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CALL TO ORDER:
Chairman Wainright called the June 15, 2009 Planning Commission meeting to order at 7:00 PM.  

APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the May 18, 2009 meeting.  Mr. Igo seconded the motion.  It was approved unanimously. 
PUBLIC COMMENT:

There were none. 

NEW BUSINESS:

A. KAYWOOD NORTH CONCEPT PLAN:
Ms. Farkas said PennTerra, Inc. has submitted a concept plan for the R-1 portion of the Homan Tract.  The tract is located behind Kathryn Street and proposes an extension of Karmel Street.  The concept plan proposes 41 single family lots.  She said the developers of the project previously met with the Parks and Recreation Advisory Committee to discuss the parkland requirement.  The Parks and Recreation Advisory Committee indicated their preference to have the developer pay the fee in lieu, rather than dedicate an additional 2 acres of land inside Kaywood Park.  It was felt that the fee in lieu could be better utilized to continue making improvements to the park.  
Bill Spedding, PennTerra Engineering, said the developer is trying to make a logical extension to Kaywood through Karmel and Kathryn Streets.  He said the developer hopes to submit a plan sometime in late June, but wanted to solicit comments from the Board of Supervisors and Planning Commission prior to doing so.  He said based on recent interpretation they received on sewer facility locations they may have to change the proposed 41 lots to 40 lots.  

Mr. Spedding reported that the developer is working with UAJA to replace an old pump station that Kaywood is served by.  It will receive all the sewage from approximately 200 homes.  He said the development is in the R-1 zoning district and the proposed lot sizes will be between 12,500 to 16,000 square feet or more, which is about more than twice the size that is required.  He said the developers are considering a boulevard entrance.  He pointed out that because the development is tying into existing roads, the developer proposes to match the existing road cross sections in Kaywood, such as no curbs and no sidewalks.  He said they will need to request a waiver from the Board of Supervisors on the sidewalk issue.  He said the developer may phase the construction.  The number of lots is below the threshold for a traffic impact study.  However, the Board of Supervisors expressed an interest in requiring the study. 
Mr. Spedding noted that Ms. Liggett expressed concern about the location of the stormwater basin because the Township Official Map shows a connection between Karmel Road and Linden Hall Road.  He proposed the possibility of the connection being between an extension of Montclair Lane and Linden Hall Road. 
Ms. Liggett feels that it is necessary for residential developments to have sidewalks.  She also noted that she has not seen anything specific about the length of the cul-de-sac.  She said the entrance would have to be a boulevard entrance or it would not extend beyond the 750 feet and she would not recommend a waiver of that requirement.  She also recommends that a traffic study be completed.  
Mr. Shea noted that the plan is being presented to solicit comments from the Planning Commission and from residents.  However, it is just a sketch plan and sometimes this process can lead to many more comments than expected.  
Ms. Farkas said in regards to the Official Map, the Township does not want to lose a possible future connection.  She suggested the developer move the stormwater basin unless they can prove that the connection is not possible at the exact location it is on the Official Map. 
Mr. Weener said he would not be in favor of recommending a waiver for the sidewalk issue.  He also just wanted to clarify that the connection with Linden Hall Road would not be developed with this particular development.  The Township just desires to have a guarantee of a future connection.  
Mr. Buckalew brought up the issue of safety concerns and emergency vehicles.  He thought the cul-de-sac was not a good idea and would not support a waiver of the required length for the road. 
Mr. Igo pointed out that it took a long time for the Official Map to be drafted and then adopted.  He said he would not support anything that would obstruct proposed connections as outlined in the Official Map.  He also said it is good to have sidewalks in subdivisions and would not support a waiver for sidewalks.  
Ms. Kresen said she also would not support a waiver for the sidewalks.  She said especially with children in the development and all of the residents concerns they expressed about traffic.  She also agreed with Mr. Buckalew about the cul-de-sac issue.  She said it does not make sense to have ordinance requirements if they will just be waived.  She also said she agrees with the issue of guaranteeing a connection according to the Official Map.  She feels that discretion should be used and perhaps an agreement can be reached if a different street is used to make the connection.  
Ms. Kresen asked what roads the developers planned on using for construction vehicles.  Mr. Spedding said they would need an entrance from route 45 so it would be either Indian Hill Road or Rockey Lane. 

