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I) Introduction and Overview

I) Introduction and Overview

Introduction

State College is conducting a comprehensive rewrite of its Zoning and
Subdivision Ordinances. The project will transform the current regulations into
more user-friendly and efficient documents, and establish regulations that
incorporate the community’s values for development form and quality in ways
that are consistent with the Borough’s plans and policies. This process, called
Zone State College, is also necessary for several other reasons:

9 The current regulations have not been comprehensively updated in 58
years.

M Over that time, the Ordinances were amended over 210 times to
address specific issues — becoming complex and unclear. In some
instances these cumulative changes have created obstacles to desired
forms of development.

9 The Borough has changed, affecting the community’s vision and goals
for growth and development. The economy is growing, especially as
Penn State University’s University Park campus continues to grow. At
47,261 students in 2016, Penn State’s University Park campus student
enrollment is up by nearly 5,000 students from 2006. The population
has steadily increased, with the prospects of growth and development
pressures increasing dramatically in the near future with the opening
of Interstate 99.

9 Plans outline new visions, goals, and policies for the Borough and
Centre Region. The West End Revitalization Plan (March 2007),
Downtown Master Plan (August 2013), Centre Region Comprehensive
Plan (November 2013), and State College Neighborhood Plan (July
2014) have all been completed over the last decade.

The current Zoning and Subdivision Ordinances do not have the proper tools
in place to implement the goals and policy direction for future development,
as identified by these plans. In addition, they do not include tools to
implement other important goals identified by the community. This rewrite
will do that, as well as introduce 21* century zoning and land development
best practice tools to address community goals.

To assist with the process of rewriting the Zoning and Subdivision Ordinances,
the Borough has retained a nationally recognized team of planning consultants, led by Clarion
Associates, to work with the State College Planning Department staff on the project.
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I) Introduction and Overview

Rewriting the current regulations is a significant undertaking. The work is organized into five tasks, as
shown below, and is expected to take several years to complete.

Task 1: Task 2: Task 3: Task 4: Task 5:
Project Zoning Draft Testing Public Hearing
Initiation Ordinance Zoning Draft of Zoning
Assessment Ordinance Ordinance
<Review *Test Zoning
*Zoning Ordinance
documents Ordinance *Staff/Public
*Website Assessment Review Draft of *Four case +Public Hearing Draft
Zoning studies of Zoning Ordinance
*Reconnaissance *Annotated Ordinance
. Outline *Summary
*Interviews presentation
'Adviso_ry *Meetings with
Committee (AC)

AC, PC/BC on

meeting . )
*Kick-off each installment *Meetings on *Public hearing/work
meetings *Work session +Public forum testing session with PC/BC
with PC/BC after last
installment

* Public forum

The Borough encourages all members of the public to participate in the project and provide input. To
assist in the effort, a project website, www.zonestatecollege.org, has been established. It includes
information about the project, ways to get involved, and will provide notice about upcoming events,
news, and contact information. When work products are completed they will be placed on the
website.

l. ZONE STATE COLLEGE
AW pennsylvama Home  FAG's

Contact Work Products  About

Borough of State Golfege e

Ordinance and an outline for;the fiew Zoniag,
during the meetings. =

about the project

The Borough of State College is conducting a major update 1o its Zoning
Ordinance. The curent ordinance is now out-of-date, and needs to be LEARN MORE
comprehensively updated in order to better implement the Borough's

different planning documents. The update will also ensure the Borough's
Zoning Ordinance s intemally consistent, modernized, aligned with
contemporary zoning best practices, and more user-friendly
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I) Introduction and Overview

Overview of the Assessment

This Zoning Ordinance Assessment is intended to be a starting point for discussions that need to take
place about changes to State College’s Zoning and Subdivision Ordinances. The Assessment
synthesizes the most important goals (key themes) included in the plans and identified by the
community that need to be accomplished in the project, includes an evaluation of how the current
regulatory system performs, and then suggests changes and zoning tools that need to be included in
the rewritten Ordinances if the goals are addressed. The Assessment should not be read as a criticism
of the current regulations, which have served the Borough well, but now need to be rewritten. Rather,
it should be read as a report that, after evaluation of current policies and regulations, offers tools to
help the Borough realize its vision and goals for the 21 century.

Introduction and Overview

Diagnosis

Theme I: Create User-friendly Ordinances

Theme 2: Restructure and Modernize the Zone Districts to Implement the Local Plans
Theme 3: Modernize the Development Standards

Theme 4: Encourage and Support Green Building Practices

Theme 5: Modernize the Regulations to Encourage and Support Redevelopment
Annotated Outline of the Rewritten Zoning Ordinance

Annotated Outline of the Rewritten Subdivision and Land Development Ordinance

Appendices

The Assessment is organized into five parts and Appendices. See above. Part | is this introduction and
overview. Part Il is a Diagnosis, which discusses the key goals and themes for the rewrite effort, along
with recommendations for how the key themes can be achieved in the rewrite. Parts Ill and IV,
respectively, include Annotated Outlines for how the rewritten Zoning Ordinance and Subdivision and
Land Development Ordinance would be restructured if the key themes identified in the Diagnosis are
implemented as recommended. Appendices are included in Part V.
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I) Introduction and Overview

