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ATTENDED BY:   
COUNCIL:   Mary C. Shoemaker, Chair 
    David P. Fryer, Vice-Chair 
    Forrest J. Remick 
    Daniel D. Klees 
    David W. Koll 
 
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 
    Louis T. Glantz, Esq., Township Solicitor 
    Heather Boring, Court Stenographer 
 
ABSENT:   Robert T. Long, Jr., Finance Director 
 
 
CALL TO ORDER 
 
Louis T. Glantz, Township Solicitor and public hearing chair, called to order the duly 
advertised Public Hearing on The Retreat At State College Planned Residential Development 
(PRD) at 7:00 p.m. The chair described to those in attendance the procedures that would be 
followed in the conduct of the hearing, including that the hearing was to be recorded by a 
court stenographer and a full transcript generated. 
 
Attorney Ronald M. Lucas, Stevens & Lee, Harrisburg, Pennsylvania, advised Council that 
the applicant was desirous of adding JWR Holdings LLC as an equitable owner and co-
applicant on this plan submission, and this addition was accepted by Solicitor Glantz on 
behalf of College Township. Atty. Lucas called in turn Messrs. Jon Williams, Mark Torretti, 
and Doug Hill, all being individually sworn in and subsequently accepted by Solicitor Glantz 
as Expert Witnesses in their fields. 
 
Mr. Williams, Williams and Associates, 2496 Vintage Place, Athens, Georgia, was called for 
questioning relative to the land development plan of The Retreat At State College PRD. In 
response to Atty. Lucas’ questioning, Mr. Jon Williams offered a PowerPoint presentation on 
The Retreat At State College PRD, which highlighted data contained in documentation 
previously provided to Council, entitled The Retreat At State College Planned Residential 
Development, submitted September 06, 2011, last revised November 14, 2011. This PRD 
submission reflected the development of a 24.01-acre parcel, 20.46 acres of which are in 
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College Township and the remaining 3.55 acres situate in the Borough of State College. The 
plan proposes a 138-unit housing development on Waupelani Drive to be developed in one 
single phase under College Township PRD zoning regulations. Mr. Williams added that the 
total number of units was 41 fewer, or a reduction of twenty-three percent (23%), than the 
maximum permitted as currently zoned. Common open space in both municipalities would 
account for 47.5%, or 11.35 acres, of land. The project would feature a variety of housing 
units consisting primarily of detached residential cottages, but would also include duplex 
cottages and attached four-unit cottage types. Waupelani Drive improvements would include 
a left-turn lane, bus pull-off lane, and new bus shelter. Based on prior citizen comments 
relative to buffering from an adjacent neighborhood, changes to the plan were incorporated 
that include a twenty-foot undisturbed natural buffer area, an eight-foot-high Simtek fence, a 
change in grade, additional vegetation, and a vertical drop along the east and south perimeters. 
Mr. Williams highlighted the project’s consistency with the Township’s 2000 Comprehensive 
Plan and the 2010 Centre Region Growth Management Report, advised that the clubhouse is 
now designed to meet LEED certification standards for new construction of green buildings, 
and offered anticipated tax revenues that could be generated from this proposed development. 
In closing, Mr. Williams stated that, in his opinion, The Retreat At State College PRD meets 
all of the specific PRD requirements. 
 
Council questioned the low anticipated tax revenues in Mr. Williams’ report and stated that 
Council thought those revenues would be much higher. 
 
Mr. Williams advised that principals of The Retreat At State College PRD met with Township 
staff relative to the traffic impact study; and, although impacts according to the study were 
insignificant, The Retreat developers agreed to contribute $100,000 to College Township 
prior to the commencement of site work to mitigate Borough of State College street impacts. 
 
In response to questioning by Atty. Lucas relative to a petition in opposition to this plan 
circulated in August 2011, Mr. Williams testified that the developers responded to issues that 
were noted in that petition. Those issues included daily vehicle trips, pedestrian traffic on site, 
noise and lighting, and student residents not being local taxpayers.  
 
Mr. Mark Torretti, Penn Terra Engineering, 309 Enterprise Drive, State College, 
Pennsylvania, was called for questioning by Atty. Lucas relative to the engineering and land 
development of this site. 
 
Mr. Torretti testified that Exhibit A-3, Penn Terra Engineering cover letter, dated November 
14, 2011, subject: The Retreat at State College Tentative PRD Plan, presented the latest 
changes to the subject plan. Mr. Torretti added that the developer had contacted various 
utilities and anticipated receiving an Intent To Serve letter from the Borough of State College 
engineer for water and sewer services. Mr. Torretti testified that this plan meets all of the 
requirements of the Planned Residential District zoning regulations established by College 
Township.  
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Atty. Lucas called Mr. Doug Hill, Sr. Traffic Engineer, David E. Wooster & Associates, 2555 
Carnegie Drive, State College, Pennsylvania, for questioning relative to traffic impact 
evaluations and studies.  
 
