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CALL TO ORDER:

Chairman Wainright called the February 17, 2009 Harris Township Planning Commission meeting to order at 7:00 PM.  

APPROVAL OF MINUTES:

Mr. Weener moved to approve the minutes of the January 20, 2009 meeting.  Mr. Keener seconded the motion.  It was approved unanimously. 
PUBLIC COMMENT:
There were none. 

NEW BUSINESS:

A. ROCKEY FARM CONCEPT PLAN:

Ms. Farkas said the developer of the Rockey Farm has a revised concept plan for the farm.  She pointed out that this is just a concept plan and not official and requires no action from the Planning Commission or the Board of Supervisors.  She said comments are intended to assist the developer with the design process.  

John Sepp, PennTerra Engineering, said the revised plan follows the new zoning regulations which amended the agricultural zoning district.  He said the plan proposes 199 single family detached lots, 4 single family semi-detached units and 36 units of workforce housing.  The plan shows 30 percent open space.  He said they are proposing two access points to Route 45.  
Mr. Sepp said the workforce housing will be developed on a public street.  He said they are continuing discussions with the Centre County Land Trust and with the Township on the design for the workforce units.  He said the road layout was designed to discourage through traffic in the Aspen Heights and Kaywood developments.  With a development as large as the Rockey farm, he said construction will happen in phases.  Most likely about 20 lots will be built at a time. 
Mr. Weener felt that the residents of this new development should have access to Kaywood Park.  Mr. Shea said there is no direct connection.  Mr. Sepp said the developer is looking into having two commercial locations and has spoken with several people interested in locating there.  
Mr. Weener felt it would be very important to have a bicycle path through the property.  Ms. Liggett said the corridor overlay district regulations do require that there be a bike path or pedestrian facilities throughout the property.  
Mr. Keener asked if this property will have any affect on the Official Map.  Mr. Shea said there is a proposed connection through Aspen Heights.  Mr. Keener asked if it is part of the plan to preserve part of the Rockey barn for use for the Fire Company.  Ms. Levi said she is planning for it but noted it will most likely be up to the engineers.  
Ms. Kresen said she is concerned about where the open space lies.  She feels that it should be contiguous and it currently looks as though it just extends some of the backyards in the development.  She also brought up the issue of a commercial unit.  She feels that the Township is being taken advantage of once again if the developer doesn’t provide a commercial development.  

Jack Winter, Kaywood resident, said the residents of Kaywood have shared concerns which were summarized to the Planning Commission.  One of them has to do with Rockey Lane, as he said it serves as the main entrance for Kaywood and is already hazardous without the added traffic from the new development.  He said another item has to do with buffer zones.  They feel that open space should be dedicated to create a buffer zone between the Rockey property and the Kaywood development.  He said the residents of Kaywood also feel that the location of the workforce housing units should be moved as he feels it is unfair to place multi family dwelling units near the established single family dwelling units.  He thinks it will lead to erosion of the resale value of their homes.  
Susan Hammerstedt, Parks & Recreation Advisory Committee, said they have requested trails and bike paths through this development and would like to see them connected with other trials and parks throughout the Township.  

John Mandryk, president of the Aspen Heights Homeowners Association, spoke for the residents of Aspen Heights.  He said they share concerns over the loss of open space and desire a buffer area between the Aspen Heights development and the Rockey property.  He said they also wish to encourage a graduated transition of lot sizes between the Rockey farm and Aspen Heights.  He feels that the new development contrasts significantly with that of Aspen Heights.  The residents also feel that something should be done to restrict traffic.  He said they wish to be informed of the stormwater runoff findings for further discussion.  A written summary of his comments was presented to the Planning Commission.  
Linda Oishi, Kaywood resident, said Indian Hill Road and Rockey Lane both are access roads to Kaywood from Route 45.  She felt concerned that another development would make traffic unbearable on Route 45.  She asked if there would be a traffic signal installed.  Ms. Farkas said most likely, though discussion on this matter would be handled during the preliminary planning process.  She said a traffic study will have to be completed at the cost of the developer.  The same goes for the stormwater issues which will be reviewed during the preliminary planning process. 
Ms. Oishi also asked where a park would be located in the proposed development.  Ms. Farkas said the development is being proposed under the agricultural zoning district and is not required to have a park.  Instead there will be open space.  Mr. Shea added that the Board of Supervisors has the option of requiring some of the open space to be dedicated for parkland.  He also said it would be up to the developer to allow the open space to be accessible by the public or if it would be kept private.  
Tom Meade, Kaywood resident, on the discussion of open space asked if there were plans to preserve the trees along the edge of the Rockey property and the Kaywood development.  Mr. Sepp said there is no plan to take any trees down that are in the open space.  He said he could not specify at this time where the trees are that can be preserved.  
Ms. Farkas said the Board of Supervisor’s will discuss the concept plan at their March 9 meeting.  

B. HOGAN MINOR SUBDIVISION PLANNING MODULE:
Mr. Shea said Penn Terra Engineering, Inc. has submitted a minor subdivision plan for the Hogan property, a 6.138 acre parcel of land located at the intersection of Shingletown Road and West Main Street.  The subdivision will result in two lots:  one lot of 3.671 acres (Lot #3), and a second lot of 2.467 acres (Lot #3E).  Lot #3 contains an existing house, barn, and outbuildings, and is served by public sewer.  The proposed Lot #3E will be served by on-site sewer.  A Component 2 planning module has been submitted for review. 