The rewrite of the Ordinances will help facilitate high quality development and support the
community’s vision for livable neighborhoods and a vibrant downtown and commercial corridors. This
Assessment and the Annotated Outline will serve as the roadmap for the drafting of the rewritten
regulations. With input from Borough staff, residents, students, business and property owners, the
Advisory Committee, the Planning Commission, and direction from the Borough Council, the
Assessment helps craft the framework for a rewritten Zoning Ordinance and Subdivision and Land
Development Ordinance that will:

9 Support compact, mixed use, walkable development in the downtown core and West End;
9 Protect the quality and character of established neighborhoods;

=

Support the redevelopment of the current commercial corridors to places with a greater mix
of uses, more walkability, and higher density;

Provide for new student housing in appropriate locations;

Support the Borough's existing character;

Increase connectivity and walkability generally;

=A =4 =4 =

Support sustainable and green building practices; and
9 Protect natural resources and environmentally valuable lands.

Residents, students, business and property owners, elected and appointed officials, and all other
stakeholders in the community are invited to read this Assessment and note the areas you agree
with—as well as the areas that should be changed—to help promote a vigorous and open exchange
of ideas. We also ask that you read the Assessment with an open mind about different ways of
collaborating in order to achieve the community’s desired goals for future growth and development.
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II) Diagnosis

II) Diagnosis

Theme 1: Create User-Friendly Ordinances

One concern expressed by multiple stakeholder groups about the Borough’s current Zoning and
Subdivision Ordinances is that they are unclear and not user-friendly. Generally these concerns are
valid. Specifically, the regulations:

9 Are notintuitive and logically organized;

=

Fail to integrate graphics, illustrations, photographs, tables, or flowcharts to explain complex
zoning terms;

Contain formatting that is difficult to navigate;

Include different review standards in different places;

Do not define a number of uses and some terms;

Include imprecise and sometimes inconsistent review standards; and

In some instances are not written in plain English.

= =4 =4 4 =4

For these reasons, an important project goal should be to make the regulations more understandable
and user-friendly. User-friendly regulations are easy to use, rely on an intuitive and logical
organization, and allow a reader to locate the desired information quickly. They use plain and precise
language and graphics to illustrate complex zoning concepts. They are organized and presented in a
logical way that helps readers understand relationships among different parts of the regulations. We
suggest the current Zoning and Subdivision Ordinances can be made more user-friendly by:

9 Reorganizing them in a logical and intuitive way;
Incorporating graphics, illustrations, and tables to explain zoning concepts;
Improving the document formatting and numbering system;

1
1
9 Making the language more clear and precise, and addressing internal inconsistencies;
1 Modernizing, refining, and updating the definitions;

9 Using a Procedures Manual; and

1

Streamlining the review procedures, where appropriate.

1.1  Make the Structure More Logical and Intuitive

The Borough’s Ordinances currently include 11 parts, which are further divided into sections and
subsections. The current organization is not very logical or intuitive. Some parts focus on regulatory
relief and enforcement (e.g., Part | - Remedies, Penalties, and Validity); other parts consist of specific
development standards (e.g., Part K - Lighting), even though other development standards are found
in other parts. Similarly, Part B includes Definitions, but additional definitions are scattered throughout
the document. Several use-specific standards (XIX-D-R1.4. Bed and breakfast establishments, XIX-D-
R1.5. Student Home, and XIX-D-R1.6 Chicken hens) are part of the zone districts standards.
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II) Diagnosis

Additionally, the Ordinance currently contains not just zoning regulations, but also subdivision and
land development regulations, which is not standard in the State of Pennsylvania and has resulted in
some procedural challenges.

Typically, modern ordinances address these problems by organizing the regulations in a hierarchy
based on procedural and substantive relationships. This organization, which is shown in the sidebar in
this section, is set out in more detail in lll) Annotated Outline of the Rewritten Zoning Ordinance and
IV) Annotated Outline of the Rewritten Subdivision and Land Development Ordinance. It separates the
zoning and subdivision/land development regulations.

Proposed Structure

Under the reorganized Zoning
Ordinance structure, all procedures are
proposed to be consolidated into one Part A: General Provisions
part (Part B: Administration), and the
provisions common to all procedures are EREHBHVGHRTRIEIs 5
included in a standard procedures
section. The zone districts (Part C: Zone
Districts) and use regulations (Part D:
Use Regulations) are consolidated into
two integrated parts. Site development Part E: Zoning Standards
standards are consolidated and their

Chapter XIX: Zoning Ordinance

Part C: Zone Districts

Part D: Use Regulations

applicability to different types of Part F: Nonconformities
development is organized in Part E:
Zoning Standards. Some development
standards are relocated in the
Subdivision and Land Development
Ordinance, as appropriate.
Nonconformity provisions are
consolidated in a part on

Part G: Enforcement

Part H: Definitions and Rules of Measurement

Chapter ___: Subdivision and Land Development

. Ordinance
nonconformities (Part F:
Nonconformities). Enforcement Part A: General Provisions
provisions are consolidated into one part
(Part G: Enforcement). Finally, all Part B: Administration
definitions are consolidated into one
part and located at the back of the Part C: Subdivision and Land Development Standards

regulations (Part H: Definitions and
Rules of Measurement) since they
typically serve as a supplementary
reference tool rather than as a primary
source of regulatory information.