In response to Atty. Lucas’ questioning, Mr. Hill testified that he was the preparer of the 
Traffic Impact Study for the Proposed State College Retreat and reported that this August 
2011 study, revised October 2011, was submitted as Exhibit A-8. This version was prepared 
in response to prior comments on the original, August submission. Mr. Hill reported that trip 
generations were not affected, as the traffic study was based on the number of bedrooms, as 
opposed to the number of dwelling units. As a result of this study, Mr. Hill testified that it was 
his opinion that there would not be a significant impact on the surrounding area and that the 
voluntary contribution of $100,000 was more than sufficient to make needed improvements at 
intersections at S. Atherton Street and Westerly Parkway and at S. Atherton Street and Allen 
Street. At questioning, Mr. Hill confirmed that Exhibit A-17 was a Wooster and Associates 
traffic study, dated December 5, 2011, that reflected projected vehicle trips from The Retreat 
under various development configurations. Mr. Hill testified that cut-through traffic on 
Oneida Street could make the turn on Allen Street with less delay and that the Borough of 
State College accepted Wooster’s study conclusions. 
 
Atty. Lucas called Mr. James Wesley Rogers, 75 Riverhill Drive, Athens, Georgia, who was 
duly sworn in. Mr. Rogers testified that he is President and CEO of Landmark Properties and 
that JWR Holdings LLC is a subsidiary of Landmark Properties. Mr. Rogers replied to 
counsel questioning relative to equitable ownership of the land and police activities data prior 
to confirming that he would agree to be bound by the studies and letters submitted and that 
there were no corrections to be made. 
 
Dr. Remick, Council member, commented on the outdoor fireplaces, trash compactors on site, 
Simtek fencing, on-site property management coverage, and on the impacts of using ‘existing 
grade’ in calculations vs. the more restrictive ‘proposed grade’. Atty. Lucas stated that the 
developer would agree to a condition on the plan relative to using ‘proposed grade’ in 
calculations.  
 
Mr. Williams agreed to a condition being placed on the PRD plan that the developer make a 
contribution to College Township, which would then be given to the Borough of State College 
for improvements at the two aforementioned S. Atherton Street intersections.  
    
Council Chair Shoemaker expressed discomfort with on-site law enforcement personnel 
possibly being off-duty police officers. Mr. Brumbaugh, Township Manager, assured Council 
that an active-duty police officer would not be permitted to hold this on-site enforcement 
position, but a retired police officer could. 
 
Council member Klees stated that he 1) preferred that the intended full overlay of Waupelani 
Drive at the widening at this site be a condition of the plan; and 2) believed that trash 
collection requirements for this site need to be applied to the entire site, recommending that 
the Borough of State College and College Township meet to work out those details. Mr. Klees 
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inquired as to whether or not the developer would be willing to provide a five – to six-foot 
walkway in the area of South Hills and Lytle Avenues within the twenty-foot buffer area, 
should the adjacent neighbors want it. Mr. Williams responded in the affirmative, provided 
there were no major issues with grade. 
 
Council member Fryer stressed the importance of having well-trained security staff on site 
around the clock. 
 
Dr. Remick asked if the developer would consider placing a crosswalk on Waupelani Drive 
that would aid persons wishing to walk from The Retreat to the nearby shopping center, and 
Mr. Williams responded that they would be willing to put up stripping and signage, if the 
Borough of State College permitted. 
 
In response to inquiry of Mr. Brumbaugh relative to the intentions of the developer to 
maintain some enforcement presence when students were away, such as over holidays or 
during football games, Mr. Rogers testified that funds were budgeted for this purpose. An 
officer would be on site as an additional keeper of the peace. 
 
  
Solicitor Glantz called for a ten-minute recess at 9:24 p.m., and reconvened at 9:34 p.m. to 
begin public comment period. 
 
 
 
PUBLIC COMMENT: 
 
All individuals listed on the public hearing sign-in sheet were sworn in en masse by Court 
Stenographer H. Boring. 
 
Mr. Steve Nearhoof, testifying on behalf of his mother, a resident at 151 W. South Hills 
Avenue, State College, spoke in opposition to the proposed plan, offering a PowerPoint 
presentation, and submitting a hand-out in support of his objections to lowered property 
values, and increased density, as well as not meeting all the zoning requirements. Mr. 
Nearhoof added that, if any plan is approved, it should be the second one the developer 
presented instead of the current rendition. Mr. Nearhoof suggested that an appraiser be 
engaged to study the values of nearby residents’ properties. 
 