Mr. Spedding proposed that the connection to Linden Hall be through Montclair Lane rather than Karmel Street.  Ms. Farkas said as long as it is on the western side of Linden Hall Road and the developer guarantees the opportunity for the future connection, then it does not matter too much.  
June Walter, resident on Montclair Lane, said she is concerned if the connection to Linden Hall Road is through Montclair Lane because of the park.  She said children ride their bikes and walk on that road to the park and causes a great safety concern.  
Jack Winter, Kaywood resident, asked if the existing water and sewer lines would have to be tied up or enlarged or changed in any way.  Mr. Spedding said the plans have been submitted to the sewer and water authorities and basically the residents’ service will remain unchanged.  
Allen Fiscus, resident of Kaywood, expressed concern about traffic.  Construction equipment is also a concern.  He said the main road traffic uses is Rockey Lane and Kay Street.  Kay Street is barely wide enough for two cars to get by and extra traffic causes safety issues.  He also said the residents of Kaywood are not sidewalk people and they walk in the streets.  He pointed out that drivers are aware of the kids that usually cross the streets on bicycles without stopping.  
B. LAUREL RIDGE PRELIMINARY LAND DEVELOPMENT PLAN:

Mr. Shea said on May 22nd, Penn Terra Engineering submitted a revised version of the Laurel Ridge preliminary land development that proposes 10 single-family detached dwellings on the front portion of the Laurel Hills Phase 2 property.  The Planning Commission looked at this plan in 2007 and the Board of Supervisors approved the plan with conditions in July 2007.  He said the developer has proposed some changes to the development that the developer’s engineer will explain. 
Chad Stafford, Penn Terra Engineering, said the developer was not certain of the original architectural footprint.  He was concerned about the sound of the traffic from Route 322 as being detrimental to the development.  They lowered the elevation of the homes and the elevation of Jakob Drive and proposed adding a four or five foot high berm to reduce the sound of the traffic.  He also said some of the units are situated on opposite sides from the original plan.  He said they also streamlined the utilities to reduce the cost.  
Ms. Liggett said her biggest concern has to do with the recreational facilities.  She said what was conditionally approved by the Board were recreational amenities such as a putting green, a walkway and gazebo, in lieu of providing the .5 acre lot that would be required for parkland.  She said it is not clear where these amenities will be located with the adjustment of Jakob Drive.  She would like a note on the plan indicating what size the recreational area will be and more detail about what will be included in those facilities.  She said there were a few other minor concerns having to do with technical issues and signatures.  
Mr. Stafford said the area they will provide for the recreational facilities is on 3,600 square feet which can consist of the putting green, landscaping and benches.  He said that does not include the stepping stone walking path which would be in addition to the requirement.  He said the developer is more than willing to prepare the note on the plan at Ms. Liggett’s request.  
Mr. Shea said he does not feel comfortable with the developer not being required to construct the amenities until 75 percent of the units are occupied.  He felt that 50 percent would be more reasonable as there are only going to be 10 units.  He said the Planning Commission and the Board of Supervisors should discuss it to formally request it from the developer.  Mr. Stafford said the developer will most likely not oppose that proposal.  
Mr. Keener asked if the units are condominiums.  Mr. Stafford said they are condominiums and there will be a homeowners association to handle maintenance.  

Mr. Weener asked for clarification as to whether Jakob Drive is a private drive or a driveway.   Mr. Stafford said it is a driveway.  Mr. Shea said the ordinance states that if an access serves one lot than it is considered a driveway.  Because these are condos it is considered a driveway.  He said there are road standards that still have to be met.  Mr. Stafford said it will be maintained by the homeowners association.  

Mr. Benner asked how wide the driveways are.  Mr. Stafford said they are 20 feet wide.  The private driveways are 18 feet wide, which are in front of the units.  

Mr. Igo asked about the stormwater basin.  Mr. Stafford said they reduced the impervious area because they reduced the length of the road, so it will not add more volume to the basin and will essentially hold the same drainage pattern.  
Ms. Kresen asked about Mr. Shea’s comment that states “to address the property line issue previously discussed, you have proposed reducing the separation distances between units 1,2 and 3 to 15 feet from 20 feet.  This should be discussed by the Planning Commission, Board of Supervisors and the Boalsburg Fire Company”.  Mr. Shea said it has been two years since he made that comment and the Fire Company did not prefer that separation.  Mr. Stafford said they had an analysis done on the water pressure to determine if there is enough water pressure in the case of a fire.  He said it meets the standard.  
Chairman Wainright brought up the issue of the putting green.  He feels that perhaps a gazebo and picnic area would be of better use to the residents of the development as it would be more inclusive to all residents.  He pointed out that it may not be utilized by all the residents.  
Mr. Igo moved to recommend approval of the plan under the condition that outstanding review comments be satisfactorily addressed and that all comments be forwarded to the Board of Supervisors.  Mr. Keener seconded the motion.  It was approved unanimously. 
OLD BUSINESS:

A. WORKFORCE HOUSING POLICY AND PROCEDURES MANUAL:

Ms. Farkas said staff recently revised the Workforce Housing Policy and Procedures Manual.  The new manual takes into account some of the comments that were made at last month’s Planning Commission meeting.  She said among other changes, the manual includes a provision for payment of fee in lieu of providing workforce housing.  The money would be paid into the Harris Township Trust Fund.  Monies from this fund could then be used to support workforce housing efforts in the Township.  

On June 10th, Ms. Farkas said Staff and Supervisor Lee participated in a conference call with Bernie Tetreault.  Mr. Tetreault worked on affordable housing issues in Montgomery County, Maryland for 35 years.  He provided insight into how to make workforce housing work.  Prior to the call, he was provided with a copy of the policy and procedures manual.  He felt the Township was generally on track, though he did not agree with the provision of a fee in lieu.  He suggested that the Township make it mandatory that a developer build the workforce units, otherwise it will not be effective.  
Ms. Farkas said the latest version of the manual is simplified and does not go into detail about aspects of workforce housing that the Township would not be involved in.  She said that information should be left up to the Centre County Housing and Land Trust or another organization if that is who the developer chooses to use.  
Ms. Kresen said she feels more comfortable with the new manual.  She felt that the original version was more encompassing than what the Township needed.  She said she is not in favor of fee-in-lieu of workforce housing.  She added that if the developer can afford it, it allows them to benefit from the reduction in open space without offering workforce housing and that is not fair.  She pointed out that if the Township really wants workforce housing then it should not allow for the fee-in-lieu.  If there is an organization in place further down the road that could handle the money from a fee-in-lieu and turn it into workforce housing, than maybe it could be considered, but not at this time.  

Mr. Keener said he is not in favor of the fee-in-lieu option either.  It provides a way out of providing the workforce housing and yet still benefits the developer.  He asked where the money from the fee-in-lieu would go.  Ms. Farkas said the Township would create a housing trust fund.  
Mr. Weener asked if the manual has application to any land other than the Rockey Farm.  Ms. Farkas said not as it is currently written.  He said he is not in favor of the fee-in-lieu, though he could not determine how to calculate what the fee would be according to the manual.  Ms. Farkas said she would make clarifications on the calculation of fees in the manual.  She said another option would be for the fee-in-lieu to be equal to the value of the property per acre.  
Mr. Benner said he would be in favor of the fee-in-lieu option if an acceptable fee is required.  

Ms. Farkas said the Montgomery County program has a provision for the developer that if the workforce units do not sell within 90 days then the developer can sell them at market value.  She said that is why they require the developer to construct the homes so they all look similar.  
Mr. Benner said he does not understand how the developer can offer a home at an affordable price while at the same time making sure it is similar to the market rate units in the same development.  Ms. Liggett said there are several ways to save on the cost of the construction.  She said the developer could construct the workforce units without garages, or without basements.  Also, she pointed out that some of the infrastructure could be less expensive in comparison to the market rate units.  Mr. Weener also suggested that having a mix of home styles and sizes would help too.  
Mr. Buckalew said he would be in favor of a fee-in-lieu option if it is proposed correctly.  Chairman Wainright said he is not in favor of a fee-in-lieu option.  With this option, the Township would not get what is desired, which is workforce housing.  If the Township were to start a trust fund, he questioned when the next likely chance would be to acquire workforce housing with the money from the fee-in-lieu.  He also thought it would be more reasonable to create a manual that is applicable to all zoning districts rather than just the agricultural district as proposed.  Ms. Farkas pointed out that the document can be changed any time and if there is a proposal for workforce housing in another district in the future, then it will be added to the manual.  
Sally Lenker, Vice President of the Centre County Housing Land Trust, said the sale and resale section of the manual needs a lot of work.  She said limits need to be set on the resale value while still allowing the owner to profit for updates.  She said the State College Land Trust has 30 homes in the Borough and has been operating for 12 years.  Ms. Kresen asked Ms. Lenker if she thinks the fee-in-lieu option is a practical one or if it would be more reasonable to require the homes to be constructed.  Ms. Lenker felt that the homes would be preferred over a fee-in-lieu.  

