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ATTENDED BY:   
 
COUNCIL:   David P. Fryer, Chair 
    David W. Koll , Vice-Chair 
    Forrest J. Remick, Ph.D.    
    L. Eric Bernier 
     
STAFF:   Adam T. Brumbaugh, Township Manager/Secretary 
    Kent N. Baker, Township Engineer 
    John J. Franek, Jr., Zoning Officer 
    Mark Holdren, CRPA Sr. Planner 
    Mary E. Wilson, Asst. Township Secretary 
 
ABSENT:   Mary C. Shoemaker, Council Member 
    Robert T. Long, Jr., Finance Director 
 
 
CALL TO ORDER 
 
Chair Fryer called to order the March 7, 2013, College Township Council Regular Meeting at 
7:01 PM, followed by the Pledge of Allegiance. 
 
 
OPEN DISCUSSION: 
 
Ms. Bonnie Spetzer, 200 Jefferson Ave., State College, inquired into the status of a future 
traffic signal at Trout and Shiloh Roads. 
 
Staff advised that, although contributions are being sought for an eventual traffic signal at that 
location, the intersection still does not meet PennDOT warrants for an approval, even with 
projected traffic counts resulting from the new Villas at Happy Valley development. Staff 
anticipates that when traffic counts meet the warrant, PennDOT will move forward. 
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PLAN: 
 
P-1 Thornton Subdivision; Tax Parcel 19-002-046-0000; 1767 Houserville Road 
 

a. Thornton Subdivision Plan Approval 
 

Mr. Mark Haefner, Keller Engineers, presented the Thornton Subdivision Plan, which splits 
an existing lot located on both sides of the road at the intersection of Houserville, Rock, and 
Trout Roads. During the review process, issues were resolved with regard to two non-
conforming structures slightly encroaching onto the adjacent right of way.  The developer 
requested a waiver for the installation of sidewalks due to the semi-rural nature of the 
property and its location outside of the regional growth boundary.  
 
In response to Council inquiry, staff advised that the waiver request received Planning 
Commission support. 
 
    Mr. Koll moved to approve the Preliminary/Final  

Subdivision Plan Property of Jerry U. and Robert F. 
Thornton, dated January 21, 2013, last revised February 11, 
2013, with the following conditions: 
1. Payment of all outstanding plan review fees; 
2. Obtain all required signatures on the plan; 
3. Obtain signatures on the Deed of Dedication for right-of-

way along Houserville, Rock and Trout Roads; and 
4. Council agrees to the waiver request for installation of 

sidewalks due to the semi-rural nature of the property 
and its location outside the regional growth boundary. 

Mr. Bernier seconded the motion. 
Motion carried unanimously. 
 

b. Sewage Facilities Planning Module; Approval of 
 
    Mr. Koll moved to approve the Sewage Facilities Planning  

Module for the Jerry K. and Robert F. Thornton 
Subdivision. 
Dr. Remick seconded the motion. 
Motion carried unanimously. 

 
 
MANAGER’S UPDATE: 
 
Mr. Brumbaugh, Township Manager, presented the March 7, 2013, Manager’s Update, 
highlighting the 2006 to 2012 brush collection statistics. 
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CONSENT AGENDA 
CA-1 Minutes:   a.  Feb. 21, 2013, Public Hearing on Resolution  
      R-13-05, Liquor License Transfer, Quaker Steak 
      and Lube Restaurant. 
     b. Feb. 21, 2013, Regular Council Meeting. 
CA-2 Correspondence:  /1:  Email from Steven Bair, dtd Feb. 4, 2013,  

regarding alerting systems in fire stations. 
/2: Letter from David Corneal, dtd Feb. 11, 2013, 

regarding Mountain View Ave. Apartments. 
/3: Letter from ClearWater Conservancy, dtd Feb. 

12, 2013, regarding Watershed Cleanup Day. 
/4: Letter from Nittany Oil Company, dtd Feb. 22, 

2013, regarding Downstream Municipalities 
Annual Notification. 

/5: Letter from Marlin Weaver, rec’d Feb. 26, 2013, 
opposing the keeping of chickens. 

/6: Email from Martin McGann, dtd Feb. 28, 2013, 
resigning from the Zoning Hearing Board. 

/7: Thank you email from Cynthia Hahn, C-NET, 
dtd March 1, 2013, for sponsoring League of 
Women Voters’ Forum. 