Part D: Enforcement

Part E: Definitions and Rules of Measurement
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II) Diagnosis

The provisions for subdivision and land development are removed from Part J of the existing Chapter
XIX Ordinance and relocated into a separate ordinance. Under the reorganized Subdivision and Land
Development Ordinance structure, all procedures are located in Part B: Administration, and the
provisions common to all procedures are included in a standard procedures section. The land
development and subdivision standards are consolidated into Part C: Subdivision and Land
Development Standards. Enforcement provisions are consolidated into Part D: Enforcement. As
with the Zoning Ordinance, definitions are located at the end of the document in Part E: Definitions
and Rules of Measurement.

1.2 Use Graphics, [llustrations, and Flowcharts

One way to make regulations user-friendly is through the use of graphics, illustrations, photographs,
flowcharts, and tables. They assist with communicating zoning concepts and improving the
readability of the regulations. Tables, flowcharts, illustrations, graphics, and diagrams are also helpful
in zoning regulations because they convey information concisely and, in many instances, more
clearly—eliminating the need for lengthy, repetitive text. The current regulations do not take
advantage of current graphic design concepts and tools, and recent thinking regarding how the use of
clear illustrations and graphics can help explain or establish zoning requirements.

1.2.1 Graphics and [llustrations

The current regulations rely mainly on text to convey most regulatory concepts. Overall, the
document’s reliance on text misses an opportunity to visually communicate the desired intention
behind various provisions. Increasing the number and type of graphics throughout the regulations to
help illustrate procedures, zoning standards, and other zoning concepts (such as parking space
dimensions, parking lot landscaping, and other landscaping and screening requirements) would make
the regulations more user-friendly (see image). Use of photographs demonstrating both preferred and
discouraged development forms and patterns would also make the regulations more user-friendly.
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II) Diagnosis

1.2.2 Flowcharts and Summary Tables

Flowcharts and summary tables are also helpful in presenting information succinctly and eliminating
repetition or inconsistent terminology. For example, flowcharts can be used along with text in the
procedures section of the regulations to graphically portray the process required for review of a
specific type of development application—from the time of application submission to the final
decision on the application (see example).

The current regulations use a minimal number of tables, and where they are used, they could
generally be improved through better labeling and consistent styles. Adding tables for dimensional
standards, landscaping, off-street parking, and exterior lighting will make the document easier to
understand and use. We suggest the new regulations use tables where appropriate, consolidating as
much information as practical. Consistent formatting of the tables will enhance the readability of the
document.

Example flowchart from another community

Figure 27-3.508.D: Minor Detailed Site Plan Procedure

27-3.401 | Pre-Application Conference Optional
Pre-Application Neighborhood .
X . Optional
17-3.402 Meeting -
37-3. 403 | Application Submittal To Planning Director
. Planning Director makes
37-3.404 | Determination of Completeness determination
. . Planning Director makes
27-3.40¢ | Staff Review and Action — ions all )
27-3.414 MNotification Planning Director notifies
Optional (to Planning Board,
27-3.415| Appeal then to District Council)
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II) Diagnosis

1.3 Improve Document Formatting and Referencing

The format and page layout of the current regulations results in an Ordinance that is difficult to
navigate and use. Fonts are varied between Parts, sections, and subsections, and paragraphs have
inconsistent headers and indents. There could be better use of white space and paragraph alignment
to help make a visual distinction between provisions. The document could also make use of clear
section headings, referencing systems, and an index, as well as a glossary of abbreviations. A more
detailed Table of Contents will make the document more clear and navigable. To improve readability,
modern ordinances use distinctive heading font styles to more clearly distinguish various sections,
subsections, paragraphs, and subparagraphs (see example page layout from another community’s
ordinance below).

Dynamic Header o Coter Bt Do

Promi nent Titles —'_[5.3 Site Layout and Building Organization

i) To facititate a ronge of howing optiont
—

B. CONTEXTUAL FRONT YARD SETBACKS
() Town Centor Resident

Nested Text VG

Balance Between ¢ e =
Text and White Space ‘ %

X Existing Hon}}- . :

®“

lllustrations with Captions

@ o Bece existing bemes xist o @ Mock
@ s front yurd sefback mphes

@ Exrshng bemes anented fowesds dveet
@ Ociendation of infill derebopment s amsolend wi
enstug development

@ ol fomily buiding: wilh molfiple sireel fonloges
provide eofranirs sloeg each shreet frostege.

Adoption Date
Page Numbers |

ille Town Center Code—Final Draft: Dy ber 2009 PZB R d Version 49
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II) Diagnosis

When combined with better alignment, white space, tables, and graphics, the text becomes much
easier to read and interpret. Additionally, modern ordinances use:

1 Aneasy to understand referencing system;

9 A detailed table of contents;

9 Detailed headers and footers which highlight the section number and topic on each page,
allowing a reader to navigate to desired locations;

9 Numerous cross-references;

9 Anindex of topics at the end of the document; and

1 Aglossary of abbreviations.

As illustrated in the example page layout, we suggest all of these techniques be used in the rewritten
Zoning Ordinance and Subdivision and Land Development Ordinance to enhance user-friendliness.

