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FERGUSON TOWNSHIP PLANNING COMMISSION 
 MEETING AGENDA 

Monday, May 8, 2017 
6:00 PM  

 
I. CALL TO ORDER 

 
II. CITIZEN INPUT 

 

III. DRAFT TRADITIONAL TOWN DEVELOPMENT TEXT AMENDMENT 
Planning & Zoning staff received an application for proposed zoning ordinance text amendment on 
March 16, 2017 and revised the proposed text amendment on May 4, 2017.  Attorney Charles M. Suhr, 
representing the applicant, Residential Housing Development, LLC, provided a background narrative 
within the original application package for the identified sections that the applicant would like the 
Township to consider amending within the TTD chapter.  Residential Housing Development, LLC intends 
to develop the Pine Hall Master Plan.  The original Pine Hall Master Plan received approval, with 
conditions and modifications in 2010 that included a commercial town center, office spaces and 
approximately 692 residential units.  The applicant intends to submit a revised Master Plan separate 
and apart from the revised text amendment.  Representatives of Residential Housing Development LLC 
and their design team will attend the meeting to review the text amendment with the Planning 
Commission.  On March 20, 2017, the Board of Township Supervisors referred the Application for 
Proposed Ordinance Amendment to the Planning Commission for review and recommendation.  
 
Staff Recommendation: The Planning Commission review and make recommendation on the Revised 
Draft Traditional Town Development Text Amendment. 

 
IV. SOURCEWATER PROTECTION – STATE COLLEGE BOROUGH WATER AUTHORITY  

As a result of the very informative presentation held at the April 24, 2017 Planning Commission meeting 
by Dr. Todd Giddings, Ph.D. P.G., member of the Sourcewater Projection Work Group, Planning 
Commission members requested staff to extend an invitation to the State College Borough Water 
Authority staff to discuss zones established on the overlay map and ordinance text.   Planning & Zoning 
staff forwarded the draft ordinance and map to Brian Heiser and John Lichtman on April 27th for their 
review.  State College Borough Water Authority representatives along with a PA DEP Safe Drinking 
Water staff member, Mark R. Stephens, P.G. plan on being in attendance to discuss the proposed 
ordinance requirements and overlay map.  
 
Staff Recommendation: The Planning Commission receive further comments on the Draft Sourcewater 
Management Ordinance and Overlay Map. 

 

V. THE OFFICIAL MAP 
Planning and Zoning staff conducted (2) public outreach meetings for the Official Map on April 13th, 
7:00 p.m. at the Ferguson Township Building and the second on April 20th, 7:00 p.m. at the Baileyville 

Community Building. Five residents attended the April 13th meeting and seventeen residents 



Ferguson Township Planning Commission Agenda 
May 8, 2017  
Page 2 of 2 
 

 
 

attended the April 20th meeting. Staff considered comments and suggestions received at both 
outreach meetings, in addition to the Centre County Planning Office, Huntingdon County and adjacent 
Centre Region municipalities concluding the 45-day review and comment period prescribed by the PA 
MPC. The CRPC reviewed the draft Official Map at their May 4th meeting and followed with their 
recommendation. At this point, staff is confident that the Draft Official Map meets the criteria set 
forth within Article IV of the PA Municipalities Planning Code. 

 
STAFF RECOMMENDATION: The Planning Commission recommend that the Board of Supervisors adopt 
the Draft 2017 Official Map and Ordinance. 

 
VI. PLANNING DIRECTOR REPORT 

 
VII. ACTIVE PLANS UPDATE  
 
VIII. CENTRE REGION PLANNING COMMISSION REPORT  
 
IX. SOURCEWATER PROTECTION WORK GROUP UPDATE 

 
X. ZONING/SALDO STEERING COMMITTEE UPDATE 

 
XI. APPROVAL OF THE REGULAR MEETING MINUTES – APRIL 24, 2017   

 
XII. ADJOURNMENT 
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TO:  Planning Commission 
 


FROM:  Raymond J. Stolinas Jr., AICP, Director of Planning & Zoning 
Lindsay K. Schoch, Community Planner  


 


DATE:  May 5, 2017 
 


SUBJECT: Proposed “Draft” Official Map   
 
The Planning Commission received the first “draft” of the Revised Official Map at the January 23 
meeting.  At that time, staff requested initial review and comment of the Map.  On Tuesday, February 
21, the Ferguson Township Board of Supervisors made a motion to forward the Official Map to the 
Planning Commission for review.  This step started the 45-day review process as set forth in the 
Pennsylvania Municipalities Planning Code. As requested by the Planning Commission, two Public 
Outreach Meetings were held on April 13 and April 20, one at the Ferguson Township Municipal 
Building with 5 residents in attendance, and the second at the Baileyville Community Hall, with 
approximately 17 residents in attendance.  On May 4, 2017, the Centre Regional Planning Commission 
was presented a Draft of the Official Map that visually represented the proposed changes as a result 
of the Public Workshops, Municipal, and County Comments.  The comment letter from CRPC is included 
with this memo.  Also included with the memo is the Proposed “Draft” Official Map that CRPC was 
presented, visually representing the comments which are listed below:   
 


 Include the Historical Landmark in Western Ferguson Township. (Bucher Ayres Farm) 


 Move the Proposed Fire Station closer to the lot line and away from the existing home on the 
property. 


 Include updated Agricultural Easements (in-progress) 


 Add existing sidewalks. 


 Include trails through parks. 


 Show proposed connection of Park Center Blvd to Westerly Parkway 


 Propose Potential Parkland for Acquisition around Whitehall Road Regional Park  


 Include Musser Gap Trail  


 Identify Ferguson Township Elementary School 
 
The next step in the Process will be for the Board of Supervisors to Advertise and Hold a Public Hearing 
to adopt the Proposed “Draft” Official Map  
 
Staff Recommendation:  Staff requests the Planning Commission review the listed changes to the map 
and make recommendations to include or not include each item.  Then, recommend the Township 
Board of Supervisors Advertise a Public Hearing and Approve the Official Map.   







Serving the Townships of College, Ferguson, Halfmoon, Harris, Patton and the Borough of State College 
The Centre Region is a Bicycle Friendly Community 
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May 5, 2017 


Mr. David Pribulka  


Interim Township Manager 


Ferguson Township 


3147 Research Drive 


State College, PA  16801 


RE: FERGUSON TOWNSHIP OFFICIAL MAP 


Dear Dave: 


The Joint Articles of Agreement of the Centre Regional Planning Commission (CRPC) require that the CRPC 


review any proposed action of a governing body of a participating municipality relating to: 


1. The location, opening, vacation, extension, narrowing or enlargement of any street, public ground, or 


watercourse; 


2. The location, erection, demolition or sale of any public structures located within a municipality; 


3. The adoption, amendment or repeal of any official map, subdivision and land development ordinance, 


zoning ordinance or planned residential ordinance. 


This process facilitates regional cooperation and coordination by allowing members of the CRPC to provide 


advisory comments to the governing body for its consideration.  


At its regularly scheduled meeting on May 4, 2017, the CRPC reviewed the amended draft Ferguson Township 


Official Map. The CRPC praised the Township’s proactive engagement of residents through several public 


meetings in the Township as the Official Map was being developed. The CRPC supports the amended draft 


Official Map and has the following comments for the Township Board of Supervisors to consider: 


1. Consider an annual update to the map to accommodate changes such as the addition of agricultural 


easements if there is not an automatic process to do this. 


2. Please confirm that all historic properties from existing county and regional historic inventories have 


been considered for inclusion on the Official Map. 


3. Several changes have been made to the draft Official Map, including the identification of a substantial 


area designated as “Potential Parkland Acquisition” around the proposed Whitehall Road Regional 


Parklands. The CRPC requested that the Township consider providing an additional comment period, 


including a formal public hearing, to ensure this change and other changes are completely understood 


by residents and the process to incorporate the changes is compliant with the process in the 


Municipalities Planning Code (MPC).  


Please call or e-mail if you have questions, or if you require additional information. 


Sincerely, 


 


 


Jim May, AICP 


Director 


cc: Centre Regional Planning Commission 


 Ray Stolinas, AICP, Director of Planning and Zoning 


 Greg Garthe, Senior Planner 



http://www.crcog.net/
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Part 7
MIXED USE DISTRICTS


§ 27-701. Traditional Town Development (TTD). [Ord. 224, 3/15/1981; as added
by Ord. 858, 12/12/2005; as amended by Ord. 990, 8/18/2014, § 11; by Ord. 991, 8/
18/2004, § 3; and by Ord. 1006, 10/5/2015, § 3]


Overall Intent.


The intent of the adoption of these development regulations is to sanction,
promote, and facilitate the development of fully integrated, mixed use,
pedestrian-oriented neighborhoods in areas of the Township that are most
appropriate for this type or style of development. The basis for such design
influence is the desire to minimize traffic congestion, suburban sprawl, and
environmental degradation. These regulations, administered jointly with the
associated Design Manual found in Appendix 27-A,1 are designed to diversify
and integrate land uses within close proximity to each other and to provide
for the daily recreational and shopping needs of residents and those who
work within the Township. The combined application of these standards is
anticipated to produce sustainable, long-term development which enhances the
quality of life, and to ensure the highest possible economic and social benefits
for all residents.


A.


Further, it is the intent of these standards, in conjunction with the Design
Manual (Appendix 27-A), to encourage innovation and promote flexibility,
economy, and ingenuity in development and to be consistent with the goals
and objectives enumerated by the provisions of Article VII-A of the
Municipalities Planning Code (MPC). All such development within the
Township is intended to be designed as an outgrowth or extension of existing
development or urban infill. As a result, the establishment of the TTD Zoning
District is consistent with the provisions of § 702-A(1)(ii) of the MPC. The
application of flexible design standards and increases in the permissible
density of development which are specified below, are dependent on the extent
to which each proposal Identifies the ability to successfully achieve the goals
enumerated herein.


B.


An applicant wishing to receive approval of a Traditional Town Development
or associated Mixed Residential Area within the Township shall submit plans
in accordance with procedures provided under § 27-702.


C.


1.


Relationship to Other Township Requirements. The following criteria of the
Township Code, as amended, remain applicable to development within the TTD
District, whether the design is for a Traditional Town Development or a Mixed
Residential Area:


2.


1. Editor's Note: Appendix 27-A is included as an attachment to this chapter.
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Chapter 19, Signs and Billboards.


Section No. Section Title
§ 19-105 Construction Specifications
§ 19-106 Prohibited Signs
§ 19-107 Exempt Signs
§ 19-108 Temporary Signs
§ 19-109 Residential Use
§ 19-112 Permits
§ 19-113 Review of Existing Permanent Signs
§ 19-116 Administration and Enforcement
§ 19-117 Penalties


A.


Chapter 21, Streets and Sidewalks.


Section No. Section Title
§ 21-111 Definitions
§ 21-121 Permit Procedure
§ 21-122 Penalty for Failure to Obtain a Permit
§ 21-123 Penalties
§ 21-131 Road Closing
§ 21-132 Time Periods for Pave Cut Restoration
§ 21-133 Scheduling
§ 21-134 Excavated Material and Waste Material
§ 21-135 Opening a Street
§ 21-136 Responsibility for Damages
§ 21-137 Backfilling
§ 21-138 Temporary Restorations
§ 21-139 Permanent Restorations
§ 21-140 Restoration - Special
§ 21-141 Linestone and Monuments
§ 21-142 Test Borings
§ 21-143 Replacement of Pavement Markings
§ 21-144 Replacement of Electronic Traffic Control


Devices and Ancillary Equipment
§ 21-145 Testing and Inspection


B.
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Section No. Section Title
§ 21-146 Repaving and Reconstruction
§ 21-147 Preparation of Streets for Paving, Repair, or


Construction
§ 21-148 Determination of Lines and Grades by the


Engineer
§ 21-149 Utility Corridor; Vertical Assignments for New


Construction
§ 21-150 Horizontal and Aerial Utility Corridors
§ 21-151 Determination of Reimbursement
§ 21-152 Commencement of Utility Relocation Activities
§ 21-161 Right-of-way Occupancy
§ 21-162 Maintenance of Drainage on Right-of-way
§ 21-163 Pipe Size Requirements
§ 21-164 Permit
§ 21-171 Delegation of Authority to Director of Public


Works
§ 21-172 Street Inspections
§ 21-173 Non-compliance
§ 21-174 Resumption of Suspended Work
§ 21-175 Penalties for Noncompliance
§ 21-176 Non-issuance
§ 21-177 Effect on Existing Proceedings, Regulations


and Contracts
§ 21-178 Penalty for Violation
§ 21-201 Notice to Construct Sidewalk
§ 21-202 Notice to Repair Sidewalk
§ 21-203 Township May Do Work upon Default of


Property Owner
§ 21-204 Inspections
§ 21-205 Permit Required for Work in Sidewalk
§ 21-206 Obstruction of Sidewalk Prohibited
§ 21-207 Snow Removal from Sidewalk
§ 21-208 Removal of Obstruction by Township
§ 21-209 Continuation of Existing Regulations


§ 27-701 § 27-701
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Section No. Section Title
§ 21-210 Penalty
§ 21-301 Unlawful to Drop or Deposit Material on Street
§ 21-302 Responsibility of Operator of Vehicle
§ 21-303 Registered Owner of Vehicle Presumed to Be


Operator
§ 21-304 Registered Owner Relieved of Responsibility


under Certain Conditions
§ 21-305 Time Limit for Removal of Material
§ 21-306 Township May Remove Material and Compute


Cost
§ 21-307 Penalty for Violation
§ 21-403 Assessment for Operation
§ 21-404 Collection of Assessments
Appendix A Ferguson Township Road Construction


Standards
II Specifications
III Construction Guidelines for Driveway


Entrances


Chapter 22, Subdivision and Land Development.


Section No. Section Title
§ 22-502 Streets
§ 22-504 Lots and Parcels
§ 22-506 Water Supply
§ 22-509 Shade Trees
§ 22-510 Erosion and Grading Control
§ 22-513 Public Use and Service Areas


C.


Chapter 26, Stormwater Management.D.


Chapter 27, Zoning. [Amended by Ord. 1012, 4/4/2016]


Section No. Section Title
§ 27-101 Short Title
§ 27-102 Authority
§ 27-103 Purpose
§ 27-104 Community Development Objectives


E.
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Section No. Section Title
§ 27-105 Establishment of Controls
§ 27-201 Establishment of Districts
§ 27-203 The Official Zoning Map
§ 27-204 Use Regulations
§ 27-210 Corridor Overlay District Requirements
§ 27-215 Workforce Housing
§ 27-801 Floodplain Conservation
§ 27-802 Slope Controls
§ 27-803 Nuisance Standards
§ 27-804 Outdoor Storage
§ 27-805 Sewage Disposal
§ 27-809 Off-Street Parking and Loading Requirements
§ 27-807 Landscaping
§ 27-1004 Occupancy Permits
§ 27-1005 Violations and Penalties
§ 27-1006 Appeals
§ 27-1007 Amendments
§ 27-1201 Language Interpretations
§ 27-1202 Definitions


Where specific reference is made to one or more provisions of other chapters
of the Code of Ordinances, only those regulations so referenced will be
applicable where they are not in conflict with standards found herein. Further,
where requirements of the ordinance reference standards for off-street
parking, only 60% of such spaces may be accommodated off-street in the
TTD or Mixed Residential Area. The remainder of the required parking will
be provided with on-street spaces, or nearby shared parking facilities. No
spill-over parking is required.
With regard to landscaping, the applicable provisions of Part 8 shall include
only § 27-801, Subsections 1 - 13 and 16A - F. However the Township's
official plant list shall be applicable in all instances.
All portions of Part 11, Zoning Hearing Board, Part 12, Definitions, and
§ 27-101 to (but not including) § 27-205, are also applicable to development
under the provisions herein.


Framework Plans.


Open-Space Network.A.


3.
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Standards.


Each applicant shall demonstrate the specific measures employed to
achieve the design goals as enumerated in the TTD Design Manual
through submission of an open space plan that depicts all proposed
elements of open space including the design of any proposed public
areas within the development which are intended to be included in
the computation of required open space.


(a)


The following standards shall be applied to the open space network
within a TTD or associated Mixed Residential Area:


A minimum of 50% of the site proposed for development shall
be devoted to usable common open space. Through the use of
incentives offered in Subsection 4F, the amount of required
usable common open space may be significantly reduced.
However, in no case shall less than 25% of a site be devoted
to the provision of usable common open space, including
permitted percentages of public areas.


1)


All common open space reserved shall be designed for one or
more of the following uses:


Community green, square, or commons.a)


Community garden or park.b)


Streams, ponds and other natural or man-made bodies of
water.


c)


Playground or tot-lot.d)


Bikeway, greenway, trail or environmental corridor.e)


Active recreational facility.f)


Public space.g)


Conservation area/protected natural area which may
include: woodlands, wildlife corridor(s), meadow,
horticulture, or wetland that is incorporated into the design
for stormwater management.


h)


2)


Please note that the regenerative percolation of stormwater
runoff may, where appropriate, be permitted to be included
in areas designated for open or public spaces. Additionally,
facilities that are designed as permanent water features and
are provided with associated walking or seating areas will be
credited. However, stormwater management facilities such as


3)


(b)


(1)
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detention basins and swales shall only be permitted to be
included to the extent that the open space exceeds the 25%
required minimum, or through the use of one or more design
incentives identified below.


In addition to responding to the unique conditions and
environmental resources of the parcel(s), the open space
provided on each site shall be responsive to the needs of the
community as expressed in the Ferguson Township Recreation,
Parks, and Open Space Plan and, to the extent feasible, shall
provide usable play or recreation areas, or equipment, that is
conveniently accessible to residents throughout the community.
Conformance with the provisions of the Subdivision and Land
Development Ordinance, § 22-513, Subsection 2G(1) - (4) and
H, is expected as well.


The reservation of passive parkland which may include
wooded sites, formal gardens, conservation areas, and open
grass spaces may also be included. However, such facilities
shall account for no more than 40% of the required common
open space. Where the existence of adequate play or recreation
areas within walking distance of a proposed TTD or associated
Mixed Residential Area can be shown, the percentage of
passive parkland permitted to be credited toward the total
required common open space may be raised to as much as
55%.


4)


Public space shall serve as a focal point and may comprise up
to 10% of the usable common open space provided. Such areas
shall be subject to the same maintenance criteria as identified
by § 27-702, Subsection 4C(4)(m).


5)


All common open space shall be publicly accessible either from
a public street or public area, and/or from a pedestrian/bicycle
network that links various playgrounds, parks, commons and
greens to each other as well as to the developed portions of the
site. Land designated as common open space shall be suitable
for the purpose specified.


6)


Each Traditional Town Development or associated Mixed
Residential Area site that includes 50 or more dwelling units
shall include at least one public square or green with a
minimum size of 20,000 square feet. Other squares, greens,
commons, or public areas of not less than 10,000 square feet
in area shall be dispersed throughout the development. Each


7)
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dwelling unit shall be situated so as to be located no more than
1,000 feet from a commons, square, green, or trail.


Existing wooded areas shall be protected to prevent unnecessary
destruction. At least 40% of the number of trees (minimum trunk
caliper of five inches at six inches above ground) that exist at
the time of the plan submission shall be maintained or replaced
immediately following construction. Invasive species shall however
be removed. Replacement trees shall be a minimum trunk caliper
of two inches at a height of six inches above finished grade. The
location of replacement trees shall be detailed on the landscaping
plan required by the specific implementation plan criteria.


(c)


No development shall involve uses, activities or improvements that
would entail encroachment into, the regrading of, or the placement
of fill in wetlands in violation of state or federal regulations.
Applicants must submit evidence to the Township that demonstrates
that the site has been evaluated for the presence of wetlands and
that, if wetlands are present on the site, that DEP and the U.S. Army
Corps of Engineers have been contacted to evaluate the applicability
of state and federal wetland regulations. Full compliance with these
regulatory agencies is expected and will be a condition of any
approval granted by the Township.


(d)


Preservation of the required open space within the TTD and
associated Mixed Residential Area shall be irrevocable. A metes
and bounds description of the space to be preserved and limits
on its use shall be recorded on the specific implementation plan,
in any applicable homeowner covenants and on individual deeds
when open space lands are not held entirely in common. Restriction
on future development shall be established by a permanent and
irrevocable instrument.


(e)


Transportation Network.


Standards.


Pattern and Hierarchy.


Street Pattern. Street patterns shall form a network, with
variations as needed for topographic, environmental, and other
design considerations specific to the site.


1)


Culs-de-Sac. The network shall allow for a variety of modes of
transportation and create an interconnected system that limits
the use of isolated culs-de-sac. Streets with no vehicular outlet
may be used only where connections are not possible due to


2)


(a)


(1)


B.
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topography, hydrology, or other special resource
considerations.


Auto-courts, "T" or "Y" turnarounds and looped access
roads shall be considered before determining that a cul-de-
sac is the appropriate design solution.


a)


When a cul-de-sac is proposed to be incorporated into the
design of a TTD or associated Mixed Residential Area,
the application shall be accompanied by a written analysis
of the merits of the design and evidence supporting why
a network with through street connections is not a viable
alternative.


b)


Any culs-de-sac approved within the TTD and/or Mixed
Residential Area shall consider the incorporation of
bioretention areas within the center of the turnaround.


c)


Approved culs-de-sac shall maintain one-way traffic flow
with a ten-foot cartway provided around a planted center
and/or bioretention area.


d)


A turnaround radius of 32 feet within a right-of-way of 50
feet shall be provided.


e)


Mobility. The resultant system of streets shall provide adequate
traffic capacity and connected bicycle and pedestrian routes,
control but not exclude through traffic, and require that lot
access be accomplished from streets of lower classification in
order to promote safe and efficient mobility through the site.


