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Amy Farkas, Manager
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Public in Attendance:

Bruce Lord, resident
Bruce Kirkpatrick, Hawbaker Construction Services

Fred DiMuccio, resident


Stephanie Koons, CDT

Olga Levi, Rockey Ridge

Chris Lope, resident

Barb Fiscus, Kaywood resident

Allen Fiscus, Kaywood resident

Ursula Allison, Kaywood resident

Cathy Flood, Boalsburg Alliance

Marge and Wes Hymer, residents

Garry McShea, resident

Robert Ceres, resident

Judy Dranov, resident
CALL TO ORDER:

Chairman Wainright called to order the September 21, 2009 Planning Commission meeting at 7:00 PM. 
APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the August 17, 2009 Planning Commission meeting.  Ms. Kresen seconded the motion.  It was approved unanimously.  

PUBLIC COMMENT:

There were no public comments.  

NEW BUSINESS:

A. RITTENHOUSE REAL ESTATE VENTURES PRELIMINARY SUBDIVISION/LAND DEVELOPMENT PLAN – PRIVATE ROAD ACCESS:

Mr. Shea said on July 23rd, Staff received from Hawbaker Construction Services a preliminary subdivision/land development plan for the 98.51 acre Rittenhouse property in Shingletown.  The plan proposes the construction of a private street to serve property owned by Mr. Rittenhouse.  No new lots are proposed with this plan, but the subdivision/land development process was triggered by the new street proposal.  He said Staff completed two reviews of the plan and the remaining comments are minor in nature, consisting mainly of signatures.  Mr. Shea said since the time of the review, the signature block required by the Township Engineer has been executed and is no longer outstanding.  Mr. Shea said no new lots are proposed and the Planning Commission only needs to review the road.  

Mr. Benner questioned if a 16 foot wide road was adequate enough for the Fire Company.  Mr. Shea said he thought the Fire Company was in concurrence with the 16 feet width.  He pointed out that 16 feet is required by Township ordinance.  He has not received a review from Chief Chris Dry on this matter.  
Ms. Kresen asked if the proposed road would connect with Mountain Road.  Mr. Shea said it will be connected so that the whole road will be part of Misty Hill Lane.  She asked if other people will have access to the road in the future.  
Bruce Kirkpatrick, Hawbaker Construction Services, said the road is entirely on Mr. Rittenhouse’s property and will be used for private access only at this time.  Ms. Kresen asked if the Rittenhouses can grant access or use of the private entrance to anyone or if that is prohibited.  Mr. Shea said he may be able to do that until there are five units or more being serviced, than it will have to become a public road.  
Mr. Igo asked how this ties into the Official Map.  Ms. Liggett said she does not think the proposed road would affect anything on the Official Map.  The road on the Official Map is located further to the east while the proposal is just a relocation of a driveway.  Ms. Kresen pointed out that the subdivision/land development process has been triggered and therefore the one year clock would start.  Mr. Shea said the Township Solicitor should be consulted on the matter.  
Rob Ceres, resident, asked about the access to Route 45.  He was concerned that if the entrance were used for heavier traffic in the future it would create a hazardous situation.  He asked that consideration for access to Route 45 be taken into account.  Mr. Kirkpatrick said the site distance has been reviewed and approved by PennDOT.  Mr. Igo said if there is future development that would create a lot of traffic.  A traffic impact study should be conducted.  

Mr. Igo moved to recommend approval by the Board of Supervisors of the Rittenhouse Real estate Ventures Preliminary Subdivision/Land Development Plan – Private Road Access, upon satifactory completion of all outstanding review comments and contingent upon receiving the Solicitors comments on how this plan improves the road shown on the Official Map.  Mr. Buckalew seconded the motion.  It was approved unanimously.  

