                  HARRIS TOWNSHIP

                                              Planning Commission

                                              REGULAR MEETING

                               Minutes of July 18, 2005
                                             7:00 PM

MEMBERS PRESENT:

Chairman Mary Ann Kresen, Vice-Chairman Bob Igo, Ed Benner, Ronald Buckalew, Charles J. Keener, Bob Potter,  and Paul Weener. 
OTHERS PRESENT:

Todd Shea, Zoning/Ordinance Enforcement Officer and Interim Manager; Phyllis Favorite, Staff Assistant; Bob Crum and Tom Zilla, CRPA; J.B. Reilly and Brown Vincent, Traditions of America; Jim Wagner, TriTech Wagner Engineering; Township residents Randy Aikens, Jean and Gert Aron, Eric Barron, James Boyer, Carol Cottrell, Jonathan and Judy Dranov, Terry and Janice Engelder, Sharon and Mark Faulkner, Cathy Flood, Jim and Kathy Harpster, John and Joan Harpster, Cindy Kellerman, Paul Leskowicz, Mary Lisko, Roy Love, Steve Moyer, Don and Ginny Mulhatten, Mary Lou and Peter Pepe, Jacki Rutter, Jim Steff, and Janine Surovec .
​CALL TO ORDER


Vice-Chairman Igo called the meeting to order at 7:00 p.m.

APPROVAL OF MINUTES

It was moved by Mr. Buckalew, and seconded by Ms. Kresen, to approve the minutes of June 20, 2005. The motion was approved unanimously.
PUBLIC COMMENT


Vice-Chairman Igo asked for public comment. None was received. 
PLANNING COMMISSION BUSINESS

A. Sewer Service/Regional Growth Boundary Expansion

 Mr. Igo introduced Bob Crum, CRPA Director. Mr. Crum was in attendance to update the PC with the results of recommendations regarding the 20 property requests for inclusion in the Regional Growth Boundary (RGB) and Sewer Service Area (SSA). Mr. Crum distributed recommendations made by all of the regional Planning Commissions at their June meetings, as well as profile data sheets and a map updated to reflect four additional requests made for inclusion since the June meetings. He noted that the objective for the July 18 meeting was to review the results, after which the Planning Commission members could revise their previous decisions, and then also decide on the four additional requests.

The four new requests for inclusion in the RGB/SSA Expansion were:

21. Corning – College Township

22. Kissinger – Harris Township

23. Kuhns – Harris Township

24. Campbell – Harris Township


Mr. Crum added that COG had decided that each host municipality of the properties in question would decide which properties in their municipality would go forward for further consideration, and which would not. He stated that it was unlikely that other municipalities would be able to overrule the host municipality’s decision. 

Mr. Keener asked if there is an appeal process, should a property owner wish. Mr. Crum answered that an owner could go to DEP with a private request, but that COG would encourage the owner to work with the Sewage Enforcement Officer (SEO) first.


Vice-Chairman Igo asked the Commission members if there were any changes they wanted to their original decisions. None were received. 


Vice-Chairman Igo recessed the meeting at 7:30 p.m. so PC members could vote on the four additional requests, using the same ranking system as was used in June.

Vice-Chairman Igo reconvened the meeting at 7:34 p.m. Mr. Crum noted that the consensus of the Planning Commission was to deny inclusion of all four additional parcels. He said the next step is to present the information to the various Boards of Supervisors and COG, and that there would be a draft plan at the end of the current year. The process is in its very earliest stages, and there will not be a decision until spring 2006.

B. Density Change in Planned Residential Developments (PRD) Regulations

Vice-Chairman Igo introduced J.B. Reilly of Traditions of America. Mr. Reilly noted that Traditions of America had made a presentation of a preliminary sketch plan to the Board of Supervisors at their June 13 meeting. An item for which Traditions is seeking a change is the housing density currently permitted under PRD, versus R-1 zoning, allowing three dwelling units per acre, as opposed to 5.8 per acre in R-1 zoning.

Mr. Reilly reported that Traditions had met with the Parks and Recreation Advisory Committee (PRAC) twice, as well working with other local residents. He confirmed that PennDOT will not allow but one access on Route 45 to and from the development, and expressed the developers’ willingness to make Memorial Drive an emergency-only route, with the paving prepared for bicycling and walking use, if that is the Board’s preference. Construction vehicles will use Harpster Lane to avoid traveling in the existing neighborhood. He added that as a PRD the advantage is that the Township would be getting about 24 acres of Open Space, as opposed to 12-13 acres in a traditional R-1 development. Also, there would be a mix of private, semi-private, and public use of recreation areas.

Mr. Reilly stated that the intent of the Township’s PRD Ordinance was to use the PRD to encourage innovative design; however, he maintained that, in its current form, it penalizes the developer in the number of units it can place. He said that the advantage of a PRD is that there can be housing clustering and mixed usage. As an advantage for the Township, as an active living community for residents 55 and older, traffic would be lessened in peak hours, versus a traditional neighborhood, which also qualifies for building on the site. He called the Commission members’ attention to a traffic study Traditions had submitted which supports that position.


