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CALL TO ORDER:

Chairman Wainright called the May 18, 2009 Harris Township Planning Commission meeting to order at 7:00 PM.  

APPROVAL OF MINUTES:

Mr. Igo moved to approve the minutes of the March 16, 2009 meeting.  Mr. Benner seconded the motion.  It was approved unanimously. 
PUBLIC COMMENT:
There were no public comments.  

Mr. Igo made a motion to limit discussion on each item on the Planning Commission’s agenda to no longer than 30 minutes.  Mr. Benner seconded the motion.  It was approved unanimously. 
NEW BUSINESS:

A. CENTRE REGION GROWTH FORECASTING PROJECT:
Ms. Farkas said Trish Meek, from the Centre Regional Planning Agency, has prepared an informational power point for the Planning Commission.  
Ms. Meek 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 for each municipality in the County to the year 2040, and will predict the location, amount and type of development expected to occur within the community during this time frame.  She added that the forecast assumes no rezoning and is based on current municipal zoning maps/ordinances.  She said they can go back in and make updates whenever necessary.  
Ms. Meek said the information developed through this project will be extremely useful to several ongoing regional planning initiatives.  The growth forecasts will be used for the Centre County Long Range Transportation Plan to evaluate needed transportation improvements and alternatives.  In addition, the forecasting information can be used for other purposes such as sewage, water and school facility planning efforts.  
Mr. Igo asked how much the population increases annually in Harris Township.   He thought it was 1 percent.  Ms. Meek said she could find the information but did not know at the time.  

Ms. Kresen stated that she thinks it is all very intriguing and was curious how the last forecast compared to what growth actually took place.  Ms. Meek reported that in some municipalities they under forecasted, but there is another year left in the forecast.  
B. COLLEGE TOWNSHIP OFFICIAL MAP:
Ms. Farkas said as required by the Municipalities Planning Code, College Township has submitted an amendment of its Official Map to Harris Township to begin the 45 day review period.  She said the Planning Commission should review the map, paying particular attention to any items that may affect the Township.  She said the amendment shows an extension of the Township’s proposed bike path along Warner Boulevard to connect with Oak Hall Regional Park.  This path follows the existing railroad right-of-way in College Township and will ultimately connect to the Village of Lemont.  College Township’s Official Map also proposes to complete the Brandywine Road connection from the Mount Nittany Middle School to Scenery Park.  The Harris Township Planning Commission had previously encouraged College Township to consider both of these connections.  In addition, College Township is proposing a relocation of West Branch Road, where it intersects with South Atherton Street.  The road would shift slightly to the east, to align with the entrance to the Hills Plaza shopping center.  
Ms. Meek said the discussion around the West Branch Road intersection revolved around the development of a Sheetz in that area.  
Chairman Wainright made note of the continuation of the bike path along Warner Boulevard.  The Planning Commission felt that that was a very good idea.  
Ms. Kresen said she would like to see more information about the West Branch re-alignment plan, but felt there was nothing to be concerned about in regards to College Township’s Official Map.  
OLD BUSINESS:

A. MODEL STREAM BUFFER ORDINANCE:
Ms. Farkas said over the past several months, the Planning Commission has been discussing the Model Stream Buffer Ordinance prepared by the Centre Regional Planning Agency.  The intent of the ordinance is to provide for the protection of area waterways by requiring a riparian buffer adjacent to perennial and intermittent streams and wetlands, and by restricting construction activities within the buffer area.  
She said as with any “model” regulation, the Centre Region municipalities have been asked to consider adoption of the recommended Stream Buffer Ordinance. However, many of the provisions of the ordinance are a matter of “local determination”, which means that individual municipalities may make changes to the regulations to meet their particular needs.  
On March 17, 2009, the Planning Commission reviewed the last draft of the model ordinance.  At that time, members expressed concern that the document is too comprehensive in its scope, yet lacks specificity regarding some of its terminology.  Following that meeting, a copy of State College Borough’s Riparian Buffer Ordinance was distributed to the Planning Commission members for review.  At a minimum, the State College Borough Ordinance would have to be amended to include local streams, such as Spring Creek, Tannery Run, Roaring Run, Slab Cabin Creek, Cedar Run, and Galbraith Gap for protection.  .  
As the model ordinance has gone through the municipal review process, several of the Centre Region municipalities have raised concerns about various aspects of the model, and have suggested the following changes.  The Planning Commission may want to consider these ideas as a way to improve the model ordinance:
Ferguson Township – To address concerns that the ordinance could preclude all development for some property owners, Ferguson Township added language to Section 6 of the ordinance to exempt lots where the buffer overlay consumes 50 percent or more of the lot.  