/8: Email from Matt Rooke, dtd March 4, 2013, 
opposing the Trinitas rezoning request of Hilltop 
Mobile Home Park. 

/9: Email from Eric Sauder, dtd March 4, 2013, 
opposing rezoning request for Hilltop Mobile 
Home Park. 

/10: Email from Hannah Ingram, dtd March 5, 2013, 
opposing rezoning request for Hilltop Mobile 
Home Park. 

     /11: Email from Eric Nord, dtd Mar. 6, 2013,  
opposing Hilltop rezoning request. 

     /12: Letter from Carla Stilson, dtd Mar. 3, 2013,  
opposing the rezoning request for the Hilltop 
Mobile Home Park. 

/13: Email from R. Hendricks, dtd Mar. 7, 2013, 
requesting inclusion of property in Hilltop 
rezoning request. 

/14: Email from Hollis Zelinsky, dtd Mar. 7, 2013, 
opposing Hilltop rezoning request. 

/15: Email from Regan Takac, dtd Mar. 7, 2013, 
supporting the Hilltop Mobile Home Park. 

CA-3 Report:   Finance Director’s Report. 
CA-4 Bid Award:   Aggregate Bid Award to Hanson Aggregates PA LLC  

for the total bid amount of $13,350.00. 
 



College Township Regular Council Meeting Minutes 
March 7, 2013 
Page 4 of 10 
 
CA-5 Grant Application:  Support for WREN Grant Application of State College  

Chapter of Trout Unlimited for booklet “My Healthy 
Stream – A Handbook for Streamside Owners”. 

 
Council pulled items CA-2/2 and CA-2/13 from the Consent Agenda for discussion. 

  
Mr. Koll moved to accept and approve the March 7, 2013, 
Consent Agenda, minus items CA-2/2 and CA-2/13. 

    Dr. Remick seconded the motion. 
    Motion carried unanimously. 
 
Item CA-2/2: Chair Fryer recognized Mr. Justin Bierly as representing Mr. David Corneal, the 
author of this correspondence requesting College Township’s takeover of Mountain View 
Avenue. Mr. Bierly stated that no one lives at the top of the hill now, and the road’s 
maintenance has become a challenge. Council directed staff to place this item on the March 
21st Council meeting agenda for a review and invited Mr. Bierly and interested parties to 
return to that meeting for a full discussion. 
 
Item CA-2/13: Dr. Remick brought forward this correspondence from Mr. Rodney Hendricks 
requesting the inclusion of sixteen dwelling units on Pennsylvania Avenue and Hill Drive 
owned by Mr. Hendricks into the current rezoning request to R-3. Dr. Remick inquired into 
the current zoning of the properties listed in this correspondence, and staff advised that the 
listed parcels are in the Mobile Home Park and R-2 Zoning Districts. Those properties were 
read into the record as: 
 
 1357 E. Pennsylvania Avenue;  1407 E. Pennsylvania Avenue; 
 1359 E. Pennsylvania Avenue;  1408 E. Pennsylvania Avenue; 
 1369 E. Pennsylvania Avenue;  1420 E. Pennsylvania Avenue; 
 1370 E. Pennsylvania Avenue;  1422 E. Pennsylvania Avenue; 
 1371 E. Pennsylvania Avenue;  201 Hill Drive; 
 1372 E. Pennsylvania Avenue;  203 Hill Drive; 
 1405 E. Pennsylvania Avenue;  205 Hill Drive; and 
 1406 E. Pennsylvania Avenue;  207 Hill Drive. 
 
These parcels were added to those nearby properties already before Council as part of a 
rezoning request from developers of the Hilltop Mobile Home Park property. 
 
    Dr. Remick moved to accept Consent Agenda Items CA-2/2  

and CA-2/13. 
    Mr. Koll seconded the motion. 
    Motion carried unanimously. 
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OLD BUSINESS: 
 