3)


Bicycle Lanes. Bicycle lanes shall be provided in accordance
with the provisions of Subsection 3B(1)(c)10). Movement
within these lanes located within the street right-of-way shall
flow in the same direction as the adjacent travel lane.


4)


Public dedication. All streets shall be dedicated to the
Township. Private streets other than alleys or lanes are
prohibited.


5)


Organization. Streets shall be organized according to hierarchy
based on function, size, capacity and design speed. Streets and
rights-of-way are, therefore, expected to differ in dimension. A
design proposal that does not adequately address the provision
of a street hierarchy will not have sufficient diversity to merit
approval. Therefore, design consultants are urged to give
proper consideration to this element of the plan.


6)
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Design. The design of each street shall be tailored to function
and anticipated capacity as measured by average daily trips
(ADT). Each street shall be designed to meet the standards
for one of the street types identified below. Changes in design
along a corridor that are based on context shall be permitted.
However, mid-block changes are not acceptable.


7)


Distribution. The applicant shall demonstrate that the
distribution of traffic to the proposed street system will not
exceed the ADT thresholds indicated for any proposed street
type for a design period of 10 years from the proposed date of
completion and acceptance of the road.


High capacity streets shall be designed as boulevards and not
as highways.


8)


Ingress/Egress. The Township may disapprove any point of
ingress or egress to any lot, tract, parcel, or development from
any street when the proposed ingress or egress would create
unsafe conditions, reduce the capacity of the adjoining street,
or result in substandard circulation and impaired vehicle
movement. In addition, street systems that do not adequately
distinguish a hierarchy of design will not be approved.


9)


Type, Function, and Maximum ADT.10)


§ 27-701 § 27-701
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Type Function Maximum
ADT


Mixed-Use
Collector


Streets that provide
access to existing
arterials and between
commercial and mixed-
use buildings within a
Traditional Town
Development. Designed
as boulevards, avenues,
parkways, or mixed use
streets


5,000


Mixed-Use Sub-
Collector


Connects streets of
lower and higher
function within a
Traditional Town
Development or
associated Mixed
Residential Area, and
carries traffic between
developments with
limited access to
individual properties.
Includes parkways,
avenues, and mixed-use
streets


2,500


TTD Local Provides primary access
to individual residential
properties and connects
streets of a lower
function within the
Traditional Town
Development or
associated Mixed
Residential Area.
Designed as mixed-use,
or neighborhood streets


1,500
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Type Function Maximum
ADT


Alley Provides secondary
access to residential
properties that front on
mixed use collectors,
mixed use sub-
collectors or open/
public space, or where
rear access is desirable
to accommodate
increased densities or
effective pedestrian
orientation. Alleys may
also provide access for
deliveries or parking for
non-residential
properties. Designed as
lanes


NA


Street width and design standards shall be as set forth in the
table below:
Street Type Cartway


Width
Parking* Sidewalks Curb ROW°


Width


Boulevard
(includes min 10'
planted median)


11' each
direction


None required Both sides 5'
minimum


Both
sides


75'


Avenue (includes
10' planted
median)


10' each
direction


None required Both sides 5'
minimum


Both
sides


75'


Parkway 10' each
direction


Both sides
(parallel 8'
marked)


Both sides 5'
minimum


Both
sides


65'


Mixed Use 1 10' each
direction


One side
(parallel 8'
marked)


Both sides 5'
minimum


Both
sides


60'


Mixed Use 2 10' each
direction


One side
(angle 16'
marked)


Both sides 5'
minimum


Both
sides


65'


Neighborhood 1 12' One side only
(8' marked)


Both sides 5'
minimum


Straight
curb


50'


Neighborhood 2 9' each
direction


One side only
(8' unmarked)


Both sides 5'
minimum


Straight
curb


50'


Lane 10'-12' None permitted None None 20-22'


11)
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NOTES:


* Required parking - except for lanes, all road types may be designed to accommodate
additional parking facilities.


° This is a minimum. If additional features are added, additional right-of-way may be
necessary, however, street rights-of-way shall be the minimum width necessary to
accommodate the pavement, sidewalk(s), street trees, and any required utility placement.


All lanes shall be privately owned and maintained.
On-street parking shall be provided per the above. See
Subsection 4E(1) for additional regulations regarding the
location and design of these, and other, off-street parking
facilities.


Turning Radius. The turning radius at intersections of TTD
and/or Mixed Residential Area local streets shall be 15 feet
from the curb. Intersections of collector and sub-collector
streets within these sites shall provide a turning radius of 20
feet. The intersection of a local street and an access lane or alley
shall be rounded by a tangential arc with a radius of 10 feet.


12)


Motor Vehicle Connections.


Interconnection. The design of streets within the Traditional
Town Development and associated Mixed Residential Area
shall foster interconnection to the greatest extent possible. This
shall include connections to streets within the development, as
well as to adjacent developed sites and to adjacent parcels that
are zoned for development.


1)


Street Stubs. All streets shall terminate at other streets except
when they are stubbed to connect to future phases of
development or adjacent undeveloped parcels. Where proven to
be appropriate and warranted, culs-de-sac may be considered.


2)


Traffic Impact Study. All Traditional Town Development
proposals and/or associated Mixed Residential Area sites shall
submit a traffic impact study per the requirements of the
Subdivision and Land Development Ordinance, § 22-502,
Subsection 3O, and shall demonstrate conformance with the
transit, pedestrian, and bicycle circulation provisions of this
chapter as well as the design requirements associated with
hierarchy, connectivity, and the preservation of existing
features of the site. Other applicable provisions of the
Subdivision and Land Development Ordinance, include
§ 22-502, Subsections 3H(5)(a) - (c), 3J(1)(a) - (c) and (2)(a),
3K, L, and M.


3)


(b)
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Driveways. Driveway locations shall not interfere with the
normal traffic movement or be inconsistent with the design,
maintenance, and drainage of the street. Driveway access to
lots shall always be provided to the street of lesser
classification. The Township may require the joint or shared
use of driveways to provide ingress and egress when such
design would increase traffic and/or pedestrian safety by
decreasing the potential for turning movements and associated
conflicts.


4)


Curb Cuts. Curb cuts for access to residential lots shall be
prohibited along mixed-use collector and mixed-use sub-
collector streets. Curb cuts along these streets shall be limited
to intersections with other streets or access to rear parking areas
for commercial, civic, or multi-family residential uses.


5)


Lanes/Alleys. The use of lanes or alleys in order to allow
for an uninterrupted and pedestrian-friendly environment along
public streets is encouraged. Lanes or alleys shall provide
appropriate space for rear access and utility placement and shall
be designed in accordance with the provisions of Subsection
3B(1)(a)7), and the associated engineering cross-section.


6)


Rear Access Required. Townhouse dwelling units shall not be
accessed from the front. In certain cases, side entry garages
may be provided for townhouse dwelling end units. No more
than 30% of the overall number of townhouse dwelling units is
permitted to utilize such side entry garages.


Other than as noted above, garages associated with townhouse
or live/work units shall either be integral to the structure or
oriented to the rear and accessed by a lane or alley.


7)


Construction Standards. All streets shall conform with the
Ferguson Township Standards found in Chapter 21, Part 1,
"Pave Cut and Right of Way Occupancy," §§ 21-101 —
21-178; Part 2, "Sidewalks," §§ 21-201 — 21-210; Part 3,
"Dropping or Deposit of Material on Streets," §§ 21-301 —
21-307; Part 4, "Street Lights," §§ 21-403, 21-404; and
Appendix A, "Ferguson Township Road Constructions
Standards," II, III; as well as Chapter 22, Part 5, "Design and
Improvement Standards," §§ 22-502, Subsections 3D(2), (3);
E(2), (3); F(3), G and H.


8)


Design Criteria. The design criteria for residential access
streets, found in the Subdivision and Land Development
Ordinance, § 22-503, Subsection 2D(3), shall be applied to


9)
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all TTD or Mixed Residential Area local streets. Mixed-use
subcollectors within a TTD or associated Mixed Residential
Area shall be designed in accordance with the requirements
for residential subcollector streets found in the Subdivision and
Land Development Ordinance, § 22-502, Subsection 3E(3).
Mixed-use collector streets in these developments shall be
designed to the collector street standards of the Subdivision and
Land Development Ordinance, § 22-502, Subsection 2B.


All final street design shall be subject to approval by the
Township Engineer.


Horizontal Alignment. The horizontal alignment of
intersections shall be at right angles wherever possible. In no
case shall the horizontal alignment of intersecting streets be
less than 75°.


10)


Three-way Intersections. Low volume streets may be designed
to form three-way intersections. Such "T" 's are encouraged to
be used for the creation of prominent focal points such as scenic
views, important civic buildings, or public areas.


11)


Access to Existing Township Roads. All proposed
development shall access an interior street network designed
and constructed to serve development of the Traditional Town
Development or associated Mixed Residential Area. No new
lots shall be permitted direct access to existing Township or
state roads.


12)


Pedestrian/Bicycle Connections.


Circulation System. A convenient, continuous pedestrian
circulation system that minimizes the opportunity for
pedestrian-motor-vehicle conflicts shall be provided
throughout the site.


1)


Sidewalks. All public streets shall be bordered by sidewalks
on both sides. However, this shall not eliminate the need for
consideration of greenways, trails, or other "off-street"
pedestrian routes that would provide access and circulation
through the site and to existing and proposed external
development. In no case shall roadside shoulders or unpaved
areas serve as pedestrian travel areas.


2)


Sidewalk Details. Along all public streets, sidewalks shall be
constructed of brushed concrete and, unless otherwise noted,
shall be a minimum of five feet wide. All sidewalks shall


3)


(c)
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comply with the applicable requirements of the Americans with
Disabilities Act and Ferguson Township Design Standards.


Along TTD local streets in residential areas (Mixed-Use 1 or
2, Neighborhood 1 or 2), sidewalks may be only four feet in
width if warranted by the projected pedestrian traffic volumes.


Walkways. Where pedestrian access is established in locations
other than along a public street, the width and material of the
walkway shall be consistent with the intended function. The
design of such areas shall be included as part of the open space
plan required by Subsection 3A(1)(a). The maintenance of such
areas shall rest with the entity responsible for the common open
space.


4)


Pedestrian Travel Zone. Where serving predominantly retail or
office uses, sidewalks may need to be wider than five feet. A
pedestrian travel zone of at least five feet shall be provided
in addition to areas of the sidewalk that serve as a building
frontage zone and/or fixture/planting zone. See Design Manual
(Appendix 27-A) for examples of acceptable design(s).


5)


Design Details. Sidewalks and walkways should be designed
with a maximum grade of 5% and a maximum cross slope
of 2%. Drainage grates, manhole covers, tree wells, hatches,
vaults and other utility coverings should be located outside of
pedestrian areas. However, where they are present, they shall
not have openings greater than 0.5 inches in width and shall
be mounted flush with the level of the surrounding sidewalk/
walkway surface.


6)


Crosswalks. Clearly marked and well-lit crosswalks shall be
provided at all intersections where sidewalks, greenways, linear
trails, or other walkways intersect with the street network. The
use of contrasting paving material is recommended in mixed-
use areas while striping is sufficient for local street crossings.
Crosswalks shall not be less than 10 feet in width. For
intersection lighting standards see subclause 8) below.


7)


Lighting. In mixed-use and/or multi-family residential areas,
well-lit walkways shall connect building entrances to the
adjacent public sidewalk and to associated parking areas. These
walkways shall be a minimum of five feet in width.


8)
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All light posts and fixtures shall be pedestrian friendly as
measured by scale and harshness of the light source. The
level of lighting provided shall range between 0.5 and 2.0
footcandles dependent on the volume of both pedestrian and
vehicular traffic and the location of the intersection or
walkway. Fixture heights shall not exceed 12 feet.


Vertical Clearance. All walkways shall include a minimum
vertical clearance of 80 inches.


9)


Bicycle Circulation. Provisions for bicycle circulation shall be
incorporated throughout each site. In addition, the connection
and continuation of existing bicycle trails or existing bicycle
routes through the site shall be required.


Where on-street bicycle circulation is to be provided, it shall
be accommodated as a 4-foot wide marked bike lane. Where
no on-street parking is provided these lanes shall be placed at
the outer edge of the roadway or, where on-street parking is
proposed, between the parking stalls and the moving traffic
lane. The location of bike lanes within the street right-of-way
is depicted by the engineering cross-sections for TTD streets
as adopted by resolution. Dedicated bicycle paths may be
provided in lieu of on-street bike lanes. Where proposed, these
must be designed in accordance with AASHTO standards.
Sidewalks shall not be designated as bicycle travel routes;
however, bike paths may be used by pedestrians. Drainage
grates along curbed streets shall be designed to be safe for
crossing by bicycles.


10)


Bicycle Parking. Bicycle parking is required to be provided for
all public or semi-public areas and for all non-residential or
multifamily land uses. Bicycle parking spaces are to be located
so as to be convenient to the structure or use for which they are
provided and to be visible from at least one entrance. Lighting
shall be provided for all such bicycle parking areas.


11)


Transit Connections.


Circulation Plan. A plan for transit circulation within and to
each site shall be coordinated with the local transit authority
and the planned location of such stops shall be delineated on
plans submitted for Township approval. Stops shall be
conveniently located and, where appropriate, provided with a
shelter, seating and lighting.


1)


(d)
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Where transit stops are provided or a new bus stop/pull-off
is warranted, no parking zones shall be designated for a
minimum of 80 feet to allow for loading and unloading. Where
deemed appropriate, bus pull-offs or acceleration lanes shall
also be provided.


For block design criteria, see Subsection 4C(1)(2)


Utilities Network.


Intent. Compact development can be designed to use infrastructure more
efficiently, resulting in lower costs per capita for the municipality. More
users per linear foot of sewer and water main extensions, as well as lower
costs for plowing, paving, and maintaining narrower, well-connected
streets are intended to be achieved through the coordinated planning
efforts required herein. Additionally, infrastructure that can be provided
from a systems approach, without segregating design and regulation
according to strict property boundaries improves connectivity and the
overall function of streets, stormwater systems, open space, and other
supporting infrastructure.


(1)


Design Goals.


To ensure the efficient extension of existing public infrastructure
to serve Traditional Town Development in a coordinated and
comprehensive manner.


(a)


To ensure the continued function of groundwater resources by
coordinating drainage and stormwater management.


(b)


To guide the placement of utilities and other infrastructure in a
manner that does not detract from the overall function and character
of the community.


(c)


(2)


Standards.


Location. All utilities other than public sewer and water are
prohibited within the Township right-of-way. All electric, gas,
telecommunication, telephone, television, and other utility
connections, both main and service lines shall be provided
underground within easements that are located within an alley right-
of-way. All alleys shall be designed to accommodate such
infrastructure whenever possible. All infrastructure shall be installed
in alleys in accordance with the prevailing standards and practices
of the utility or other companies providing such services.


(a)


Stormwater Management Strategies. Stormwater management shall
be designed in conformance with the provisions of Chapter 26,


(b)


(3)


C.
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"Stormwater Management." Designing the project to incorporate
the following stormwater management strategies is however
encouraged:


Maintaining natural storm flows by promoting infiltration.1)


Providing garden roofs and pervious paving to minimize
impervious coverage, and reusing stormwater volumes
generated for non-potable uses such as landscaping irrigation or
custodial uses.


2)


Constructing wetlands.3)


Using vegetated filter strips filtration basins and sediment traps
to remove contaminants and improve the quality of the runoff
from the site.


Such innovative stormwater management and recharge
facilities will be welcome where they are accompanied by
detailed engineering plans and performance capabilities that
are acceptable to the Township Engineer.


4)


Integration of Stormwater Management Facilities. Infrastructure
necessary for the management of stormwater on the site shall be
incorporated into the design in a manner that reduces its visibility
as a functional element and increases its value as an integrated
component of the open space and or public space areas.


Open Space Credit. The drainage system shall, where feasible,
be developed as a landscape amenity such as a planted swale,
grass median, or, where appropriately located and visually
screened, rock beds. Such design may receive credit for open
space in accordance with the provisions found in incentives,
Subsection 4F(10).


(1)


(c)


Sewer and Water Service. All portions of any Traditional Town
Development or associated Mixed Residential Area shall be served
by public sewer and public water. Notice of capacity and intent
to serve shall be provided prior to approval of any specific
implementation plans. In addition, the provisions of the Subdivision
and Land Development Ordinance, § 22-506, Subsections 1A - H
and 3C, D and E, shall be applicable throughout such
development(s).


(d)


Easements. When outside of right-of-way areas, easements for
sanitary sewer facilities, stormwater drainage facilities, public or
private utilities, or pedestrian access shall meet the following
standards:


(e)
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Location. To the fullest extent possible, easements shall be
adjacent to property lines.


1)


Conflicts. Nothing shall be placed, planted, set or put within the
area of an easement that would adversely affect the function of
the easement or conflict with the required easement agreement.


2)


Width and Design. The applicant shall reserve easements where
stormwater or surface water drainage facilities are existing or
proposed, whether located within or beyond the boundaries
of the property. Easements shall have a minimum width of
20 feet and shall be adequately designed to provide for the
unimpeded flow of natural drainage, area for the collection and
discharge of water, the maintenance, repair, and reconstruction
of the drainage facilities, and the passage of machinery for such
work. Those parties with rights of access and responsibility for
maintenance shall be clearly identified.


The specific implementation plan shall reflect and/or be
accompanied by supporting documentation identifying the
ownership and method of administering and maintaining
all permanent stormwater management facilities in
accordance with the provisions of the Stormwater
Management Ordinance, § 26-703 or 26-704.


a)


The agreement, declaration of easement(s) or other
legally, binding documentation shall be submitted to the
Township for review. Upon review, the Township may
require the agreement to contain provisions requiring the
posting and/or periodic payment of escrow funds by the
private entity to guarantee proper maintenance of the
facilities.


b)


3)


Applicability of Chapter 26. The provisions of the Stormwater
Management Ordinance, §§ 26-701, 26-702, 26-705 and 26-706 in
their entirety as well as §§ 26-801, 26-802, 26-803, 26-804, 26-805,
and 26-806 are also applicable to Traditional Town Development
and Mixed Residential Area sites.


(f)


Utility Easements. Utility easements (other than drainage
easements) shall be a minimum of 15 feet in width or as otherwise
determined by the appropriate utility company. All utility companies
are encouraged to use common easements.


(g)


Pedestrian Easements. Pedestrian easements shall have a minimum
width of six feet and shall be located wherever walkways, other
than sidewalks, are provided within the development. Pedestrian


(h)
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easements located in the middle of a block shall have a minimum
width of 10 feet.


Screening. Year round screening of any utility apparatus appearing
above the surface of the ground shall be required unless such
apparatus is placed in a lane or alley. As a result, the placement
of aboveground utility structures should be coordinated with the
proposed landscape plans, to ensure that they are positioned away
from key focal areas.


The visual impact of all rooftop mechanical equipment such as
vents, exhaust hoods, and antennas (including satellite dishes and
telecommunication facilities) shall be minimized by integrating or
screening such appurtenances with the building design.


(i)


Ownership. The location of all existing and proposed utilities shall
be delineated on the general master plan which shall be accompanied
by a narrative designating which improvements are intended to be
dedicated to and maintained by the Township, and which are to
be owned and maintained by a property owner's association. In
addition, any easements or restrictive covenants associated with
such infrastructure shall be identified.


(j)


Site Plans.


Land Use Standards.


Composition of Uses. A variety of uses are required to be provided within
a Traditional Town Development. This variety shall be comprised of
a combination of the permitted uses as listed below in the percentages
required by the diversity provisions of Subsection 4C(1)(e):


Residential.


Single family attached, detached and semi-detached units.1)


Accessory residential units.2)


Zero lot line units.3)


Two-family dwellings.4)


Multi-family dwelling units.5)


Mixed-use buildings.6)


Personal care homes and/or assisted living residences. [Added
by Ord. 1016, 5/16/2016]


7)


(a)


(1)


A.


4.
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Recreational, Cultural, and Civic or Community Facilities. Parks,
playgrounds, greenways, trails, squares, commons, plazas,
courtyards and public areas, arts and artisan studios, museums,
community theater, libraries, music, dance, martial arts, or exercise
studios, health club, lodges, fraternal organizations, amphitheater,
community gardens, civic service clubs, private or charter schools,
community center, government buildings such as municipal offices,
fire/police/emergency services facilities, community meeting
facilities, post offices, places of worship, educational facilities,
transit facilities.


(b)


Commercial.


Food Services. Eating and licensed drinking establishments
such as: bakery, butcher shop, cafe (including outdoor spaces),
catering, coffee shop, delicatessen, neighborhood grocer, ice
cream and confections, restaurant (not including drive-through
service), diner, neighborhood market/farm market.


1)


Entertainment. Studios, galleries, and performance arenas such
as: community theater, playhouse, comedy club, art gallery,
cinema, photography and handicraft studios and associated
sales.