B. RIPARIAN STREAM BUFFER SUBCOMMITTEE:
Ms. Farkas said at the joint meeting with the Board of Supervisors on August 26th, little consensus was reached on the model stream buffer ordinance.  It was suggested by the Board that a subcommittee be created to try to reach consensus on an ordinance that best protects the Township’s streams.  
She said Rob Shannon, Katie Ombalski and Dennis Hameister have all agreed to serve on the subcommittee.  The Planning Commission should consider adding one or two of its members to the committee.  Once the committee’s membership is set, a date will be selected for the first meeting.  

The Planning Commission reached consensus that Paul Weener would be the best fit to serve on the subcommittee.  Mr. Igo pointed out that Mr. Weener’s objective views will give an important perspective to the other members who generally agree with each other about what should be included in the ordinance.  
Mr. Weener said he would like to take at least five examples of potentially affected land and draw up scenarios of what the impact will truly look like on those areas.  Chairman Wainright said he should bring that up at the first meeting.  He also suggested asking Mr. Keener, who was not present at this meeting, if he would be interested in serving on the subcommittee as well.  Ms. Farkas said she will also follow up with Garry McShea, who was asked at the Board of Supervisors joint meeting with the Planning Commission if he would like to serve on the subcommittee.  He has property that could potentially be affected if an ordinance is passed.  

Mr. Buckalew moved to appoint Paul Weener to serve on the Riparian Buffer Stream Ordinance subcommittee.  Ms. Kresen seconded the motion.  It was approved unanimously.  

OLD BUSINESS:

A. WORKFORCE HOUSING POLICIES AND PROCEDURES MANUAL:

Ms. Farkas said at the joint meeting with the Board of Supervisors on August 26th, the workforce housing policies and procedures manual was discussed at some length.  It was the consensus of the group that the manual be simplified as much as possible.  It was also the consensus of the group to remove the fee in lieu option from the manual.  She said a third version of the manual has been simplified and revised to include language from College Township’s recently adopted workforce housing ordinance.  College Township’s ordinance received positive comments from the development community.  
Ms. Farkas said the manual has been sent to the local Realtors Association, Heritage 1, and Linda Marshall with Centre County’s affordable housing program for review.  It was also sent to the developer of the Rockey Farm for comment.  

Ms. Farkas said the Planning Commission should decide if the manual is in an acceptable form and what changes are needed.  If the Planning Commission is generally satisfied with the manual, it will be sent to the Township Solicitor for review.  Ms. Farkas then described the changes in the current draft manual.  
Ms. Farkas noted that the fee in lieu option was deleted, and overall the manual was simplified.  Mr. Igo asked why the fee in lieu option was deleted.   Ms. Farkas said at the joint meeting with the Board of Supervisors it was the consensus of at least four Supervisors that fee in lieu should not be an option.  They did not think the Township should be involved in the administration of the funds from a fee in lieu option.  
Ms. Farkas said the way the manual is currently written allows the developer to choose a program that works for them, such as the Centre County Housing and Land Trust program, as long as the program is a designee approved by the Township.  

Mr. Buckalew brought up the issue of affordability.  Ms. Farkas said there would have to be an agreement on the definition and guidelines of affordability between the developer and the Township through a designee.  The Township would not directly determine how long the workforce housing unit needs to remain affordable, it would be determined by an approved workforce housing program.  

Ms. Kresen suggested that the definition of what is considered “affordable” should be left in the manual.  Ms. Liggett said HUD sets a limit on what is considered affordable and that is the definition originally used in the manual.  

Chairman Wainright pointed out that issues such as affordability and certification of buyers would be determined and managed by a non profit organization as designated by the Township, and therefore all the details surrounding those issues would not need to be included in the manual.  This way the Township would not be in the housing business.  Ms. Kresen asked if there were any programs in place that could handle managing a program for Harris Township if the Township would be comfortable designating them.  Ms. Farkas said the Centre County Housing and Land Trust declared their ability to handle the Townships program.   
The Planning Commission reached a consensus that the HUD definition of affordability should be referenced as a guideline in the manual.  