OB-1 Trinitas Ventures Rezoning Request – Hilltop Mobile Home Park, Squirrel Drive 

to R-3 Zoning District 
 
Mr. Mark Holdren, CRPA Sr. Planner, made an informative presentation on the overall 
rezoning process, highlighting eight primary steps that must be taken before Council could 
vote on a final rezoning approval. Mr. Holdren emphasized that this process can easily take 
six to nine months or longer to complete. 
Mr. Travis J. Vencel, Vice President Development, Trinitas Ventures of Lafayette, Indiana, 
introduced Trinitas as a company focused on by-design student housing developments in 
numerous university towns. Mr. Vencel stated that Trinitas saw the now-vacated 30-acre 
parcel on either side of Squirrel Drive, currently known as the Hilltop Mobile Home Park, as 
being ideal due to its proximity to campus; proximity to public transportation; proximity to 
public services; and property size being appropriate for density. To accommodate their 
proposed plans, Trinitas requested a zoning map change for that property currently zoned as 
Mobile Home Park Zoning District to R-3 Zoning District. This change to R-3 would allow 
for mobile home parks; duplexes; townhomes; patio homes; apartments and condominiums; 
Planned Residential Developments (PRDs); and a variety of other, low-intensity uses. Council 
was presented with a concept plan showing what this site could look like fully built out under 
PRD criteria. Mr. Vencel stressed that, although they build housing developments geared to 
the 18- to 26-year old college student, residents other than students wishing to reside in their 
development were welcome to do so and are seen living in all of their other developments. 
Following a rezoning approval, Trinitas envisions a project consisting of townhomes, 
duplexes, and triplexes at a density of 10 to 12 units per acre. There would be between 275 
and 300 total units constructed. On-site amenities would include a clubhouse, pool, and 
fitness center. Mr. Vencel reported that the developer’s plan would also reflect compliance 
with College Township’s workforce housing ordinance. 
 
In response to Council inquiries, Mr. Vencel advised that the proposed plan would not include 
a fence or a wall around the development; agreed to provide a copy of the lease that would be 
used; and reported that there would be staff on site 24 hours a day. Mr. Vencel confirmed that, 
at this time, the concept plan does not include any mobile home accommodations, but the 
concept plan presented is not a final plan. 
 
Council expressed some disappointment at the lack of rationale for this rezoning request in 
the Trinitas presentation and some surprise that student housing was not mentioned in 
Trinitas’ rezoning request letter. Council recognized that the property could also be 
considered for rezoning to Gateway Commercial, as that zoning district also allowed for 
multi-family/townhomes, as well as retail, offices, restaurants, and hotels. Council requested 
that Trinitas provide aerial photographs or examples of Trinitas facilities elsewhere. 
 
Mr. Bernier, Council member, stressed the need to emphasize quality of life, as they are 
asking to rezone a mobile home park that represents a district that is inadequately represented 
in the Centre Region. 
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Mr. Koll, Council member, expressed a desire to allow the current property owners to present 
their case for rezoning but suggested that the whole area be studied to see if it might be 
beneficial to extend the Gateway Commercial the hill up farther. Mr. Koll supported this 
request being moved forward for Planning Commission’s review and comment. 
 
At Council’s inquiry, Mr. Vencel advised that Trinitas was familiar with the Gateway 
Commercial Zoning criteria and advised that Trinitas might not oppose moving that zoning 
district up to Pennsylvania Avenue, recognizing there was some validity to such a discussion. 
 
For clarification, Mr. Brumbaugh, Township Manager, stressed that, should this be remanded 
to Planning Commission (PC), PC has the authority to return a recommendation to Council 
for an entirely different type of zoning than that being requested by the developer. PC should 
consider what is in the best interest of the community. 
 
Atty. Don Marritz, Regional Housing Legal Services, Gettysburg, stated that he felt the 
developer’s presentation was lacking sensitivity for the families who have been displaced by 
the closing of the mobile home park, adding that the property owners should not be rewarded 
for the manner in which they went about this process. Atty. Marritz advised that, with a 
modicum of investment, this could be resurrected to allow the property to remain a mobile 
home park and asked Council, on behalf of the Hilltop residents, to stop the rezoning process 
now. 
 
Chair Fryer stated that no Council member was insensitive to what happened to residents 
being told to move from the Hilltop Mobile Home Park but stressed that Council has no legal 
authority to do anything about a business proposition. Chair Fryer also reported that, even 
with Council voting for a rezoning request denial, the developer has the right to return to 
Council repeatedly to make the same request. Chair Fryer expressed concern about the time 
taken to identify, and lack in identifying, a solid funding source in order to offer to buy the 
developer out. 
 
Mr. Koll, Council member, objected to the idea of denying a property owner the opportunity 
to present his or her case, recognized that things have changed over the 65 years since this 
started as a mobile home park, and supported remanding this matter to Planning Commission 
for their hearing of the matter, for their review of the entire area and consideration of the 
benefits of extending the Gateway Commercial Zoning District up farther. 
 