2)


Retail. Sale, service, and rental of a limited range of goods
such as: book store, florist, antique or gift shop, apothecary/
pharmacy (not including drive-through service), jewelry,
hardware, dry goods, clothing, toy, or home accessories store,
lighting, music store including instruments and recordings,
bikes, skateboards, skis, and exercise equipment, mixed-use
buildings.


3)


Services. Personal service shops, businesses and professional
offices such as: barber, beautician, day care, hair/nail salon or
spa, home occupations and no impact home based businesses,
administrative, or financial offices (not including drive-through
service), medical/dental offices, frame shop, laundromat, shoe
repair, tailor, phone store, accountant, architect, day care
center, health club, community center, government buildings.


4)


Accommodations. Overnight lodging places such as: bed and
breakfast, hotel, inn.


5)


(c)


Prohibited Uses. Uses which are expressly prohibited in a
Traditional Town Development or associated Mixed Residential
Area shall include: [Amended by Ord. 1016, 5/16/2016]


(d)
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Heavy or light manufacturing; storage or distribution as a primary
use; outdoor advertising or billboards; prisons; detention centers;
scrap yards; kennels; sand, gravel, or other mineral extraction;
cemetery or crematorium; mobile home park; automobile sales,
service or repair; car wash; hospital(s); conversion of residential
buildings into personal care homes or assisted living residences
with less than 30 beds; bulk fuel storage; heavy equipment storage,
sales, or rental; warehouse; drive-through or drive-in
establishments; food processing and/or packing; fuel generation;
landfill; campgrounds; manufactured home sales or storage;
automobile storage facilities; shopping centers; free-standing
telecommunications towers; truck terminals; waste transfer
facilities; adult business uses; convenience food stores that include
gas sales; race track, riding stable, self-service storage facilities;
dormitory; surface mining operations; motels; and non-municipally
owned surface parking lots that constitute the principal use of a
property.


Height. Structures shall be a minimum of two stories except where
specially approved for single story development or, in the case of civic
buildings, when designed to appear as a multi-story structure.
Commercial structures shall be taller, and shall provide the opportunity
for upper story housing or office space above permitted retail uses in a
minimum of 50% of the structures.


New residential structures within a TTD shall be no more than three
stories. Multi-family, commercial, or mixed-use structures shall not
exceed five stories except through conditional use approval which could
permit up to eight stories in appropriate locations.


(2)


Accessory Uses. Garage apartments, elder cottages, or in-law quarters
may be made available as accessory uses to single-family dwellings in
accordance with the criteria below, when the single-family dwelling is the
principal use of the lot.


Accessory Unit Criteria.


Accessory dwellings may be attached, or separate from the
principal dwelling.


1)


No more than one accessory dwelling shall be permitted on
a single deeded lot in conjunction with the principal dwelling
unit.


2)


The accessory dwelling shall be owned by the same person as
the principal dwelling.


3)


(a)


(3)
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The accessory dwelling shall not be served by a driveway
separate from that serving the principal dwelling unless the
accessory dwelling is accessed from a rear alley and the
principal dwelling is accessed from the street in conformance
with the provisions of Subsection 3.13(1)(b)5).


4)


The maximum first floor area/footprint of a detached accessory
dwelling shall not exceed 600 square feet. Space within this
structure may combine living quarters with workshop, studio,
or other similar use up to a maximum of 800 square feet.


5)


Workforce Housing. Workforce housing shall comprise an element of
each development and will be incorporated at a minimum rate of 1:10
residential units.


This housing shall not be segregated or clustered within a neighborhood
and, from the exterior, will provide no evidence that distinguishes it
from market-rate units.
No more than two adjacent lots may contain such units.
No more than four lots along any one block width or block length may
contain such units.


(4)


Frontage. All buildings shall front on a street or public space and the main
pedestrian entrance shall be from this front facade.


(5)


Diversity.


TTD Standards.


Permitted Percentages


Minimum % Maximum %
Residential 35% 70%


(of total acreage)
Single-family detached 15% 45%
Single-family
semidetached


10% 40%


Single-family attached 15% 35%
Multifamily 5% 30%
Live-work units — 5%


(of total units)
*A minimum of 80% of all residential units must be designed to permit
fee simple conveyance


(1)


B.


§ 27-701 § 27-701


:24







Minimum % Maximum %
Commercial


(of total acreage) 15% 40%
Vertical mixed use:
including any
combination of
commercial, office and
residential uses.


15% —


(of total square footage)
Recreational, cultural, and
community facilities


50% —


(of total acreage)


Mixed Residential Area Standards.


These areas, associated with an existing or proposed TTD, shall
follow the above requirements with the exception of the minimum
percentage applied to commercial land uses. Commercial uses shall
be permitted at appropriate intensities, but not required for such
areas.


(a)


Where no commercial development is proposed in a Mixed
Residential Area, the 20% land area required to be dedicated for
such uses in a TTD shall, instead, be dedicated to some combination
of the following: live/work; recreational, cultural, and community
facilities; or small lot (4,000 to 8,000 square feet) single family
residential uses. This 20% shall not be consumed by any single one
of these alternative uses.


(b)


In order to qualify for development as a Mixed Residential Area,
the availability of a variety of retail, office, and/or business
opportunities must be existing or proposed within walking distance
(1/4 mile) of 90% of any proposed dwelling units. This area must
be accessible by a variety of transportation modes and provide safe
pedestrian access. Additionally, the acreage of such non-residential
area shall constitute a minimum of 20% of the acreage intended to
be developed as a Mixed Residential Area, and the composition of
the existing non-residential area must contain a mixture of retail,
entertainment, service, and business/professional offices.


(c)


(2)


Blocks.


Standards.(1)


C.
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Width. Block depth/width (houses back to back) shall range from
200 feet to 400 feet.


(a)


Length. Block length (intersection to intersection) shall range from
300 feet to 800 feet.


(b)


Perimeter. The maximum block perimeter shall be 2,000 linear feet.
This will serve as the controlling dimension. No block shall exceed
this dimension without an alley or pedestrian easement providing
through access. Blocks above 1,500 linear feet shall also consider
the inclusion of pedestrian easements or other non-vehicular
elements to reduce the perceived walking distance between street
intersections.


(c)


Lot Sizes. Lot sizes within the block shall vary to assure housing
diversity and to meet the projected housing needs of the community.
Additionally, all lots shall conform to the provisions of the
Subdivision and Land Development Ordinance, § 22-504,
Subsection 1A, B and D.


(d)


Required Mixture. A mix of housing types shall be provided within
blocks.


A minimum of 10% of the single family detached units
provided shall be located directly adjacent to either duplex or
townhouse units.


1)


A minimum of 5% of all duplex units shall be directly adjacent
to single family detached units.


2)


Townhouse units must be dispersed among a variety of other
residential and/or non-residential uses, and not segregated in
clusters of single residential-type buildings.


The maximum number of townhouse units that may be
attached in a single structure without separation by lot
lines is four.


a)


The maximum number of townhouse structures that may
be located on a single lot is two. Two-structure townhouse
lots may not be directly adjacent to each other.


b)


The maximum number of townhouse structures that may
be located adjacent to each other when the townhouse
dwellings are established on individual lots is four - which
provides 16 dwelling units.


c)


A minimum of 25% of all townhouse units shall be
directly adjacent to single family detached dwellings.


d)


3)


(e)
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A maximum of 10% of the single family detached units
provided shall be designed to include an accessory dwelling
unit. These accessory units may be located within the principal
building or an accessory building, but shall not exceed 800 total
square feet. All properties designed to accommodate such units
shall be designated at the time of plan submission.


4)


A maximum of 5% of the single family detached units may be
designed as cottages, patio homes, or other one-story dwellings.
The maximum footprint of such units shall be 1,500 square
feet each. Such units shall not be located on or adjacent to the
main public square or green (minimum size 20,000 square feet)
required by Subsection 3A(1)(b)7).


5)


Mixing of uses is desired within structures as well as between
and among individual lots.


Non-residential mixed-use structures are subject to the
square footage restrictions as provided below for
commercial/retail uses. They may, however, include other
employment opportunities such as professional office(s)
or those related to the service industry as well as civic
uses.


a)


In order to count toward the required percentage of
commercial development, a mixed use structure must have
the entire ground floor dedicated to commercial
development. Likewise, to be credited to the required civic
element, the entire ground floor must be dedicated to a
qualifying civic use. However, in some instances, an
auxiliary use that supports and is complementary to the
approved civic use may be incorporated. Additionally, in
a commercial or civic core proposed as an element of
the TTD, structures with multiple dwelling units and no
nonresidential uses are permitted as long as they do not
comprise more than 10% of the total square footage of all
nonresidential uses in such core area.


b)


Mixed-use structures which are primarily residential may
include up to 66% of their floor area in neighborhood
commercial uses as long as the available access and
parking are shown to be adequate to accommodate the
anticipated patrons.


c)


6)


Lot sizes shall be consistent with the following dimensions:7)
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Type Lot Size Width Depth
Single-family
detached


Max: 12,000
square feet


Min: 4,000
square feet/unit


Max: 75' Min: 90'


Single-family
semidetached


Max: 10,000
square feet/unit


Min: 4,000
square feet/unit


Max:
60'/unit


Min: 90'


Single-family
attached


Max: 6,000
square feet/unit


Min: 3,000
square feet/unit


Min:
20'/unit


Max:
50'/end unit


Min: 90'


Multifamily Max: 65,000


Min: 43,560


Min: 36'
max: 144'


—


Live/work units
and other mixed
use structures
outside of any
retail core


Max: 15,000
square feet


Min: 36'


max: 108'


Mixed use in a
substantially
commercial area


Max: 25,000
square feet


Min: 45'


Max: 135'


Civic, cultural,
and community
facilities


— — —


Commercial Max: 80,000
square feet


Min: 36'
max: 108'


Residential and non-residential unit sizes shall be consistent
with the following:


8)
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Type Size
Retail Maximum non-residential building footprint:


30,000 square feet Maximum 6,000 square
feet/unit or leasehold except grocery stores
which may consume the entire permitted
footprint of 30,000 square feet.


Anchor
Retail


Located at prominent intersections or focal
points of the civic/commercial core - maximum
10,000 square feet. No more than one such unit
for every 50,000 square feet of non-residential
development.


Apt/Condo Min: 600 square feet


Multiple non-residential structures may be provided on a single
parcel provided that each structure is separated by a minimum
of 20 feet and site amenities such as plazas, courtyards, park
space, greens, or other such facility is incorporated to break up
the massing of the structures Such amenities shall also feature
benches, plantings, fountains, or other element(s) that typically
define a public space.


9)


The maximum number of apartment or condominium units in a
single structure shall be 24 except when such structure is shown
to be a critical element of an existing commercial or civic
core or focal point. In such instances, structures with 25 to 50
apartment or condominium units may be developed. However,
the massing and articulation of such structures is subject to
approval by the Township.


10)


The maximum lot coverage permitted, regardless of use, is
50%. Through the use of incentives provided in Subsection 4F,
this coverage may be increased as high as 65%.


11)


The maximum impervious coverage permitted on each lot,
regardless of use, is 85%. This includes any incentives that may
be applied to lot coverage through Subsection 4F.


12)


Density and Setbacks.


Standards.


Permitted Density. The density permitted within the Traditional
Town Development shall be up to 20 residential units per acre
provided that the development exhibits good project design,
provides maximum open space, and encourages pedestrian
orientation and movement throughout. In areas which are designed


(a)


(1)


D.
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for community, mixed use, or commercial development, no density
limit will be applied. However, this acreage must be subtracted
from the overall acreage of the site when calculating the permitted
density.


Required Density. While some phases of the development may be
less intensely developed than others, an average minimum density of
seven residential units per acre must be maintained for development
of the entire TTD or associated Mixed Residential Area. This
calculation must exclude any acreage which accommodates civic,
mixed use, or commercial development, as well as any accessory
dwelling units associated with such areas.


(b)


Distance from Open Space. All dwelling units shall be situated
within 1,000 feet of a commons, square, greenway, park or
playground.


(c)


Maximum Setback. The maximum 20 feet setback for residential
structures may be increased by up to 10 feet for dwelling units
fronting on a collector street.


(d)


Fence Heights. Fence heights at the front of residential units and
along the side to the front facade of the structure shall not exceed 3.5
feet and, for the balance of the lot, shall not exceed six feet.


Piers, fence posts and gateways in the front yard may have a
maximum height of five feet, and trellises and similar features may
have a maximum height of nine feet. Fence height restrictions on
corner lots shall be subject to the preservation of adequate clear
sight per § 27-206, Subsection 1F.


(e)


Prohibited Fence Types. Chain link, concrete block, unfaced
concrete, plastic, fiberglass, plywood, slatted "snow" fences and
mesh "construction" fences are prohibited.


Faux wood-type fencing, manufactured from plastic or fiberglass,
may be approved.


(f)


Garage Setback. Front entry garages shall maintain a front yard
setback of a minimum of 40 feet.


Garages, whether attached or detached, shall be subordinate to the
primary structure on the site. Detached garages shall be located
to the side or rear of the principal structure and, where possible,
accessed from the side or rear. Residential units which front on
mixed-use collector or mixed-use sub-collector streets are required
to utilize rear access (e.g., from a lane or alley).


(g)
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Width. When a garage must be attached, those which have
access from the front shall not consume more than 40% of the
width of the lot.


1)


Access. Garages associated with townhouse or live/work units
shall either be integral to the structure or oriented to the rear
and accessed by a lane or alley.


2)


Privacy. Spacing between structures shall be provided to ensure
privacy and sufficient light and air. Although no minimum side
yard setbacks are mandated for residential uses, each development
shall provide reasonable visual and acoustical privacy for dwelling
units. Fences, insulation, walks, barriers, and landscaping shall be
used as appropriate, for the protection and aesthetic enhancement of
property, the privacy of its occupants, the screening of objectionable
views or uses, and the reduction of noise.


(h)


Side Yard Setback. A minimum side yard setback of six feet is
suggested for all detached residential buildings, and the end units of
residential structures containing multiple units of occupancy.


(i)


Rear Yard Setback. A minimum rear yard setback of 25 feet is
applicable to all primary dwelling units. However, accessory
structures and detached garages shown on the approved plan may be
set back only five feet from the rear lot line.


(j)


Front Setback. Structures which are designed for commercial, light
industrial, or mixed-use purposes, shall have a minimum front
setback of zero feet and a maximum front setback of 25 feet.
However, such structures shall maintain a minimum of 65% of their
frontage along the sidewalks's edge (zero setback).


For all non-residential structures, a minimum of 50% of the
front facade on the ground floor shall be transparent, consisting
of window or door openings allowing views into and out of the
interior.


1)


Mixed-use structures that are located in a predominantly
residential context may be setback in a manner that maintains
general alignment with the facades of other structures within
the block.


2)


(k)


Parking, Parking Lots, Parking Structures.


Standards.


Separation Distance. On-street parking spaces shall not be located
within 15 feet of a street, driveway, or access drive intersection.


(a)


(1)


E.
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Additional separation distance may be necessary under certain
circumstances to accommodate the required clear sight.


Off-Street Parking. Where necessary to meet the applicable
standards or to provide shared parking arrangements, off-street
parking compounds may be provided on the lot containing the
principal use which necessitates such vehicle storage. No more than
60% of the required parking for residential or non-residential uses
shall be accommodated in this fashion.


(b)


Distance. Where off-street parking is required, it may be located on-
site or, if located within 1,500 feet of the use for which it is required,
in off-street community or shared parking facilities/structures which
are encouraged to be provided. Rear vehicular access to all parking
facilities shall be provided in lieu of access from the primary street
frontage.


(c)


Number of Spaces. The total amount of parking provided (on and
off-street) shall not exceed the amount required by § 27-809,
Subsection 1B. However, if all parking is accommodated with on-
street spaces, this number may be reduced by 10%. Additionally,
the provisions to reduce off-street parking spaces, as provided in
§ 27-809, Subsection 1E(1) - (4), shall be applicable.


(d)


Dimensions. Parking space and associated aisle dimensions for off-
street parking shall be as specified by §§ 27-809, Subsection 1B(1)
and 1C(1), respectively.


(e)


Spillover. Any spillover parking required by this chapter shall not
be applicable to development within the TTD or associated Mixed
Residential Area.


(f)


Location and Access. When proposed, off-street parking facilities
shall be accessed by alley or mid-block drives with spaces located
underneath, or to the side or rear of the structures they are intended
to serve. Exceptions include those residential lots approved for front
access consistent with the provisions of Subsection 3B(1)(b)5),
where front-entry garages are permitted to accommodate off-street
parking, and where off-site parking is accommodated in parking
structures.


(g)


Screening. If design dictates that off-street parking is to be located
to the side of a building, the entire parking perimeter that fronts a
street or adjacent property shall be screened with a combination of
a low architectural wall or fencing and a continuous shrub and tree
row that adequately screens the parking and defines the street edge.


(h)
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Design. The design of such areas shall be included in the
required landscape plan.


1)


Bioretention. Designing such perimeter landscape areas to
serve as bioretention facilities is encouraged.


2)


Setback. The setback of an off-street parking area located to
the side of a building shall be consistent with the adjacent
buildings. In no instance shall the off-street parking area be
located beyond the front building setback line of adjacent
structures.


3)


Size. The size and location of parking compounds shall not
compromise the design or provision of pedestrian access.


(i)


Pedestrian Access. Parking areas shall include clearly defined and
marked pedestrian walkways within (not simply around) the parking
area, providing access to the entrances of establishments. Pedestrian
access to the primary entrances of each structure shall be clearly
distinguished from motor-vehicle entrances.


Material. This walkway shall be distinguished from driving
surfaces through the use of special pavers, bricks, scored
concrete, stamped concrete, or a raised surface.


1)


Design. Parking area walkways shall be a minimum of 17 feet
in width. This is to accommodate a five-foot walkway bounded
by two six-foot planting strips planted with a continuous shrub
or hedge row and shade trees planted alternately on each side of
the sidewalk at a maximum ratio of one tree for every 45 feet.


2)


Landscaping. Landscaping that defines pedestrian access and/
or separates it from automobile routes elsewhere within the site
is strongly encouraged. The use of such areas to contribute to
the on-site reduction of stormwater runoff is appropriate.


3)


(j)


Multi-Use Parking Requirements. All non-residential and
multifamily uses shall adequately accommodate both handicap
parking and bicycle parking. See Subsection 4E(1)(s) and § 27-809,
Subsection 1B(3), for appropriate standards.


(k)


Siting Criteria. Parking lots or structured parking facilities shall not
abut street intersections or civic buildings, be adjacent to squares or
parks, or occupy lots which terminate a vista.


(l)


Access to Adjacent Areas. Parking facilities shall not be permitted
within side or rear setbacks unless formal arrangements have been
made for the establishment of a common parking facility as specified


(m)
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in § 27-809, Subsection 1A(2)(a). However, both pedestrian and
vehicular access between adjacent off-street parking areas shall be
designed such that these areas, when located on adjacent parcels, are
connected in a manner that minimizes the need to return to a main
street. If the adjacent parcel is undeveloped or vacant, a connecting
drive or street shall be extended to the lot line for access to future
development.


Landscaping. Parking areas shall be suitably landscaped to minimize
noise, glare, and other nuisance characteristics as well as enhance
the environment and ecology of the site and surrounding area. At
a minimum, all surface parking areas shall be landscaped in
accordance with the provisions of § 27-807, Subsection 16A - F.


(n)


Parking Structures. Parking structures provided for public or
common use, and not affiliated with specific commercial or office
uses in the TTD shall only be permitted where the ground floor
is dedicated to commercial or office uses consistent with those
permitted in the TTD.


Size. Such structures shall not exceed 50% of any given block.1)


Visibility. Parked vehicles shall not be visible from adjacent
public space.


2)


Architectural Elements. Parking structures shall conform to
guidelines pertaining to architectural scaling elements and
building materials.


3)


Permitted Uses. Such structures may incorporate residential
uses as well as retail development.


4)


Density Bonuses. Density bonuses may be available in return
for the provision of parking structures as provided in
Subsection 4F(11).


5)


Landscaping. Interior landscaping requirements are not
applicable to structured parking whether underground or multi-
story. However, exterior buffering or screening standards may
be applicable to such facilities depending on their size,
location, and proposed design.


6)


(o)


Back-Up Area. All dead-end parking lots shall be designed to
provide, when necessary, sufficient back-up area for all end stalls.


(p)


Circulation. Painted lines, arrows, and dividers shall be provided
and maintained to control parking and, when necessary, to direct
vehicular circulation.


(q)
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Shared Parking. For mixed-use structures, a shared parking
approach to the provision of off-street parking shall be permitted
following the methodology described in the publication Shared
Parking. (Urban Land Institute and Barton Aschman Associates,
Inc., Urban Land Institute, 1984)


(r)


Bicycle Parking. Bicycle parking facilities shall be provided for all
non-residential, mixed-use, and multi-family structures within the
TTD and associated Mixed Residential Area in accordance with the
following:


Visibility. Bicycle parking devices shall be convenient to the
structure for which they are provided. They shall be visible
from at least one entrance to the structure and shall be
appropriately illuminated.


1)


Location. Bicycle parking devices shall permit at least two feet
of free space between any bicycle attached to the device and the
edge of the curb or sidewalk. For areas where motor vehicles
are permitted to park overhanging the curb or sidewalk, the
distance shall be increased to four feet. Along driveways
having no curb or sidewalk, the minimum clearance shall be
three feet between any bicycles attached to a parking device
and the outside edge of the roadway and shoulder.


