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FERGUSON TOWNSHIP PLANNING COMMISSION 
 MEETING AGENDA 

Monday, June 26, 2017 
6:00 PM  

 
I. CALL TO ORDER 

 
II. CITIZEN INPUT 

 

III. STATE COLLEGE BOROUGH WATER AUTHORITY (SCBWA) PROPOSED TEXT AMENDMENT  
On May 25, 2017, the State College Borough Water Authority (SCBWA) submitted an application 
proposing changes to both Chapter 26 (Stormwater Management) and Chapter 27 (Zoning).  The SCBWA 
has an interest in constructing a new Water Treatment Facility on tax parcel 24-003-007F in Ferguson 
Township and our current regulations do not allow for the use. A variance was requested and the Zoning 
Hearing Board denied the it on March 28.  The SCBWA has decided to take a different route since the 
variance was denied and is now requesting an ordinance change to allow the Water Treatment Facility 
in the RA Zoning District.  This is an opportunity for the Planning Commission to take time and review 
the amendment while staff prepares a thorough analysis and response to the proposed ordinance 
change.  

 
Staff Recommendation: The Planning Commission take time to review and comment on the proposed 
ordinance change and be prepared to discuss in detail at a meeting in July.  
 

IV. PROPOSED TRADITIONAL TOWN DEVELOPMENT (TTD) ORDINANCE AMENDMENT  
On March 16, 2017, Charles M. Suhr, on behalf of Residential Housing Development LLC. submitted an 
application proposing changes to the Traditional Town Development (TTD) section of the Zoning 
Ordinance.  On Thursday, June 22, 2017, an updated letter and amended application was submitted.  
Staff had the opportunity to meet with Derek Anderson and Michael Pratt and discussed, in detail, each 
proposed amendment. Early in June, Planning & Zoning staff sent the Planning Commission members a 
packet of information regarding Pine Hall and the events leading up to this point.  At this time, staff 
feels the amendment is acceptable to move forward to the Board of Supervisors so the project can move 
forward.  Land Design, Inc. will be present to make a presentation, describing the proposed 
amendments.  
 
Staff Recommendation: The Planning Commission review, in detail, the proposed text amendment 
and staff comments, discuss, then recommend the Board of Supervisors, approve the text amendment 
as is or with conditions the Planning Commission feel are necessary. 
 

V. CONDITIONAL USE APPLICATION – PRIVATE SKATE PARK IN THE TERRACED STREETSCAPE DISTRICT (TSD) 
On June 2, 2017, Planning & Zoning Staff received a Conditional Use Application Request from Benjamin 
Wentz, Jake Johnson and Frank Singley for Tax Parcel 24-002A-124, within the Terrance Streetscape 
District (TSD).  The applicants are requesting the allowance of a private skate park area utilizing an 
existing foundation at the abandoned Sheesely Concrete Plant.   
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Staff Recommendation: The Planning Commission review and discuss the proposed use and any 
conditions they may want to attach as part of the Conditional Use.   

 
VI. ACTIVE PLANS UPDATE  

 
VII. CENTRE REGION PLANNING COMMISSION REPORT  
 
VIII. SOURCEWATER PROTECTION WORK GROUP UPDATE 
 
IX. ZONING/SALDO STEERING COMMITTEE UPDATE 

 

 
XI. ADJOURNMENT 

 

X. APPROVAL OF THE REGULAR MEETING MINUTES – JUNE 12, 2017   






















































 


FERGUSON TOWNSHIP PLANNING COMMISSION 
MEETING MINUTES 


MONDAY, JUNE 12, 2017 
6:00 PM 


 
I. ATTENDANCE 


 
The Planning Commission held its regular meeting of the month on Monday, 
June 12, 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  
Bill Keough   
Eric Scott  
Andrea Harman  
Cristin Mitchell, alternate (absent)  


 
Others in attendance were: Marcella Bell, Recording Secretary; Michelle Spiering, 
Harner Farms Rezoning; Justin Mandel; Harner Farms Rezoning; Nancy Harner, 
Harner Farms Rezoning; Dan Harner, Harner Farms Rezoning; Jean Moore, Harner 
Farms Rezoning; Thompson Harner; Harner Farms Rezoning; Eric Reischer, Harner 
Farms Rezoning; Ansusan Brewer, Pet Daycare in the IRD; Ron Propst, Harner Farms 
Rezoning; Megan Leathers, Harner Farms Rezoning; Lynda and Greg Mussi, Pet 
Daycare in the IRD; Anna Mazzucato, Harner Farms Rezoning; Mark Kunkle, Harner 
Farms Rezoning; and Steve Miller.  


