HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes 

December 21, 2009

7:00 PM

Members in Attendance:

John Wainright, Chairman






Edward Benner






Robert Igo






Paul Weener






Ron Buckalew






Mary Ann Kresen






Charles J. Keener

Staff in Attendance:


Amy Farkas, Manager






Todd Shea, Zoning/Ord. Enforcement Officer






D.J. Liggett, Senior CRPA Planner






Courtney Pelchar, Administrative Secretary

Public in Attendance:

Fred DiMuccio, resident

Paul M. Rittenhouse Sr., resident

Jim May, Centre Regional Planning Agency Director 

CALL TO ORDER:

Chairman Wainright called to order the December 21, 2009 meeting of the Harris Township Planning Commission.  

APPROVAL OF MINUTES:

Mr. Igo moved to approve the minutes of the November 16, 2009 meeting.  Mr. Keener seconded the motion.  It was approved unanimously.  

PUBLIC COMMENTS:

Chairman Wainright asked for any public comment.  There were no comments.

NEW BUSINESS:

COMPREHENSIVE PLAN UPDATE:

Jim May, Centre Regional Planning Agency Director, presented information on the 2010 Comprehensive Plan. Mr. May said that the Centre Region 2010 Comprehensive Plan will establish a common vision for the region and define guiding principles for future growth. The goal of the plan is to maintain quality of life in the region. The plan covers items such as land use, transportation, conservation and community facilities. 

Mr. Weener said the Comprehensive Plan should contain good measures for air and water pollution monitoring and prevention. He said that the 1990 Comprehensive Plan referenced the residents desire to maintain a clean environment. 

Mr. Igo asked if the goals from the previous comprehensive plans had been met and how success is measured. Mr. May said that the problem is that there hasn’t been a direct evaluation to note success. The 2010 Plan is prepared to determine goals and means of evaluation.  

Mr. Igo asked what the Planning Commission’s role is in the development of the Comprehensive Plan. Chairman Wainright said that the relationship is primarily to exchange information on as as-needed basis. Mr. May agreed that he hoped the Planning Commission could facilitate community feedback.
Mr. Keener gave a list of suggestions on ways to keep the community informed about the 2010 Comprehensive Plan. 

OLD BUSINESS:

WORKFORCE HOUSING POLICIES AND PROCEDURES MANUAL:

Chairman Wainright said that the Workforce Housing Policies and Procedures Manual, included in the meeting agenda packet, had been developed by he and Paul Weener. 

Chairman Wainright provided an overview of the draft manual, noting that work still needed to be completed on several sections. He said that the income requirements should be adjusted to household size, as suggested by Ms. Liggett. Mr. Weener asked if example figures of the 60 percent to 100 percent Area Median Income (AMI) could be included in the manual. He also asked how the AMI would affect the sales prices. Ms. Liggett said that she would develop a table as a separate sheet to attach to the back of the manual.

The Commission held a brief discussion of income levels as they relate to housing prices. It was noted that program participants in the 80 to 100 percent range of the AMI would have an easier time getting a mortgage than others. Ms. Liggett said that renting might be the more likely option for those in the 60 to 80 percent range, but that the Workforce Housing Manual was specific to homeownership. 

Mr. Shea suggested removing references to Open Space Rural Clustering Amendment, as the workforce housing program may eventually be expanded to other zoning districts within the Township. 
Ms. Farkas said that it would be best for the language not to reference a specific non-profit housing organization. She suggested that the manual reference only a non-profit housing organization approved by the Board of Supervisors. 
Mr. Keener said that under Section 4, item number 7, covering the schedule for phased developments, is too long. He asked if it would be possible to split this section into to two concise bullet points. 

Mr. Weener asked whether the last sentence in number seven which references the Open Space Rural Clustering Amendment shouldn’t be the first sentence. Chairman Wainright noted that in earlier meeting discussion it had been decided not to include direct reference to the ordinance. 

Mr. Shea said that number seven states the developer shall be bound by the 50 percent open space requirement until such time as the required number of workforce housing units have been designated and recorded with the final land development and subdivision plan. He said the current ordinance doesn’t give timing for when the 50 percent open space can be reduced. 

Chairman Wainright said that he believes timing is an important issue. Mr. Weener said that the timeframe of development phases and delivery of the workforce housing units should be specified. He asked if it is really safe for the Township if the developer wants to use 30 percent open space and shows a plan identifying in the remaining 70 percent where the workforce units would go.  He also questioned if the developer has to produce all of the workforce housing units in the first phase while the open space is still at 50 percent? 
Ms. Farkas said that if the developer goes with that first scenario and reduces the open space to 30 percent on the plan once they’ve begun to build there won’t be any incentive for them to follow through with the workforce housing units. The development can be phased, but the developer must meet the ordinance requirement and show the 50 percent open space in the first phase. The Township does not have the legal framework to require a master plan.

Mr. Shea said that a developer can indicate on the plan where they would withdraw open space if they decide to build workforce housing. This is a backdoor way of requiring a master plan because the developer, to move forward and to best use the land, would have to decide where the open space and workforce housing would be located for the whole development. 

Mr. Shea noted that Harris Township issues certificates of conformance and not certificates of occupancy. He said all references to certificates of occupancy should be changed to certificates of conformance. 
Ms. Farkas suggested that the Planning Commission consider the proposed changes to the manual at its January meeting. 
DESIGN FOR COMMUNITY:

Mr. Buckalew moved to table the item.  Mr. Keener seconded the motion. The motion was approved unanimously.  

REPORT FROM THE NOMINATING COMMITTEE:

Mr. Buckalew moved to nominate John Wainright as Chairman and Robert Igo as Vice-Chairman for 2010. Mr. Keener seconded the motion. It was approved unanimously.  
MEETING DATES FOR 2010: 

Mr. Igo moved to approve the Meeting Dates for 2010.  Mr. Keener seconded the motion. It was approved unanimously.  
AGENDA FOR JANUARY:

Chairman Wainright suggested including the 2010 work plan, design for community and the workforce housing policies and procedures manual on the agenda. Ms. Farkas said the Kaywood North plan may be ready for the Planning Commission’s January agenda.  
REPORTS:

Zoning permits: The zoning permits were circulated for review. 

CRPC: No report. 

ADJOURNMENT: 

There being no further items to discuss, Mr. Keener moved to adjourn the meeting. Ms. Kresen seconded the motion. It was approved unanimously. Chairman Wainright declared the meeting adjourned at 8:47 PM. 

Respectfully submitted,

Amy Farkas

Township Manager
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