2)


Number. One bicycle parking space must be provided for every
15 motor vehicle spaces required.


3)


(s)


Design Incentives.


Intent. Designs which incorporate one or more of the following elements
shall qualify for modifications of the design standards as specified herein.
These may include reductions in open space dedication, increases in
maximum lot size restrictions, reductions in landscaping, and/or increases
in permitted lot coverage.


(1)


Additional Workforce Housing. For each unit of workforce housing
provided in excess of the required 1:10 ratio, two dwelling units may be
placed on lots of between 15,000 and 20,000 square feet. To qualify, both
the workforce housing and the larger residential lots must be distributed
in a manner that permits their integration within the community.


(2)


Rear Access. For every dwelling unit provided with rear access and/or a
garage which is not oriented to the street, one required street tree may
be eliminated. The total reduction shall not be permitted to result in an
average of less than one tree for every 50 feet of road frontage.


(3)


F.
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Passive Recreation Improvements. When an improvement to passive
recreational areas within the dedicated open space and/or to public areas
is provided, a 2% decrease in the percentage of required open space will
be considered. Qualified improvements shall include fountains, benches,
trail surfacing, educational signage and/or additional landscaping. Each
amenity provided will be considered separately; however, this incentive
shall have a maximum total reduction of 10% of the required total.


(4)


Vertical Mixed-Use Structures. For each vertical mixed-use structure
provided within the development, three dwelling units may be placed
on lots between 20,000 and 43,560 square feet. This incentive is limited
to allowing no more than 5% of the total number of residential lots
to be increased in this manner. In addition, the larger residential lots
must be distributed in a manner that permits their integration within the
community.


(5)


LID and BMP. For either the use of low impact development techniques
(LID) or the implementation of best management practices (BMP) as
specified in the Act 167 Watershed Stormwater Management Plan and
the use of pervious paving for all surface parking provided within the
development, the maximum lot coverage permitted will be increased to
65%. However, the maximum impervious coverage standard shall not be
increased above 85%.


(6)


Natural Building Techniques. The use of natural building techniques or
materials for a minimum of 5% of the total dwelling units shall permit
an increase in maximum lot coverage to 65%. However, the maximum
impervious coverage standard shall not be increased above 85%.


(7)


Public Space. For every element of public space included in the design
of any multi-family residential or non-residential structure proposed on
the site, a 2% decrease in the percentage of required open space will
be considered. Qualified public space would include courtyards, seating
areas, landscape or planting amenities, fountains, increased walkway
width or special paving. Each amenity provided shall be considered
separately; however, this incentive shall not permit an accumulated
reduction in excess of 10% of the total.


(8)


Off-Street Pedestrian Improvements. Every improved trail, greenway, or
other off-street pedestrian way that connects residential development to
an open space element such as a playground, conservation area, active
recreation facility or a civic or institutional use shall be qualified to
receive a 2% decrease in the percentage of open space required. Multiple
connections may be considered separately; however, this incentive shall
not permit an accumulated reduction in excess of 10% of the total.


(9)
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Stormwater Management Amenities. Where stormwater management
facilities are designed as amenities to the development and aesthetically
enhance the open space provided, a 5% reduction in the amount of
required open space will be considered. Such enhancements might
include the incorporation of walking paths, water features, and/or rain
gardens. Such features can be considered separately; however, this
incentive shall not permit an accumulated reduction in excess of 15% of
the total.


(10)


Structured Parking. The maximum building square footage of non-
residential units within structures can be doubled when all parking
associated with the use(s) is located either underground or in a parking
structure designed to serve one or more uses within a TTD. The
maximum footprint of any building approved shall, however, not exceed
30,000 square feet. The maximum square footage for grocery stores may
not be doubled in this manner.


(11)


On-Street Parking. Where the parking for a non-residential use is to be
accommodated entirely on-street, the number of spaces required to be
provided may be reduced by 10%.


(12)


Landscaping.


Standards.


Street Trees. Street trees shall be provided. At a minimum, they
shall be located along each side of all existing or proposed streets
as well as within the median of any proposed parkway or boulevard.
Medians may also contain shrubs and plant ground cover. Street
trees shall be in accordance with Chapter 25, "Trees."


(a)


Landscape Plan. A landscape plan, as required by § 27-702,
Subsection 6D(1), shall be prepared by a registered landscape
architect and shall illustrate the project's conformance with the
above requirements.


(b)


(1)


G.


Streetscape Elements.


Amount. For every 1,000 square feet of nonresidential floor area
proposed to be developed, 20 square feet of public space (not including
standard sidewalk dimensions) shall be provided. As noted previously,
public space may comprise up to 10% of the required open space.


Public space may also be provided to enhance the exterior of multi-
family residential structures as noted in the TTD Design Manual.


(1)


H.


Signage/Lighting.


Standards.(1)


I.
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Type. Signage designed to serve pedestrians within the community
may include directional and informational signage regarding
destinations such as parks, museums, shopping districts, transit
stops, or entertainment locations. Information for pedestrians may
also be displayed on kiosks or in other designated areas. A
coordinated signage plan should be established in order to provide
the appropriate amount of signage with a consistent appearance. A
common style, established by size, shape, material, and/or lettering
is expected.


(a)


Appearance. Signs must have a consistent vocabulary of heights,
sizes, shapes, materials, colors, and lettering. Signs should not be
identical in all respects, just similar in a few.


(b)


Street/Traffic Signs. All street and/or traffic signage located within
the public right-of-way shall comply with the Township standards
for such infrastructure.


(c)


Applicability of Chapter 19. All signs shall be subject to the
provisions of Chapter 19, § 19-105, "Construction Specifications,"
§ 19-106, "Prohibited Signs," § 19-107, "Exempt Signs," § 19-108,
"Temporary Signs," § 19-109, "Residential Use," § 19-112,
"Permits," § 19-113, "Review," § 19-116, "Administration and
Enforcement," and § 19-117, "Penalties."


(d)


Square Footage. Each non-residential establishment shall be
permitted a total of 35 square feet of signage which may be applied
among the following four sign types:


Projecting Wall Sign. A projecting wall sign may be permitted
provided that the lower edge of the sign is a minimum of 10
feet above grade, but does not extend more than six feet from
the wall of the structure and not higher than the first floor or 15
feet, whichever is less. A projecting wall sign shall not exceed
10 square feet in area.


1)


Flat Wall Sign. A flat wall sign that does not exceed 15 square
feet in area and that is mounted on either side of a doorway or
between the first and second floors of a multi-story structure
may be permitted.


2)


Awning Sign. An awning sign may be used in lieu of or in
combination with a flat wall sign provided that the following
standards are met:


3)


(e)
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Awning signs shall maintain a clear height of at least 10
feet and maximum projection of six feet from the face of
the structure. Material shall be canvas cloth or an equivalent
material, but in no case shall shiny or reflective material,
metal, plastic, or fiberglass be permitted. Lettering shall be
limited to 12 inches vertically.


Free Standing Sign. A free-standing sign may be permitted
provided it does not exceed 10 square feet in area and nine feet
in height. Free-standing signs must be located within 12 feet of
the structure.


4)


Sandwich Board Sign. One sandwich board-type portable sign may
be permitted in addition to the above total of 35 square feet of
signage permitted per establishment provided it is no more than six
square feet per side and is displayed only during normal business
hours.


Placement. The portable signage may be placed on the sidewalk
immediately in front of the establishment provided that a five-
foot clear pedestrian passage is maintained.


1)


(f)


Illumination. Backlit and internally illuminated signs are not
permitted in the TTD or associated Mixed Residential Area.
Illumination shall be from a concealed, indirect source only. If a sign
is located on an exterior wall, awning, canopy or marquee, only the
section which contains and is defined as the sign may be illuminated
to the maximum permitted size of the sign.


(g)


Glare. All signs shall be so designed, located, shielded and directed
so as to prevent the casting of glare or direct light from artificial
illumination upon adjacent publicly dedicated roadways and
surrounding property.


(h)


Lighting Plan. A comprehensive lighting plan in accordance with
§ 27-702, Subsection 6D(7), must be provided for the TTD and/or
Mixed Residential Area. Such plan must include, at a minimum,
architectural details and specifications for all proposed fixtures,
luminaries, and standards, maintenance and replacement plan for
lighting fixtures, and photometric details.


(i)


Lighting Locational Requirements. Lighting shall be provided at
Street intersections, entryways to commercial or multifamily uses,
and in parking areas as well as for pedestrian safety in areas between
parking areas and these uses.


(j)
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Lighting Scale and Intensity. All light posts and fixtures shall be
pedestrian friendly as measured by scale and harshness of the light
source. The style and size of fixtures shall be appropriate for the
size and massing of associated structures, the surrounding public
space, and the unified concept of the TTD and/or associated Mixed
Residential Area (e.g., wall mounted, sidewalk lamps, bollards,
landscape up lighting, etc.)


The level of lighting provided shall range between 0.5 and
2.0 footcandles dependent on the volume of both pedestrian
and vehicular traffic and the location of the intersection or
walkway.


1)


Fixture heights shall not exceed 12 feet except where necessary
to provide effective lighting for parking areas. In such cases, a
maximum height of 25 feet is permitted.


2)


Fixtures shall be provided, at no greater than eighty-foot
intervals, along sidewalks and within parking areas.


3)


To impact energy efficiency, the use of metal halide, low-
temperature fluorescents, and LED lamps as well as solar
powered and motion sensitive fixtures is encouraged.


4)


(k)


Applicability of Chapter 4. Regulations regarding the placement,
shielding, and intensity of lighting found in Chapter 4, Part 1,
"Outdoor Lighting Regulations," remain applicable to the extent that
they are not in conflict with the above provisions.


(l)


Storage and Loading Areas.


Standards.


Visibility. Service areas for non-residential structures, including
areas for storage and/or loading, shall not be visible from major
pedestrian ways or neighboring residential areas.


(a)


Storage Areas. Storage areas for live/work units, mixed-use
buildings, civic uses and multi-family dwellings shall be integrated
into overall building design.


(b)


Screening. Adequate trash storage capacity shall be provided.
Service, loading, and trash disposal areas shall be effectively
screened so as not to be visible from parking areas, roadways, or
adjacent properties. Such screening shall consist of a combination of
architectural masonry (or fencing) and landscaping with a height of
at least six feet.


(c)


(1)


J.
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§ 27-702. Plan Process and Procedure. [Ord. 224, 3/15/1981; as added by Ord.
858, 12/12/2005; as amended by Ord. 990, 8/18/2014, §§ 12 — 14; and by Ord. 991,
8/18/2014, § 3]


Service Entrances. For commercial uses, service entrances shall be
separate from those used by customers. When feasible, the location
of service areas should be coordinated with adjacent properties so
that the size and number of driveways and other paved surfaces can
be minimized.


(d)


Off-Street Loading Areas. Off-street loading shall be accommodated
whenever possible. Such spaces shall be a minimum of 12 feet
in width, 45 feet in length, and have a vertical clearance of at
least 14 feet. Every non-residential use with a floor area of at least
5,000 square feet should provide at least one such off-street space.
Curbside deliveries are permitted only so long as they do not occupy
on-street parking spaces or block travel lanes.


(e)


Erosion and Grading Control.


Standards. All requirements of the Subdivision and Land Development
Ordinance, § 22-510, shall be applicable to TTD and Mixed Residential
Area development(s).


(1)


K.


Eligibility. The site must be zoned TTD, be located within the regional growth
boundary and within a planned public service area. Public sewer and water must
not only serve the site, but sufficient capacity must also be available.


The site proposed for development shall be under single ownership and shall
be developed according to a single master plan that depicts build-out of the
site with common authority and responsibility.


A.


1.


Approvals. Any TTD or Mixed Residential Area proposal within the zoning district
shall follow the procedures outlined below which shall include each of the
following steps:


Initial Conference.


General Master Plan.


Specific Implementation Plan.


2.


Initial Conference. A Traditional Town Development or Mixed Residential Area
involves the creation of a coordinated and comprehensive plan for a site as well
as its integration with surrounding development. To ensure that each submission
addresses site development from this perspective, an applicant shall meet with
Township staff for an initial conference prior to final preparation and/or submission
of a general master plan for approval. At the initial conference, the applicant


3.
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should be prepared to present, at a minimum, plans which represent the required
evaluation of open space, the design for transportation, and utilities for the specific
site as required by § 27-701, Subsection 3A, B and C, of this Part. In addition,
the applicant shall prepare a narrative which details the design pattern and/or
innovative design concepts proposed; an explanation of how this approach will
preserve natural features and existing amenities of the site as well as protecting
scenic vistas; the structure or organization anticipated to be necessary to maintain
public areas and/or common open space; and the expected development schedule
for the project including any phasing associated with the build-out of the plan.
Other issues for discussion at this stage of the review may include the design
proposal's ability to satisfactorily address specific elements of the TTD criteria
related to pedestrian generation and streetscape design; community building and
the development of community focal points and destinations; the consideration of
the environmental context of the site and the resultant design provisions; and the
ability of the applicant to comprehend and ultimately implement the TTD concepts
as envisioned by the Township and enumerated by the ordinance standards and
associated Design Manual (Appendix 27-A). Such plans, although in a sketch plan
format, shall not be binding on either the applicant or the Township at this stage.
However, consensus on the proposal's ability to meet the Township's goals must be
reached with staff prior to the project moving forward. As a result, such conference
should take place as early as possible in the process to eliminate unnecessary
expenditures for design and engineering. A list of possible questions to which each
applicant should be prepared to respond is included here as Appendix 27-B.


General Master Plan. The next step of the approval process involves the preparation
and submission of a general master plan. Preparation of the plan shall be in
accordance with the requirements as outlined in Subsection 6 and shall be
commensurate with the preliminary plan as provided for in Article V of the MPC.


The general master plan shall include all adjacent land owned, equitably
owned, or otherwise controlled by the applicant within this zoning district If
the land extends into an adjacent municipality or district, then it is requested
that the general master plan also include such areas so as to plan for
coordinated transportation, infrastructure and open space systems. If a TTD
exists, is or could be proposed, or has been approved on an adjacent tract, then
the applicant's general master plan shall be coordinated with the development
of such adjacent land.


A.


Approval Process. The time period for approval of the general master plan
application shall commence with the official submission of the plan and
all required supplementary data to the Township Department of Planning
and Zoning. All applications shall be acted on by the Township Board of
Supervisors, who shall render a decision and communicate it to the applicant
not later than 90 days after the date of the next regular meeting of the Planning
Commission following the date the application is filed, or within such time
limits as established by the MPC.


B.


4.
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In the event that an amended plan is submitted to the Township for
consideration prior to formal action on the original submission, the owner
or agent must provide the Township with a written ninety-day time
extension (in a form to be supplied by the Township) to review the plan.
The 90 days will be measured from the date the revised plan is submitted.


(1)


Plan Requirements. A general master plan shall be deemed to have been
submitted for review and approval when the applicant has furnished to the
Township Department of Planning and Zoning a package consisting of all of
the following documents:


A completed application for subdivision or land development plus
payment of all application and escrow fees.


(1)


Written notice of acceptance of the design proposal by staff as a result of
the required initial conference.


(2)


Five black (or blue) on white prints of the general master plan and 10
reduced (11 inches by 17 inches) copies of all plan sheets prepared in
conformance with all provisions of this Part and the associated design
guidelines.


Such plan shall be drawn at a legible scale and shall include a
key map showing the location of the site in relation to adjacent
properties and the larger neighborhood, adjacent zoning, and road
system connections with existing and proposed roads within 1,000
feet.


(a)


All dimensions of the site shall be in feet and decimals; bearings
shall be in degrees, minutes, and seconds. Lot line descriptions shall
read in a clockwise direction. The survey of the site shall not have
an error of closure greater than one foot in 10,000 feet.


(b)


This plan shall be legible in every detail and shall identify the
proposed project name, the name and address of the owner of the
tract, the developer/subdivider, and the firm that prepared the plan,
as well as the plan date and the date of all plan revisions.


(c)


The plan shall show the entire existing tract boundary with bearings
and distances and identify the total acreage of the entire existing
tract, the district, lot size and/or density requirements of the
applicable zoning regulations, and the location of existing lot line
markers along the perimeter of the entire existing tract as well as
the general location of all existing man-made features including any
historic structures, utilities, adjacent land uses, adjacent roadways,
and other existing public infrastructure such as sewer and water
mains, fire hydrants and stormwater management facilities.


(d)


(3)


C.
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The presence of existing natural features including, but not limited
to, soil types, unique vegetation, all tree masses and trees in excess
of four inches in caliper, rock outcroppings, closed depressions,
sinkholes, watercourses, floodplains, steep slopes, archaeological
sites, burial sites, wetlands, solid waste disposal areas and
topography of the site shall be included on the plan. In addition, any
proposed disturbance, encroachment, or alteration to such features
shall be indicated.


(e)


The proposed general lot layout shall be shown on the plan including
the location of the various types of land uses and approximate
location of lot lines; building setback measurements; the
approximate location, use, height and bulk of buildings; the
proposed units of occupancy and resultant density calculation; the
approximate location and size of recreational areas, parks, schools,
and other facilities which are intended for public use; the
approximate floor space and general configuration of nonresidential
uses and the provisions for access and parking.


(f)


The general layout of streets, alleys, and sidewalks, including
cartway and right-of-way widths shall be identified by the plan. A
typical street cross-section and a street center-line profile shall be
provided for each type of street and proposed street names shall be
identified.


(g)


A professional land surveyor certification as to the accuracy of the
plan information shall be provided.


(h)


In addition, the following material shall be submitted:


Two copies of a conceptual landscaping plan identifying the type
of materials and general design concepts for the treatment of both
public and common open space. The design and provision of
appropriate landscaping is integral to the value and function of the
open space provided. Therefore, the required landscape plan shall be
prepared by a registered landscape architect and, although a detail
of the quantity, and size of proposed vegetation is not required
at this stage, the plan must identify the location and amount of
existing vegetation within the site that will be retained as well as
where landscaping will be used to enhance the development. The
plan shall address all portions of the proposed open space, as well
as those public areas that will be designed as part of the overall
development plan. In addition, areas required to be landscaped by
other sections of this Part (such as parking areas, dumpster locations,
etc.), proposed street plantings, and the type of street trees to be


(a)


(4)
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provided throughout the development shall be included. Standards
associated with such auxiliary plantings are found in § 27-807.


All trees and shrubs shall be planted in accordance with the
"Ferguson Township Regulations and Standards for Arbor Work"
and all landscape material shall meet or exceed the provisions of
§ 27-807, Subsection 8A- F.


(b)


Two copies of a public utility plan identifying connections to and
extensions of public sanitary sewer and public water as well as
stormwater management controls and all associated easements.
Documentation shall be provided to support the feasibility of the
proposal for water supply, control of stormwater, erosion and
sedimentation control, and for the sanitary sewage treatment,
including sewer authority and public water authority ability and
capacity to serve the development in its entirety.


(c)


The location of all other existing and proposed utilities shall be
addressed, and the information submitted shall specifically identify
which improvements are intended to be dedicated to and maintained
by the Township, and which are to be owned and maintained by
a property owner's association. Additionally, any easements or
restrictive covenants associated with such infrastructure shall be
identified.


(d)


Two copies of a general grading and sedimentation and erosion
control plan.


(e)


Two copies of an open space plan that, in addition to identifying
the project's conformance with the open space requirements and any
associated design incentives, highlights the anticipated location of
transit amenities, bicycle paths, and sidewalks within the site, as
well as adjacent bikeways, sidewalks, parkland and open space.


(f)


Two copies of a traffic impact study as per the adopted Township
standards.


(g)


Two copies of a phasing plan indicating:


The 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 Municipalities Planning Code.


1)


A timetable for construction of the project including when the
first phase of construction is anticipated to begin and sufficient


2)
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information to ensure the coordinated installation of
infrastructure on the site.


The area, type, and location of public space, and open space to
be provided with each phase.


3)


The phasing plan shall ensure the coordinated installation of
all public infrastructure as well as the timely construction of
required street connections. In addition, the Township reserves
the authority to approve the number, size, and timing of all
phases of the project, as well as the composition of each phase.
In general, any non-residential portions of the site shall be
contained within the first phase of development.


4)


Two copies of a lighting plan that generally identifies the type
and location of lighting standards proposed within the public right-
of-way. A detail of the proposed lighting fixture(s) need not be
included at this stage. However, to the degree that they are related
to the community context, a general depiction shall be provided.
Associated levels of illumination as well as the final placement of
fixtures within public space or private property shall not be required
until the specific implementation plan is filed.


(i)


Two copies of any architectural standards or pattern books that are
intended to guide development within the site as per the provisions
found in the Design Manual. This material shall provide an
explanation of the character of the development and a discussion of
the criteria used in site planning including the preservation of natural
features and scenic vistas, the consideration of and coordination
with adjacent land uses, the inclusion of community facilities, and
a description of the networks developed for open space,
transportation, and utilities/infrastructure.


(j)


Two copies of the draft text of all covenants, grants, easements, or
other restrictions intended to be imposed upon the use of the land,
buildings or structures, including proposed easements or grants for
public utilities.