Finally, we recommend the regulations establish a hierarchy of Parts and sections with a numbering
system that is logical—one that anchors sections in the Part in which they are located.

The current regulations— Chapter XIX of the Borough Codification of Ordinances —is organized into
11 Parts, which are then divided into sections, whose numbering system continues through from Part
to Part. The first section of most Parts is given to a general purpose or intent section, although this is
inconsistent between Parts. For example, the first section of Part E is titled “Introduction.” Part F,
“Provision for...” Part G, “Declaration of Legislative Intent.” Part H, “Intent and Applicability.”

To better organize the Ordinances, we recommend using a hierarchy of parts followed by section
numbers. For example, the first section in the first Part (Part A: General Provisions) would be Part A.1,
and so on. This hierarchy is shown in Part lll: Annotated Outline of the Rewritten Zoning Ordinance
and Part IV: Annotated Outline of the Rewritten Subdivision and Land Development Ordinance.

1.4  Make the Language Clearer and More Precise

Another way to make regulations user-friendly is to ensure language is clear and precise. Standards,
other requirements, and procedures that are unclear invite different interpretations and create
uncertainty for development applicants as well as review boards, the public, and staff. Although some
regulations do not lend themselves to exact numbers, the use of numerical ranges and elimination of
general or aspirational language can ensure the regulations are consistently interpreted. Using clear
and objective standards helps ensure the regulations are consistently applied to each project that
comes forward for review.

Finally, there are instances in the current regulations where language is general and imprecise.
Additionally, there are conflicting provisions. During the rewrite, all procedures, standards, and all
other ordinance language will be reviewed and where appropriate, modified with clear, precise, and
measureable standards consistent with the Borough's planning and development goals.
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II) Diagnosis

1.5 Modernize, Refine, and Update Definitions

Even though there is a definitions section in the current regulations (Part B), additional definitions are
scattered throughout the document (see Sections 1202, 1802.g, and 2712). Additionally, some terms
that need definition do not appear in the Ordinance at all, such as chicken coop, home occupation,
hotel/motel, monopole, definitions related to renewable energy, and others. Still other definitions
have the potential to cause confusion. Inclusionary Housing Development Agreement includes
application requirements instead of a definition. Other terms are poorly defined or antiquated and
need to be revised or deleted. Also, some of the existing definitions are too complex because they not
only include a definition but a description of a use.

As noted earlier, definitions will be consolidated into a Definitions and Rules of Measurement partin
the rewritten Ordinances. In addition, all definitions will be reviewed and where appropriate,
modified, refined, and modernized. In addition, where needed, definitions will be added. The result
will be development regulations that are easier to understand and more precise.

1.6 Use a Procedures Manual

The current Ordinance includes many specific details relating to application submittal requirements,
most of which are located in Section 305. There are multiple provisions that are duplicative, such as
provisions for submitting an application for a conditional use permit for a MVOB (see Section 1806.b)
or the Signature Development (see 1809.d). We suggest in the rewritten Ordinance that submittal
requirements be removed from the regulations and placed in a Procedures Manual that is authorized
to be prepared by the Planning Department.

The Procedures Manual would include application content requirements, information about
application fees, schedules for application processing, and information about nuts and bolts staff
review processes. The manual might also include a summary or explanatory information on how to
use the regulations or more effectively participate in application review processes, as well as checklists
to ensure applicants address required issues up-front.

These detailed requirements are typically subject to changes as practices evolve and new technology
becomes available. If they are included in the regulations, an Ordinance amendment is necessary
every time the requirements change. Including them in a Procedures Manual referenced in the
Ordinances avoids both cluttering the Ordinances and the necessity of amending the regulations
every time a minor change is made to application requirements. Many modern ordinances use a
Procedures Manual to assist in the efficient administration of regulations. We recommend this practice
for State College.

Applicants can refer to the Procedures Manual to determine what materials and fees must be included
in application submission.
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II) Diagnosis

1.7 Streamline Review Procedures

1.7.1 Overview of the Current Review Procedures

Development review procedures in the current Zoning Ordinance are fairly efficient and strike a
balance between timeliness for application processing, and providing time for public input. However,
some refinements can be made. The current review procedures are summarized in Table II-1: Current
Development Review Procedures, Borough of State College. This table and our independent review of
the procedures indicate that in the current regulations:

9 There is no table that summarizes the procedures;

9 There are no standard review procedures, and in several instances specific tools that are
typically included in standard review procedures that make development review more
efficient; and

9 There is no procedure that provides for administrative approval of minor adjustments or
modifications to specific dimensional or development standards.
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II) Diagnosis

TABLE I1-1.7.1: CURRENT DEVELOPMENT REVIEW PROCEDURES,
BOROUGH OF STATE COLLEGE

A: Appeal D: Decision R: Recommendation S: Staff Review IR: Informal Review

<_>: Public Hearing or Meeting  # : Official Comment or Report Required

o
5 5 < =
2 2 s = 2 o
5 =1 b 5]
i g 0 g /A &t -2 0
= = = 3B z 5 o & 3 £
3 s § 2g & S S B & £ &
3 | © S35 € ®W<e 2 &
=< 2 =S¢ & © (7= T R < =
50 k= oo ol o o0 o 85 £ 9 <= ) o0
= = =) = E 50 (<] - & 2 © Q =) j=]
<) =NRe o = 2 2 & 9 S o
= g g % g ) =) g 5 5 2 ) = =
o) ot S = O 5] Q 0o &8 S8 = = ) o
[~} ~ N - O A N O/~ A Al I ~ ~
Discretionary
Comprehensive Plan Amendment | <D> R S# R
Zoning Ordinance Amendment
9 \ <D> | R IR | IR s# | s R | IR
(Text and Zoning Map)
Conditional Use <D>! R IR IR
Special Exceptions D!