College Township – The ordinance will apply whenever a building or zoning permit is issued, as well as for all subdivision and land development activity.  The ordinance also limits the riparian buffer adjacent to intermittent streams to 35 feet, measured from the center of the stream.  In addition, the ordinance exempts any structure less than 150 square feet from compliance with the riparian buffer requirements.  This exemption includes stand-alone structures, such as sheds, as well as additions to existing structures.  
Chairman Wainright said the Planning Commission discussed one issue at its last meeting which was to require the ordinance to apply to subdivision and land development but would not apply to zoning permits.  

Mr. Weener said the issue is determining where the ordinance applies because on the original map it outlines many intermittent streams that do not actually exist.  He said the Planning Commission needs a map showing how the ordinance will be applied and where. 
Ms. Farkas said State College Borough’s Riparian Buffer Ordinance very clearly delineates the streams that it would apply to.  She suggested the Planning Commission consider something similar.  The streams included in the ordinance would be protected.  Chairman Wainright said it was suggested at a past meeting to make the ordinance apply to certain streams and that the Township should determine what streams would be included. 
Chairman Wainright pointed out that Mr. Igo suggested at the last meeting that the Planning Commission name specific streams that they are concerned about to have the ordinance apply to.  Mr. Weener questioned how the Planning Commission could do that.  Many streams on the map do not have names, including dozens of intermittent streams.  
Mr. Igo suggested that it could apply to only year round bodies of water.  He added the Township can always make adjustments and add streams or remove them as necessary.  
Mr. Igo said at least the Planning Commission could have a working document and if changes need to be applied later on that can be done down the road.  Ms. Farkas said the Board of Supervisors would have the final say and any changes to the ordinance would require an amendment be made to the ordinance. 
Mr. Keener suggested that someone knowledgeable about streams draft a list of streams the Planning Commission should consider.  Ms. Farkas said the Township would not be capable of that so she would contact someone who is. 
Ms. Kresen said the Planning Commission feels the importance of a Riparian Buffer Stream Ordinance.  However, the model ordinance is just too comprehensive and overbearing.  She said upon reviewing State College Borough’s ordinance it would seem to her that it is much more applicable to Harris Township and she is much more comfortable with a similar ordinance.  She suggested drafting an ordinance similar to State College Borough’s for review.  Ms. Farkas said staff will consult with several residents that have knowledgeable information on streams and ask them to review the draft ordinance and draft stream list.  

Mr. Weener was concerned about what criteria the residents with knowledge about streams would follow when determining what streams they would recommend to be protected by the ordinance.  Ms. Farkas said staff can start a list and with a few recommendations and ask the residents for feedback and to add or subtract streams they feel are necessary.  She can also ask them to supply a list of reasons why they feel certain streams should or should not be protected.  

Mr. Igo moved to direct staff to draft an ordinance similar to State College Borough’s Riparian Buffer Ordinance that is tailored to Harris Township.  Ms. Kresen seconded the motion.  It was approved unanimously. 
B. WORKFORCE HOUSING POLICY AND PROCEDURES MANUAL:
Ms. Farkas said a draft of Harris Township’s Workforce Housing Policy and Procedures Manual was sent out to various housing agencies and the development community for comment.  She said at its April meeting, the Board of Supervisors discussed workforce housing.  She pointed out that this is a complex issue.  As a starting point, she suggested the Planning Commission should offer their thoughts on the manual and on the concept of workforce housing.  Staff will use these comments as a basis for discussion at the June meeting.  

Mr. Keener felt there wasn’t enough control on how the development will proceed if the developer chooses not to construct the workforce housing units themselves, but instead chooses to contract it out to another agency.  
Mr. Weener feels that the workforce housing program is a very difficult thing to develop, enforce and maintain.  

Ms. Farkas pointed out that there is a misconception about workforce housing.  It has been called “low income housing” and she pointed out that it is not low income housing but rather middle income housing.  

Mr. Igo pointed out that there is an external cost that communities have to bear without the help of workforce housing.  The cost is due to people having to commute to the area which contributes to problems such as pollution, traffic and consumption of other resources.  