(k)


Two copies of the draft text of all agreements, declaration of
easement(s) or other legally binding documentation which specifies
the form of organization proposed to own and maintain the
stormwater management facilities and any associated infrastructure
or improvements. With regard to maintenance of these facilities,
they must be maintained by a private entity (e.g., homeowners
association or individual(s) that own the land) in accordance with
the terms of an agreement, declaration of easements or other legally
binding and recorded documentation approved in form by the


(l)
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Township's Solicitor. The agreement, declaration of easement(s) or
other legally binding documentation shall provide that the Township
shall have the right to:


Inspect the facilities at any time.1)


Require the private entity to take corrective measures and
assign the private entity reasonable time periods for necessary
action, authorize maintenance to be done, and lien all costs of
the work against the properties of the members of the private
entity responsible for maintenance.


Upon review, the Township may require the agreement to
contain provisions requiring the posting and/or periodic
payment of escrow funds by the private entity to guarantee
proper maintenance of the facilities. All of these documents
may be in draft form at this juncture.


2)


Two copies of the draft text of a written description of the
disposition of ownership of the open space and public areas. This
is an essential element of the retention of the open space network.
Therefore, all ownership options must perpetually restrict future
subdivision or land development through establishment of a
permanent easement which becomes part of the property title. In
addition, one or more of the ownership options listed below must be
selected for all portions of the open space provided:


The Township may, but shall not be required to, accept
dedication in the form of fee simple ownership. All areas to
be offered for dedication shall be so designated and shall be
provided, without compensation, for public use provided that:


Such land is accessible to all residents of the Township.a)


The Township agrees to and has access to maintain such
lands.


b)


Any infrastructure located within such area shall be
subject to a separate agreement for maintenance and/or
replacement.


c)


1)


A property owner's association may be established to own and
maintain the open space areas, as well as any infrastructure
located therein. If this option is selected, a complete description
of the organization to be established or designated to own
and maintain the open space and, the methods by which this
organization is to be established and maintained must be
submitted. Documentation to this effect shall include:


2)


(m)
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Articles of incorporation and registry statement for the
association; declaration of protective covenants describing
the improvements and membership and voting rights in
the association, property rights in the area under common
ownership and covenants for maintenance assessments.


a)


Bylaws of the association; and proposed language to be
included in the deeds of conveyance of lots in the
development, requiring each lot owner to become a
member of the association and be obligated to contribute
towards the maintenance of the areas under common
ownership through the association.


b)


In addition, prior to final approval of the general master plan,
the developer shall provide an affidavit setting forth the
obligation to:


Create the corporation.a)


Record the declaration of protective covenants prior to
conveyance of the first lot.


b)


Include in the deed of each purchaser a requirement that
the purchaser join the association and be obligated to
contribute towards the maintenance of the common area
improvements through the association.


c)


3)


A third option is to transfer fee simple title to the open space, or
any portion thereof, to a private, non-profit organization among
whose purposes is the conservation of open space land and/or
natural resources provided that:


The conveyance is made to a bona-fide conservation
organization with a perpetual existence which is
acceptable to the Township.


a)


Appropriate deed restrictions in favor of the Township
are provided in language acceptable to the Township's
Solicitor.


b)


The conveyance contains adequate provisions for proper
retransfer or reverse in the event that the organization
becomes unable to continue to carry out its assigned
functions.


c)


A maintenance agreement, acceptable to the Township
and its Solicitor is entered into by the developer, the
chosen organization, and the Township.


d)


4)
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Distribution and Review. Copies of this information shall be distributed to all
appropriate agencies including, but not limited to the Board of Supervisors,
Township Planning Commission members, the Centre Region Planning
Agency, the Township Engineer, the Centre County Conservation District,
CATA, and the PA DEP regional office. All pertinent reviews, including
those of the Township and CRPA staff, Township Planning Commission and
Township Engineer, shall be provided within 45 days of referral.


Review and approval of the general master plan shall proceed as outlined
in the Subdivision and Land Development Ordinance, § 22-303,
Subsection 1C through E(1), (2) and (3)(b); including review by the
Township Planning Commission, review by the County Planning
Commission or its designee, and review by the Board of Supervisors.


(1)


The grant of approval of the general master plan shall be by official
written communication and shall, in the case of a plan which proposes
development over a period of years, include sufficient terms and
conditions to protect the interests of the public and of the residents of the
proposed development in the integrity of the general master plan.


(2)


As part of their review, the Board of Supervisors may decline or refuse
to allow the density proposed within any TTD or associated Mixed Use
Area if the number, type, or placement of units:


Results in inconvenient or unsafe pedestrian or vehicle access to or
within the site.


(a)


Does not result in a compact and efficient pattern of development
that minimizes infrastructure costs.


(b)


Creates traffic congestion resulting in a significantly reduced level
of service on streets which adjoin the development.


(c)


Is inconsistent with the type and amount of growth anticipated
within the Township as reflected by the projections and strategies
enumerated by the adopted comprehensive plan for the Centre
Region, or


(d)


Places an excessive burden on parks, recreational areas, schools
and other public facilities which serve or are proposed to serve the
proposed development. Such burden shall be measured according to
accepted guidelines for service associated with each public facility.


(e)


(3)


D.


Development Timetable. In the event that the general master plan is granted
approval with or without conditions, the Board of Supervisors may set forth in the
official written communication the time within which an application for final plan
approval, as signified by submission of a specific implementation plan, shall be
filed; or, in the case of a general master plan that provides for development over


5.
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a period of years, the periods of time within which applications for final approval
of each part/phase thereof shall be filed. Except upon consent of the Board of
Supervisors, the time frame established for submission of all phases of the master
plan shall not exceed the vesting protection established by Article V, § 508(4)(v)-
(vii), of the MPC. Any extension of said time frame shall be established at the time
of approval of the general master plan.


Status after General Master Plan Approval. Approval of the general master
plan shall not qualify a plat of the Traditional Town Development or
associated Mixed Residential Area, for recording, nor authorize development,
the sale of lots, or the issuance of any building permits. A general master plan
which has been given approval shall not be modified or revoked, nor otherwise
impaired by action of the Township pending the filing of an application or
applications for a specific implementation plan, without the consent of the
landowner, provided that applications are filed within the periods of time
specified above, or, upon the extension of such time frame, in accordance with
the official written communication granting approval of the general master
plan.


A.


Revisions to the General Master Plan after Approval. The Township may
accept a specific implementation plan revised to reflect a change to the site
or surroundings which occurs after approval of the general master plan. Any
changes to the approved general master plan that are proposed prior to the
submittal of the specific implementation plan shall be presented to the Board
of Supervisors for consideration and determination as to whether or not the
changes are substantial enough to require a modification to the approved
general master plan. If the Board determines that a modified plan is not
required, a specific implementation plan may be submitted to signify the
request for final plan approval. If the Board of Supervisors determines that the
general master plan must be modified, the process outlined in Subsection 4
above shall be followed. Upon approval of the revised general master plan, the
applicant shall provide the Township with at least two copies of the revised
plan for their record.


Any revisions to the specific implementation plan, or during construction
subsequent to approval of that plan, shall follow the same procedures which
are set forth for such circumstances in the PRD provisions of § 27-407,
Subsection 8B(1), (2).


B.


Specific Implementation Plan Approval. An application for specific
implementation plan approval may be for all of the land included in the general
master plan or, for a specific phase as set forth and approved by the Board of
Supervisors during their consideration of the general master plan. Application
shall be made to the Board of Supervisors within the time or times specified by
the phasing plan approved as part of the general master plan, but not until after
any conditions established as part of the approval of the master plan have been


6.
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satisfactorily addressed. In addition, a specific implementation plan may not be
submitted for final Township review until after all improvements indicated on
the general master plan have been installed or, in lieu of the completion of the
improvements, subject to deposit with the Township of a corporate bond or other
security acceptable to the Board of Supervisors in accordance with the Subdivision
and Land Development Ordinance, § 22-304, Subsection 2.


The application for specific implementation plan approval shall conform to
the approved general master plan including all conditions and modifications
attached thereto and shall include:


A completed application for subdivision or land development and
payment of all application and escrow fees.


(1)


Five black (or blue) on white prints of the plan and 10 reduced (11"x17")
copies of all plan sheets prepared in conformance with all provisions of
this Part and the associated design guidelines.


(2)


A.


Plans shall contain the information required for general master plan approval
with the following exceptions and additions:


All locational information shall no longer be approximate but shall
conform to the accuracy requirements and/or be field verified for
precision. This shall include, but not be limited to, the following
information: existing environmental or topographic features, existing and
proposed easements and rights-of-way, existing sanitary sewer and water
supply mains, fire hydrants, and stormwater management facilities which
effect stormwater runoff on the subject tract(s).


(1)


B.


Additional plan information required includes the following:


Complete description of the center line and right-of-way line for all new
streets. This description shall include distances and bearings with curve
segments composed of radius, tangent, arc, and chord.


(1)


Proposed lot lines with accurate bearings and distances, and lot areas for
all parcels. Curve segments shall be comprised of arc, chord, bearing and
distance.


(2)


The location and configuration of proposed buildings, parking
compounds, streets, driveways, landscaping and all other significant
facilities.


(3)


Total number of lots, units of occupancy, density, and proposed land uses.(4)


Building setback lines, with distances from the street right-of-way line.(5)


Typical cross section for each proposed street. Each cross section shall
include the entire right-of-way width.


(6)
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Curb radii at intersections.(7)


Curbs and gutters, location, cross-section and typical design.(8)


Vegetation to be planted between curb or shoulder and right-of-way line.(9)


Sidewalks, including location, width, grades and ramps for handicapped.(10)


Location of street lights.(11)


Proposed street address and address for each unit if applicable.(12)


Location, size and material of sewer and water mains and laterals to each
lot.


(13)


Final vertical and horizontal alignment for each proposed street, sanitary
sewer, and water distribution system. All street profiles shall show at
least the existing (natural) profile along the center line, proposed grade at
the center line, and the length of all proposed vertical curves for streets.
All water distribution and sanitary sewer systems shall provide manhole
locations and size and type of material.


(14)


Source of title to the land included within the subject application as
shown by the Centre County Recorder of Deeds, and a copy of said
ownership documentation.


(15)


Final street names.(16)


Location and material of all permanent monuments and lot line markers
provided in conformance with the provisions of the Subdivision and Land
Development Ordinance, § 22-508, Subsection 1A, B.


(17)


A grading plan that includes finished land contours and grades, directions
of water movement, type of soils, location of water bars or silt fences and
ground floor elevations. This information may be provided on separate
sheets and is not subject to recording with the specific implementation
plan.


(18)


Identification of any lands to be dedicated or reserved for public, semi-
public, or community use.


(19)


The location, face area and height of signs as regulated by the Sign
Regulations [Chapter 19, Part 1].


(20)


Space for approval signatures by the Chairman and Secretary of the
Planning Commission including date of such approval.


(21)


Space for approval signatures by the Chairman and Secretary of the
Board of Supervisors including date of such approval.


(22)


(Reserved)(23)
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(Reserved)(24)


(Reserved)(25)


The following certificate for execution by the Township Engineer:


I, _____, have reviewed and hereby certify that the plan meets all
engineering design standards and criteria of the Ferguson Township
Code of Ordinances.


(26)


In the case of a plan which requires access to a highway under the
jurisdiction of the Pennsylvania Department of Transportation, the
inclusion of the following plan note:


"A Highway Occupancy Permit is required pursuant to § 420 of the Act
of June 1, 1945 (P.L. 1242, No. 428), known as the State Highway
Law, before driveway access to a state highway is permitted. Access to
the state highway shall only be as authorized by a highway occupancy
permit, and the Township's approval of this plan in no way implies that
such permit can be acquired."


(27)


In addition, the following material shall be submitted:


Two copies of a landscaping plan identifying the materials and design
for the public and common open space. The required landscape plan
shall be prepared by a registered landscape architect, and shall specify
the quantity, type and size of proposed vegetation, as well as identifying
the location and amount of existing vegetation within the site that will
be retained. The plan shall include all portions of the proposed open
space, as well as those public areas that will be designed as part of the
overall development plan. In addition, areas required to be landscaped
by other sections of this Part (such as parking areas, dumpster locations,
etc.), proposed street plantings, and the type and location of street trees to
be provided shall be included. Standards associated with such auxiliary
plantings are found in § 27-807. The landscaping plan submitted shall
conform to the requirements of § 27-807, Subsection 5A, B, C and D.


(1)


All trees and shrubs shall be planted in accordance with the "Ferguson
Township Regulations and Standards for Arbor Work," and all landscape
material shall meet or exceed the provisions of § 27-807, Subsection 8A
- F.


(2)


Two copies of a public utility plan identifying connections to and
extensions of public sanitary sewer and public water as well as
stormwater management controls and all associated easements.
Documentation shall be provided to support the proposal for water
supply, control of stormwater, erosion and sedimentation control, and for


(3)
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the sanitary sewage treatment, including sewer authority and public water
authority ability and capacity to serve the development in its entirety.


Two copies of a grading and sedimentation and erosion control plan with
approval from the Centre County Conservation District.


(4)


Two copies of an open space plan that, in addition to identifying the
project's conformance with the open space requirements and any
associated design incentives, identifies the location of transit amenities,
bicycle paths, and sidewalks within the site, as well as adjacent bikeways,
sidewalks, parkland and open space.


(5)


Two copies of the approved traffic impact study, as per the adopted
Township standards. The design of the proposed street network shall be
in conformance with the study results.


(6)


Two copies of a lighting plan that identifies the type and location of
lighting standards proposed within the public right-of-way. A detail of
the proposed lighting fixture(s) shall be included. Associated levels of
illumination as well as the final placement of fixtures within public space
or private property shall be provided.


(7)


Two copies of the final version of all covenants, grants, easements,
or other restrictions intended to be imposed upon the use of the land,
buildings or structures, including proposed easements or grants for public
utilities.


Two copies of the final version of all agreements, declaration of
easement(s) or other legally binding documentation which specifies
the form of organization proposed to own and maintain the
stormwater management facilities and any associated infrastructure
or improvements.


(a)


Two copies of the final documents describing the disposition of
ownership of the open space and public areas.


(b)


(8)


Upon receipt of the material listed above, the Township Department of
Planning and Zoning shall forward one copy of the plan and associated
information to the Township Solicitor; the Centre Regional and Centre County
Planning Commissions; the Township Engineer; and the Alpha Fire Company
Chief.


E.


The review of the specific implementation plan shall be conducted by the
Board of Supervisors in the same manner as review of the general master plan
prescribed by Subsection 4B.


F.


In the event that the specific implementation plan submitted contains
variations from the approved general master plan, the Board of Supervisors


G.
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may refuse to grant approval of the specific implementation plan and shall,
within 45 days from the filing of the application for approval of the specific
implementation plan, so advise the landowner in writing of said refusal, setting
forth in said notice the reasons why one or more said variations are not in
the public interest. Provisions for requesting approval of amendments to the
approved general master plan are outlined by Subsection 8B.


Conditions to Approval of the Specific Implementation Plan. The Board of
Supervisor's may grant approval of a specific implementation plan with or
without conditions. If the Board of Supervisors desires to attach conditions
to a plan, it shall include the conditions in the motion of acceptance. The
conditions imposed by the Board of Supervisors shall be delivered in writing
to the applicant, at the address given with the final plan, by first-class mail,
postage prepaid, within seven days of the vote on the plan by the Board of
Supervisors.


Such notice shall include a period of time, of not more than 10 days, within
which the applicant may either accept all of the conditions imposed by the
Board of Supervisors or reject any or all of the conditions. In the event that
the applicant rejects any or all of the conditions or does not respond or notify
the Board of Supervisors of the decision to accept or reject the conditions,
then the conditions shall be deemed to be rejected by the applicant. In the
event that any or all of the conditions are rejected by the applicant, then
the approval of the plan by the Board of Supervisors shall be automatically
rescinded.
The Board of Supervisors may render a decision disapproving the plan, which
decision will be the decision of the Board of Supervisors if the applicant
does not accept all of the conditions attached to the plan by the Board of
Supervisors.


As a condition of approval of all plans filed, the applicant shall permit
the Township Engineer to make periodic site inspections of such nature
and extent as is necessary to insure that the required improvements are
being installed and constructed in conformity with the design standards
contained herein or otherwise specified in approval of the general master
plan.


(1)


H.


Disapproval of the Specific Implementation Plan. The Board of Supervisors
may render a decision disapproving the plan, which shall also constitute the
decision of the Board of Supervisors if the applicant does not accept all of the
conditions attached to the plan by the Board of Supervisors.


I.


Record Plan. Once the specific implementation plan has been given final approval,
it shall be so certified without delay by the Board of Supervisors and shall be
filed on record forthwith in the Office of the Recorder of Deeds of Centre County,
in accordance with the provisions of §§ 509 and 513 of the Pennsylvania


7.
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Municipalities Planning Code, together with any restrictive covenants and
agreements or other provisions which govern the use and maintenance of the TTD
and its common open space and infrastructure.


Corporate Bonds and Maintenance Guarantee. Approval of the specific
implementation plan may be subject to posting a performance bond covering up
to 110% of the cost of developing common open spaces, planting plans, public
improvements, and other improvements as deemed appropriate by the Board of
Supervisors. Such financial security may include, among others, a lending
institution letter of credit or a restrictive escrow account in a lending institution.
Such bond, or other security, shall provide for, and secure to the public, the
completion of any improvements which may be required within a stated period
which shall not be longer than five years from the date the plan received general
master plan approval. The amount of financial security to be posted for the
completion of the required improvements shall be equal to 110% of the cost of
completion of the improvements to be estimated as of 90 days following the date
scheduled for completion. The basis for the determination of the costs shall take
into account and be based upon the estimated costs as would be experienced by
the Township if it were to bid and complete the project subject to the restrictions
of the Home Rule Charter, any prevailing wage requirements or other material
and labor requirements on the Township. Each year, the Board of Supervisors
may adjust the amount of financial security required by comparing the actual
costs of improvements which have been completed and the estimated costs for
the completion of the remaining improvements as of the expiration of 90 days
after either the original date scheduled for completion or a rescheduled date of
completion. Subsequent to such adjustment, the Board of Supervisors may require
the applicant to post additional security in order to assure that the financial security
equals 110%. Any additional securities shall be posted by the applicant in
accordance with the Municipalities Planning Code and this Part. In determining
the adjustment annually, the Board of Supervisors shall take into account the
restrictions contained above. The amount of financial security required shall be
based upon an estimate of the cost of completion of the required improvements
submitted by the applicant and prepared by a professional engineer licensed in the
Commonwealth of Pennsylvania and certified by such engineer to be a fair and
reasonable estimate of such cost.


Upon final approval of the plan, if requested by the applicant and in order to
facilitate financing, the Board of Supervisors shall furnish the applicant with
a signed copy of a resolution indicating final approval of the plan contingent
upon the applicant obtaining satisfactory financial security. The final plan
shall not be signed nor recorded until the appropriate financial security is
supplied to the Township. In such case, the motion passing the final approval
of the plan shall be contingent upon receipt of satisfactory financial security
within 90 days of the date of the motion (unless a written extension is granted
by the Board of Supervisors).


A.
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In the event that satisfactory financial security is not provided within the
said 90 days or within the time granted by written extension by the Board
of Supervisors, then the motion granting the contingent approval shall expire
and shall be deemed to be revoked, and the contingency of the motion
granting final approval of the plan shall be deemed to be not satisfied.


Upon written application signed by the obligor and surety of a performance
guarantee in a form approved by the Board of Supervisors, the governing
body may at their discretion extend said period provided that satisfactory
security for the completion of the improvements within the extended time is
provided, or when the improvements have been partially completed reduce
proportionally the amount of the bond or other form of security by formal
resolution.


B.


In the event that any improvements which may have been required in
accordance with the finally approved plan have not been installed, the Board of
Supervisors may enforce any corporate bond or other security by appropriate
legal and equitable remedies. If the proceeds of such bond or other security
are insufficient to pay the cost of installing or making repairs or corrections to
all the improvements covered by the said security, the Board of Supervisors
may install part of such improvements in all or part of the subdivision or land
development or cause the same to be installed and may institute appropriate
legal or equitable action to recover the monies necessary to complete the
remainder of the improvements.


All the proceeds, whether resulting from the security or from any legal or
equitable action brought against the applicant, or both, shall be used solely
for the installation of the improvements covered by such security, and not for
any other municipal purpose.


C.


Release from the bond or other security shall be granted by the Board of
Supervisors contingent upon review and report by the Township Engineer in
accordance with procedures outlined above.


D.


Prior to final approval of a plan by the Township, the Board of Supervisors
may require the applicant to deliver to the Township Secretary a maintenance
guarantee in an amount of not less than 15% of the estimate of the cost of all
required improvements, guaranteeing that the applicant shall maintain all such
improvements in good condition for a period of one year after completion of
construction and installation of all such improvements.


E.


A separate maintenance guarantee shall be provided by each applicant to
ensure the health and vitality of all plant material within the site, whether part
of the open space or associated public space, for a period of 18 months from
planting. Any of the landscaping that dies or is removed within this time frame
shall be replaced with vegetation of the same size and species. It shall also be


F.
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§ 27-703. Terraced Streetscape (TS) District. [Ord. 224, 3/15/1981, § 703; as
added by Ord. 943, 2/7/2011, § 1; as amended by Ord. 990, 8/18/2014, § 15]


the responsibility of each applicant to assure the proper care and maintenance
of all plant material within the open space areas for the duration of these
18 months and until such time as appropriate provisions for the perpetual
maintenance of the open space areas are provided in a manner described by
this Part and acceptable to the governing body.


