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CALL TO ORDER:

Chairman Wainright called the January 20, 2009 Harris Township Planning Commission meeting to order at 7:06 PM.  

APPROVAL OF MINUTES:

Mr. Weener made minor modifications to the minutes.  

Mr. Keener moved to approve the minutes as amended.  Mr. Buckalew seconded the motion.  It was approved unanimously.  
PUBLIC COMMENT:

There was none.  

NEW 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.  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 in order to incorporate changes that may need to be made over the course of the year.  
Ms. Liggett distributed some examples of workforce housing manuals for the Planning Commission’s review.  Ms. Farkas recommended they review the manuals and use them as a guideline.  She said they should then make note of any comments/policies/procedures from these manuals that they would like to include in Harris Township’s version.  
Chairman Wainright inquired if the other municipalities in the Centre Region have a workforce housing manual or if they plan to in the near future.  Ms. Liggett said she is not aware of one in any of the Centre Region municipalities but said that her discussions on this matter with some of them have sparked an interest in to drafting one.  

Mr. Keener questioned how the owner of a workforce house might be able to make improvements on the home in order to make a profit during resale while staying within the guidelines of keeping the home affordable.  Ms. Farkas said the home will have to be resold at an affordable rate.  She said the seller could get credit for value put into the home, but not more than how much the market rate went up. 
Ms. Farkas said the purpose of having the Board adopt the manual by resolution annually is to avoid the cost required to change an ordinance.  She said this gives the Board and the Planning Commission an opportunity to evaluate the manual and assess if there is a need to incorporate other changes.  
Mr. Benner asked how developers and the public will be informed of the Township’s workforce housing policy once the Planning Commission has completed a draft.  Ms. Liggett said that was an issue that came up at a Workforce Housing Coalition Committee meeting in January and noted it is something the Planning Commission should consider while drafting the policy manual.  
The Planning Commission discussed the Elksview workforce housing units and discussed how to incorporate changes into the manual from what the Township learned during the construction process of the Elksview property. 
OLD BUSINESS:

A. MODEL STREAM BUFFER ORDINANCE:

Ms. Liggett said she has taken all the comments from the Planning Commission members and included where they have been addressed in the newest version of the ordinance.  
Chairman Wainright said the main issue that should be discussed is addressing the comment of when the ordinance will apply, either at the subdivision and land development stage or when a zoning permit is required.  

Mr. Weener said the way the ordinance is currently written, it does not require a buffer on any lot already existing.  Mr. Shea feels that a zoning permit applicant should not be subjected to the stipulations in the buffer ordinance.  He said most building and zoning permits do not affect the buffer area. 
Ms. Liggett said the Planning Commission should consider section 5, letter G, which says that any permanent structure, except those required for a use described in section 4.1, should be prohibited.  Mr. Shea pointed out that Harris Township zoning does not have a definition for temporary structure, that a structure is defined and all are considered permanent.  
Mr. Benner asked if the ordinance would have similar guidelines as the FEMA map floodplains.  Mr. Shea said they aren’t mutually inclusive but the concept is very similar which does not allow construction within the buffer area or floodplain area.  
Mr. Shea said the ordinance would not be retroactive, but would apply to new developments and redevelopments.  

Ms. Liggett suggested that the Planning Commission could include language which would state that when applying for a building permit or a zoning permit for construction within the Riparian Buffer area, then the ordinance applies.  
Mr. Weener said the issue of being fair could possibly arise if the ordinance is applied with requirements on anything other than subdivision and land development.  

Mr. Benner said there could also be problems when determining what an intermittent stream is and a constant stream is as far as deciding when the ordinance should apply.  He said he tried to create a scenario which he could apply the ordinance to and said it is very difficult, as there is so much construction already in the buffer area.  Also, there is a lot of land which is not yet constructed, and would not be able to be developed if the ordinance goes into effect requiring a 100 foot buffer area.  Chairman Wainright pointed out that there is a clear definition of intermittent stream in the ordinance.  
Ms. Farkas said the Township Engineer had an opportunity to survey all the streams listed on the map that would be affected by this ordinance.  She said he suggested a few modifications including the addition of Blue Spring.  

Mr. Shea said there are some setback requirements already in place for land that is inside the floodplain.  

Mr. Weener recommended that the Planning Commission support a recommendation to the Board of Supervisors that the trigger of the ordinance be a subdivision and land development and not a zoning or building permit.  He also recommended that Harris Township be consistent with what some of the other Centre Region municipalities have already adopted.  The rest of the Planning Commission members agreed with this statement.  They also agreed to omit the statement that recommends buffer management, reasoning that a recommendation does not carry any weight and therefore a developer will most likely disregard it. 
Discussion ensued on the design of lot lines.  Mr. Shea suggested that lot lines be drawn at the buffer area in order to keep construction from occurring inside the buffer area.  The question was raised as to who would own the land beyond the lot lines.  Mr. Shea said it could potentially be owned by a homeowners association or possibly the developer to be maintained as open space.  

Chairman Wainright suggested the Planning Commission study the ordinance before next month’s meeting for further discussion.  
B. DESIGN FOR COMMUNITY

Ms. Farkas said at last month’s meeting, the Planning Commission tabled this item until after its joint meeting with the Board of Supervisors.  There was also discussion of defining the Planning Commission’s priorities on this item before the joint meeting.  The Planning Commission should discuss how they want to present this item to the Board of Supervisors at the meeting on January 28th.  

Chairman Wainright suggested that the Planning Commission members should decide which elements of Design for Community are priorities based on the spreadsheet distributed by Ms. Liggett.  Ms. Farkas said some regulations will need to be addressed in the subdivision ordinance and some will take place in the zoning regulations.  She said the Planning Commission will then need to make amendments to the zoning districts.  She suggested the Planning Commission make note of their priorities to the Board to determine if they concur.  She said they should then explain the procedures for making the changes to determine if the Board concurs with that as well.  
Mr. Wainright suggested starting in a zoning district such as agricultural, as there will be development there soon.  He added that it would be simpler just to define some of the elements the Planning Commission is considering adding to the zoning and subdivision regulations and then further to define the process to accomplish the desired changes.  
Ms. Farkas said she could prepare a power point presentation for the Board which describes the Planning Commission’s interests and intents in regards to Design for Community.  
C. 2009 WORK PLAN

Ms. Farkas said the Planning Commission should review the work plan which was included in their agenda packets, to determine if there is anything else that should be included in the 2009 Work Plan.  Chairman Wainright asked that the language be changed to read Design for Community.  There were no major changes otherwise. 
D. AGENDA FOR FEBRUARY

Chairman Wainright said the Planning Commission should discuss the workforce housing policy manual at its next meeting.  Also, they should discuss the Riparian Stream Buffer ordinance and possibly also discuss Design for Community.  
REPORTS:

Zoning Permits:

The zoning permits were circulated for review.

CRPC:
Mr. Buckalew said PennDOT will be holding a planning partners conference at the Nittany Lion Inn.  
ADJOURNMENT:

Mr. Keener moved to adjourn the meeting.  Mr. Buckalew seconded the motion.  Mr. Wainright called the meeting adjourned at 9:07 PM.  
Respectfully submitted,

Amy Farkas

Township Manager
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