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FERGUSON TOWNSHIP PLANNING COMMISSION 

ORGANIZATIONAL MEETING AGENDA 
 

Monday January 12, 2015    7:00PM 
 
 
 

I. CALL TO ORDER 
 

II. ELECTION OF OFFICERS 
The Vice Chairman (in the Chairman’s absence) will need to designate the Director of Planning 
& Zoning to act as temporary chairperson in order to conduct the nominations and election of 
the Chairman of the Commission for the year 2015.  Depending upon the elected Chairperson, 
this may need to occur for the Vice-Chair as well. The Vice-Chair responsibilities generally 
involve taking over the duties of the Chair when he is not available. The Secretary is 
responsible for signing the official copy of the approved minutes and providing a signature on 
plans duly approved by the Township.  
 Chair: 
 Vice-Chair:  
 Secretary: 
 

III. ESTABLISH MEETING DATES FOR 2015 
Attached is a list of tentative 2015 meeting dates.  One meeting has been tentatively 
scheduled in November due to the holiday and hunting season.  The December meeting date 
is tentatively scheduled for the first Tuesday of the month because the Board of Supervisors 
has scheduled meetings for the first and second Mondays.  At the previous PC meeting, a 6:00 
p.m. meeting was discussed.  The Commission will need to determine the 2015 meeting time.   
 

IV. SELECTION OF THE CENTRE REGION PLANNING COMMISSION  (CRPC) REPRESENTATIVE AND ALTERNATE 
The Board of Supervisors is awaiting a recommendation from the Planning Commission on the 
selection of a representative to the Centre Region Planning Commission. In the past, the 
Commission has selected both a primary and alternate to represent the Township. The CRPC 
meets on the first Thursday of the month to review items of regional significance. 
Commission members should plan to provide nominations for this position which will be 
formally appointed by the Board at their meeting on January 26, 2015. 

 
V. CONDITIONAL USE APPLICATION FOR 120 NORTH BUCKHOUT ST. 

Included in the agenda packet is an application for conditional use of 120 North Buckhout St. 
(the O.W. Houts Property).  The Metropolitan of State College, LP, is leasing the site and 
would like a temporary conditional use to use it as a staging area for construction.   
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VI. TURNBERRY PHASING PLAN UPDATE 

The ELA Group has submitted a new Phasing Plan on behalf of the Circleville Road partners for 
Turnberry.  The plan is the same plan from last year, except all phases not yet completed have 
been pushed back one year. 
 

VII. TRAFFIC CALMING POLICY 
Included in the agenda packet is a draft traffic calming policy proposed by staff and 
originating from the Public Works Department.  This policy has been developed in order to 
respond to resident concerns on traffic issues in a systematic way. 

  
VIII. APPROVAL OF MINUTES DECEMBER 2, 2014 

 
IX. ADJOURNMENT 
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PLANNING COMMISSION  
PROPOSED 2015 MEETING DATES 


 


 
All 2015 proposed meetings are held in the Main Meeting Room at the Ferguson Township Building 
located at 3147 Research Drive, State College, PA 16801, with the exception of March 23rd, which is at the 
COG. 


 


January  
  


12             
26 


Monday 
Monday  


February  9 
23 


Monday 
Monday  


March  9 
23 


Monday 
Monday (at the COG General Forum Room) 


April  13 
27 


Monday 
Monday 


May  11 
26 


Monday 
Tuesday (Township office closed on Monday for Memorial Day) 


June  8 
22 


Monday 
Monday 


July  13 
27 


Monday 
Monday 


August   10 
24 


Monday 
Monday 


September  14 
28 


Monday 
Monday 


October  12 
26 


Monday 
Monday 


November  9 
 


Monday 


December  1 
 


Tuesday 
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TO:  Ferguson Township Planning Commission 
 
FROM:  Maria Tranguch, Planning & Zoning Director 
 
DATE:  January 7, 2014 
 
SUBJECT: Conditional Use Application for 120 North Buckhout Street 
 
 
Included in the agenda packet is an application for a temporary conditional use of 120 North 
Buckhout St. (the former O.W. Houts Property).  The Metropolitan of State College, LP, is leasing the 
site and would like a temporary conditional use to use it as a staging area for construction of the 
Metropolitan.   
 