Payment of Review and Professional Consultant's Fees. Prior to final approval of a
plan by the Board of Supervisors, the applicant shall pay all review fees, including
fees for professional consultants and engineers for review and reports which were
requested by the Township, either in the normal course of review or as a result of a
problem or issue arising out of the normal review. The review fees and consultant's
fees to be paid shall be based upon a schedule established by resolution by the
Board of Supervisors.


9.


Use Regulations. All development within a Traditional Town Development or
associated Mixed Residential Area shall proceed in accordance with the standards
of §§ 27-701, Subsections 1, 2, 3 and 4, and the associated Design Manual adopted
as a part thereof. The amount and type of uses shall be as specifically prescribed by
these standards.


10.


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:


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.


A.


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.


B.


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.


C.


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.


D.


1.
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Promotes development that, through the use of distinctive architectural
elements and siting criteria, creates community character.


E.


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


F.


Promotes development that creates and retains a human-scaled context.G.


Encourages energy efficiency, sustainable development, and green
construction.


H.


Allows for small scale retail and entertainment uses that contribute to and
enhance evening and weekend activity in the corridor.


I.


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:


Permitted principal uses, subject to the lot sizes as set forth in Subsection 2B,
2C, and 2D below, as well as the maximum square footage criteria as specified
in Subsection 3C.


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).


(1)


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


(2)


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 structures and other Improvements on the lot as per the
provisions of § 27-903, Subsection 1C, herein, only as long as such unit
is designed to incorporate the nonresidential uses identified in Subsection
2A(1) above. All such properties shall be designed to comply with all
provisions of the district when reconstructed.


(3)


Playground, greenway, trail, square, commons, plaza, transit area,
courtyard or public area, community gardens.


(4)


Bed and breakfast with no accessory services.(5)


Farm market (seasonal).(6)


Retail sale, service or rental of basic convenience commercial goods
and services such as, but not limited to, books, flowers, antiques, gifts,
jewelry, or music.


(7)


Business or professional office.(8)


A.


2.
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Vertical mixed use building involving a combination of uses Subsection
2A(6) through (22).


(9)


Hotel.(10)


Restaurant, cafe, diner or coffee shop.(11)


Community theater or play house.(12)


Non-profit or civic service agency.(13)


Pharmacy with no drive-through.(14)


Health club.(15)


Bank or financial office with no drive-through.(16)


Eating and licensed drinking establishments with no drive-through.(17)


Salon or spa.(18)


Medical/dental office.(19)


Structured parking when provided as part of or accessory to a proposed
vertical mixed use structure.


(20)


Multi-family dwelling units (other than University Housing) only if part
of a vertical mixed use structure; no more than three unrelated individuals
may reside in each dwelling unit.


(21)


Gallery, handicraft, art, or photography studio, professional office for
accountant, architect, attorney or similar profession.


(22)


Uses associated with private or public institutes of higher education;
in this zoning district, these shall be limited to the following primary
uses: classrooms, research facilities and labs; administrative and faculty
offices, and residence halls for graduate and undergraduate student
housing only when staffed, owned and operated by the University which
the students attend.


(23)


Lots up to and Including 0.39 Acres. The permitted principal uses as set forth
in Subsections 2A(1) through (6) only.


B.


Lots from 0.40 Acres, up to and Including Lots of 0.99 Acres. The permitted
principal uses as set forth in Subsections 2A(1) through (20) subject to the
following:


Any structure that will be located on the corner of a lot that is at least
0.40 acres in size and that involves an intersection with West College
Avenue must address both frontages (no blank walls) and be a minimum
of 55 feet in height. The structure shall be designed in accordance with


(1)


C.
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the applicable provisions of Chapter 22. The facade of buildings on
corner lots may be accentuated by towers, corner building entrances or
other distinctive elements; however, all structures on such lots shall be
designed to architecturally enhance the corner location and all effort shall
be made to ensure that such structure is a signature building within the
district.


The entire first floor of all structures located on lots that have frontage
on West College Avenue must be devoted to retail or commercial uses
permitted in the district.


To allow pedestrian access to office, hotel, or residential uses
located above street level, lobbies may be allowed within the
required retail storefront space; provided, that street frontage of the
lobby is limited relative to the property's overall retail frontage and
that the storefront design of the lobby provides continuity to the
retail character of the site and the overall street.


(a)


(2)


Any vertical mixed use building not fronting on West College Avenue
must dedicate a minimum of 50% of the first floor square footage of the
building to nonresidential uses as specified in Subsection 2A(7) through
(19).


(3)


Lots or Combined Lots Totaling one Acre or Larger. All permitted principal
uses as set forth in Subsections 2A(1) through (23) above subject to the same
criteria as identified in Subsections 2C(1) through (3) above.


D.


Conditional Uses. All of the following conditional uses shall be permitted only
upon a lot, or combined lots, that total one acre or larger upon approval by the
Board of Supervisors:


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.


(1)


Any use not specifically excluded in Subsection 2F that would be deemed
to be an acceptable use within the TS District and is consistent 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.


(2)


Conference center subject to the following criteria:


Maximum building footprint of 30,000 square feet.(a)


All parking must be provided in an on- or off-site parking structure.(b)


(3)


E.
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The building must adhere to the design requirements in Chapter 22
and must have lot frontage on West College Avenue.


(c)


The "center" may include eating and sleeping accommodations if
incorporated in a manner that is consistent with the intent of the
district.


(d)


Uses accessory to permitted principal uses, subject to the following
criteria:


The proposed accessory use is associated with a use specifically
permitted in the district.


The proposed accessory use is complementary to the specific
intent of the TS Zoning District and the West College Avenue
streetscape.


1)


Sufficient parking exists or can be established to support the
proposed accessory use under the parking standards specified
in this district.


2)


Conformance with the criteria found in § 27-204.3)


(a)


(4)


Structured parking as a stand alone structure subject to the following
criteria:


Conformance to the design requirements as stipulated in Chapter 22
as they pertain to architectural scaling elements; building materials
and other design considerations that minimize the monotony of
repetitive structural elements by varying the facade treatments from
bay to bay, integrating planter walls, and/or incorporating
landscaping along long undifferentiated expanses of wall.


(a)


Must be wrapped at ground level with retail or other activity-
generating use(s) permitted in the district. Any portion of the ground
floor that does not incorporate retail or service-oriented uses must
provide additional landscaping to create a separation from
pedestrian activity.


(b)


Minimize the dominance of the vehicular entrance and provide a
human scale and pedestrian orientation along any street frontage.


(c)


Must be established through a public-private partnership with the
Township and/or developer of a separate site in the district.


(d)


No access to the structure is permitted from the West College
Avenue corridor. Access must be provided from a cartway that
parallels the corridor. Vehicles may exit onto West College Avenue;


(e)


(5)
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however, depending on the location, may be prohibited from making
a left turning movement.


Maximum height 60 feet. Fifteen feet may be added through the use
of incentives as specified in Subsection 3A(2)(c) below.


(f)


Structures (other than parking structures) above 55 feet subject to the
following criteria:


The structure does not exceed 75 feet in height, including all rooftop
appurtenances other than solar panels or rooftop wind energy
conversion systems.


(a)


The appearance of any portion of the facade between 55 feet and
75 feet is distinguished from the facade treatment/material of the
portion of the structure between 35 feet and 55 feet per the design
requirements in Chapter 22.


(b)


Any vertical mixed use structure that contains more than two floors
devoted to residential units must provide full-time, on-site
management.


(c)


The application of sufficient incentives from Subsection 3B, below,
to reach a height above the permitted 55 feet.


(d)


(6)


Child daycare/preschool with the following conditions: [Added by Ord.
1017, 5/16/2016]


Child daycares/preschools shall be located on lots with direct motor
vehicle access onto a public street;


(a)


All outdoor play areas shall be completely enclosed by a fence
or wall with a minimum height of four feet and screened by an
evergreen planting which shall reach a height of at least six feet
within five years of planting;


(b)


All child daycare/preschools shall comply with all licensing
requirements of the Commonwealth of Pennsylvania;


(c)


A land development plan must be filed to obtain approval from the
Ferguson Township Board of Supervisors.


(d)


In addition, the Board of Supervisors may impose other reasonable
conditions which it deems to be appropriate in a given case pursuant
to the authority granted by the MPC2 and/or the Zoning Ordinance.


(e)


(7)


Prohibited Uses. Only those uses specifically identified above or found to
be consistent with the intent of the district are permitted in the TS District.


F.


2. Editor's Note: See 53 P.S. § 10101 et seq.
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The following represent some, but not all, of the uses that are specifically
prohibited in the TS District:


Convenience stores with fuel pumps.(1)


Vehicle garages and repair shops.(2)


Adult entertainment.(3)


Equipment rental.(4)


Motor vehicle display, repair, and sales.(5)


(Reserved)3(6)


Private and public K-12 schools.(7)


Private recreation areas, arenas, and stadiums.(8)


Car wash.(9)


Motels.(10)


Drive-through.(11)


Surface parking lots that are not an accessory use to and required by a
permitted principal use or approved conditional use on the same lot.


(12)


All development in the TS District is subject to the design standards found in
Chapter 22.


G.


Height, Area and Bulk Regulations. The following regulations shall be observed for
all permitted principal uses:


Maximum Height.


Lots up to and including 0.39 acres and any lot that does not have lot
frontage on West College Avenue (an arterial): 35 feet; incentives may
not be applied to increase this height.


(1)


Lots of 0.40 acres and up with frontage on an arterial street:


By right maximum of 55 feet; 55 feet required on corner lots of this
size.


(a)


Additional height up to 75 feet for lots of at least one acre may be
obtained through the use of incentives set forth in Subsection 3B
below; use of any incentive(s) other than Subsection 1B(2) retains
the requirement to obtain conditional use approval.


(b)


(2)


A.


3.


3. Editor's Note: Former Subsection 2F(6), child daycare/preschool, was repealed by Ord. {1017, 5/16/2016.
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Maximum height of parking structures is 60 feet, not including
any underground parking levels. Additional height of up to 15 feet
may be added specifically to this use if a minimum of 50% of the
roof is planted as a green roof or roof garden, or if a wind energy
conversion system, and/or solar panels are placed on the roof and
provide energy for the parking structure and/or adjacent structures.


(c)


Minimum height of all structures on lots of this size other than
corner lots which are subject to subparagraph (2)(a) above: A street
wall at least two stories or 30 feet in height (whichever is greater)
shall be maintained for a minimum of 65% of the length of the lot
frontage through placement of the principal structure or extension of
its facade with an appropriate architectural element.


(d)


Building Height Incentives.


If a shared parking facility is provided or used to accommodate the use(s)
on the lot, an additional 10 feet may be added to the permitted maximum.


(1)


If structured parking is provided to accommodate the use(s) on the lot
and provides space for use by others, an additional 20 feet may be added
to the permitted maximum without the need to obtain conditional use
approval.


(2)


If 10% of the total residential units in a vertical mixed use building
are established and maintained as owner occupied workforce units, an
additional 20 feet may be added to the permitted maximum.


(3)


If 15% of the total residential units in a vertical mixed use building are
established and maintained as "age-restricted" units, an additional 20 feet
may be added to the permitted maximum.


(4)


B.


Building Occupancy. The maximum square footage per individual
nonresidential use is 10,000 square feet/floor. The maximum achievable
through use of the incentives set forth below in subparagraphs (1) through (4)
is a maximum of 15,000 square feet/use/floor.


Incorporation of day lighting through clerestories, roof monitors, light
shelves, or other technologies throughout 30% of the building allows
the maximum square footage/individual use to expand 2,500 square feet/
floor.


(1)


If structured parking to meet the parking requirement of the site is
provided on- or off-site, the maximum square footage per individual use
may expand by 5,000 square feet/use/floor.


(2)


Incorporation of on-site drainage retention, such as bioswales or rain
gardens. Into the landscaping design and the use of gray water for site


(3)


C.
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irrigation allows the maximum square footage/individual use to expand
2,500 square feet/floor.


Use of on-site, non-polluting, renewable technologies (solar, geothermal,
wind or biomass) for self-supply energy for a minimum of 5% of the total
projected energy use allows the maximum square footage/individual use
to expand 2,500 square feet/floor.


(4)


Yard Regulations.


Front Yard.


Buildings shall be located on the sidewalk line of the primary street.
Sidewalks shall be 12 feet deep from the back edge of the curb on
West College Avenue, and a minimum of five feet deep from the
back edge of the curb on all side streets and cross streets off of West
College Avenue. This area is subject to all sidewalk and streetscape
requirements as specified in the design regulations of Chapter 22
or officially adopted Streetscape Plan for the Township. A standard
five-foot sidewalk shall be installed for the length of any portion of
a lot that abuts an existing alley.


(a)


Building frontages along streets shall break any flat, monolithic
facade by including architectural elements such as bay windows,
recessed entrances, or other articulation so as to provide pedestrian
scale to the first floor.


The building facade may recede from the street wall by as
much as 18 inches to allow for columns or other architectural
elements as parts of the street wall.


1)


A setback, not to exceed 15 feet measured from the back of
the sidewalk is permitted, provided that no less than 65% of
the street wall is maintained. Recesses on the ground floor to
accommodate entryways, display windows, planters, or similar
features shall not be considered as setbacks provided that the
directly adjacent upper stories (to a minimum of 30 feet) have
been built to the street wall.


2)


(b)


All structures on a lot must maintain a minimum of 65% of their
facade along the sidewalk line and 50% of the length and 50% of the
ground level wall height or 15 feet above finished grade, whichever
is less, of any building facade facing and/or adjacent to a public
street, or facing into a park, plaza or other public outdoor space shall
be transparent.


Darkly tinted windows and mirrored windows which block
two-way visibility are prohibited as ground floor windows


1)


(c)


(1)


D.
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required under this provision. Storefront windows may not be
completely obscured with display cases or signage that
prevents customers and pedestrians from seeing inside.


Continuous window walls shall be avoided by providing
architectural building treatments, mullions, building
modulation, entry doors, and/or columns at appropriate
intervals.


2)


Side Yard.


A side yard of 10 feet will be applicable except in the circumstances
set forth below.


In the event that the side of a building would have frontage on
a cross street, this shall be considered as a front yard and will
be subject to the setback and design requirements as set forth
above. However, the depth of sidewalk from back of curb may
be maintained at five feet along the cross street.


1)


In the event that the side yard is adjacent to another lot that
fronts on West College Avenue, there will be no required side
yard setback and new buildings may be constructed with a zero
lot line.


2)


In the event that the side yard is adjacent to a structured parking
facility, there will be no side yard setback required and new
buildings may be constructed with a zero lot line.


3)


In the event that the side yard abuts an alley which coincides
with the district boundary, this side yard shall be established
as a rear yard consistent with the provisions for a rear yard as
indicated below.


4)


(a)


Pavement to accommodate surface parking may not encroach within
the required setbacks.


(b)


(2)


Rear Yard.


On each lot there shall be a rear yard, the depth of which shall be
five feet. However, if the rear yard is adjacent to a property with
a single family residential dwelling unit, or a property outside of
the TS District, a twelve-foot landscaped buffer shall be provided at
the property line and shall constitute the required setback. Surface
parking may not encroach within the required setback.


The required buffer shall be composed of one canopy tree or
evergreen tree and 15 shrubs per 35 linear feet of the lot line.


1)


(a)


(3)
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If the rear yard of a lot abuts an alley, whether in or out of the
district, a five-foot concrete sidewalk shall be provided along the
entire length of the property adjacent to the alley. Buildings may
directly abut this sidewalk. If the alley coincides with the district
boundary, the twelve-foot landscaped buffer required above shall be
provided in addition to the five-foot sidewalk; establishing a total
seventeen-foot setback.


(b)


Building Separation.


All buildings built on a zero lot line shall be independent and no
structural wall may be shared by buildings on adjacent lots.
Buildings on the same lot may be connected by enclosed walkways
or covered walks.


(a)


(4)


Impervious Lot Coverage.


Lots up to and including 0.39 acres-50%, up to a maximum of 60%
permitted for each lot by way of the incentives set forth at Subsection 1F
below.


(1)


Lots from 0.40 acres up to and including lots of 0.99 acres-60%, up to
a maximum of 75% for each lot by way of the incentives set forth at
Subsection 1F below.


(2)


Lots one acre or larger-75%, up to a maximum of 95% for each lot by
way of the incentives set forth at Subsection 1F below.


(3)


E.


Impervious Coverage Incentives. In no event shall the maximum total
impervious coverage, with any of the incentives provided for within this
section, exceed 95% of the site as measured within all existing or proposed lot
lines:


If a green roof or roof garden(s) covering a minimum of 60% of the roof
is provided on the structure(s) on the lot, an additional 10% coverage is
permitted.


(1)


If an approved pervious parking surface is provided for a least 50% of the
required on-site parking, an additional 10% coverage is permitted.


(2)


If the proposal is for vertical expansion of an existing use, an additional
10% coverage is permitted.


(3)


If the proposal is to add upper floor office or residential units to create a
mixed use structure out of an existing single use building, an additional
10% coverage is permitted.


(4)


If the entire roof is a cool roof that reduces cooling loads, an additional
5% coverage is permitted.


(5)


F.
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If the proposal is to undo a previous conversion of a single-family
dwelling from apartments back into a single-family dwelling an
additional 10% coverage is permitted.


(6)


Parking Requirements. The regulations set forth herein are intended to apply
within the TS District and may differ from the provisions of § 27-809.


The required parking may be met through the use of on-site, off-site, and
remote or structured parking, or any combination thereof.


(1)


When an on-site surface parking area is proposed, it shall be located
underneath or to the side or rear of the structure(s) it is intended to serve
and shall have vehicular access from the side or rear of the lot. On-site
parking in the front yard is specifically prohibited.


(2)


When surface parking Is located to the side of a structure, it must be
set back from the sidewalk edges a minimum of 10 feet. This additional
setback shall be used to accommodate screening composed of a low
architectural wall, masonry piers, fencing, or a combination thereof, and
a continuous four-foot high (at time of planting) shrub hedge that screens
the parking and defines the sidewalk edge. Additional deciduous and
evergreen trees may be used to supplement the required plantings.


(3)


Surface parking located to the side of a structure may not extend to a
side street. The corner lots are subject to the use and yard requirements as
stipulated above.


(4)


The maximum number of permitted spaces in an on-site surface parking
lot is 30. However, if acceptable pervious paving is used for the entire
parking area, this number may be increased to 45.


(5)


Parking areas shall be designed so as to optimize the potential to serve
more than one building or more than one use on a site or adjoining sites
as long as the location and design remain consistent with the other criteria
of this section.


(6)


To be counted toward the minimum number of required spaces, off-
site parking must be located within two blocks or 1/4 mile of the main
entrance to the use that requires the spaces. If the off-site spaces are not
in a publicly owned and operated parking structure, documentation of the
reservation of such spaces for each use must be provided in the form of a
shared parking agreement.


(7)


Residential parking within the TS District shall be provided at the rate of
1.0 space for each studio or one bedroom unit and 1.5 spaces for each unit
that is two bedrooms or larger, subject to the following criteria:


(8)


G.
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To utilize this parking standard, all surface parking on the site shall
be priced separately from the cost of the unit. Such fee structure
would not be applicable to the use of driveways, attached garages,
or underground and understructure parking spaces on-site but would
be applicable to the use of off-site parking spaces in a structured
parking facility.


(a)


The use of incentives cannot reduce this required parking ratio.(b)


Parking for non-residential uses within the TS District shall be provided
at the rate of 1/500 square feet, subject to the following criteria:


Where shared parking can be arranged, the amount of required
parking shall be dictated in accordance with the provisions of the
ULI Shared Parking Handbook, Second Edition (2005).


(a)


Where either on or off-site shared parking is utilized, an agreement
establishing the rights to use of the spaces shall be prepared,
submitted and upon approval by the Township, recorded.


(b)


Additional reductions may be considered through the use of
incentives as listed elsewhere in this section.


(c)


(9)


Every non-residential use with a floor area of 10,000 square feet or more
must provide a loading/unloading area. Curbside deliveries are permitted
so long as they do not block travel lanes.


(10)


All uses shall provide bicycle parking accommodations on site.(11)


All egress from a parking area shall be designed so that motor vehicles
leaving the parking area will enter the public street traveling in a forward
direction.


(12)


All surface parking lots must be suitably landscaped to minimize noise,
glare, and other nuisance characteristics as well as enhance the
environment and ecology of the site and surrounding area. At a minimum,
all surface parking areas shall be landscaped in accordance with the
provisions of §§ 27-807, Subsection 16B and 16C, and shall demonstrate
that a minimum of 5% of the internal surface parking area has been
devoted to landscaping area.


(13)


Surface parking space dimensions shall be in accordance with the
provisions of § 27-809.


(14)


Parking Incentives. The parking requirements for nonresidential development,
or nonresidential uses within vertical mixed use structures as set forth herein,
may be reduced by use of the following:


H.
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Provide additional landscaping and/or open space that is 20% greater than
that required by this chapter. Reduce total required parking spaces by
10%.


(1)


Provide and maintain at least 10% of the housing units as age-restricted
units. Reduce total required parking spaces by 15%.


(2)


Provide and maintain at least 10% of the housing units as owner occupied
workforce housing units. Reduce total required parking spaces by 15%.


