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CALL TO ORDER:
Chairman Wainright called to order the October 19, 2009 meeting of the Harris Township Planning Commission.  

APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the September 21, 2009 Planning Commission meeting.  Mr. Igo seconded the motion.  It was approved unanimously.  
PUBLIC COMMENT:

There were none.  
NEW BUSINESS:

A. LONG RANGE TRANSPORTATION PLAN: PROJECT SOLICITATION PROCESS:

Ms. Farkas said at its October 12th meeting, the Board of Supervisors forwarded the Long Range Transportation Plan (LRTP) 2040 project solicitation to the Planning Commission for input.  The Long Range Transportation Plan must be updated every four years by the Centre County Metropolitan Planning Organization (CCMPO).  In preparation for this update, each municipality in the county is asked to submit candidate projects.  These candidate projects will then be considered by the CCMPO for inclusion in the plan.  

Ms. Farkas said the CCMPO is encouraging local officials to consider how transportation projects and programs support the desired land use patterns identified in comprehensive plans, sewage facilities and water service plans, and municipal zoning, subdivision and land development ordinances.  The municipal growth forecasting should also be utilized when considering how candidate projects are linked to desired land use patterns.  
She said local officials are asked to do two things through this process: to review the existing projects on the LRTP and decide if they should be resubmitted for 2040 and to identify any new candidate projects.  

Ms. Farkas said the Board has asked that the Planning Commission use the enclosed project criteria as they consider where growth is and is not desired.  The Planning Commission is also asked to provide suggested projects that meet the enclosed criteria and to review the current project list from Harris Township.  
Chairman Wainright suggested the Planning Commission use criteria such as the Official Map which already outlines where growth is desired.  There are three categories to consider for projects, 1) bridge and road projects 2) highway and ITS projects and 3) bike and pedestrian projects.  
Chairman Wainright suggested the Planning Commission first discuss the highway projects to determine if more projects should be added or if any of the currently proposed projects should be removed.  Mr. Benner suggested a turning lane at the intersection of Church Street near the Pump Station and also a turning lane on Route 45 at the entrance to Kaywood.  
John Mandryk, Aspen Heights resident, suggested a turning lane onto Linden Hall Road.  Ms. Farkas also suggested a permanent speed display sign on Route 322.  
For bike and pedestrian projects, Mr. Weener suggested a bike path from Warner Boulevard to the new park at Oak Hall.  He also recommended a bike path from Boal Avenue to Rothrock State Forest.  Chairman Wainright suggested a bike path from the Harris Township line to the Village of Boalsburg next to Route 45.  
Mr. Weener recommended removing from the list of projects the request for new safe bike paths along Brush Valley Road.  He said it is a vague request and pointed out that the residents homes are close to the road and there would not be room enough for a bike or pedestrian path.  He also recommended removing the request for a pedestrian/bike trail from Harris Township to Centre Hall.  He felt that the Planning Commission should stick to concise requests that are more specific in where its location should be.  
Ms. Farkas restated the projects the Planning Commission recommended for the Board to vote on: 1)turning lane on Boal Ave at Boalsburg Pike 2) turning lane on Route 45 at Rockey Lane 3) turning lane on Route 45 east at Linden Hall Road 4) permanent speed display signs on Route 322 5) bike path along Warner Boulevard between the light at South Atherton Street/Boal Avenue/Business Route 322 to Oak Hall 6) bike path from Boal Avenue to Rothrock State Forest 7) bike path along Route 45 from the Harris/Potter Township line to the Village of Boalsburg.  The Planning Commission voted unanimously on all of the above projects.  
The Planning Commission then voted unanimously to recommend removal of Brush Valley Road from project number 9, and also to recommend removal of Harris Township from project number 31 from the list of proposed projects.  
OLD BUSINESS:

A. ROCKEY RIDGE PRELIMINARY SUBDIVISION PLAN:

Mr. Shea said on October 6th, Eric Casanave of PennTerra Engineering submitted a revised plan for the Rockey Ridge project; copies of the traffic impact study were received on October 9th.  Staff quickly performed reviews of the plan, and the Traffic Engineer, Rob Watts, has provided a first review of the traffic impact study.  

Mr. Shea said the two issues of most concern are the traffic impact study and open space.  Mr. Watts was not present to speak about the traffic impact study.  The open space issue was discussed at length during the concept plan stage and it was hoped that the open space would preserve a large portion of the existing forested area on the property, as well as provide a buffer for both the Aspen Heights and Kaywood neighborhoods.  As proposed, the open space preserved relatively little of the existing wooded portion and buffers only the Aspen Heights side of the tract.  