This property is located in the Terraced Streetscape District (TSD).  Conditional uses in the TSD are 
governed by section 703.2.E the Conditional uses section.  This section cites:  
 


E. Conditional Uses. All of the following conditional uses shall be permitted only upon a lot, or 
combined lots, that total 1 acre or larger upon approval by the Board of Supervisors: 
(1) Any use not specifically permitted within the TS District that is deemed to be an 
acceptable use due to its consistency with the stated intent of the district, and the application 
of appropriate design criteria as determined by the Board of Supervisors through the 
conditional use approval process.  


 
The lot in question, lot 24-002A,009, equals one acre and a copy of the intent of the district has been 
included in your agenda packet.   
 
 
Staff Recommendation:  Staff recognizes both the potential benefit to the development of the area by 
using this site, as well as the concerns of the current community members; therefore staff 
recommends a conditional approval that satisfies concerns of both parties.   
 
 

























§27-703 Zoning §27-703


27-224.84.1 Supp. X; added 9/6/2011


§27-703. Terraced Streetscape (TS) District.
1. Specific Intent. It is the intent of this district to encourage innovation and to


promote flexibility, economy, and ingenuity in development within the TS District for
the purpose of allowing for an increase in the permissible density, or intensity of a
particular use, based upon the standards, criteria and incentives set forth herein and
in Chapter 22. The application of design standards and any permissible increases in
density or mix of uses shall be dependent on the extent to which a project is consistent
with and achieves the following design objectives and goals:


A. Establishes a pedestrian-oriented district that accommodates and
encourages pedestrian and other multi-modal travel alternatives by including
sidewalks, greenways, and/or bike path linkages and does not promote vehicular
travel.


B. Promotes development that creates shared parking facilities through the
use of either surface parking lots or structured parking and decreases curb cuts by
encouraging a “park once” approach to servicing retail and residential development.


C. Promotes viable public transit by developing at an appropriate density
with attention to transit routes and by providing transit stops or hubs within the
proposed district.


D. Provides opportunities to integrate age and income groups through the
provision of a wide range of housing alternatives that are suitably mixed
throughout the zoning district.


E. Promotes development that, through the use of distinctive architectural
elements and siting criteria, creates community character.


F. Utilizes increased building height and mixed uses to achieve a more
compact development footprint and efficient pattern of development while utilizing
existing infrastructure.


G. Promotes development that creates and retains a human-scaled context.
H. Encourages energy efficiency, sustainable development, and green


construction.
I. Allows for small scale retail and entertainment uses that contribute to and


enhance evening and weekend activity in the corridor.
2. Use Regulations. A building may be erected, altered, or used and a lot may be


used, or occupied, for any of the following purposes and no other:
A. Permitted principal uses, subject to the lot sizes as set forth in subsection


.2.B, .2.C, and .2.D, below, as well as the maximum square footage criteria as
specified in subsection .3.C.


(1) Conversion of an existing single-family detached dwelling unit to
include accommodation of a non-residential use such as art studio, gallery,
handicraft or photography studio, or professional office(s).


(2) Conversion of an existing dwelling from apartment units back to a
single-family dwelling.


(3) Reconstruction of a single-family dwelling unit that exists at the time
of adoption of this Section and is subsequently destroyed or partially destroyed
by any means to an extent of 75% or more of the market valuation of all





		Home: 

		Back: 

		Next: 
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TO:  Ferguson Township Planning Commission 
 
FROM:  Maria Tranguch, Planning & Zoning Director 
 
DATE:  January 8, 2014 
 
SUBJECT: Turnberry 2015 Phasing Plan Update 
 
 
 
The ELA Group has submitted a new Phasing Plan for Turnberry in 2015.  The phasing plan proposes 
to move the previous year’s phasing dates back by one year.  It is required by Chapter 27-702 
4.C.(4)9h) that the developer submit: 


“…phases in which the project will be built including dates when the specific implementation 
plan for each phase of development will be submitted and an indication of the number and 
type of units to be developed in each phase.  This phasing plan must be updated on a yearly 
basis in accordance with §508(4)(v) of the MPC.   


 
 
This plan proposes that there will be two submissions in 2015, one submission for 39 dwelling units 
(phase 2B) and one for 53 dwelling units (phase 3A).   
 