Site Development
Development Plan
Preliminary Review (Concept
Plan)3
Final Review R S# R S# | DV | S#* S

Subdivision and Land Development

R S#” | R# DY6 | S#

Subdivision and Resubdivision

Pre-application IR
Preliminary Plan D S#
Final Plat® <D> R S#*
Lot Consolidation D® S#
Permits
Zoning Permit Al D
Occupancy Permit Al D
Temporary Use Permit A D
Driveway Permit Al D

Relief

Variance 4 Jo /| | | | | |

Interpretations

Interpretations Al D

Notes from Table:

ABC names may change (Design Review Board is now Design and Historic Review Board; the Historic Resources Commission no longer exists)

! Appeal or further appeal to court, in accordance with Pennsylvania Municipalities Planning Code Article X-A, Appeals to Court

2If prepared by someone other than the Planning Commission or Planning Department

3Development plans for new buildings containing less than 800 square feet of gross floor area, additions that will not increase the gross floor
area of an existing building by more than 800 square feet, or off-street parking areas containing less than 10 parking spaces are exempted
from the requirement of a preliminary review

“Review and comment of final plan only when concept plan not required

*Must be recorded with the Centre County Recorder of Deeds within 90 days of approval or is void

Or other planning staff

’If located in a National Register Historic District or listed in the Historic Resources of the Centre Region, prepared in 1982. Review by Historic
Resources Commission conducted on Final Review if preliminary review of a concept plan was not conducted.
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II) Diagnosis

1.7.2 Recommendations for Streamlining Procedures

To address these issues, we make the following recommendations for the Borough’s consideration:
9 Consolidate all development review procedures into one part, Part B: Administration, as
shown in Part lll: Annotated Outline of the Rewritten Zoning Ordinance and Part IV:
Annotated Outline of the Rewritten Subdivision and Land Development Ordinance.
9 Establish a summary table of procedures;
9 Establish a set of standard procedures, that:
0 Locates in one place the development review procedures that apply to all
development applications;
0 Requires neighborhood meetings for conditional use development applications
and encourages them for other types of applications, as needed;
0 Clarifies when an application is complete, and when formal review timelines are
initiated; and
9 Add an administrative adjustment procedure in the Zoning Ordinance that allows for
administrative approval of minor modifications or adjustments to specific dimensional
and development standards upon compliance with specific and measureable criteria.
These recommendations are shown in Table II-1.7.2, Proposed Development Review Procedures,
Borough of State College, and discussed in more detail after the table.
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II) Diagnosis

TABLE I1-1.7.2: PROPOSED DEVELOPMENT REVIEW PROCEDURES,
BOROUGH OF STATE COLLEGE

A: Appeal D: Decision R: Recommendation S: Staff Review IR: Informal Review

<_>: Public Hearing or Meeting  # : Official Comment or Report Required

Borough Council
Planning
Commission

Zoning Hearing
Historic Resources
Commission

Design Review Board
Planning Department
Centre Region
Planning Agency
Fire Chief

Borough Arborist
Borough Engineer

Discretionary

Comprehensive Plan Amendment <D> R R S#
Zoning Ordinance Amendment
(Text and Zoning Map)
Conditional Use <D>! R IR S
Special Exceptions
Development Plan

Preliminary Review (Concept

Plan)3

Final Review R S#° R D! S# | S# S

<D> R? IR IR S? S# IR IR

R S#° | R# D! S#

Land Development

Subdivision and Resubdivision

Pre-application IR
Preliminary Plan D S#
Final Plat® <D> R S#*

Lot Consolidation

Zoning Permit D
Occupancy Permit A1 D
Temporary Use Permit A1 D

D

| DrivewayPermit | | | A | | | D | | | | |

Variance
Administrative Adjustment

Interpretatlons
Interpretations

Notes from Table:

ABC names may change (Design Review Board is now Design and Historic Review Board; the Historic Resources Commission no longer exists)

! Appeal or further appeal to court, in accordance with Pennsylvania Municipalities Planning Code Article X-A, Appeals to Court

2If prepared by someone other than the Planning Commission or Planning Department

3Development plans for new buildings containing less than 800 square feet of gross floor area, additions that will not increase the gross floor
area of an existing building by more than 800 square feet, or off-street parking areas containing less than 10 parking spaces are exempted
from the requirement of a preliminary review

“Review and comment of final plan only when concept plan not required

® Must be recorded with the Centre County Recorder of Deeds within 90 days of approval or is void

°If located in a National Register Historic District or listed in the Historic Resources of the Centre Region, prepared in 1982. Review by Historic
Resources Commission conducted on Final Review if preliminary review of a concept plan was not conducted.
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1.7.2 (A) Neighborhood Meetings

A neighborhood meeting is a tool that can help identify and resolve development-related issues early
in the review process. These meetings provide a framework for a development applicant to meet on a
more informal basis with neighbors and landowners surrounding a proposed development. The
purpose of the neighborhood meeting is for the applicant to educate neighbors about the project and
hear neighbors’ concerns. In many instances, concerns might be resolved early in the process, and
there is less conflict at the public review stages of the application.

