mr. Keener asked if all of the projected growth was within the Sewer Service Area (SSA).  Ms. Liggett said there is some projection outside of the SSA.  Mr. Keener asked if this study would serve as a tool to show that expansion of the SSA does not need to happen within the next 30 years.  Ms. Liggett said the study is used for transportation purposes.  She said it is also used for sewage planning and future planning for the school district.  
Ms. Liggett felt that the growth forecast in the residential zoned areas in the SSA are fairly reasonable numbers.  Mr. Shea said that once a plan is approved there is no regulation on how quickly or slowly it is built out.  
Mr. Weener questioned how many units are outside of the SSA.  Ms. Liggett did not have the numbers on hand.  She pointed out though that most projected growth outside the SSA are single family units.  

Mr. Weener felt that the forecast was slightly aggressive.  He said the number of dwelling units is projected to increase by approximately 80 percent while the population only increases by about 30 percent.  Chairman Wainright felt that 2.6 percent growth per year was very optimistic.  Ms. Kresen said she feels it is an accurate projection considering the demographics, such as the recession ending and people having more babies.  
Mr. Igo moved to endorse the forecasting data.  Mr. Keener seconded the motion.  It was approved unanimously.  
C. AGENDA FOR SEPTEMBER:

Chairman Wainright said the Planning Commission should discuss the Workforce Housing Policies and Procedures Manual.  Ms. Farkas said they should discuss the Riparian Stream Buffer.  Mr. Shea said at this point the Rockey Ridge plan and the Kaywood North plan would be on the agenda.    
REPORTS:

Zoning Permits:
The zoning permits were circulated for review.  
CRPC:
Mr. Buckalew said the CRPC discussed the Centre Region Open Space Plan.  He said they also reviewed the Riparian Buffer Ordinance for College Township.  
ADJOURNMENT:

There being no further items to discuss, Mr. Keener moved to adjourn the meeting.  Ms. Kresen seconded the motion.  Chairman Wainright called the meeting adjourned at 9:13 PM.  

Respectfully submitted, 
Amy Farkas

Township Manager
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