 
II. CALL TO ORDER 


Mr. McMaster called the June 12, 2017 Planning Commission meeting to order at 
6:00 p.m. 


 
III. CITIZEN INPUT 


There was no citizens’ input. 
 
IV. HARNER FARMS REZONING REQUEST—ZONING MAP AMENDMENT 


Mr. Stolinas stated that Planning & Zoning staff received a completed application for a 
rezoning request from Aspen Whitehall Partners, LLC to rezone tax parcel 
24-004-,067-,0000- (71.9 acres) owned by Danny R. and Pamela M. Harner and 
Thompson P. Harner and Nancy P. Harner. The applicant represents a development 
company with an interest in acquiring the property to construct residential and 
commercial units. The current zoning designation of the property is Rural Agricultural 
(RA) and Corridor Overlay. The proposed designations are General Commercial (C), 
Single-Family Residential (R1), and Two-Family Residential (R2). The property is 
located within the Regional Growth Boundary (RGB)/Sewer Service Area(SSA) of the 
Centre Region. 
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Mr. Stolinas referred to the projector to show the property in question and the proposed 
rezoning. Mr. Stolinas stated that staff looked at the wetlands overlay and the floodplain 
areas in the GIS mapping and identified that there are none present for the property in 
question. The nearest stream is about 1,200 feet away and is a tributary to Slab Cabin 
Run. The soils in existence on the property include the Hublersburg silt loam, 
Hagerstown silt loam, and Opequaon-Hagerstown complex. The Ferguson Township 
Agricultural Security Area list of property owners currently includes the property in 
question as a part of the Township Agricultural Security Area; however, it does not include 
a purchased Agricultural Easement. The property is identified on the 2013 Centre Region 
Comprehensive Plan, Future Land Use Map of Ferguson Township as a “Mixed Use” 
land use category. 
 
Mr. Stolinas referred to the projector and pointed out the out parcels that will not be 
included in the rezoning request. To the east along West College Avenue of the proposed 
rezoning is zoned commercial, the area north of the property is zoned R2, along the west 
part of the property is zoned R1, and a small portion of the property down West College 
Avenue will remain RA. 
 
Included in the agenda packet is an application submitted by Aspen Whitehall LLC to 
rezone the front part of the property along West College Avenue as general commercial, 
the back part of the property as R1, and a small four-acre area to be zoned R2. The 
proposal includes 27.5 acres for the general commercial area, 12.7 and 9.8 acres for the 
R1 area, and 4.3 acres for the R2 area. 
 
Ms. Harman stated that she received an email from a Township resident concerned about 
whether this proposed rezoning/development would impact the wastewater treatment 
plant in terms of overcapacity. The resident also had concerns regarding the character 
of the area. Ms. Harman stated that she thinks it’s exciting to see development along 
that part of Whitehall Road. Mr. Stolinas stated that staff does not have any concern for 
overcapacity at this point and will be receiving detailed plans later on regarding the 
commercial and residential developments, along with any Department of Environmental 
Protection (DEP) modules that would identify gallons per day for certain phases of the 
development. 
 
In response to a question from Ms. Strickland Mr. Harner stated that the parcel that 
contains the electrical substation belongs to West Penn Power and will not be affected 
by the rezoning. In response to a question from Ms. Strickland, Mr. Mandel from Aspen 
Whitehall stated that the substation owned by West Penn Power will not change, as well 
as the farm stand that is owned by the Harners. Mr. Mandel explained that as far as the 
development itself, Aspen Whitehall has not gotten into the level of detail that includes 
retail tenants and homebuilders. The current stage of the process is really focused on 
the rezoning request and process. Aspen Whitehall primarily builds for retail uses but 
has also built residential areas. Aspen Whitehall was attracted to this property primarily 
for the different types of uses that could be built, as well as the fact that there is not a lot 
of development on this side of State College. Ms. Strickland stated that she was 
expecting more residential zoning in the proposed rezoning request, rather than a larger 
amount of commercial. Ms. Strickland explained that she’s heard concerns from 
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residents regarding the type of commercial being proposed, the signage, and the lighting. 
She also got comments regarding the fact that West College Avenue is an unattractive 
area and Harner Farm is the most attractive area to look at. Ms. Strickland stated that 
she is often concerned about new developments putting pressure on the Regional 
Growth Boundary; however, she feels like this is a reasonable plan due to the proposed 
residential area behind the commercial area. 
 