The timing and requirements for neighborhood meetings vary across communities; however, the
underlying goal of the meeting is to keep neighbors and applicants informed of one another’s
perspectives, have them talk about it, and resolve their differences. In some communities, the
neighborhood meeting is optional, or encouraged. If the applicant decides to proceed with the
neighborhood meeting, parameters are established in the regulations about how notice is to be given
and how the meeting is conducted. In most ordinances, if neighborhood meetings are required, they
are usually conducted either prior to submission of an application or prior to completion of the staff
report on the application.

In other instances a neighborhood meetings might not be required, but the ordinance authorizes the
Zoning Office to require an applicant to conduct a neighborhood meeting prior to completion of the
staff report if the development proposal is anticipated to generate a certain level of impact on
adjacent lands, roads, or public facilities.

We suggest the Borough consider requiring pre-submission neighborhood meetings for conditional
use applications.

If included in the rewritten Ordinance, we also suggest establishing procedures for how the
neighborhood meeting is conducted. The procedures would require:

9 The applicant be responsible for conducting the meeting and notify affected land owners and
organizations at least ten days in advance;

9 The meeting be conducted before the application is submitted;

9 The applicant explain the development proposal and provide attendees an opportunity to ask
questions and voice any concerns; and

9 Meeting(s) be held in close proximity to the project site and at a time when neighbors could
reasonably attend (usually after 6:00 pm during the weekday).

Informal resolution of any outstanding issues would be encouraged. Typically where neighborhood
meetings are required, the procedure also requires the applicant provide a written summary of the
neighborhood meeting, and that the summary be included as part of the application. In instances
where the applicant provides a written summary of the application, any person attending the meeting
is also allowed to respond in writing to the summary, which also becomes part of the application.
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1.7.2 (B) Application Completeness Determination

Although the Borough'’s current regulations include rules about what should be included in a
development application, the regulations do not include a formal application completeness
procedure (see Section 305.b(1), Preliminary Review, and Section 305.b(2), Final Review of the Zoning
Ordinance). We recommend this become an express part of the review procedures that applies to all
development applications.

What this means is the rewritten Zoning and Subdivision Ordinances would include a subsection in
the standard procedures authorizing the Planning Department staff to review submitted applications
to determine whether they are “complete.” The provision would apply to all development applications
and state that application processing does not begin until after a formal determination that the
application is “complete.” Completeness means all relevant and appropriate application submittal
requirements are received and the appropriate fees are paid.

The provision would provide the Planning Department staff a specific number of working days to
review and make a “completeness” determination (e.g., five business days). After this initial application
determination period, the Planning Department staff notifies the applicant as to whether the
application is “complete” or not, and only if the application is “complete” does processing of the
application begin.

If an application is determined “incomplete,” the Planning Department staff provides written notice of
the deficiencies. The applicant is then given a specific amount of time within which to resubmit a
revised application. If it is not submitted within that timeframe, the application is considered
withdrawn.

The clock does not start running for staff review of an application until the application is determined
“complete.” Once accepted as “complete,” there is an expectation that the review will progress at a
reasonable pace. Application completeness requirements are important in ensuring the development
review process operates efficiently.

1.7.3 Application-Specific Streamlining

Efficiency of development review procedures makes an ordinance more user-friendly. Typically, review
of ordinance procedures reveals opportunities to improve procedural efficiency by streamlining
several review procedures, deleting several procedures, and creating several new ones. Our review of
State College’s current procedures suggests that they are already efficient, with one exception - they
do not include a procedure for an administrative adjustment - a procedure that allows for
administrative approval of minor modifications or adjustments to specific dimensional and
development standards. It is discussed below.
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1.7.3 (A) Administrative Adjustments

There seems to be a general consensus that including a tool in the Zoning Ordinance that allows for
administrative approval for minor modifications or adjustments to specific dimensional and
development standards, subject to compliance with specific criteria, would improve the functioning of
the Zoning Ordinance -- especially in the redevelopment context. A tool many communities use for
this purpose is an administrative adjustment. The administrative adjustment allows minor
modifications or adjustments ) from dimensional standards (like setbacks, lot area, or height—Ilike to a
setback by 10 or 15 percent to save a tree) or development standards (like the reduction of one or two
parking spaces to save a tree or provide a sidewalk) ) if the adjustment does not detrimentally affect
the character of the area or surrounding lands, does not have an adverse impact on surrounding
lands, and results in development that conforms with the general intent of the zone district where the
adjustment is proposed.

Administrative adjustments are typically used to adjust setbacks by a minor amount as a means of
protecting resources, adjust height limits for greater compatibility, or preserve local development
contexts like building facade rhythms. In addition to clear and specific thresholds and review
standards, the procedure would also include specific expiration and amendment provisions to help
ensure the provision is not abused.