 
 
 
Staff Recommendation:  Staff recommends approval of the 2015 Phasing Plan Update to the 
Turnberry Development last revised December 5, 2014. 
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FERGUSON TOWNSHIP, CENTRE COUNTY, PA 


TRAFFIC CALMING POLICY 


 
The following policy has been approved by the Ferguson Township Board of 


Supervisors on ______________ by resolution ____________and hereinafter shall be 


used for all requests for traffic calming in Ferguson Township, Centre County, 


Pennsylvania.  This policy may be modified as necessary by action of the Board of 


Supervisors. The policy applies to public streets of Ferguson Township and does not 


apply to private streets. 


Background: The principles of traffic calming have been used in communities since the 


1970s, being more popular in Europe and Canada in the early years and gaining 


popularity in the United States in later years. Traffic calming measures are typically 


limited for use on local streets. Traffic calming techniques may be applied to new streets 


as part of a separate complete street design or policy. This policy does not apply to 


safety improvement projects or streetscape projects. 


Since traffic calming measures have a cost associated with their study, installation, and 


future maintenance; and since the potential to create controversy exists; their 


installation should occur after the use of education, enforcement, and engineering 


fail to obtain the desired outcome. These 3 processes, however, only address speeding 


concerns, not high traffic volumes. 


Educational programs include campaigns to remind speeding drivers of the negative 


effects of their actions. Programs may use email, newsletters, grass roots efforts, door 


hangers, and speed display boards. Usually programs target a specific neighborhood or 


homeowner association to provide information on speeding fines, bike and pedestrian 


safety tips, and information on collected speed data. 


Enforcement includes a greater police presence. In some instances a greater police 


presence may not be practical or may not achieve the desired outcome of reducing 


speeds on a given street due to state mandated excessiveness thresholds for speeding, 
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the necessary sight and clocking distances for currently approved speed timing devices, 


and the availability of officers. 


Engineering efforts may include the use of signs and pavement markings to alter driver 


behavior, and traffic studies to determine if transportation operational deficiencies are 


contributing to the identified traffic concerns. Engineering efforts include traffic studies in 


advance of traffic calming. 


These 3 processes 


 


Definitions: 


Traffic Calming - As defined by Pennsylvania’s Traffic Calming Handbook (Pub 383) 


prepared by the Pennsylvania Department of Transportation; traffic calming is the use of 


a combination of mainly physical measures that reduce the negative effects of motor 


vehicle use, alter driver behavior, and improve conditions for non-motorized street 


users. Some examples of traffic calming include bulb-outs, chicanes, speed humps or 


tables, diverters, and street closures. Traffic calming measures are used to address 


speeding and high traffic volumes on neighborhood streets. By addressing high speeds 


and cut-through volumes, traffic calming can increase both the real and perceived 


safety of pedestrians and bicyclists, and improve the quality of life within the 


neighborhood.  


Residential Access Street – A street that provides access to abutting properties and is 


designed to carry no more traffic than is generated on the street itself (as further defined 


in Chapter 27 Zoning). 


Residential Subcollector Street – A street that provides access to abutting properties 


and which also may conduct traffic from residential access streets that abut it (as further 


defined in Chapter 27 Zoning). 
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Collector Street – A street that provides more emphasis on land access than arterial 


streets, and provides continuity between communities (as further defined in Chapter 27 


Zoning). 


Arterial Street – A street that provides linkages to cities and towns , carries a significant 


composition of travel, carries a high volume of traffic (as further defined in Chapter 27 


Zoning). 


 


Request and Screening Process: 


Request from Resident: 


Any property owner or resident or tenant or municipal official of Ferguson Township 


may submit a formal request for a traffic calming study to the Board of Supervisors.  The 


request shall be submitted in writing identifying the applicant’s name, address, and 


contact information, the street of concern, and the type of traffic problem perceived on 


the street of concern.  The request must also contain signatures of at least 10 residents 


who support the request. The Board, at its sole discretion, may forward the request to 


the Public Works Director for action, or deny the request. 


Compare Street to Classification Criteria: 


The Public Works Director will compare the street classification of the roadway identified 


in the formal request to the classification eligibility criteria.  If the street classification 


does not meet the classification eligibility criteria, the Public Works Director shall reject 


the request and send a letter to the applicant noting the reason for the rejection.  The 


Board of Supervisors shall be notified of the results at their next regular meeting. 