Mr. Shea noted that density was the salient question, and called attention to a paper from D.J. Liggett, Township Planner, about the density issue. Bob Crum, speaking to Ms. Liggett’s paper and the issue, cautioned that a change to the current PRD would not only affect Traditions of America’s site, but future PRDs the Township might consider. He noted that there are seven potential areas available for future PRDs and all should be considered for their impact if the density is changed before agreeing to forward a recommendation for an increase to the Board. He stated that density is not the only issue, but also the impact on the quality of life. Several PRDs have been started in the Centre Region, but none have been completed to date, and it was his opinion that something within the PRD as a whole is not working. He cautioned that changing only density may not be in the Township’s best interest.  Mr. Shea added that when the PRD Ordinance was first considered, the Board of Supervisors at that time was concerned about density, sent the issue for consideration, and that PC recommended less density because of traffic concerns. The Board adopted the current ordinance based on that recommendation.

Mark Faulkner remarked that Traditions of America had been responsive to the residents’ concerns, and the current proposed sketch plan addresses those concerns, particularly of traffic and stormwater. He supported raising the density for Traditions’ project to 3.5 units per acre, and then reviewing the ordinance for revisions. Mr. Shea responded that the issue is not of the correctness of the current ordinance as much as it is the proposed sketch plan. He cautioned those in attendance that there cannot be only one access and egress in a plan, as opposed to what Traditions shows currently. Roy Love asked if there could be two entrances onto Route 45. Mr. Shea responded that it was not possible, as local street access is required because of the corridor overlay, and would require a variance from the Zoning Hearing Board. While he does not know which streets would provide the access, he presumed that Belle Avenue cul-de-sac would be the obvious choice. The ordinance specifically states to use a local street instead of an arterial.
Mr. Reilly stated that with 3.5 units per acre permitted it would be acceptable to the developer as a compromise. He showed a revised sketch plan with additional units that he said could be built under R-1 zoning, and highlighted new recreation space. Mr. Crum advised that Commission members and residents understand that what is shown is not necessarily permitted.
Ginny Mulhatten stated her continued concern about stormwater runoff from any future development further affecting their property. Jim Steff expressed support for not using Memorial Drive, as additional traffic would impact both Memorial and Boalsburg Pike. Cindy Kellerman stated there is a Commonwealth law that requires notification for stormwater projects. Mr. Shea replied that there is language similar to that, but that is not the correct application of the law.
Mr. Weener suggested that the PC recommend an increase of units per acre to 3.5, and then examine the PRD and R-1 zoning to evaluate if there is sufficient incentive for a PRD to offset a perceived density disincentive.  By general consensus the Commission agreed. Ms. Kresen expressed concern that PRDs are not building the retail aspects, such as convenience stores, as part of their developments, and questioned whether it was possible to make such an incentive. Mr. Shea stated this would be something to examine when reconsidering the PRD ordinance. Mr. Igo stated the issue should be examined as a whole, and avoid a “band aid” approach such as was done at the meeting.
Mr. Weener moved to recommend to the Board of Supervisors that the PRD Ordinance be changed from 3 units per acre to 3.5 units per acre. Mr. Potter seconded the motion. The motion was approved, 6 to 1, with Ms. Kresen voting against.


C. Village District Parking 

Mr. Shea reported that over the past several years the Village District Study Committee has been trying to address the issue of parking in the Village. One of the problems identified is that the current regulations limit on-site parking spaces on properties in the Village to 720 square feet, about four spaces.

Mr. Potter stated he would be willing to work with the new Township Manager to develop a possible solution.  He noted complexity of the issue, as well as the tendency of residents to turn garages into workshops and such. Mr. Shea stated that the residence must provide for off-street parking, but the ordinance does not force the resident to use it. Ms. Kresen stated she would assume current residents would have to be grandfathered into any new regulation. Mr. Shea answered that while a regulation could not be retroactive, the Township can work to make parking on their property more enticing. 

Vice-Chairman Igo asked Mr. Potter if he would be willing to work with the new Township Manager on the issue. Mr. Potter affirmed he would, but that he was unwilling to work on the Village Study Committee as a condition of that.

REPORTS
Zoning Permits:



Permits for June were circulated for review

CRPC Report:



Mr. Weener reported for Mr. Buckalew. A 






presentation was made about a commercial 





           incentive zone that will be west of downtown 






State College and have mixed uses. Higher 






structures can be built than currently permitted. 





While there is disappointment that residences 






will not be on the ground level, the 







understanding is that it is for safety reasons.
Adjournment

Mr. Keener moved to adjourn the meeting. Ms. Kresen seconded the motion. Vice-Chairman Igo adjourned the meeting at 9:03 p.m.
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