These kinds of minor modifications or adjustments would be reviewed and approved administratively
by the Planning Department staff based upon an established set of clear and measurable standards.
They are accomplished outside of the variance process, and as such, do not require the applicant to
demonstrate “hardship.”
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Theme 2: Restructure and Modernize the Zone Districts to

Implement Local Plans

2.1 Introduction and Key Policies

The plans governing the growth and development of State College contain policy direction relevant
to the rewrite. They include:

The Centre Region Comprehensive Plan

State College Neighborhood Plan

State College Downtown Master Plan

West End Revitalization Plan

Borough of State College Strategic Plan

Allen Street Civic District Redevelopment Plan

= =4 =4 4 -4 4 4

State College Parking Master Plan

The various policies from the plans relevant to the rewrite are identified in Appendix 1: State College
Policy Matrix. After the relevant policies were identified, they were analyzed to determine significant,
common themes across plan documents. Eight themes related to land use and physical development
were identified. Collectively, the policies in these plans direct the Borough to support:

9 Dense, mixed-use, walkable development in the Downtown core and West End, with a
greater variety of uses that includes office space and workforce housing.

i Studenthousing located in appropriate places, particularly within the Downtown and in
close proximity to commercial/retail centers, public transit routes, and bicycle and pedestrian
facilities. The plans also support high quality design for student housing, and suggest high
quality design should be incentivized through increased density/ FAR in targeted areas, and
other appropriate incentives. They also direct that, when located within existing
neighborhoods, student housing should conform to the character of the neighborhood in
terms of design, scale, and density.

T New development and redevelopment that is compatible with desired character,
neighborhood context, and surrounding uses.

1 Reuse, redevelopment, and revitalization of underutilized properties, particularly along
corridors that could better accommodate bicycles and pedestrians.

1 Protection of the character of existing neighborhoods.

9 Sustainable development practices through green building standards, enhanced
landscaping, and tree protection.
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2.2 Restructure and Modernize the Current Zone Districts

Zone districts and allowable uses are fundamental components of a zoning ordinance. Based on the
policy direction in the Borough'’s plans (outlined above), additional input received during the project
kickoff meetings, and our independent review of the current Zoning Ordinance, we recommend a
restructuring and modernization of the current zone districts to better align the districts with plan
policy direction, incorporate best practice tools, and simplify and make the district structure more
user-friendly. The key elements of the restructured districts include:

1 Annew [: Institutional district, that consolidates the current P: Public and PA: Public Activities
districts;

9 The current residential districts (R-1, R-2, R-3, R-3B, R-3H, and R-4), with refinements to better
clarify their purpose;

1 A RO: Residential-Office District, that consolidates the existing R-O and R-OA districts, since
they generally serve the same purposes;

1 Reorganized and reconfigured commercial and mixed-use districts, which would include the
following:

0 A Downtown District that includes two subdistricts: the College and Allen Subdistrict,
which will align with College Avenue, the 100 block of S. Allen St., and wherever else
appropriate, and the Downtown Subdistrict, which will apply to the balance of the
Downtown district. The College and& Allen Subdistrict will require lower heights, and
include standards that ensure more of a Main Street scale; it will also include standards
that support infill development on small sites and redevelopment of existing
buildings. The Downtown Subdistrict will allow greater densities and intensities, along
with greater building height. It will also include some density bonuses where
incentives above the base requirements are included. A much stronger emphasis on
building form and design will be applied in both subdistricts, while modifying the
dimensional standards and allowing more flexibility;

0 A GC: General Commercial District that builds on and modifies parts of the existing CP-
1: Planned Commercial, CP-2: Planned Commercial, and CP-3: Planned Commercial
districts. It would serve as the general commercial district in the Borough;

0 A NC:Neighborhood Commercial District that provides lands to accommodate
neighborhood-serving, low intensity, personal service and retail development at a
neighborhood-scale, in the residential neighborhoods. The district should typically be
characterized by small pockets of walkable, context-sensitive nodes surrounded by
primarily residential areas.

0 A MU: Mixed Use District that provides lands to accommodate moderate density,
compact, pedestrian-oriented, high quality mixed-use development in appropriate
locations within the Borough. This district can be used to foster new types of
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development in locations outside of the downtown that the Borough currently
considers underutilized, particularly in nodal locations like at key intersections.

0 A WE: West End District, which will build on and revise the current the UV: Urban
Village District. The general purpose of the WE district is to increase opportunities for
redevelopment and development of new buildings in the West End area that
accommodate a variety of uses and housing types using high quality design.

0 The current UPD: University Planned District, with minor refinements;

0 ALl Light Industrial District, that consolidates and modifies the M and MP districts;

0 A MUO: Mixed Use Overlay District that consolidates the existing mixed use overlay
districts in the existing R-2 and R-3H districts; and

0 The current FP: Flood Plain Conservation District that includes lands that are subject to
periodic flooding, as defined by Flood Insurance Rate Maps;

0 A new NCO-Neighborhood Conservation Overlay District that provides a framework
allowing individual neighborhoods to request - and the Borough to tailor - specific
form, dimensional, design, and use standards that will be applied to new development
and redevelopment within a specific neighborhood to ensure the desired
neighborhood character is protected. Establishment of an NCO district for a particular
neighborhood would require staff and neighborhood involvement.