Subject to meeting certain criteria as defined further in this policy; 


residential access streets are eligible for speed and volume control, 


residential subcollector streets are eligible for speed and volume control, 
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collector streets are eligible for speed control but not volume control, 


arterial streets with a posted speed limit of 35mph or less are eligible for speed control 


but not volume control, 


arterial streets with a posted speed limit greater than 35mph are not eligible for volume 


control and are not eligible for speed control. 


If the street does meet the classification eligibility criteria, the Public Works Director, in 


consultation with the Township Engineer, shall identify a study area for the traffic 


calming request 


Define Study Area: 


The study area will be drawn to encompass all residential and commercial properties 


whose driveways directly access the subject street segment as well as all residential 


and commercial properties whose driveways and streets cross and utilize the subject 


roadway as a primary route to enter/exit their property.  The study area may also 


include neighboring streets that could be impacted by potential traffic calming devices.   


Collect Data within Study Area: 


The Public Works Director shall request the Township Engineer or consultant traffic 


engineer to collect supporting traffic data, as deemed appropriate, within the study area.  


Data collection will include, but is not limited to, average daily traffic volumes and 85th 


percentile speeds along the street of concern. The exact locations and times of the data 


collection effort will be determined by the Township Engineer or consultant traffic 


engineer. 


Volume and Speed Criteria: 


To be eligible for consideration for traffic calming, the following criteria must be met: 


For volume control, the traffic volume on the street of concern must be greater than 


1,000 vehicles per day. 
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For speed control, the 85th percentile speed on the street of concern must be greater 


than 10 mph over the posted speed limit. 


The Public Works Director shall compare the traffic data collected in the study area to 


the pre-established thresholds for the traffic calming program.  If the traffic volume and 


speed data collected along the street of concern meet the pre-established criteria, the 


Public Works Director shall prepare an initial traffic calming plan. Otherwise, the Public 


Works Director shall discontinue the study and send a letter to the applicant noting the 


reason for the rejection.  The Board of Supervisors shall be notified of the results at their 


next regular meeting. 


Traffic Calming Plan Development 


Prepare Initial Plan: 


If the pre-determined criteria for traffic calming are met, the Public Works Director, 


support staff and/or traffic engineering consultant will then evaluate different traffic 


calming measures to address the problems within the study area based on the 


particular criterion that was met.  An initial plan shall be prepared to identify suggested 


traffic calming measures and their approximate placement.  Alternate plans may be 


developed.  The initial plan development shall consider limitations in the placement and 


effectiveness of devices.  There are design criteria that need to be considered prior to 


locating and designing traffic calming measures.  Some factors that may affect calming 


measures are: 


 Snow removal 


 Emergency response delays and access issues 


 Additional noise 


 Increase in accidents 


 Reduction of on-street parking 


 Effectiveness 


 Geometric Design 
 


Current standard practices as suggested by the Institute of Transportation Engineers 


(ITE), Federal Highway Administration (FHWA), and the Pennsylvania Department of 
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Transportation (PaDOT) shall be considered while preparing the plan.  Prior to 


completing the initial plan, input shall be solicited from the emergency service providers, 


Centre Area Transportation Authority (CATA), and the State College Area School 


District (SCASD) Transportation Department. 


Conduct Public Meeting: 


A public meeting will be held to review and critique the suggested calming measures 


and potential alternative traffic calming plans developed for the subject street.  This 


meeting shall include a presentation of the data collected and process completed to 


date.  The Public Works Director, and the traffic engineering consultant if applicable, will 


preside at this meeting.  The format of the meeting will depend upon the size of the 


study area and what is deemed the most beneficial format to solicit input from the 


property owners.  A meeting notice will be mailed to all property owners within the study 


area.  No voting occurs at the meeting. 


Based upon the input and comments received at the public meeting, the suggested 


calming devices, location, and alternates shall be refined into a recommended plan.   


Petition Neighborhood on Recommended Plan: 


The recommended plan will be presented by petition to all property owners within the 


study area to gain support.  One petition will be mailed to each parcel.  The petition will 


include a reduced copy of the recommended plan with a narrative description and 


include a post card with return postage pre-paid.  30 days will be provided for property 


owners to respond to the petition. 