(3)


The incentives identified in the above Subsection 3 may be mixed or matched,
but no incentive may be used to obtain multiple bonuses. For example: A green
roof may count toward additional impervious on a lot, or an extra story of
structured parking, but not both.


I.


Plan Processing and Procedure. The following general requirements shall apply to
any proposal for development within the TS District:


Eligibility. The site proposed for development shall be under single ownership
and shall be developed according to a single master plan that depicts full build-
out of the site with common authority and responsibility.


The site shall be served by both public sewer and public water and notice
of capacity and intent to serve shall be provided prior to approval of any
final plan.


(1)


Any subdivision or land development proposal within the TS District
that involves multiple phases of development shall follow the procedures
outlined below, including each of the following steps:


Initial conference.(a)


General master plan.(b)


Final plan.(c)


(2)


A.


Initial Conference. An initial conference shall be scheduled to discuss the
proposed development. The conference shall include appropriate
representative(s) of the developer and the Township. The goal of the
conference is to review the development proposal and to establish its
consistency with the intent and purpose of the TS District as established by
this section and associated design manual [Chapter 22, Part 5A]. The applicant
may submit any information they deem necessary to substantiate conformance
with the objectives of the TS District. This step shall be required regardless of
whether the development will be phased.


B.


General Master Plan. A master plan shall be required whenever a development
is proposed to be phased, or where the developer wishes to obtain a
preliminary level of approval prior to preparation of a final plan. Where such


C.


4.
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circumstances do not exist, the project may be submitted as a final plan.
Review of the general master plan shall proceed as outlined in the Subdivision
and Land Development Ordinance, Chapter 22, §§ 22-303, Subsection 1C
through 1E, including review by the Township Planning Commission, review
by the Centre County Planning Commission or its designee, and review by the
Board of Supervisors.


The general master plan shall cover the entire tract, regardless of any
intended phasing of the proposed development. The plan shall show
the size and location of all access locations, parking facilities, public
space, and service areas. Accompanying the master plan shall be rendered
architectural elevation and perspective drawings providing a clear
representation of the relationship of the proposed development to the site
and its visual impact on adjacent properties and a narrative clarifying
and illustrating the significance of the applicant's proposed design. In
addition, the plan submission must include:


A completed application for subdivision or land development
approval and payment of all application and escrow fees.


(a)


Written notice of acceptance of the design proposal by staff as a
result of the required initial conference.


(b)


Five black or blue on white prints of the general master plan and 10
reduced 11 by 17 copies of all plan sheets prepared in conformance
with all provisions of this Part and the associated design guidelines.


(c)


Such plans shall be drawn at a legible scale and shall include a
key map showing the location of the site in relation to adjacent
properties and the larger neighborhood, adjacent zoning, and road
system connections identifying existing and proposed roads within
500 feet.


(d)


All dimensions of the site shall be in feet and decimals; bearings
shall be in degrees, minutes, and seconds. Lot line descriptions shall
read in a clockwise direction. The survey of the site shall not have
an error of closure greater than one inch in 10,000 feet.


(e)


This plan shall be legible in every detail and shall identify the
proposed project name, the name and address of the owner of the
tract, the developer/subdivider and the firm that prepared the plan,
as well as the plan date and the date of all plan revisions.


(f)


The plan shall show the existing tract boundary with bearings and
distances and identify the total acreage of the entire existing tract,
the zoning district, lot size, and/or density requirements of the
applicable zoning regulations, and the location of existing lot line
markers along the perimeter of the entire existing tract as well as


(g)


(1)
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the general location of all existing man-made features including any
historic structures, utilities, adjacent land uses, adjacent roadways,
and other existing public infrastructure such as sewer and water
mains, fire hydrants and stormwater management facilities.


The presence of existing natural features including, but not limited
to, soil types, unique vegetation, tree masses, closed depressions,
sinkholes, watercourses, floodplains, steep slopes, archaeological
sites, burial sites, wetlands, solid waste disposal areas and
topography of the site shall be identified on the plan and any
necessary approvals for encroachment in these areas shall be
obtained.


(h)


The proposed general lot layout shall be shown on the plan including
the location of the various types of land uses and approximate
location of lot lines; building setback measurements; the
approximate location, use, height, and bulk of buildings; the
proposed units of occupancy and resultant density calculation; the
approximate location and size of park space or public plazas; the
approximate floor space and general configuration of all
nonresidential uses and the provisions for access and parking.


(i)


The general layout of any proposed streets, alleys, and sidewalks,
including cartway and right-of-way widths shall be identified by the
plan. A typical street cross-section and street center-line profile shall
be provided for any proposed street or alleyway.


(j)


Final Plan.


Review and approval of the final plan shall proceed as outlined in the
Subdivision and Land Development Ordinance, Chapter 22, §§ 22-304,
Subsections 1 through 7, including review by the Township Planning
Commission, review by the Centre County Planning Commission or its
designee, and review by the Board of Supervisors. Rendered architectural
elevation and perspective drawings providing a clear representation of
the relationship of the proposed development to the site and its visual
impact on adjacent properties and a narrative clarifying and illustrating
the significance of the applicant's proposed design must also be submitted
with the final plan. Written notice of acceptance of the design proposal by
staff as a result of the required initial conference will also be required. For
projects that are not phased, this step will follow the initial conference.


(1)


In addition to addressing all of the requirements of Chapter 22, §§ 22-401
through 22-403, the final plan submission shall address the following
criteria. In the event of a conflict between these standards and criteria and
those contained in Chapter 22, the standards and criteria set forth in this
subsection shall control.


(2)


D.
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TS District development plans shall address all design requirements
set forth in the Township's Subdivision and Land Development
Ordinance [Chapter 22]. This shall include but not be limited to
information on the following, whether or not specific requirements
are established in Chapter 22:


Exterior building materials.1)


Special building features and design elements.2)


Signage and graphics.3)


Lighting.4)


Open space areas, including commons, plazas and pedestrian
spaces.


5)


Circulation systems for vehicles and pedestrians, including
linkages with adjoining properties and transit stops as well as
between parking areas and building entrance(s).


6)


Landscape and hardscape design, including paving materials
and plant materials to be used for buffering, screening, in
parking areas and detention basins and any building related
planting.


7)


Refuse facilities providing the appropriate containers in
accordance with the standards of the Centre Region Refuse and
Recycling Program.


8)


(a)


Stormwater Management Site Plan. The control of erosion and sediment during
construction is subject to approvals of Centre County Conservation District, and
the ongoing management of stormwater on the tract, shall be accomplished in
accordance with Chapter 26, provided that the proposed plan for the control of
erosion and sedimentation may be submitted as a component of the final land
development plan for the associated phase or stage of construction. Efforts must be
made to improve the current systems on the site and to ensure no harm or damage
is caused to the existing storm system and adjoining properties.


The final plan shall reflect and be accompanied by supporting documentation
identifying the ownership and method of administering and maintaining all
permanent stormwater management facilities in accordance with the
provisions of Chapter 26, §§ 26-703 and 26-704.


A.


The agreement, declaration of easement(s) or other legally binding
documentation shall be submitted to the Township for review. Upon review,
the Township may require the agreement to contain provisions for requiring
the posting and/or periodic payment of escrow funds by the private entity to
guarantee proper maintenance of the facilities.


B.


5.
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		part 7 MIXED USE DISTRICTS

		§ 27-701 Traditional Town Development (TTD).

		§ 27-702 Plan Process and Procedure.

		§ 27-703 Terraced Streetscape (TS) District.








 


 


 


 


Planning & Zoning Director’s Report 
May 8, 2017 


 
1. On April 24, 2017, the Planning & Zoning Director, Zoning Administrator and Community Planner 


met with Ron Strouse and Pastor Paul Tomkeil regarding the establishment of a Farmer’s Market 
associated with a Place of Assembly in the R1 Zoning District.  Currently, Farmer’s Markets are not 
permitted within the R1 District. 
 


2. On April 25, 2017, the Planning & Zoning Director and Community Planner participated in a 
conference call with the Pennsylvania Planning Association, Special Events Conference 
Committee to discuss the 2017 APA/PA Conference activities planned at the Penn Stater 
Conference Center, Bellefonte and State College areas. 
 


3. On April 25, 2017, the Planning & Zoning Director and Zoning Administrator attended the Zoning 
Hearing Board meeting for the variance request submitted by Peter and Chelsea Mali at 1363 
Sconsett Way. The applicants are requesting a variance related to the maximum impervious 
coverage. A second, unpermitted driveway surpassed the maximum amount of 30%.  The Zoning 
Hearing Board moved to continue the hearing until May for the applicant to examine impervious 
surface reduction options.  
 


4. On April 27 2017, the Planning & Zoning Director, Zoning Administrator, Community Planner and 
Assistant Township Manager met with representatives of Gwin, Dobson and Foreman and the State 
College Borough Water Authority to discuss the timeline to either suggest inclusion of language 
within the overall Zoning Ordinance Revisions to allow for Water Treatment Facilities in certain 
zoning districts and provide performance standards or determine the last possible date to submit a 
standalone zoning ordinance text amendment application for Board of Supervisors consideration.   


 
5. On May 2, 2017, the Planning & Zoning Director and Community Planner met with Jim May, 


Director, CRPA and Greg Garthe, CRPA Regional Planner regarding regional review process for 
Ferguson Township Subdivisions, Land Developments and Alteration Plans. 
 


6. On May 2, 2017, the Planning & Zoning Director met with John Sepp, PennTerra Engineering to 
discuss the current zoning ordinance definition of “multi-family housing” as it relates to W. Cherry 
Lane Multi Use Building. 
 


7. On May 3, 2017, the Planning & Zoning Director and Community Planner attended the 2017 
Pennsylvania Groundwater Symposium at the Ramada Inn and Conference Center in State 
College.  Dr. Todd Giddings presentation included the progress Ferguson Township Sourcewater 
Work Group has made thus far in developing a Sourcewater Protection Ordinance and Overlay.  


 
8. On May 4, 2017, the Planning & Zoning Director and Community Planner attended the CRPC 


meeting to discuss the Ferguson Township 2017 Draft Official Map. 
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TO:  Ferguson Township Board of Supervisors 


 
FROM:  Raymond J. Stolinas, Jr., AICP, Director of Planning & Zoning 


Lindsay K. Schoch, Community Planner 


 
DATE:  May 5, 2017 


 
SUBJECT: Active Plans in the Township 


 
In order to keep the Planning Commission and Board of Supervisors up-to-date on the current 
developments taking place, staff is providing a list of Active Plans in the Township. Currently, the 
Township has six (6) Active Plans, four (4) have not been heard by the Board and two (2) 
have been conditionally approved. They are as follows: 
 
West Cherry Lane Multi-Use Building Lot Consolidation Plan & Land Development Plan:   This 
submission, made by Penn Terra Engineering, Inc., on behalf of HFL Corporation proposes a Lot 
Consolidation and Final Land Development Plan. This proposal will first combine three existing 
properties, creating a 12.82-acre parcel. Five of the existing structures on the property will be removed, 
making room for the development of a 3-story, 10,100 square foot multi-use building, as well as a 4-
bay garage.  This property is located at 1217 North Atherton Street. Plan Expiration: June 
29, 2017 No Update 
 
JL Cidery at JL Farms Land Development Plan: This submission, made on February 24, 2017 by HLA 
Architects, LLC. on behalf of Dr. John W. LeClair is proposing the change of use of two existing 
agricultural buildings into buildings that will provide for the production and sale of hard cider and wine 
made on site. The site currently contains a single family home/business, several green houses, a pond, 
driveway, apple orchards and a vineyard. A Variance was granted by the Township Zoning Hearing Board 
July 28, 2015 to allow an orchard use and a “Cidery and winery” use on the 31-acre lot, and a 
dimensional variance of 26 acres from the maximum 5-acre lot area to allow the Cidery and winery 
(including tasting and sales room). This property is located at 3392 Shingletown Road, State College, PA. 
Plan Expiration: May 25, 2017. Plan has been reviewed, comments made, and Plan submitted to HLA 
Architects, LLC. for response to our comments and resubmission. HLA Architects, LLC forwarded the 
Plan and Comment letter to Penn Terra Engineering, Inc. to resubmit the updated Plan. 


 
Guenot Subdivision: This submission, made on October 14, 2016 by Penn Terra Engineers, Inc. on behalf 
of Ronald L. & Pearl P. Guenot is proposing the subdivision of one 84.393-acre property into two 
properties. Proposed Lot 1R will be 83.381 acres and proposed Lot 2 will be 1.012 acres. This 
property is located at 2245 West Gatesburg Road, Warriors Mark, PA. Plan Expiration: 5/20/2017. All 
Planning Modules have been approved by DEP.  Penn Terra is in the process of obtaining signatures 
on the Mylar for recording. 
 
CSC Northland/Proposed Commercial Development-Buffalo Wild Wings/Corner of North Atherton 
and Blue Course Drive: CSC Northland, LP is proposing to develop a portion of a 3.55-acre parcel with a 
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-   A Home Rule Municipality   - 


5,440 SF restaurant.  The site will also contain related site amenities and improvements inclusive of 
parking, access roadways, lighting, landscaping, utilities, and stormwater management facilities. Plan 
Expiration is 6/13/2017 Plan is on hold; Applicant is reevaluating traffic improvements. No Update. 
 
The Cottages at State College Final PRD/Whitehall Road and Blue Course Drive: Appealed to 
Commonwealth Court. Plan Expiration is yet to be determined based upon any decision that comes out 
of the court. Received Brief for Appellees on 12/22/16 & Received Reply Brief for Appellant 
1/20/2017 – Commonwealth Court Hearing held on 3/6/17 at 1:00 PM No Update. 
 
Whitehall Road Regional Park: Centre Region Parks and Recreation (CRPR) is proposing a 100-acre 
regional park on Whitehall Road via the proposed Blue Course Drive extension, including a mix of 
baseball fields, soccer fields, basketball courts, basketball courts, a dog park, an area for community 
gardens, an indoor turf facility, a future centralized CRPR maintenance facility and agency.  Plan 
Expiration: 6/30/2017 CRPR is working with Stahl Sheaffer on a Feasibility Study and will determine how 
to move forward within Budget. No Update 
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FERGUSON TOWNSHIP PLANNING COMMISSION 
MEETING MINUTES 


MONDAY, APRIL 24, 2017 
6:00 PM 


 
I. ATTENDANCE 


 
The Planning Commission held its regular meeting of the month on Monday, April 24, 
2017 at the Ferguson Township Municipal Building. In attendance were: 
 


Commission: Staff: 
Marc McMaster, Chairman Ray Stolinas, Director of Planning & Zoning 
Rob Crassweller, Vice Chair Lindsay Schoch, Community Planner 
Ralph Wheland Jeff Ressler, Zoning Administrator 
Lisa Strickland, Absent  
Bill Keough  
Eric Scott  
Andrea Harman  
Alternate, Cristin Mitchell  


 
Others in attendance were: Jeremie Thompson, Wes Glebe, Steve Miller, and Todd 
Giddings 


 
II. CALL TO ORDER 


Mr. McMaster called the April 24, 2017 Planning Commission meeting to order at 
6:00 p.m. 


 
III. CITIZEN INPUT 


Mr. Steve Miller stated that at the last Board of Supervisor’s Meeting, there were 
comments made about the rate of which the Planning Commission is forwarding items 
to the Board of Supervisors. Mr. Miller stated that as Chair, he completely disagrees with 
the comments made and believes that the majority of the Board would agree with him. 
Mr. Miller said that the Board of Supervisors appreciates the diligence and thoroughness 
that the Planning Commission has put into its workload. He stated that there have been 
several other ordinances that have a comparable amount of time to the draft 
Sourcewater Ordinance. Mr. Miller stated that any requests to the Planning Commission 
from the Board of Supervisors will be conveyed by Mr. Stolinas. 


 
IV. DRAFT SIGNS AND BILLBOARDS ORDINANCE 


Mr. Stolinas stated that as a result of the Planning Commission’s discussion on March 
27 and April 10, staff updated the proposed Draft Sign & Billboards Ordinance for the 
Planning Commission’s review. 
 
Mr. Scott expressed concern that because murals are exempt in the proposed draft 
ordinance, business owners might use that right to paint vulgar images. Ms. Schoch 
stated that while the draft ordinance is content neutral, there is a public health, safety, 
and welfare clause that can protect the Township from vulgarity. 
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In response to a question from Mr. Wheland, Ms. Schoch stated that in the proposed 
ordinance there is a section that details the Township’s right to remove any signs that 
are abandoned or in a bad state of repair. 
 
In response to a question from Mr. Scott, Ms. Schoch stated that freedom of expression 
signs are allowed on private property and are not required to have a permit.  
 
A motion was made by Mr. Wheland and seconded by Ms. Harman to recommend 
approval of the proposed draft Chapter 19 – Signs and Billboards to the Board of 
Supervisors. The motion carried 5-1. 
 


V. SOURCEWATER PROTECTION – A PRESENTATION BY TODD GIDDINGS 
Todd Giddings, hydrogeologist, gave a presentation on the science behind the Ferguson 
Township Sourcewater Protection Overlay District. In summary, he discussed five ways 
to protect Sourcewater: protection plans, physical devices, land ownership, land 
easements, and zoning ordinances. Mr. Giddings also discussed the factors that the 
overlay district addresses: hydrogeological imprecision, seasonal variation in 
precipitation, climate change, population growth, and the varieties of land uses. 
Groundwater is more than 99% of the total public water supply in the watershed. The 
two water reservoirs are only used when there is an adequate water supply in them. 
Many water authorities in the area have created sourcewater protection plans, which are 
advisory in nature. Existing sources of regulation include land use zoning, storm water, 
on-lot septic systems, nutrient management plans, farm conservation plans, geothermal 
borehole and water well standards, and underground storage tank regulations. 
 
After Mr. Giddings’ presentation, he answered questions from the Planning Commission 
and members of the audience. In response to a question from Mr. Glebe, Mr. Giddings 
explained that Penn State University has a program called Living Filter Spray Irrigation 
that treats sewage water in an extensive treatment plant and then sprays the water on 
the ground in certain places for liquid fertilizer. Mr. Giddings stated that “sludge” has to 
abide by a whole separate set of regulations that include chemical analysis; where, how, 
and what type of land it can be present on; how far from streams and sinkholes it can be; 
and what application rate is allowed. 
 
In response to a question from Mr. Scott, Mr. Giddings stated that the reason the 
Sourcewater Protection Group decided not to change the effect of the overlay is because 
the width and length of the Zone 2 areas changes with whether the pumps in that wellfield 
are on high, medium, or off. The Zone 2 areas can change based on the precipitation 
volume for the year, and hydrogeological imprecision is not 100% accurate. 
 
In response to a question from Mr. Keough, Mr. Giddings stated that in 25 years, it may 
be very possible that agriculture will need to rely on irrigation to maintain healthy crops. 
Mr. Giddings explained that irrigating crops is necessary maintain nutrients that are 
absent in droughty soils. In the future, it may be necessary to use more than the 
proposed ordinance’s limit of 100,000 gallons of water per day. In this case, it may be 
beneficial to develop a permit for this use that would require the applicant to prove that 
using over 100,000 gallons of water per day would not impact surrounding wellfields and 
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other water resources. Mr. Giddings explained that while it would be consistent to 
increase the number of allowable gallons of water per day to the Department of 
Environmental Protection’s threshold, the Sourcewater Protection Work Group felt that 
putting the limit at 100,000 gallons per day would allow the proposed ordinance to be 
more effective. The work group felt that if the time came, the ordinance could be 
amended to allow for more or less gallons per day. Mr. Giddings stated that as a work 
group, they did not do a water budget or look at the aquifer properties in Ferguson 
Township. Mr. Giddings went on to explain that the 100,000 gallons per day limit was an 
educated guess fueled by his knowledge and experience of the area. 
 
Mr. Keough stated that it is easier to change the proposed ordinance now, rather than 
amend it in the future. 
 
In response to a question from Mr. McMaster, Mr. Giddings explained that the impact 
that a new land use might have is not directly addressed in the current process of a new 
land development plan. Mr. Giddings stated that there is no mechanism at the state level 
within the land development process to step in regarding regulations. 
 
In response to a question from Mr. Keough, Mr. Giddings stated that the radii around the 
wells are calculated from an Environmental Protection Agency (EPA) furnished formula, 
as well as being a requirement out of the Federal Safe Drinking Water Act. 
 
There was a lengthy discussion about the Zone 1 radii and the impacts it may have on 
adjacent land owners. The discussion centered around the issue that land owners whose 
property is within the Zone 1 radius are restricted from developing anything within that 
radius. These property owners may not be aware, or might not have had a choice when 
the well was placed. After the discussion Mr. Giddings suggested that the work group 
remove Zone 1 altogether. In conclusion, the Planning Commission would like to have a 
discussion with the State College Borough Water Authority regarding the radii around 
wells in the proposed Sourcewater Protection Ordinance. 
 
In response to a question from Mr. Scott regarding the differences in geology in Zone 1 
versus Zone 2 and 3, Mr. Giddings stated that if there was a chemical spill in Zone 1, it 
would already be too late to protect the water because of the limestone that is present 
in Zone 1. Ms. Schoch stated that Sarah Walters of the Sourcewater Protection Work 
Group, contacted the Centre County 911 Center and they were in favor of having a digital 
map of the zones for future reference. 
 