He said CRPA staff has reviewed the planning module and identified several outstanding issues which must be resolved prior to submission to the Department of Environmental Protection.  Once the outstanding issues have been resolved, CRPA staff recommends that Component 4A be executed by the Planning Commission and that Component 4A, 4B and the Component 2 Planning Module be forwarded to the Board of Supervisors for review and comment. 
Ms. Liggett said a few things that need to be clarified on the planning module are whether the drinking water source for lot 3E is from the public water system or from a private well.  Also, she said the Project Narrative indicates that septic testing has been completed for Lot #3 in the event that a restroom facility in the barn is desired at some point in time; however, the planning module indicates that Lot #3 is currently served by public sewer.  She said this should be clarified with DEP.  She said Harris Township should add this lot to the sewer service area the next time discussion surfaces on the Act 537 since it is already served by public water.  She also said that the Planning Commission needs to see a revised planning module for just lot 3E.  
Mr. Weener moved to refer the planning module to the Board of Supervisors and execute the component 4A planning module component contingent upon the items in Ms. Liggett’s recommendation being satisfactorily addressed.  Mr. Keener seconded the motion.  It was approved unanimously. 
C. REVISIONS TO THE FLOODPLAIN ORDINANCE:
Ms. Farkas said FEMA’s new Flood Insurance Rate Map and Flood Insurance Study go into effect on May 4, 2009. Last year, the Township was required to submit its flood plain ordinance to the state. The state was to review it and determine what changes, if any, are needed to ensure that it complies with the latest requirements of the National Flood Insurance Program and Act 166, the Pennsylvania Flood Plain Management Act. 

Ms. Farkas said Staff received comments from the state on January 29, 2009. She said the Township must enact the revised ordinance by May 4, 2009, meaning the Board of Supervisors will have to adopt the ordinance at their April meeting. A copy of the revised ordinance must be sent to the state in April. Failure to comply with this deadline will result in suspension from the National Flood Insurance Program. Staff used the comments from the state to compile a revised floodplain ordinance, which was subsequently sent back to the state for review to ensure that the Township has addressed all of the issues. The state official suggested a few additional revisions, which have been incorporated into the ordinance.
Mr. Keener moved to refer this ordinance to the Board of Supervisors for review at their March meeting.  Ms. Kresen seconded the motion.  It was approved unanimously. 
OLD BUSINESS:

A. WORKFORCE HOUSING POLICY AND PROCEDURES MANUAL:

Ms. Farkas said the amendment to the open space/rural clustering ordinance includes a reference to the Harris Township Workforce Housing Policy and Procedures Manual. This manual is intended to provide guidance to developers who desire to include workforce housing as part of the project.  She said it is hoped that this manual will help the Township avoid some of the problems it has had with the Elksview project. The manual will be adopted by resolution each year by the Board of Supervisors.

Ms. Farkas noted that at last month’s meeting, Ms. Liggett provided three examples of workforce housing manuals from across the country. The Planning Commission was asked to review these documents and to note any items they felt should be included. 

She said staff has drafted a background statement and purpose for the manual. The Planning Commission should provide input on these items, as well as provide more direction on what items should be included in the manual. It is Staff’s goal to have a draft manual ready for review at the March Planning Commission meeting.
Ms. Farkas noted that the Board of Supervisors is concerned about how the Township ensures the workforce units are constructed when the reduction in open space is given.  Mr. Shea pointed out that he feels the developer should be required to submit a plan showing 50 percent of open space in the case that workforce housing is not constructed in order to protect the Township.  
Ms. Liggett said there are six goals of the program listed and wanted to solicit comments from the Planning Commission members on those goals.  Chairman Wainright said he agrees with the goals.  
Mr. Weener noted that one of the goals of writing the manual states that it is to assure that moderately priced workforce housing units are similar in appearance and functionally equivalent to market rate units.  He said by developing all workforce units in multi family dwelling units, as is being proposed with the Rockey Farm, it would contradict this goal as it would be obvious which housing units are the workforce units.  He said they would have to be single family units as well, unless there are other multi family dwelling units proposed that are not workforce housing.  
Ms. Kresen said the statement about being functionally equivalent may need to be rephrased.  She said the purpose is to have less expensive appliances in order to be more affordable and that statement may require a developer to use similar appliances in the workforce units as the market rate units.  She suggested changing the language to ‘discernable differences’.  
Ms. Farkas said staff will prepare a draft for the Planning Commission to review at their March meeting.  
B. REVIEW OF JOINT MEETING WITH THE BOARD OF SUPERVISORS:

Chairman Wainright said the Board of Supervisors agreed with the Planning Commission’s 2009 Work Plan.  
C. AGENDA FOR MARCH:

Chairman Wainright said the Planning Commission needs to discuss the Riparian Stream Buffer ordinance at their next meeting.  Also, they will continue discussion on the workforce housing manual and possibly Design for Community.  
REPORTS:
Zoning permits:

There were no zoning permits for the month of February. 

CRPC:

Mr. Buckalew was not present to give a report. 
ADJOURNMENT:

Mr. Keener moved to adjourn the meeting.  Ms. Kresen seconded the motion.  Chairman Wainright called the meeting adjourned at 9:02 PM. 

Respectfully submitted,

Amy Farkas

Township Manager
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