Mr. Keough stated that the Township has known for a long time that this property was 
going to change. The Township wanted to allow the Harners maximum protection through 
zoning in order to keep the apple orchard; however, the opportunity for the Harners to 
make the change never presented itself. The fact that the frontage on West College 
Avenue is commercial is just a part of the nature of the region that the Harners are in. 
Mr. Keough believes that there are downsides to zoning the parcel all R1, especially with 
the commercial zone across the street. Mr. Keough stated that he is pleased that student 
housing is not being proposed here. Allowing R1 properties near other R1 properties, as 
well as R2 properties near R2 properties is reasonable. 
 
Mr. Scott stated that he is of the same opinion as Mr. Keough and is sad to see Harner 
Farms go. 
 
Michelle Spiering, President of the Golden Orchards HOA, stated that she doesn’t know 
enough about what is being proposed. She questioned when and how much input the 
residents can have. Mr. Stolinas explained that the Planning & Zoning staff received the 
application, which is first reviewed by the Township Board of Supervisors. Once the 
Board refers the rezoning request to the Planning Commission, the Planning 
Commission will review the application and eventually make a recommendation to the 
Board of Supervisors. The Board will advertise the proposed rezoning for a public 
hearing and consider any comments before approving it. In this case, if the Board 
approved the rezoning request as-is, there will be 21 permitted uses in the Commercial 
district, and the R1 and R2 districts would allow for single and double family housing. 
After the rezoning request is approved, the developer would have to submit land 
development plans, which will be more detailed. Mr. McMaster added that there will be 
a public hearing after the 30-day advertisement. 
 
In response to Ms. Spierling’s question, Mr. Stolinas stated that if the developer’s plans 
fall through after the rezoning is approved, the property in question will always be 
rezoned whatever is approved; however, any new developers looking to build on the 
property would have to meet the ordinance requirements. 
 
Mr. Keough added that developments come to the Township in stages: the first stage 
comes in the form of permitted uses related to zoning. The next step would be for a 
developer to propose what those uses would look like. The proposal goes to the Planning 
Commission for review and recommendation and then the Board of Supervisors reviews 
and approves the proposed development. During a rezoning request, the Planning 
Commission and Board of Supervisors does not have a detailed plan, except for the 
zoning districts ordinances that depict what is and what is not a permitted use in specific 
districts. Mr. Keough went on to explain that the Board of Supervisors just adopted a new 
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sign ordinance, so any new signs will have to comply with the new ordinance. There are 
ordinances for lighting, illumination, spillage, sewage, stormwater, etc., and 
developments must comply with these ordinances. 
 
In response to a question from Ms. Spierling, Mr. Ressler stated that the setback for 
commercial abutting the R2 district is 15 feet. Mr. Ressler went on to explain that if the 
commercial property is subdivided into several parcels, there would be a 50-foot rear 
setback. 
 
In response to a question from Eric Reischer regarding the density of the R1 area, Mr. 
Mandel stated that there is a minimum density, although Aspen Whitehall has not drawn 
up any plans. Mr. Ressler added that the minimum lot size for R1 is 10,000 square feet. 
Mr. Mandel stated that Aspen Whitehall Primarily develops retail developers and it is his 
hope that small offices will be a part of the land development. He believes the residents 
will be happy with the land development plan that Aspen Whitehall comes up with 
because they try to create plans that are good for the community. Mr. Reischer expressed 
concern with the houses near the commercial area deprecating in value due to the large 
commercial zone. Mr. Reischer wondered if the Planning Commission had any authority 
over the design of the layout. 
 
Jean Moore, Ferguson Township resident, asked the Planning Commission to consider 
the area zoned commercial versus residential. She stated that there should be more 
residential versus commercial because she doesn’t want West College Avenue to end 
up like North Atherton Street. 
 
Mr. Wheland stated that the Township is running out of room for uses in the Industrial 
and Research District (IRD), and this parcel of land may be a good use for that district. 
Mr. Scott stated that this end of town is a lot slower paced and staff should do studies 
regarding the need for retail on the property in question. 
 
In response to a question from Ms. Strickland. Mr. Mandel stated that Aspen Whitehall 
picked this parcel of land specifically so they could mirror the rest of West College 
Avenue and the zoning. There will be a mix of R1, R2, and commercial which fits the rest 
of the area. 
 