The Public Works Director shall have the results summarized. 


A minimum of 50% of the property owners must respond in order for the petition to be 


valid.  If less that 50% respond, the Public Works Director shall reject the request and 


send a letter to the applicant noting the reason for the rejection. The Board of 


Supervisors shall be notified of the results at their next regular meeting. 
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If 70% or greater of the petitions returned indicate that they concur with the 


recommended plan, the Public Works Director shall present the recommend plan to the 


Board of Supervisors, and continue with plan developement.   


If less than 70% of the petitions returned indicate that they concur with the 


recommended plan, the Public Works Director shall reject the request and send a letter 


to the applicant noting the reason for the rejection The Board of Supervisors shall be 


notified of the results at their next regular meeting. 


Approval Process  


Public Meeting: 


The Board of Supervisors shall hold a public meeting to present the recommended plan.  


A notice of the public meeting shall be mailed to all property owners within the study 


area and be advertised following with requirements of other public meetings.  Based on 


feedback from the public meeting, the Board of Supervisors will either approve or deny 


installation of the traffic calming devices.  The Board of Supervisors may also modify the 


recommended plan based upon public input prior to approval.   


Develop Construction Plans: 


If the Board of Supervisors approves the installation, the Public Works Director shall 


oversee the completion of engineering plans and the preparation of a cost estimate for 


the work. 


Upon completion of the design, and if funding is available for the recommended plan, 


the Board of Supervisors will direct the Public Works Director to  install and evaluate the 


traffic calming devices, otherwise, the recommended plan may become a future project 


when funds are available. 
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Installation and Evaluation 


Consider Temporary Devices: 


Consideration shall be given to installing temporary devices to determine the 


effectiveness of the recommended plan. Factors to consider in evaluating the use of 


temporary devices include the type of device, location in the neighborhood, aesthetics, 


cost, and noise. 


Monitor Devices: 


After the devices have been in place for a reasonable period ( approximately 6 months), 


supporting data will be collected to document the effects on speed and/or volume.  The 


devices should also be monitored for maintenance and safety issues.  If not proven 


effective or maintenance issues arise, the recommended traffic-calming plan may be 


modified and presented to the Board of Supervisors for consideration, or the devices 


may be removed and the project abandoned by the Board of Supervisors.   


If unforeseen safety issues arise, the recommended traffic-calming devices may be 


immediately altered or removed by the Public Works Director. 
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TO:  Ferguson Township Planning Commission 
 
FROM:  Maria Tranguch, Planning & Zoning Director 
 
DATE:  January 7 2014 
 
SUBJECT: Draft Traffic Calming Policy 
 
 
The attached policy was drafted after the Public Works Director attended numerous traffic calming 


workshops, including a class recently sponsored by SEDA COG on September 17, 2014 and taught by 


an engineer with LTAP attended by the Police Chief, Planning and Zoning Director, Township 


Engineer, and Public Works Director. 


The initial plan was drafted years ago by Trans Associates, the Township’s traffic engineering 


consultant. 


The following traffic calming plans were reviewed when preparing our policy: 
State College Borough 
Township of Harvard, PA 
Borough of Dormont, PA 
Middletown Township Bucks County, PA 
City of Sparks, NV 
Chapel Hill and 5 other cities in North Carolina 
 
The draft policy was reviewed by the following individuals: 
Mark Kunkle, Township Manager 
David Pribulka, Assistant Township Manager 
Ron Seybert, PE, Township Engineer 
Maria Tranguch, Director of Planning and Zoning 
Diane Conrad, Chief of Police 
Mark Hood, PE, Pennoni Engineering, consultant for LTAP 
 
 
Staff Recommendation: The Planning Commission recommend approval of the Traffic Calming Policy. 
 








 
FERGUSON TOWNSHIP PLANNING COMMISSION 


Regular Meeting 
Monday, December 2, 2014 


7:00 pm 
 


I. ATTENDANCE 
The Planning Commission held its first regular meeting of the month on Monday, December 2, 2014 at the Ferguson 
Township Municipal Building. In attendance were: 


 


Commission: Rob Crassweller, Chairman Staff: Maria Tranguch, Director of Planning & Zoning 
 Ralph Wheland   
 Kurt Homan 
 Scott Harkcom 
    
Others in attendance included: Heather Bird, Recording Secretary; Mark Torretti, PennTerra Engineering; John Sepp, 
PennTerra Engineering; John Williams, Williams and Associates; Dan Sieminski, Penn State University; Richard 
Keyser, Toll Brothers; Diane Crebs 
 


II. CALL TO ORDER 
Mr. Crassweller called the Monday, December 2, 2014 Ferguson Township Planning Commission meeting to order at 
7:00 pm. 
 