Atty. David Tshudy, Pepper Hamilton LLP, Harrisburg, representing the Hilltop Mobile 
Home Park residents, stated that College Township is required to provide for all types of 
housing, including mobile home parks, and a change to R-3 would be cause for some type of 
substantive legal situation for the developer. 
 
Chair Fryer advised that Council can table or deny this plan or remand it to Planning 
Commission for review. He then opened the floor to the audience and inquired into the status 
of residents’ attempts to identify funding for the acquisition of this property. 
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Mr. Matt Rooke, 214 Woods Road, State College, spoke in opposition to the rezoning request 
and advised that residents have thus far been unsuccessful in identifying a solid funding 
source for the property acquisition. They are currently working with Pathstone, a not-for-
profit community development and human service organization, in this regard. Mr. Rooke 
reported that in order for a cooperative mobile home park to have viability, the current 
property owner would have to participate willingly in the transition. The current property 
owner is not willing to participate in this objective, even though workforce housing in the 
Centre Region is critically short of meeting the area’s needs. Mr. Rooke asked Council to stop 
this rezoning from going forward with action tonight to deny the rezoning request. In response 
to Council inquiry, Mr. Rooke stated that the residents have been unable to place an offer 
before the property owners, as they were told that the owners had a contract and were not 
allowed to entertain another offer. 
 
Mr. Andrew Bodziak, 279 Woods Road, State College, spoke in opposition to the rezoning 
request and stated that he was pleased to hear that this was not a ‘done deal’. Mr. Brodziak 
stated that the owner of Hilltop Mobile Home Park denied Mr. Brodziak’s request for 
assistance with relocating his mobile home because it was not Mr. Brodziak’s primary 
residence.  
 
Mr. Brian Burns, 1201 Oak Ridge Avenue, State College, asked when a resident from an 
adjacent housing development such as his could express his or her concerns about the 
development being proposed. Staff responded that, if zoning was approved, public comment 
would be anticipated during the land development phase. 
 
Ms. Colby Woodring, Housing Transitions, 1138 S. Garner Street, State College, spoke in 
opposition to the rezoning request and reported that Housing Transitions was currently 
working with 220 Centre County families in need of housing. Twenty of those families are 
still at Hilltop Mobile Home Park. Ms. Woodring supported the denial of the rezoning 
request, as workforce housing and permanent, family housing is needed in Centre County. 
 
Ms. Michelle Cory, prior resident of Hilltop Mobile Home Park, spoke in opposition to the 
rezoning request and held a copy of the property owners’ May 1, 2012, letter to residents 
advising that the property had been sold. Therefore, residents did not have an opportunity to 
discuss with the owner beforehand the residents’ desires to purchase the property for the 
purpose of creating a cooperative manufactured home development. Ms. Cory presented 
questions to the developer about the impacts of student housing on adjacent Thompson 
Woods Preserve, the developers’ consideration of other sites with less impacts on wildlife, 
and on the developer’s consideration of vacant sites elsewhere. Ms. Cory supported the delay 
of the developer’s presentation or its being pushed to another area. 
 
Ms. Diane Nixon, 1206 E. Pennsylvania Avenue, spoke in opposition to the rezoning request 
and added that the secretive nature of the sale left residents without a clear path to follow. 
 
Mr. David Fetzer, 200 Jefferson Avenue, State College, requested that Council consider 
tabling this rezoning request for 60 to 90 days to allow Mr. Fetzer to work with two private 
investors who may financially back a buy-out offer to Trinitas. 
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Mr. Brian Tucker, speaking on behalf of his brother, Anthony Tucker, 541 Mobile Avenue, 
State College, asked if this sale could be reversed. 
 
Ms. Carla Stilson, 1528 Puddintown Road, State College, spoke in opposition to the rezoning 
request and to Mr. Koll’s comment that things change, as she enjoys the community as it is. 
Additionally, she recognized the area’s need for more affordable housing, such as in 
Houserville, and asked the developer to provide examples of how they control negative 
student behaviors in their other developments, behaviors that affect their surrounding 
communities. 
 
Ms. Robert Bailey, Ferguson Township, spoke in opposition to the rezoning request due to no 
affirmative case being made by the developer to make the change to R-3; workforce housing 
already existing on the site; owners stonewalling; other buyers needing to be considered; the 
owner’s property rights not having been denied; and wages stagnating in the last 30 years, 
making an even greater need for affordable housing. 
 