Mark Kunkle, Ferguson Township resident, stated that he believes the property being 
considered for rezoning is consistent with the Centre Region Comprehensive Plan. Mr. 
Kunkle stated that there should be more analysis of this request done by staff regarding 
the amount of commercial property available in the Township currently, as well as how 
many acres of R1 and R2 are available. He also asked staff to consider the Planned 
Residential Developments (PRD) that have neighborhood commercial zoning already. 
He is not against the rezoning; however, he is concerned with the distribution, makeup, 
and consistency of the rezoning as it relates to the area and adjacent properties. He 
urged the Planning Commission not to make a recommendation tonight to let staff 
analyze these items. Staff should gather the foundational facts such as impacts on water, 
traffic, the school district, and emergency services. This analysis should be provided to 
the Planning Commission prior to the recommendation of the rezoning. Mr. Kunkle stated 
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that there is no time limit on a rezoning request, so there are no time constraints if the 
rezoning request is referred back to staff for further analysis. Once it’s zoned, the 
development aesthetics will be controlled by the uses and the land development 
regulations under which those uses will be governed. 
 
In response to a question from Mr. Wheland regarding the size of the commercial area, 
Mr. Mandel stated that if there is interest different plan, they would be happy to discuss 
that. 
 
Mr. Scott mentioned that there is a shortage of for-sale houses in the 200-300k range. 
Mr. Mandel stated that at the minimum density required by the ordinance, he believes 
there would be quite a number of housing units, and the absorption of houses in State 
College is not great enough to create a land development plan with mostly R1 and R2 
zoning; however, if the Township would like to see more residential housing, they’d be 
happy to discuss that.  
 
After discussion, Mr. Wheland made a motion, seconded by Mr. Crassweller, to table the 
Harner Farms Rezoning Request until Township staff can provide further analysis on the 
rezoning request. The motion carried 6-0. Mr. McMaster abstained. 
 


V. PET DAYCARE IN THE IRD 
Mr. Stolinas stated that on April 14, 2017, Planning & Zoning staff received an ordinance 
amendment application from Robert and Judy Burgess of 3020 Research Drive to add 
Pet Daycare facilities as a permitted use in the Light Industrial/Research and 
Development (IRD) Zoning District. The Township currently permits such facilities in the 
General Commercial (C) Zoning District only. At the May 2, 2017 meeting, the Board of 
Supervisors directed staff to develop a draft ordinance amendment that considers Pet 
Daycare Facilities in the IRD as a Conditional Use. The Board of Supervisors reviewed 
the proposed draft amendment and referred it to the Planning Commission for further 
recommendation. Mr. Stolinas stated that there are two definitions that were amended in 
the ordinance serval years ago: Pet Care Facility versus Pet Day Care Facilities. 
 
Pet Care Facility: A site utilized for short-term care of domestic animals or household 
pets. May include spas, resorts, and/or grooming facilities which provide overnight 
boarding. No outdoor, overnight boarding of animals is permitted. Permitted by right—
Rural Agricultural, Rural Residential, and Light Industry/Research & Development 
districts. 
 
Pet Day Care Facilities: The daytime care of domestic dogs or other household pets, 
belonging to persons not residing on the premises. Grooming and training services may 
also be provided at such a facility, as well as the retail sale of pet food and pet 
accessories. No outdoor or overnight boarding of animals is permitted. Permitted by 
right—General Commercial district. 
 
Mr. Stolinas stated that when comparing the provisions for each use, they are very 
similar—the two differences being that with a pet care facility, if located within 1,000 feet 
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of a residential occupied site, it must identify how noise from the facility will be controlled 
for nuisance situations, and the facility operates on a 24-hour basis. 
The pet day care facility may not be located within 1,000 feet of a residential zoning 
district or within 500 feet of any food service establishment. Any portion of the site that 
abuts a residential occupied property must provide a six-foot landscape screen or 
fencing. The hours of operation for a pet day care facility are from 7:00 a.m. to 7:00 p.m. 
 
Mr. Stolinas noted that in the ordinance under the Commercial zoning district, pet day 
care facilities are allowed a minimum lots size of half an acre. When the Board of 
Supervisors reviewed the proposal, it recommended that the ordinance amendment 
consider a 0.75-acre minimum lot size. Mr. Stolinas stated that there is only 704 feet 
from the property line to the Stonebridge neighborhood as well as 776 feet to the 
residential area across West College Avenue.  
 