Allen Fiscus, Kaywood resident, said it seems the Planning Commission has gone an extra mile for simplification and he thinks it does not seem to have enough detail in it anymore.  He also pointed out that it should be clear what “income” is.  Ms. Liggett pointed out that a designated program, such as the Centre County Housing and Land Trust, will have guidelines as to what can be considered income.  She said that whichever program the Township chooses to use will most likely need to review the manual and provide feedback as well.  
Ms. Kresen said if the Township goes with the Centre County Housing and Land Trust as a designee, then she would desire to have them come in and describe their program and guidelines to the Planning Commission.  
Mr. Weener said the manual should be simple and should make clear the mission statement or original intent of acquiring workforce housing.  

Chairman Wainright suggested inviting the Centre County Housing and Land Trust to discuss this issue with the Township and to go over the program they have established in order to see if the Township will want to work with them in the future.  Ms. Farkas said she will also send them a copy of the manual for their review and will request copies of deed restrictions to serve as an example for the Planning Commission.  The Planning Commission agreed to have the Land Trust present at the October meeting and to hold off further discussion until that point.  
Barb Fiscus, Kaywood resident, asked that if a representative from the Centre County Housing and Land Trust comes to a meeting to discuss the workforce housing issue, that they limit their discussion just to workforce housing.  She said it can be very confusing to learn of all the other details surrounding the issue and requested that they keep it simple.  Ms. Farkas said that would not be a problem.  Ms. Fiscus asked what zoning districts the manual applies to.  Ms. Farkas said just the agricultural zoning district that is within the Sewer Service Area on tracts larger than 30 acres.  Ms. Fiscus felt that this was spot zoning.  Ms. Farkas pointed out that this is not a mandatory regulation and therefore it is not spot zoning.  She pointed out that there is potential for it to apply to many more properties if the Sewer Service Area is expanded.  
B. REVIEW OF JOINT MEETING WITH THE BOARD OF SUPERVISORS:
Ms. Farkas said at the joint meeting with the Board of Supervisors, the 2009 Work Plan was reviewed.  The Board of Supervisors asked the Planning Commission to remove parking in the village from their work plan.  One member of the Board also expressed concern that design for community has not been discussed in several months.  

Ms. Liggett prepared an update for the Planning Commission on where they stand with the design for community work item.  She said the Planning Commission last discussed this issue in March.  At that time she had distributed a memo stating that design for community elements should be incorporated into Article IV of the Harris Township Subdivision Ordinance.  The reason being that some design elements need to be reviewed on a case by case situation and this process would enable the Board of Supervisors to waive certain requirements if they deem it necessary.  The Board would not be able to approve any waivers if it were to be incorporated into specific zoning districts.  
Ms. Liggett then reviewed a few of the elements to be included such as community green, neighborhood gathering point, public parks, walking and bike paths, complete streets, interconnectivity between neighborhoods, staggered setbacks, public transit options, and historic features.  
The Planning Commission was in consensus that Ms. Liggett was on the right track.  They asked her to continue in that direction and they would discuss the topic at their next meeting.  
C. AGENDA FOR OCTOBER:
Ms. Farkas said the Planning Commission should discuss Design for Community at its next meeting.  They also need to continue discussion on the workforce housing policies and procedures manual.  Mr. Shea said he is unsure at this time if there will be plans for the Planning Commission to review.  
REPORTS:

CRPC:

Mr. Buckalew said the CRPC discussed State College Borough’s plan for the West End.  He said they will also meet with the Transportation and Land Use Committee in November.  He noted that there is a new Office Manager for the COG Centre Regional Planning Agency.  

ADJOURNMENT:

There being no further items to discuss, Mr. Benner moved to adjourn the meeting.  Ms. Kresen seconded the motion.  Chairman Wainright declared the meeting adjourned at 8:45 PM.  

Respectfully submitted,

Amy Farkas

Township Manager
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