Ms. Sue Smith, 121 Dale Street, Lemont, stated that this property was progressively zoned 60 
years ago, as it was to everyone’s benefit to have a mix of residential uses in the area. 
 
Atty. Daniel Palchick, MidPenn Legal Services, representing Hilltop Mobile Home Park 
residents, spoke in opposition to the rezoning request and responded to Mr. Koll’s comment 
relative to granting a property owner the opportunity to present their case. Atty. Palchick 
stated that the developer had that opportunity at this meeting and failed to make their case for 
changing this property’s zoning to R-3. 
 
Mr. Koll reiterated his position that this request should be remanded to PC, as Council has a 
history of listening to, and a willingness to work with, people, but advised that such a remand 
does not guarantee that it will garner support or that it will return to Council with a 
recommendation for a zoning change to R-3. The developer should be prepared to present 
their case to Planning Commission for this rezoning. 
 
In responding to prior inquiries, Mr. Vencel, Trinitas, reported that Trinitas looked at other 
places, are aware of concerns regarding the adjacent Thompson Woods Preserve, and stressed 
that Trinitas works to become members of the community in which their developments are 
located. Trinitas has rules and expectations of their tenants, eighty percent (80%) of which 
have parents as cosigners. They are requesting a change to R-3, which also allows for mobile 
home parks. Regarding the status of the sale, Mr. Vencel stated that there is a contract on the 
property. 
 
    Mr.  Koll  moved   to  remand  to  Planning  Commission the  

Trinitas Ventures Rezoning Request of Hilltop Mobile 
Home Park, MHP Zoning District to R-3. 
Dr. Remick seconded the motion. 
 

Mr. Bernier advised that he could not support the motion as he could not overcome the human 
factor and was worried about the message being sent if there is a chance to keep it as a mobile 
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home park. Mr. Bernier would support tabling this plan, which could send a message that 
would encourage the parties to work together. 
 
Chair Fryer expressed concern with yet another student housing development in the area. 
 
Dr. Remick expressed concern about an investor coming to this meeting who did not talk to 
the person representing the residents about his possible offer of financial support. With a 
remand to PC, the investors are not precluded from moving forward. 
 
    Chair Fryer called the question. 
    Motion carried 3 – 1 (Bernier voting nay). 
 
Chair Fryer called for a five-minute recess at 9:25 PM to allow for the room to clear and 
reconvened the meeting at 9:31 PM. 
 
 
NEW BUSINESS: 
 
NB-1 Spring Creek Park Footbridge 
 
Mr. Baker, Township Engineer, displayed a sketch of a steel and wood footbridge being 
proposed by Penn State’s Chapter of Design-Build Institute of America to replace the old, 
uncovered footbridge at Spring Creek Park that has been gone for some years. A detailed 
presentation will be made at the March 21, 2013, Council meeting, at which time, the students 
will request Council’s approval of the project. With Council’s approval, construction of the 
footbridge is anticipated to be completed by the end of April 2013. 
 
 
STAFF AND ABC INFORMATIVES: 
 
No comments were forthcoming. 
 
 
COUNCIL/STAFF OTHER MATTERS: 
 

1. Mr. Brumbaugh noted that staff was in receipt of a resignation letter from Mr. Martin 
McGann regarding his position on the Township’s Zoning Hearing Board, which 
became effective February 28, 2013. 

2. Mr. Bernier thanked staff for the zoning presentation and requested that this 
presentation be made to Planning Commission as well. 

3. Dr. Remick noted that there has been significant earth-moving activity at The Village 
at Canterbury. 

4. Chair Fryer advised that old lumber needed to be removed from the vicinity of the new 
foot bridge in Mountainside Park. 
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5. Chair Fryer reported that perhaps some riprap or other remediation may be needed at 
the Dale Street Reservoir to manage the water runoff coming from the vacuum cleaner 
attachment spout. 

 
 
COMMITTEE REPORTS: 
 
Transportation and Land Use (T/LU) Committee: Mr. Koll reported that the T/LU 
Committee received a presentation on the State College Streetscape Project.  
 
 
 
ADJOURNMENT: 
 
Hearing no further matters for discussion, Chair Fryer adjourned the March 7, 2013, College 
Township Council Regular Meeting at 9:44 PM. 
 
Respectfully submitted, 
 
Adam T. Brumbaugh 
 
Adam T. Brumbaugh 
Township Manager/Secretary 
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