Ms. Kresen said she feels it is very important to have diversity in the Township with a stable workforce that does not have to depend on commuting.  She was concerned with the chosen vehicle to administer the program.  She thinks there are too many loopholes and the program will never be utilized. She also feels it will be too costly to the Township or the County to maintain and administer.  She said with the developers and residents alike not happy with the program, it will not be used.  
Mr. Benner said he agrees with Ms. Kresen.  He questioned what prevention is in the manual that stipulates workforce housing cannot be used as a vacation home.  He felt it is not very clear in limiting who can purchase the workforce homes.  Another area he said would be problematic had to do with requiring the units to be dispersed throughout the development.  He pointed out that most developers construct in phases and he questioned how it would even be plausible.  He feels that it is overbearing and too complex and would likely create a mess.  
Cathy Flood, representative of the Centre County Association of Realtors, said there are many concerns that realtors have found with the policy and procedures manual.  She pointed out that they have recognized a need for workforce housing and are in no way against it.  She said it will be very difficult to make workforce housing that will only cost approximately $160,000 when the average price of the rest of the homes in the development are $300,000 or more.  She said it is nearly impossible to make it work.  She pointed out that the program would work if the developer was considering constructing townhomes.  She also said the Association of Realtors does not feel that the cost burden of proving that workforce housing is in demand in the Township should be on the developer.  She said it would seem more appropriate for the Centre Region or the Township to determine that.  They are willing to work with the Township and suggested that a task force consisting of at least a developer, a lender and a realtor be put together to work on this. 
Mr. Igo asked if that would be a task the realtors could devote time to and develop.  He pointed out that they are experts in the field and certainly would have insight that the Township would not. 
Ms. Farkas said she feels that there would be more credibility to a report from a developer proving there is a need for workforce housing rather than the Township.  
Paul Rittenhouse, Harris Township resident, pointed out that with 50 percent open space it will drive the price of the lots up on the remaining 50 percent.  He said all the rules and regulations in the policy and procedures manual will also drive the price up.  He said the Planning Commission needs to work with the basic fundamentals and figure out where they want to go from there. 
Olga Levi, developer of the Rockey Farm, said the original idea of creating 15 percent of workforce housing was her idea.  However, she said there is no organization in place that can undertake the project.  The Centre County Housing and Land Trust is not financially capable of building that many workforce housing units.  She said she cannot offer a home for the price of $160,000 when it costs her around $260,000 to build.  She is willing to donate the land but cannot build the workforce housing units herself.  She brought up the option of paying a fee in lieu for workforce housing in exchange for the decrease in open space.  She pointed out that the money could go to a group such as the Centre County Housing and Land Trust to help get a fund started for them so they could later construct workforce housing.  Ms. Farkas doubted if a fee in lieu would directly benefit the Township.  
Barb Fiscus, resident of Kaywood, said she is disturbed that this discussion has not taken place prior to the rural clustering/open space amendment being adopted.  She said the Board of Supervisors has committed the Township and residents to something that there has been no study or market analysis to determine if there is even a need for workforce housing.  She also pointed out that the Township seems to have forgotten about the importance of preserving farmland. 
John Mandryk, Aspen Heights resident, feels that stealth housing, not clustering is very important, such as integrated housing.   Also, he said that it has been discussed that if this does not work out financially that the Board of Supervisors should go back and amend the amendment so there could be greater density.  He felt very concerned that this could be something that gets legs and that causes concern for the community especially in regards to open space. 
Jeanne Lumadue, Aspen Heights resident, said she lived in moderate income housing in Montgomery County, Maryland.  She said there are a lot of misconceptions about workforce housing and the only way to combat the lack of knowledge is with data.  She commended the Planning Commission for asking for more data.  
C. BOALSBURG 200TH: COMMUNITY VISIONING PROCESS:
Ms. Farkas said as part of the Boalsburg 200th celebration, the Planning Commission agreed to hold a community visioning meeting.  Vice Chairman Igo proposes that the Planning Commission host a series of planning workshops as part of the Boalsburg 200th Celebration.  She said the proposed series will be as follows:
· How We Plan – June 2009
She said they would hold a discussion of the subdivision and land development process in the Township.  
· Workforce Housing – July 2009
A discussion of what workforce housing is, why it is important and how regulations can maintain long term affordability. 
· Transportation Planning – September 2009
A discussion of how future growth will impact the Township’s highways.  Public transportation needs will also be discussed. 
· Community Growth – October 2009
A discussion of how and where the community is growing. 

Ms. Farkas asked the Planning Commission for any thoughts or concerns. Mr. Keener inquired as to how she planned on advertising the meetings.  She said the Township will advertise on C-Net, the Township website, the newspaper, and through community email lists.  Mr. Keener suggested that advertising through community groups would also be helpful, such as churches or the Boy Scouts.  Ms. Farkas also said it would be helpful to residents if the Township had a pamphlet on the planning process in the Township.  
Chris Lee, Chairman of the Boalsburg 200th Committee, said he is pleased that the Township would take the initiative to hold the informational public meetings.  He suggested that they add the topic of land use to the Transportation Planning session.  
D. AGENDA FOR JUNE:
Ms. Farkas said the Planning Commission should discuss the Workforce Housing Policy and Procedures Manual at its next meeting.  She also suggested continuing discussion on the model stream buffer ordinance.  Mr. Shea said there may be a concept plan from the Homan property for the Planning Commission to review as well.  
REPORTS:

Zoning Permits:
The zoning permits were circulated for review. 
CRPC:
Mr. Buckalew reported that the CRPC discussed the Ferguson Township’s draft Riparian Buffer Ordinance at its May meeting.  
ADJOURNMENT:
There being no further items to discuss, Mr. Keener moved to adjourn the meeting.  Ms. Kresen seconded the motion.  Chairman Wainright declared the meeting adjourned at 9:20 PM. 
Respectfully submitted,

Amy Farkas

Township Manager
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