Wes Glebe suggested having an informational session on the hazards of dumping liquids 
into sinkholes. It would be beneficial for residents to know about the dangers and 
consequences of hazardous material making its way into sinkholes. Mr. Glebe also 
suggested writing educational references into the proposed ordinance so that residents 
aren’t “afraid” of it. 
 
Planning & Zoning staff will review and consider the comments to take back to the work 
group. 
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VI. PLANNING DIRECTOR’S REPORT 


Mr. Stolinas reviewed the Planning Director’s Report. 
 
On April 12, 2017, the Planning & Zoning Director, Zoning Administrator and Community 
Planner met with representatives from Capstone Collegiate Communities, LLC and 
Kitchen and Associates regarding the redevelopment of the 900 block of W. College Ave. 
Redevelopment would encompass a multi-story mixed use building with on-site parking. 
 
On April 13, 2017, the Planning & Zoning Director, Zoning Administrator and Community 
Planner conducted a conference call with Carolyn Yeagle and met with A.J. Schwartz of 
EPD regarding updates to the Subdivision and Land Development process table. Staff 
provided a separate list of mark-up items in both zoning and subdivision for further 
discussion. Staff and EPD also discussed potential accessory uses within the RA District 
along with the current subdivision restrictions and building allowance. 
 
On April 13th and 20th, the Planning & Zoning Director and Community Planner 
conducted two (2) public outreach meetings on the draft Official Map to gather further 
input prior to public hearing. The first was conducted on April 13th, 7:00 p.m. at the 
Ferguson Township Building and the second will be conducted on April 20th, 7:00 p.m. 
at the Baileyville Community Building. The CRPC will review the draft Official Map at 
their May 4, 2017 meeting. Planning & Zoning staff have also received comments from 
Patton Township. 
 
On April 17, 2017, the Planning & Zoning Director and Zoning Administrator met with 
Nathan Bish of Aquarius Supply regarding building upon a vacant lot located at 2321 W. 
Whitehall Rd. 
 
On April 18th and 20th, 2017, the Planning & Zoning Director, Zoning Administrator and 
Community Planner met on revisions to the Draft Sign and Billboard Ordinance. Also on 
April 18, 2017, the Planning & Zoning Director, Zoning Administrator, Community Planner 
and Asst. Township Manager met with Joe Green, Esq. regarding legal correspondence 
related to the Pine Hall Revised Master Plan. 
 
On April 19, 2017, the Planning & Zoning Director met with the CCHLT Project 
Development Committee to discuss future affordable housing initiatives. Also on April 19, 
2017, the Planning & Zoning Director, Zoning Administrator and Community Planner met 
with Todd Giddings to discuss the proposed Sourcewater Protection Overlay Map and 
Zone development for the Planning Commission presentation. On April 19, 2017, the 
Planning & Zoning Director attended the Spring Neighborhood Association Open Forum 
in the Main Meeting Room. 
 
On April 20, 2017, the Planning & Zoning Director and Asst. Township Manager met with 
Jim May, CRPA Director to discuss the process of regional plan reviews. 
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On April 21, 2017, the Planning & Zoning Director, Zoning Administrator and Community 
Planner met with Justin Mandel of Aspen Hill Partners, LLC and John Sepp, PennTerra 
Engineering regarding the proposed rezoning application for Harner Farm. 


VII. ACTIVE PLANS UPDATE 
Ms. Schoch reviewed the active plans in the Township including: West Cherry Lane Multi-
Use Building Lot Consolidation Plan & Land Development Plan, J.L. Cidery at J.L. Farms 
Land Development Plan, Guenot Subdivision, CSC Northland-Buffalo Wild Wings, The 
Cottages at State College, and Whitehall Road Regional Park 
 
Ms. Schoch expressed her thanks to the Commission for all of its comments and 
discussions on the Sign & Billboard ordinance.  
 


VIII. CENTRE REGION PLANNING COMMISSION REPORT 
There was no report, as Ms. Strickland was absent. 


 
IX. SOURCEWATER PROTECTION WORK GROUP UPDATE 


Since Mr. Giddings gave a presentation on the science behind the proposed 
Sourcewater Protection Ordinance, there was no update.  


 
X. ZONING/SALDO STEERING COMMITTEE UPDATE 


There was no update. 
 
XI. APPROVAL OF THE REGULAR MEETING MINUTES – APRIL 10, 2017 


A motion was made by Mr. Keough and seconded by Mr. Crassweller to approve the 
April 10, 2017 Planning Commission meeting minutes as published. The motion carried 
6-0. 
 


XII. ADJOURNMENT 
There being no further business for the Planning Commission, Mr. Keough made a 
motion to adjourn the meeting at 8:48 p.m. The motion carried 6-0.  


 
RESPECTFULLY SUBMITTED,     
 
 
 
_________________________________ 


       LISA STRICKLAND, SECRETARY 
         FOR THE PLANNING COMMISSION 
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TOWNSHIP OF FERGUSON 


Centre County, Pennsylvania 


ORDINANCE NO. _____ of 2017 


AN ORDINANCE OF THE TOWNSHIP OF FERGUSON, CENTRE COUNTY, 


PENNSYLVANIA, AMENDING, MODIFYING AND CHANGING THE FERGUSON 


TOWNSHIP ZONING ORDINANCE (CHAPTER 27) TO ALLOW FOR DWELLING 


UNITS IN A TRADITIONAL TOWN DEVELOPMENT (TTD) TO BE USED BY A 


FAMILY OF UP TO FIVE UNRELATED PERSONS WHEN 100 OR MORE 


DWELLING UNITS ARE UNDER COMMON MANAGEMENT; TO ALLOW FOR 


DRIVE-THROUGH FACILITIES WITHIN A TTD; TO PROVIDE FOR 


MODIFICATIONS; AND TO AMEND DESIGN CRITERIA FOR A TTD RELATING 


TO ACCESS TO TOWNHOUSES, LOCATION OF UTILITIES, COMMERCIAL 


BUILDING HEIGHT, THE DIVERSITY AND REQUIRED MIX OF RESIDENTIAL 


USES, THE MAXIMUM BUILDING FOOTPRINT FOR NON-RESIDENTIAL 


BUILDINGS, THE MINIMUM REQUIRED RESIDENTIAL DENSITY, THE MINIMUM 


LOT SIZE, FRONT YARD AND REAR YARD SETBACKS, THE MAXIMUM 


PARKING REQUIREMENTS, MAXIMUM IMPERVIOUS COVERAGE AND 


BUILDING FOOTPRINT; OPEN SPACE STORMWATER FACILITIES AND 


PARKING LOT LANDSCAPING.   


BE IT ORDAINED by the Board of Supervisors of the Township of Ferguson, Centre 


County, Pennsylvania, as follows: 


SECTION 1.  Section 27-701.4.A.(1)(Composition of Uses) of the Ferguson Township 


Zoning Ordinance (the “Zoning Ordinance”) is hereby amended to read as follows: 


(a)  Residential.** 


1) Single family attached, detached and semi-detached units. 


2) Accessory residential units. 


3) Zero lot line units. 


4) Two-family dwellings. 


5) Multi-family dwelling units. 


6) Mixed-use buildings. 


** When 100 or more dwelling units in a Traditional Town Development are 


under common management, each such dwelling unit under such common 


management may be used by one family or up to five unrelated persons, 


subject to the permitted occupancy of the dwelling as determined by the 
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Centre Region Code Office in accordance with the provisions of the Ferguson 


Township Housing Code.  The maximum number of dwelling units containing 


five unrelated persons may not exceed 15% of the total number of residential 


units within the Traditional Town Development.   


SECTION 2.  Section 27-701.2.C (Chapter 22, Subdivision and Land Development) of 


the Zoning Ordinances hereby amended to add: 


§ 22-105 Modifications 


SECTION 3.  Section 27-701.2 of the Zoning Ordinance is hereby amended to add the 


following to the end of that section: 


The Board of Supervisors may allow for modification of the design standards and 


criteria applicable to a Traditional Town Development provided for in this 


Section 27-701, including, but not limited to compactness, pedestrian orientation, 


street geometry or other related design features, in accordance with the standards 


applicable to the grant of modifications under Chapter 22, Subdivision and Land 


Development, § 22-105. 


SECTION 4.  Section 27-701.3.B(1)(b) 7) of the Zoning Ordinance is hereby amended to 


read as follows:  


Rear Access Required. Townhouse Access.  In general, townhouse dwelling units 


shall not be accessed from the front rear.  However, in certain cases, side some 


instances, front entry garages may be provided for townhouse dwelling end units.  


No more than 30% 50% of the overall number of townhouse dwelling units is are 


permitted to utilize such side front entry garages.   


Other than as noted above, garages associated with townhouse or 


live/work units shall either be integral to the structure or oriented to the rear and 


accessed by a lane or alley.   


SECTION 5.  Section 27-701.3.C(3)(a) of the Zoning Ordinance is hereby amended to 


provide as follows: 


Location. All utilities other than public sewer and water are prohibited within the 


Township right-of-way.  All electric, gas, telecommunication, telephone, 


television, and other utility connections, both main and service lines, shall be 


provided underground either within private easements that are or located within 


an alley or public street right-of-way.  All alleys shall be designed to 


accommodate such infrastructure whenever possible.  All infrastructure shall be 


installed in alleys in accordance with the prevailing standards and practices of the 


utility or other companies providing such services. 


SECTION 6.  The first paragraph of Section 27-701.4.A(2) of the Zoning Ordinance is 


hereby amended as follows: 
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Height. Structures shall be a minimum of two stories except where specially 


approved for single story development or, in the case of civic buildings, when 


designed to appear as a multi-story structure.  Commercial structures shall be 


taller, and shall provide the opportunity for upper story housing or office space 


above permitted retail uses in a minimum of 50% of the structures.  25% of all 


commercial structures shall have two or more stories, with upper stories occupied 


by residential or office uses above first floor permitted non-residential uses.   


SECTION 7.  The chart in Section 27-701.4.B(1) (TTD Standards) of the Zoning 


Ordinance is hereby amended as follows, and in all other respects remains as heretofore enacted, 


ordained and amended: 


Permitted Percentages 


 Minimum % Maximum % 


Residential* 


(of total acreage) 


Single family detached 


Single family semi-detached 


Single family attached 


Multi-family 


Live-work units (of total units) 


*A minimum of 80% of all residential units must 


be designed to permit fee simple conveyance. 


35% 


 


15%5% 


10% 


15% 


5% 


--- 


70% 


 


45% 


40% 


35% 


30%50% 


5% 


 


SECTION 8.  Section 27-701.4.C(1)(e) is hereby amended by deleting subsections 1), 2), 


3) (a), 3) (b),  and 3) (d).  


 


SECTION 9.  The provisions of Section 27-701.4.C(1)(e) of the Zoning Ordinance are 


hereby amended as follows: 


(1) Standards 


(a) Width.  Block depth/width (houses back to back) shall range from 200 150 


feet – 400 feet.  


* * * 


 (e) Required Mixture.  A mix of housing types shall be provided within blocks. 


* * * 


3)  Townhouse units must may be dispersed among a variety of other 


residential and/or non-residential uses, and not may also be segregated in clusters 


of single residential-type buildings. 
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 * * * 


  c) The maximum number of townhouse structures that may be 


located adjacent to each other when the townhouse dwellings are 


established on individual lots is four ten – which provides for 16 dwelling 


units. 


 * * * 


7) Lot sizes shall be consistent with the following dimensions: 


 Type Lot Size Width Depth 


Single family detached max: 12,000 sf 


min: 4,000 1,700 sf  


max: 75’ min: 90’ 60’ 


Single family semi-


detached 


max: 10,000sf/unit 


min: 4,000 3,000  


sf/unit 


max: 60’/unit min: 90’ 60’  


Single family 


attached 


max: 6,000 sf/unit 


min: 3,000 1,100 


sf/unit 


min: 20’/unit 


max: 50’/end unit 


min: 90’ 50’ 


Multi-family Max: 65,000 


min: 43,560 35,000 sf    


Min: 36’ 


Max: 144’  


 


Live/work units and 


other mixed use 


structures outside of 


any retail core 


Max: 15,000 sf Min: 36’ 


Max 108’ 


 


 


Mixed use in a 


substantially 


commercial area 


Max: 25,000 sf Min: 45’ 


Max: 135’ 


 


 


Civic, cultural, and 


community facilities 


-------- -------- --------- 


Commercial Max: 80,000 200,000 


sf 


Min: 36’ 


Max: 108’ 250’  


 


.   


 * * * 


8) Residential and non-residential unit sizes shall be consistent with the 


following: 
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Type Size 


Retail Maximum non-residential building footprint: 30,000  60,000 s.f. 


Max: 6,000 15,000 SF/unit or leasehold except grocery stores which may 


consume the entire permitted footprint of 30,000 60,000 s.f. 


Anchor Retail Located at prominent intersections or focal points of the civic/commercial core 


– maximum of 10,000 60,000 sq. ft.  No more than one such unit for every 


50,000 sq/ ft/ of non-residential development. 


Apt/Condo Min: 600 sf 


 


 * * * 


11) The maximum impervious coverage for the overall Traditional Town 


Development is 85%.   lot coverage permitted, regardless of use, is 50%.  Through the use of 


incentives provide for in subsection .4F, this coverage may be increased as high as 65%.   


12) The maximum impervious coverage building footprint permitted on 


each lot, regardless of use, is 85%.  This includes any incentives that may be applied to lot 


coverage through subsection .4.F. 


SECTION 10.  The provisions of Section 27-701.4.D(1) of the Zoning Ordinance are 


hereby amended as follows: 


* * * 


(g)  Garage Setback.  Front entry garages shall maintain a front yard setback of a 


minimum of 40 10 feet. 


(j) Rear Yard Setback. In general, a minimum rear yard setback of 25 feet is 


applicable to all primary dwelling units, and 5 feet is applicable to all accessory 


structures and detached garages.  However, in some instances where excessively 


lengthy driveways are not desirable, the rear yard setback for primary dwelling 


units, accessory structures, and detached garages from an alley may be reduced to 


0 feet. However, accessory structures and detached garages shown on the 


approved plan may be set back only 5 feet from the rear lot line.     


* * * 


SECTION 11.  Section 27-701.4.E(1) of the Zoning Ordinance is hereby amended as 


follows: 


* * * 
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(b) Off-Street Parking.  Where necessary to meet the applicable standards or to 


provide shared parking arrangements, off-street parking compounds may be 


provided on the lot containing the principal use which necessitates such vehicle 


storage.  No more than 60% 90% of the required parking for residential or non-


residential uses shall be accommodated in this fashion.     


* * * 


(d) Number of Spaces. The total amount of parking provided (on and off-street) 


shall not exceed be less than the amount required by §27-809.B.  However, if all 


parking is accommodated with on-street spaces, this number may be reduced by 


10%.  Additionally, the provisions to reduce off-street parking spaces, as provided 


in §27-809.E(1)-(4) shall be applicable. 


* * * 


(n) Landscaping.  Parking areas shall be suitably landscaped to minimize noise, 


glare, and other nuisance characteristics as well as enhance the environment and 


ecology of the site and surrounding area.  At a minimum, all surface parking areas 


shall be landscaped in accordance with the provisions of §27-807.16.A – F; 


provided, however, interior landscaping within a parking lot shall be provided 


with a raised island for every 10 spaces, on average.   


SECTION 12.  Section 27-701.4.A(1)(c) of the Zoning Ordinance is hereby amended as 


follows:  


(1) Food Services.  Eating and licensed drinking establishments such as: bakery, 


butcher shop, café (including outdoor spaces), catering, coffee shop, delicatessen, 


neighborhood grocer, ice cream and confections, restaurant (not including drive-


through service), diner, neighborhood market/farm market.   


* * * 


(4) Services.  Personal service shops, businesses and professional offices such as: 


barber, beautician, daycare, hair-nail salon or spa, home occupations and no 


impact home based businesses, administrative, or financial offices (not including 


drive-through service), medical/dental offices, frame shop, laundromat, shoe 


repair, tailor, phone store, accountant, architect, day care center, health club, 


community center, government buildings. 


* * * 


(6) Drive-through service. A maximum of two commercial uses may provide 


drive-through service.  The drive-through facilities may not directly access a road 


along the periphery of the Traditional Town Development.  The drive-through 


facilities may not be located on adjacent lots.  The layout of the drive-through 


facility must be approved by Township staff, and may be required to deviate from 


standard franchise footprints.  All layout and design shall consider and shall not 







7 
 SL1 1436327v13 110594.00001 


compromise pedestrian convenience, safety, or detract from the overall 


walkability of the Traditional Town Development.       


SECTION 13.  Section 27-701.4.A(1)(d) of the Zoning Ordinance is hereby amended as 


follows: 


(d) Prohibited Uses.  Uses which are expressly prohibited in a Traditional Town 


Development of associated Mixed Residential Area shall include: 


Heavy or light manufacturing; storage or distribution as a primary use; outdoor 


advertising or billboards; prisons; detention centers; scrap yards; kennels; sand, 


gravel or other mineral extraction; cemetery or crematorium; mobile home park; 


automobile sales, service or repair; car wash; hospital(s); personal care homes; 


bulk fuel storage; heavy equipment storage, sales, or rental; warehouse; drive-


through or drive-in establishments; food processing and/or packing; fuel 


generation; landfill; campgrounds; manufactured home sales or storage; 


automobile storage facilities; shopping centers; free-standing telecommunications 


towers; truck terminals; waste transfer facilities; adult business uses; convenience 


food stores that include gas sales; race track, riding stable, self-service storage 


facilities; dormitory; surface mining operations; motels; and non-municipality 


owned surface parking lots that constitute the principal use of a property.  


SECTION 14.  Section 27-701.3.A(1)(b)(3) of the Zoning Ordinance is hereby amended 


as follows: 


3) Please note that the regenerative percolation of stormwater runoff stormwater 


management facilities may, where appropriate, be permitted to be included in 


areas designated for open or public spaces.  Additionally, facilities that are 


designed as permanent water features and are provided with associated walking or 


seating areas will be credited.  However, stormwater management facilities such 


as detention basins and swales shall only be permitted to be included to the extent 


that the open space exceeds the 25% required minimum, or through the use of one 


or more design incentives identified below.   


SECTION 15.  Any ordinances or parts of ordinances inconsistent herewith are hereby 


repealed. 


SECTION 16.  This Ordinance shall become effective five (5) days after enactment. 
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DULY ENACTED AND ORDAINED INTO LAW as Ordinance No. _____ of 2017, 


this ____ day of ______________________, 2017 by the Board of Supervisors of the Township 


of Ferguson. 


ATTEST: 


 


 


BOARD OF SUPERVISORS 


TOWNSHIP OF FERGUSON 


____________________________ 


Township Secretary 


________________________________ 


(Vice) Chairman 


 





















































 
 


- A Home Rule Municipality - 


 


TOWNSHIP OF FERGUSON 
3147 Research Drive  •  State College, Pennsylvania 16801 
Telephone: 814-238-4651  •   Fax: 814-238-3454 
www.twp.ferguson.pa.us 


 


 
 TO:  Ferguson Township Planning Commission 
 
FROM:  Raymond J. Stolinas, Jr., AICP, Director of Planning & Zoning 


Lindsay K. Schoch, Community Planner  
 
DATE:  May 8, 2017 
 
SUBJECT: Traditional Town Development - Application for Zoning Ordinance Text Amendment 
 
Planning & Zoning staff received an application for proposed zoning ordinance text amendment on 
March 16, 2017 and revised the proposed text amendment on May 4, 2017. Attorney Charles M. Suhr, 
representing the applicant, Residential Housing Development, LLC, provided a background narrative 
within the original application package for the identified sections that the applicant would like the 
Township to consider amending within the TTD chapter. On March 20, 2017, the Board of Township 
Supervisors referred the Application for Proposed Ordinance Amendment to the Planning Commission 
for review and recommendation. 
 
The proposed text amendment provides for the following modifications and changes to the existing 
Traditional Town Development chapter: 
 


 TO ALLOW FOR DWELLING UNITS IN A TRADITIONAL TOWN DEVELOPMENT (TTD) TO BE USED 
BY A FAMILY OF UP TO FIVE UNRELATED PERSONS WHEN 100 OR MORE DWELLING UNITS ARE 
UNDER COMMON MANAGEMENT;  


 TO ALLOW FOR DRIVE-THROUGH FACILITIES WITHIN A TTD;  


 TO PROVIDE FOR MODIFICATIONS;  


 AND TO AMEND DESIGN CRITERIA FOR A TTD RELATING TO ACCESS TO TOWNHOUSES, 
LOCATION OF UTILITIES, COMMERCIAL BUILDING HEIGHT, THE DIVERSITY AND REQUIRED MIX 
OF RESIDENTIAL USES, THE MAXIMUM BUILDING FOOTPRINT FOR NON-RESIDENTIAL 
BUILDINGS, THE MINIMUM REQUIRED RESIDENTIAL DENSITY, THE MINIMUM LOT SIZE, FRONT 
YARD AND REAR YARD SETBACKS, THE MAXIMUM PARKING REQUIREMENTS, MAXIMUM 
IMPERVIOUS COVERAGE AND BUILDING FOOTPRINT; OPEN SPACE STORMWATER FACILITIES 
AND PARKING LOT LANDSCAPING.   


 
Staff Recommendation: The Planning Commission review and make recommendation on the Revised 


Draft Traditional Town Development Text Amendment. 


 