III. DIX HONDA LAND DEVELOPMENT PLAN 
Ms. Tranguch stated the plan proposed a 2,800 square foot service facility and two new car display areas along Cato 
Avenue added to the existing auto dealership site.  The land is currently zoned General Commercial and is in the 
Corridor Overlay District.  The total change in impervious surface would be 17,359 square feet.   
 
Mr. Harkcom questioned the location of the display areas. Ms. Tranguch confirmed that the new display areas will be 
in the area across the access road within the parcel.  Mr. Torretti, PennTerra, stated the display area will be 20 feet 
deep. 
 
Mr. Homan confirmed the change in impervious coverage.  Mr. Torretti confirmed the change will be from the new 
service area.  He also stated that the original Land Development Plan submitted years ago included this additional 
building.   
 
Mr. Crassweller asked if the UPS and FedEx boxes have to be indicated on the plan.   
 
Mr. Homan made a motion to RECOMMEND conditional approval of the Dix Honda Land Development Plan to the 
Board of Supervisors pending satisfaction of the remaining comments noted in the Director of Planning and Zoning 
Memorandum dated November 26, 2014.  Mr. Harkcom seconded the motion.  The motion passed unanimously.   


 
IV. THE COTTAGES AT STATE COLLEGE BY TOLL BROTHERS 


Mr. Crassweller began the discussion by asking if changes have been made to the plans that the Commission has 
copies of.  Mr. John Sepp, Penn Terra Engineering, stated changes have been made but have not been officially 
resubmitted to the Township.   
 
Mr. John Williams, Williams and Associates, stated the plan will be resubmitted in the next week.   
 
Ms. Tranguch explained that at this meeting the Commission is not expected to make any final recommendations.  
This presentation is for an update on where the process is.  She stated that the plan has gone through the first round 
of reviews and a meeting occurred laying out what should be expected in the Terms and Conditions.  She reviewed 
the highlights of her memorandum which discussed the following items.   
 
The number of unrelated individuals per households.  The zoning ordinance definition of a family permits no more 
than three unrelated individuals to occupy a duplex, two unit dwelling or townhome.  This plan is requesting an 
average of 4.08 unrelated individuals per household.   
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Riparian buffer ordinance regulations.  The drainage way on the site is located in the riparian buffer overlay.  The plan 
proposes to do some grading within the overlay.  They will be hiring Dan Jones for consultation on the best plantings 
for within the buffer.  Mr. Homan clarified the location of the riparian buffer and questioned if the interference with 
buffer was due to the road.  Mr. Williams commented that the grading involved with the building of the homes will 
encroach into the 50 foot buffer area.  In order for them to encroach into the 50 foot buffer they plan to bring Dan 
Jones in to help provide the best benefit for the riparian buffer.  Mr. Sepp added that Mr. Jones summarized the 
drainage way as more of a recharged drainage way than a riparian drainage way, where water is often located.  
Water flow may occur during extreme conditions but it is not expected to see constant water making this more of the 
recharged drainage way and will be reflected as so in Mr. Jones planting scheme.  Ms. Tranguch added that based 
on the reviews the largest concern is a concentrated flow of water and the risk of sinkholes and contaminates to the 
well.  The idea of vegetation will slow the flow of water and spread out the concentration of water.  Mr. Williams stated 
that the water issues should be resolved by the piping that will be installed in the area.  Mr. Harkcom stated that he 
does see a need for concern with the entire earth disturbance that will occur with the development of the parcel.  Mr. 
Sepp stated that the plan will meet all of the stormwater requirements and Ms. Tranguch pointed out that the 
stormwater requirements are non-negotiable items and will not be included in terms and conditions.   
 
Parking.  Mr. Williams stated the plan will be removing approximately 60 parking spaces and adding a bio retention 
pond.   
 