Council noted that impacts of the existing R-3 in the Borough of State College were left off 
one of the Mr. Nearhoof’s bar charts. Mr. Nearhoof also confirmed that he did not do an 
analysis on Lion’s Gate or the Executive House, etc. when compiling his data, as none of that 
information was available on the Internet. 
 
Ruling on public hearing procedures establishing five-minute public comment limits, Solicitor 
Glantz cut short Mr. Nearhoof’s presentation, although Mr. Nearhoof was permitted to 
proceed beyond the time limit to wrap up his comments. 
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Mr. William Bowen, 205 Waupelani Drive, State College, objected to the current plan as the 
driveway onto Waupelani Drive is now closer to the Waupelani Drive residents and a fence 
was removed between them. 
 
Mr. Keith Freeman, 155 W. Lytle Avenue, State College, opposed the plan based on being 
exposed to the greatest impacts of the behaviors of the student residents and nearby property 
values suffering and argued against Council’s time limitations placed on public comments. 
 
Ms. Sherri Metcalfe, 150 W. Lytle Avenue, State College, addressed Council from the floor 
prior to her departure from the meeting, opposing the plan and voicing an objection to the 
developers’ presentation time compared to the five-minute limit on public comments. 
 
Mr. Charles Ulsh, 2432 W. Whitehall Road, State College, opposed the project and suggested 
that Council reduce the students able to live in neighborhoods by adopting an ordinance 
similar to that adopted by the Borough of State College. Mr. Ulsh expressed concern about the 
increased pedestrian, bicycle, and automobile traffic on W. Whitehall Road due to travelers 
possibly becoming victims of accidents on that dangerous road. He additionally was opposed 
to potential increases in noise that could come from student parties. 
 
Ms. Terry Daugherty, 132 W. South Hills Avenue, State College, opposed the plan based on 
property values declining. 
 
Ms. Caroline Wermuth, 119 W. Whitehall Road, State College, stated that she was glad it was 
not a high rise being proposed. 
 
Ms. Kim Freeman, 155 W. Lytle Avenue, State College, opposed the project based on its 
changing a way of life and requested that the elected officials represent the residents of Centre 
County by voting in opposition to this plan. Ms. Freeman criticized Council’s allowing the 
developer to present their plan for two hours but only allowing residents to speak for five 
minutes each. 
 
Council member Klees apologized for the handling of the public portion and explained that 
this process is a bit different from typical land development plans due to its also containing a 
rezoning request. 
 
Mr. Mike Shigley of Alexandria, Virginia, spoke in opposition to the plan on behalf of his 
mother, a resident of 122 Aikens Place, State College, based on philosophic parts not being 
addressed; numerous zoning requirements not having been met; no justification for increasing 
the number of unrelated tenants from three to five; flawed traffic information; sight lines 
relative to CATA bus heights; noise; student behavior; inadequate police report information; 
security issues affecting properties beyond the development boundaries; and the destruction of 
the adjacent, single-family neighborhood. Mr. Shigley requested that Council base their 
decision on existing zoning and take into account the impacts on area homeowners. 
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Mr. Jeff Flood, 249 W. Whitehall Road, State College, opposed the proposed plan due to 
projected increases in police calls for service; student residents walking out onto W. 
Whitehall Road; and distance to houses along W. Whitehall Road. Mr. Flood requested that 
Mr. Rogers provide log data of their police activities. Solicitor Glantz advised that police calls 
can be tracked, but specific developer information cannot be. Mr. Flood asked if an overlay 
could show where the fence would be. 
 
Mr. Pat Vernon, 858 Walnut Spring Lane, State College, opposed the rezoning of this parcel 
based on its impacts on property values; increased police services; maximum density; and 
value of taxes paid. Mr. Vernon recommended that the point system used by the Borough of 
State College should be utilized by College Township and subsequently asked how the 
developer would be contributing to the street tree program. Mr. Vernon added that this was a 
good plan but on the wrong lot. 
 
Ms. Heather Recker-Gilbert, 160 E. Whitehall Road, State College, stated that there was a 
problem with the sidewalk out to Whitehall Road, which was dangerous, and suggested that 
there could also be a problem with friends of student residents coming onto The Retreat site to 
visit. 
 
 
Hearing no other public comment, Council took action to close the public hearing. 
 
ADJOURNMENT: 
 

Dr. Remick moved to close The Retreat At State College 
PRD Public Hearing. 

    Mr. Koll seconded the motion. 
    Motion carried unanimously. 
 
Chair Shoemaker closed The Retreat At State College PRD Public Hearing at 10:41 p.m. 
     
Respectfully submitted, 
 
Adam T. Brumbaugh 
 
Adam T. Brumbaugh 
Township Manager/Secretary 