Linda Marshall, Centre County Planning Office, commended the Planning Commission for their forward thinking on this issue.  She administers the County First Time Home Buyers program and noted that the people that are being served through this program are ministers, school teachers and single parents or individuals who are all professionals in nearby communities.  She said unfortunately, many of the homes are in the outlying areas of the county, which means they usually need a lot of work and then the owner has to commute to the area for work.  She said a needs assessment projected that 2,000 new affordable homes would be needed by the year 2030.  If the developer of the Rockey Farm can contribute to the workforce housing that is needed, it will be better than the Land Trust attempting to buy old homes and fixing them up as these newer homes would not need repairs and would be more energy efficient.  She also agreed with Ms. Lenker that the language outlining the resale guidelines should be tightened.  She also suggested making a definition of the description of the homeowner in order to answer questions such as if the owner has to leave for an extended amount of time, whether or not they would be able to rent out the home during that time.  
Christopher Lee, Harris Township Supervisor, said he felt it was necessary to discuss the workforce housing issue with Mr. Tetrault in order to help push it forward.  He feels that workforce housing should be mandated rather than optional for the developer.   He also said it is typical to give a developer a density bonus in exchange for workforce housing, rather than an open space bonus.  He pointed out that Mr. Tetrault was not aware of any other township or borough that offered an open space bonus in exchange for workforce housing.  It makes more sense to offer higher density.  He added that a fee-in-lieu option would put the Township into the home building business and that is not wise.  
John Sepp, Penn Terra Engineering, said he agrees that it has been a very difficult process.  He said that there is a risk the developer assumes in the development process, especially with workforce housing involved.  He noted that an incentive is probably the only way workforce housing can be accomplished.  He pointed out that density is a more reasonable incentive.  He said if nothing else, the fee-in-lieu option provides something tangible for the workforce housing cause in the Centre Region.  He suggested that they may want to consider reviewing these options for the whole Centre Region.  

Jeanne Lumadue, resident of Aspen Heights, said the Harris Township Policies and Procedures Manual lists the income to be between 60-100 percent AMI.  However, the Centre Region workforce housing data sheet defines workforce to be between 60-120 percent AMI.  She thinks there needs to be uniformity in the Centre Region.  Ms. Farkas said the municipal managers have met to discuss the issue of workforce housing.  She said circumstances have hindered them being able to reach consensus in a timely manner.  However, they are considering that if a fee-in-lieu option is made available to developers, that it should be uniform between the municipalities.  Ms. Lumadue said in regards to the fee-in-lieu option, once the open space has been given up, its gone and fee-in-lieu should be an option because the residents will not get the open space back.  
Allen Fiscus, resident of Kaywood, said when the ordinance passed amending the agricultural zoning district, it affected four properties.  He then pointed out that the workforce housing policies and procedural manual only affects the amended properties that are more than 30 acres.  He asked if the zoning regulations were passed solely for the Rockey Farm.  Ms. Farkas said presently, the manual only applies to one property.  However, there is no way to know at this time how much land it will effect when the growth boundary is expanded.  She pointed out that the Rockey Farm is the only property that can contribute workforce housing.  Mr. Fiscus said he thought the whole idea was to preserve open space.  He stated that the fee-in-lieu option does not support that view and neither does that change in density from one unit per acre to two units per acre.  
John Mandryk, Aspen Heights resident, said Harris Township should be prepared if things do not work out.  Percentage rates for home loans could go up very high.  Therefore, he said he would be in total favor of the fee-in-lieu option.  
Maria Mooney, Harris Township resident, said there are a lot of homes in the area that need to be renovated, and therefore the fee-in-lieu option should be considered.  
Barb Fiscus, resident of Kaywood, felt that from the beginning of the planning process for the Rockey Farm, Township Staff has threatened to change the zoning to R1.  Mr. Shea asked her who told her that.  She responded that he and the Township Manager did.  Mr. Shea said he would never tell someone that.  Ms. Farkas said it was stated that rezoning to R1 was always a possibility as the Rockey Farm is surrounded by other farms that were changed to R1 zoning, and the Township would be hard pressed to prove that it should not be rezoned to R1 if a request was submitted.  Ms. Fiscus said it still sounded like a threat to residents.  She said the residents feel as though something was stolen from them because of the change in the agricultural land.  She thinks there will not be much land left for open space when the development is completed.  She thinks there should have been public meetings about the Rockey Farm before the changes were made to the agricultural zoning district.  
Chairman Wainright asked if there were any other citizen comments and reminded residents that discussion is on the workforce housing policies and procedures manual.  He pointed out that the ordinance was passed by the Board of Supervisors in December 2008 and a public hearing was held.  
Donn Wagner, Aspen Heights resident, said the workforce housing issue will impact the whole area and was concerned that enough thought and time has not been devoted to the process.  He said Aspen Heights pays a higher percentage of taxes and should be weighed when considering the Rockey Farm and how the workforce units will affect the area.  He said it should be considered where to integrate the workforce housing units.  He feels that they should be dispersed.  Ms. Kresen said the Township does appreciate the Aspen Heights residents and the tax base they provide, however, she feels that not enough appreciation is given to those that live in workforce type housing.  She said the Boalsburg Fire Company, which protects all of the residents in the Township and consists of volunteers, is without any members from Aspen Heights.  They are people who are more likely to be the ones living in a workforce unit.  She pointed out that a diverse community is needed as different people contribute in different ways, not just in higher taxes.  
Ms. Farkas said she can add the edits that were suggested to the manual for next month and the Planning Commission can review the comments from Mr. Tetrault before making a decision.  She said she will also add the changes to the fee in lieu option in regards to the cost of fee-in-lieu.  
Mr. Igo moved to table discussion on the Workforce Housing Policy and Procedures Manual until the July Planning Commission meeting.  Mr. Buckalew seconded the motion.  It was approved unanimously.  
B. MODEL STREAM BUFFER ORDINANCE:

Ms. Farkas said following discussion last month, the model stream buffer ordinance was revised to reflect regulations that are currently in place in State College Borough.  She said staff compiled a proposed list of streams to be protected through this ordinance.  These streams include: Spring Creek, Tannery Run, Roaring Run, Slab Cabin Creek, Cedar Run, Galbraith Gap, Mackey Run and the unnamed tributary to Spring Creek through the KBB&H property.  She said the Planning Commission should consider if there are additional streams that should be proposed for protection.  

Ms. Farkas pointed out that Supervisor Hameister voiced his objection to using the Borough’s regulations at the Board’s June meeting.  He suggested the Planning Commission review the recently-adopted regulations from Ferguson Township.  

Ms. Liggett said it is important for the Planning Commission to consider any additional streams that should be protected.  She said they should also consider what type of plantings should be required or not allowed.  She pointed out that while trying to keep the ordinance simple, they cannot sacrifice protecting the streams which is the original intent.  The ordinance still needs to be enforced.  
Ms. Farkas shared that she and Bruce Lord went on a conservation subdivision bus tour in Chester and Delaware Counties.  She said in London Grove, Chester County they have a very simple version of the Riparian Buffer Ordinance.  She said she will get a copy of the London Grove Riparian Buffer Ordinance if the Planning Commission desires to review it.  Ms. Kresen said she prefers an ordinance that is simple so that a homeowner can easily understand and know how they might be affected.   Ms. Kresen suggested that the Planning Commission table discussion on this matter so that they can compare the simpler version from Chester County along with the draft that follows State College Borough’s ordinance.  Chairman Wainright pointed out that the ordinance can’t be too simple that it does not accomplish the goal.  
Mr. Igo moved to table the discussion of the Model Stream Buffer Ordinance until the July Planning Commission meeting, awaiting further information from Staff.  Ms. Kresen seconded the motion.  It was approved unanimously. 
C. COLLEGE TOWNSHIP OFFICIAL MAP:

Ms. Farkas said last month, the Planning Commission reviewed the College Township Official Map.  The only comment generated by the Planning Commission was an acknowledgement that the continuation of the bike path along Warner Boulevard to Oak Hall was a good idea.  She reported that College Township has made a revision to its Official Map: the removal of the Cliffside Drive Extension located behind Hills Plaza, connecting East Branch Road to Windmere Drive. 
The Planning Commission did not have any further comments.  
D. AGENDA FOR JULY:
Ms. Farkas said the Planning Commission should continue discussion on the Riparian Stream Buffer Ordinance as well as discussion on the Workforce Housing Policies and Procedures Manual.  Mr. Shea said the Planning Commission may have a plan for the storage facilities on Torrey Lane on their agenda next month.  

REPORTS:
CRPC:
Mr. Buckalew reported that there was no meeting for the month of June.  He reported that the COG has a new Planning Agency Director. 
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 9:50 PM.  
Respectfully submitted,

Amy Farkas

Township Manager
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