Ms. Liggett shared Mr. Shea’s concerns about the placement of the open space.  She pointed out that there are seven substantial trees that are proposed to be taken down.  She said much of the wooded area is not included in the open space and may not be preserved.  
Mr. Weener asked if the developer had to commit to the outline of the open space if the plan is approved.  Mr. Shea confirmed that is the case.  He pointed out that up to 20 percent of the designated open space could be withdrawn if the developer proposes to construct workforce housing.  Chairman Wainright pointed out that open space does not equal parkland.  According to Township ordinance, open space can be used for farming purposes.  
Ms. Kresen said the deficiencies or problems raised by the traffic study are what concern her the most.  She added that the issue of traffic was the biggest concern to residents as well.  According to Mr. Watts’ review, quite a bit of information is missing from the traffic study, such as crash data.  
Mr. Weener inquired about Mr. Watts’ comment in regards to the proposed turning lanes.  John Sepp, PennTerra Engineering, said the developer is proposing to have the main entrance to the development be across from the main entrance to the Willowbrook development in order to ease traffic concerns mentioned by the Board of Supervisors and residents.  
Ms. Liggett expressed concern about the large trees that are not included in the open space.  Mr. Sepp pointed out that many of the large trees will be saved, but with a development this large, there has to be a balance between saving features and laying out the development in a purposeful manner.  He pointed out that though some of the trees are not included in the open space, that does not automatically mean they will be cut down.  He said there may be townhomes or condominium units near the trees.  The trees may be worked into the design of those homes.  He pointed out that due to unknowns with the workforce housing issue, it is unclear if the developer plans to propose workforce housing and if so, how that will likely change the plan from what is currently proposed.  
Mr. Shea had concerns about the connection of the open space.  He said he will look at the Township Zoning Ordinance to determine if what the developer has proposed is within the regulations.  
Olga Levi, Rockey Ridge developer, said she is under financial constraints and due to the incomplete status of the workforce housing issue she could not continue to put off development of the first phase.  

Mr. Shea asked if an easement to prevent the removal of some of the trees not included in the open space would be plausible for the developer.  Ms. Farkas pointed out that during the concept plan phase, preservation of those trees were promised to residents and the Township by the developer.  Ms. Levi felt that her options needed to be left open at this point as it has not been determined what the development phases will look like or whether single family homes or townhomes will be along the Kaywood side of the development. 
Mr. Sepp pointed out that the Planning Commission could send this matter to the Board of Supervisors with their comments about the open space issue and the buffer area between Kaywood and the Rockey Ridge development as well as the issue of tree preservation.  
Barb Fiscus, Kaywood resident, said she does not want Rockey Lane to be used as an entrance to the new development for reasons outlined in a letter she forwarded to the Planning Commission members.  She said the residents of Kaywood request that the trees that currently exist along Rockey Lane and behind the homes along Ella Drive be preserved in substantially their present condition to provide a buffer between the Rockey Ridge development and Kaywood.  
Mr. Sepp suggested some kind of compromise where the developer could measure a 30 foot easement and include some of the trees in a deed.  

John Mandryk, Aspen Heights resident, asked for clarification on whether the open space placement is expected to change or remain where it is currently proposed when the developer submits a final plan for approval.  Mr. Sepp said as long as 50 percent open space is required, he expects the final plan will look similar to what is currently proposed.  
Al Fiscus, Kaywood resident, said he feels that a 30 foot easement is minimal and should not be too much to ask for. 

Chairman Wainright said the Planning Commission should discuss whether they will pass this item on to the Board of Supervisors with their comments and concerns or if they should review it again at next month’s meeting in hopes that some of the issues can be addressed by then.  

Mr. Weener pointed out that many of the outstanding issues are not necessarily required by ordinance.  Mr. Shea added that there are some tree preservation requirements as well as some requirements as to specific land features that should be included in the open space.  

Chairman Wainright pointed out that the open space areas are not contiguous and that is in violation of the requirements stipulated by the ordinance.  Mr. Shea said the open space will have to be connected in some way, such as a roadway.  General discussion ensued about the open space.  
Mr. Igo moved to recommend approval to the Board of Supervisors of the Rockey Ridge Preliminary Subdivision Plan contingent upon satisfactory completion of all outstanding items.  Mr. Weener seconded the motion.  

Ms. Kresen felt that many of the outstanding issues are aesthetic issues and said that they pale in comparison to the health, safety and welfare issues that need to be addressed such as the outstanding comments generated from the traffic study.  
Ms. Liggett cited that the purpose of the subdivision ordinance is to protect and provide for the health, safety, and general welfare of the municipality, to guide the future growth and development of the municipality in accordance with the comprehensive plan; to protect the character and the social and economic stability of all parts of the municipality and to encourage the orderly and beneficial layout and development of the municipality.  Chairman Wainright felt that this subdivision does not necessarily meet some of those regulations.  
Mr. Sepp agreed that the biggest issue is the traffic impact study.  He pointed out that if the Planning Commission forwards the matter to the Board of Supervisors contingent on those items being met than that should be sufficient.  
Mr. Benner moved to table the matter until the November meeting due to too many plan contingencies.  Mr. Buckalew seconded the motion.  It passed unanimously.  
B. DESIGN FOR COMMUNITY:

Ms. Farkas said during the September Planning Commission meeting, Senior Planner D.J. Liggett provided a brief overview of the status of the “Design for Community” work objective.  To date, the Planning Commission has prepared a list of features that are typically found in good neighborhood design and reviewed a SWOT analysis (strengths/weaknesses/opportunities/threats) of the Township.  The Planning Commission agreed that instead of linking the neighborhood design features to a particular zoning district, that a section on Residential Neighborhood Design Standards be added to Article IV (Design and Improvement Standards) of the Harris Township subdivision regulations.  
Ms. Liggett described two of the main features that are most important to the Planning Commission as being a community green/public space and complete streets.  
Ms. Liggett said community greens or public spaces are growing in popularity and are typically smaller than 3 acres.  They provide a place to relax, read and meet friends and are best used for passive activities such as picnics, reading, nature/art appreciation, board games, socializing and community meetings.  Some possible accessories are benches, picnic/café tables, flower gardens, public art or a water feature.  She pointed out that these features will help to develop neighborhoods and not just subdivisions.  She said community greens or public spaces could also include a library or school.  
Chairman Wainright suggested the Planning Commission discuss only the community green/public space and then continue discussion on complete streets at its next meeting.  
Ms. Liggett proposed that the Planning Commission put together regulations that would be included in the subdivision ordinance titled “Neighborhood Design Standards” in its own section.  In that section, would be outlined the elements or requirements for a community green or public space.  Ms. Kresen inquired as to who would be maintaining these spaces.  Ms. Liggett said there are many factors to consider when determining how a community green or public space would be maintained.  Centre Region Parks and Recreation will only maintain parks that are 4 acres or larger in size.  It could possibly be maintained by a homeowners association. 
Ms. Kresen expressed some concern about what would potentially happen to the green space if a homeowners association decides they no longer have a need for what was provided or there just isn’t interest from the residents to maintain it or use it.  
Chairman Wainright suggested that the placement of the community green or public space should be specified in the regulations so that a developer does not simply offer a piece of the development that is least desirable.  

Christopher Lee, Harris Township Board of Supervisors, felt that the regulations should support or enable these design elements in both old and new developments.  He also said in order to achieve a traditional neighborhood design, the Planning Commission should enable all of the elements and not just cherry pick some of the elements.  An example would be in Springfield Commons where all the homes have front porches, but the development does not have an element that encourages a community gathering point.  He felt that a central gathering place is the most crucial element.  He also pointed out the importance to have a neighborhood commercial point.  
Ms. Kresen agreed that a neighborhood commercial point is important and felt that it would be the most crucial element in achieving Design for Community.  

Chairman Wainright asked the Planning Commission to come up with some concrete ideas of the types of elements to put in place for a community gathering point, such as a clubhouse.  Ms. Farkas said they need a menu of options to choose from.  Chairman Wainright asked the members to compile a list of options for their next meeting.  Mr. Weener suggested that the options to be considered should be within a quarter mile distance of the development so that residents have the option of walking.  
C. REVIEW OF PROGRESS ON WORKFORCE HOUSING ISSUES:

Ms. Farkas said at its September meeting, the Planning Commission reviewed the third draft of the Workforce Housing Policies and Procedures Manual.  The Planning Commission felt the manual might not be restrictive enough.  They asked that a definition for affordability be added back into the manual.  They also asked that copies of the land lease and deed restrictions used by the Centre County Housing and Land Trust be distributed for review.  

She said since that meeting, Staff, several members of the Board of Supervisors and Planning Commission member Ed Benner attended a session on workforce housing that featured speakers from Mount Joy Borough and a developer of workforce housing.   

Ms. Farkas said work on the manual is on hold pending two things: the receipt of review letters from Heritage I and the Realtors Association and attendance at the Workforce Housing Summit on October 29th.  

Ms. Farkas said Staff will invite representatives from the Centre County Housing and Land Trust to attend the Planning Commission’s November meeting to answer questions and provide additional information about how it administers workforce housing from Lancaster County.  The Centre County Affordable Housing Coalition, Centre County Planning and Community Development Office and the Centre Regional Planning Agency sponsored the workshop.  She said it was learned that developers need flexibility when creating workforce housing.  She said a developer presented a case study showing that neighboring developments to a workforce housing community do not suffer a decline in property value because of the workforce housing.  

Mr. Keener inquired if it was discussed at the workshop how to handle a situation of when a homeowner of a workforce housing unit makes upgrades to the home.  Ms. Farkas said she will compile her notes on that matter and present them to the Planning Commission at its next meeting.  
D. AGENDA FOR NOVEMBER:

Ms. Farkas said the Planning Commission should continue discussion on Design for Community, the Rockey Ridge preliminary plan and the Workforce Housing Policies and Procedures Manual at its next meeting.  
REPORTS:
Zoning Permits:

The zoning permits were circulated for review. 

CRPC: 

Mr. Buckalew reported the Centre Regional Planning Commission and the Transportation and Land Use Committee will hold a joint meeting on November 18th. 
ADJOURNMENT:

There being no further items to discuss, Mr. Keener moved to adjourn the meeting.  Mr. Igo seconded the motion.  Chairman Wainright declared the meeting adjourned at 9:50
Respectfully submitted, 

Amy Farkas

Township Manager
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