Open space.  Ms. Tranguch stated that 50% will be contiguous and 50% for recreational purposes.  Within the 
common open space, which refers to a section of the SALDO, the plan should comply with slope, size and location 
established by the Township.  After further review this would not apply because the park will not be dedicated to the 
Township.   
 
Ownership and Approvals.  Typically a subdivision and final PRD approval are not granted to individuals that are not 
the fee simple owners of property. Toll Brothers agreement with Penn State currently would not transfer the land until 
after the subdivision and final PRD approval is granted.  
 
Traffic.  Ms. Tranguch stated on November 25th Township Staff met with PennDOT, Centre Region Parks and 
Recreation, and the applicant to discuss and clarify review comments from the Traffic Impact Study. The study will be 
revised to address these review comments. Although the complete impacts are unknown until the study is revised 
there is discussion of mitigation at a number of intersections including Bristol Avenue and Blue Course Drive, 
Westerly Parkway and Blue Course Drive, and College Avenue and Blue Course Drive. Mr. Sepp stated that a new 
traffic impact study will be submitted this week.   
 
Parking.  Ms. Tranguch stated that the original parking study submitted recommended .8 stalls per bed even though 
the parking study showed that less than that.  Questions came up as to why the plan including parking at 1.02 stalls 
per bed.   The future plan should include parking at .95 stalls per bed.  Mr. Homan asked what the reason would be 
for more parking.  Mr. Williams stated that in previous projects they built at 1.05 stalls per bed.  They want to have 
enough for all the residents and for their visitors; they have agreed to lower their normal standards for this project.  
Mr. Homan asked if the problem involves pollution.  Ms. Tranguch stated it is about the total impervious coverage.   
 
Mr. Wheland questioned the unrelated people.  Will every individual person sign an individual lease for each 
apartment?  Mr. Sepp stated that if this project were an apartment building this relief would not be needed.  The 
ordinance does not include student type housing as a townhouse type community.  Mr. Crassweller asked if allowing 
this will set precedence for future Township projects.  Ms. Tranguch stated it might set a precedent for PRD.   
 
Mr. Homan question why this plan is classified a PRD.  Mr. Williams stated that because they do need some relief 
from the zoning ordinance such as the three unrelated people.  The PRD process also allows for the Township to 
know exactly what will be in the project in all aspects.  Mr. Sepp stated that if this site was developed under R4 
zoning the only way to develop the land that would make sense would be to build apartment complexes.  This is a 
much better fit for the community.  Mr. Crassweller questioned the commercial space in the PRD.  Mr. Sepp stated 
the commercial aspect is optional.  Mr. Crassweller asked how many do we see come back for modifications to the 
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original Terms and Conditions.  Ms. Tranguch stated that it does happen with most but with this plan it may not 
happen because the project is planned to be completed with one phase. 
 
Mr. Harkcom questioned the mitigation of traffic on Blue Course Drive.  Mr. Sepp stated that when the traffic study is 
resubmitted the plans will show that a lot of the intersections will be minimally affected.  The intersection of Blue 
Course and Bristol Avenue may be impacted the most.  Mr. Wheland stated that the bulk of the student traffic will be 
with the CATA bus service.   
 
Mr. Crassweller commented that the Township traffic study recommended a light at Bristol Avenue and Blue Course 
Drive.   
 


V. CRPC NEXT MEETING ON DECEMBER 4, 2014 AND DISCUSSION ON 2015 REPRESENTATIVE 
Ms. Tranguch stated the representative will be decided at the organizational meeting in January.  Mr. Homan stated 
he will be attending the December meeting at his last meeting.  A representative will be needed to attend 
the January 8th meeting.   
 


VI. APPROVAL OF MINUTES OCTOBER 13, 2014 
Mr. Harkcom made a motion to APPROVE the Planning Commission Regular Meeting Minutes from November 10, 
2014.  Mr. Homan seconded the motion.  The motion passed unanimously.   
 


VII. ADJOURNMENT 
Mr. Homan made a motion to adjourn the meeting. Mr. Harkcom seconded the motion. The motion passed 
unanimously. 


 
With no further business, the December 2, 2014 regular Planning Commission meeting was adjourned at 8:13 p.m. 


 
RESPECTFULLY SUBMITTED,     
 


 
_________________________________ 


      Scott Harkcom, Secretary 
      For the Planning Commission 


 