In considering how best to restructure the zone districts, a systematic evaluation was conducted. It
involved:

9 First, evaluation of the current zone district structure;

9 Second, evaluation of land use policy direction and future land use classifications in the
Borough’s plans; and

9 Third, consideration of the other key goals for the rewrite project, in particular the desire to
make the current regulations more user-friendly and efficient
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This analysis is summarized below in Section 2.2.1, Overview of Current Zone Districts. Based on these
considerations, the proposed structure for the zone districts is outlined and discussed in Section 2.2.2,
Proposed Zone District Structure. The section concludes with suggestions about how to reorganize
and simplify the system for classifying and establishing uses and use-specific regulations (see Section
2.2.5, Identify and Classify Uses in a Simpler and More Flexible Way) and how to improve the
organization of zoning regulations generally (see Section 2.2.3, Modernize Format of Zone Districts).

2.2.1 Overview of Current Zone Districts

The current Zoning Ordinance includes 27 zone districts (See Table 1I-2.2.1 (A): Current Base Zone
Districts, Borough of State College, and Table 1I-2.2.1 (B): Current Overlay Zone Districts). There are 21
base districts and five overlay districts. While the districts are not organized into classifications in the
current Ordinance, they can generally be organized into the following three classifications: Public and
Open Space, Residential, and Commercial and Mixed Use.

2.2.1 (A) Base Districts

Table 11-2.2.1(A): Current Base Zone Districts, Borough of State College, identifies and describes the
general purpose of each of the 22 base districts.

TABLE II-2.2.1 (A): CURRENT BASE ZONE DISTRICTS
BOROUGH OF STATE COLLEGE

Current Base Zone District Purpose

Public and Open Space
P: Public District Provides land that accommodates development operated by
the Borough that is used for municipal purposes.

PA: Public Activities District Provides land that accommodates community-serving uses
and activities.

PARK: Park District Provides land that accommodates a wide variety of public and
private recreation facilities to meet the needs of all age groups
for passive and active recreation, in safe and convenient

locations.
R-1: Residence District Provides land primarily for one-family development.
R-2: Residence District Provides land primarily for one-family development.
R-3: Residence District While allowing one-family development, also allows two and

three story multiple dwellings, row dwellings, and two-family
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TABLE II-2.2.1 (A): CURRENT BASE ZONE DISTRICTS

BOROUGH OF STATE COLLEGE

Current Base Zone District Purpose
development.

R-3H: Historic District Provides land that accommodates:

1 The preservation and reuse of buildings that are
contributing structures to a National Register Historic
District;

9 A transition between higher-density and lower-
density districts;

1 Opportunities for limited non-residential uses that are
compatible with the surrounding residential
development; and

1 Investment opportunities consistent with protecting
and enhancing the character of residential
neighborhoods.

R-3A: Residence District Provides land that accommodates one-family development, as

well as two and three-story multiple dwellings, row dwellings,

and two-family development. There is currently no land in

State College where R-3A zoning applies.

R-3B: Residence District Provides land that accommodates one and two family

development, in addition to multiple dwelling developments

of two and three stories.

R-4: Residence 4 Provides lands that accommodate more dense multifamily

development, at greater heights, as well as office uses by

special exception permit.

Commercial and Mixed Use

R-O: Residential-Office District | Provides land that accommodates:

9 A buffer or transition area between the downtown
commercial districts and adjacent residential areas, in
ways that achieve the following objectives:

0 Preserve and reuse the existing stock of
buildings, many of which exemplify periods of
the early development of State College;

0 Include a mix of moderate-density residential
and office uses;

0 Locate office uses in areas served by arterial or
collector streets to minimize the impact of
traffic in residential areas; and

0 Promote new construction that maintains the
scale of surrounding development.

R-OA: Residential-Office District | Provides land that accommodates:

1 A mixture of low-density residential and office uses in
areas located between higher density and lower
density districts;
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TABLE II-2.2.1 (A): CURRENT BASE ZONE DISTRICTS

BOROUGH OF STATE COLLEGE

Current Base Zone District Purpose

9 The preservation and reuse of buildings that are
contributing structures to a National Register Historic
District;

1 Opportunities for non-residential uses that are
compatible with surrounding residential
development.

1 Investment opportunities consistent with maintaining
or enhancing the character of the neighborhood.

C: General Commercial District | Provides land that accommodates a mix of usesin a

pedestrian-oriented format, with design elements that

promote visual appeal and street-level vitality in the State

College downtown.

CID: Commercial Incentive Provides land that accommodates pedestrian-friendly mixed-

District use development, through incentives that promote the
provision of open space, green building, and underground
parking in the State College downtown.

CP-1: Planned Commercial Provides land that accommodates commercial and industrial

District development in appropriate locations to minimize traffic
hazards, provide adequate off-street parking, and protect the

character of adjacent residential neighborhoods.

CP-2: Planned Commercial Provides land that accommodates commercial development

District along major roads and in designed shopping centers. The
district is intended to promote lands that accommodate
buildings arranged with large setbacks, open space, buffers,
and greenery.

CP-3: Planned Commercial Provides land that accommodates neighborhood-scale
District commercial development and promotes new pedestrian-

oriented, |||
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