Mr. Scott stated that he does not see any problem with allowing the proposed conditional 
use in the IRD. In response to a comment from Mr. Keough, Ms. Ansusan Brewer of the 
Stonebridge neighborhood stated that there used to be a restrictive covenant that did 
not allow for dogs to be left unattended outside; however, the covenant is not in effect 
anymore, even though the residents of that neighborhood still follow the covenant. Ms. 
Brewer stated that the application does not meet the zoning requirement and does not 
meet the conditional use requirement. Ms. Brewer asked if there could be conditions 
placed on the use that would allow the use to be vacated if the property owner gets “x” 
number of noise complaints per year. Mr. Stolinas stated that he has not heard of any 
such conditions placed on these types of uses before. 
 
Ms. Lynda Mussi provided additional information to the Planning Commission about her 
proposed use. Ms. Mussi stated that the building proposed for a conditional use was built 
in 1989 with the intent of having child care services for a long period of time. At the time, 
the building was used for a full-day kindergarten center for roughly 80 children for the 
State College Area School District. The building has been sitting empty for about five 
years since then. There have been a few rentals of the property since then, but it has not 
been successful. 
 
There were several questions and concerns from the Planning Commission including: 
 


 The Planning Commission would like the Mussis to come up with a better idea of 
what type of business they would like to have at the property. The Mussis have not 
yet created a detailed business plan because they want to have an idea of what uses 
are allowed before they spend money creating a business model. 


 There is some concern that the property line does not meet the conditional use 
requirement of 1,000 feet away from residential occupied properties. 


 There is concern about the size and location of the exercise and defecation areas for 
the dogs outside. 


 There was a comment made about the ratio of employees to dogs. 


 There was a comment made about the standard for parking spaces. 
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Mr. Stolinas added that the Planning Commission can consider that the applicant create 
a sound barrier since the property is not 1,000 feet from a resident occupied property. 
 
Since the Planning & Zoning department is working with Environmental Planning & 
Design (EPD) for the Zoning, Subdivision, and Land Development ordinance rewrite, the 
Planning Commission suggested that staff bring the draft ordinance amendment to the 
consultant to review and consider including in the rewrite. 
 
A motion was made by Ms. Harman and seconded by Mr. Scott for staff to review the 
draft ordinance amendment with EPD to consider including it in the Zoning, Subdivision, 
and Land Development ordinance rewrite. The motion carried 6-1. 


 
VI. PLANNING DIRECTOR REPORT 


Mr. Stolinas reviewed the Planning Director’s Report. 
 
On May 19, 2017, Planning & Zoning staff received a Conditional Use Application 
Request from Benjamin Wentz, Jake Johnson and Frank Singley for tax parcel #24-
002A-,124-,0000- within the TS Zoning District. The applicants request the Board of 
Supervisors to consider a private area for skateboarding utilizing an existing foundation 
at the previous Sheesely Concrete Plant. 
 
On May 23, 2017, the Planning & Zoning Director and Zoning Administrator attended the 
Zoning Hearing Board meeting for the variance requests submitted by Peter and 
Chelsea Mali at 1363 Sconsett Way (Impervious Coverage) and the J.L. Cidery @ J.L. 
Farms (Buffer Yard). 
 
On May 25, 2017, Planning & Zoning staff received a Zoning Text Amendment 
Application from Kenneth W. Beldin, Jr., PE, Gwin, Dobson and Foreman, on behalf of 
the State College Borough Water Authority, to modify several sections of the existing 
Zoning Ordinance, specifically text related to “Essential Services” and “Essential 
Services” within areas of Floodplain Conservation. The amendment had also been sent 
to Carolyn Yeagle, EPD, for consideration into the Working Draft Zoning Ordinance. On 
May 25, 2017, the Planning & Zoning Director and Community Planner met with Kurt 
Homan regarding a discussion about a potential relocation of parking area for the 
Hunter’s Chase Park – Proposed Final Buildout. Also on May 25, 2017, the Planning & 
Zoning Director, Community Planner and Township Manager met with representatives of 
Penn State Real Estate, Municipal Liaison, Campus Planning Director and Legal 
Counsel pertaining to the “Potential Park Acquisition” outlined on the Draft Official Map. 
Staff reviewed the process of Public Outreach and Official Map development timeline to 
clarify changes to the draft. 
 
On June 5, 2017, the Planning & Zoning Director and Community Planner met with the 
Township Engineer and representatives of PennTerra Engineering and McCormick 
Taylor related to TIS Scoping for Foxpointe PRD modified Phase 1E (Neighborhood 
Commercial/Multifamily Housing to 55 Single Family Lots). On June 5, 2017, the 
Planning & Zoning Director attended the Executive Session of Board of Supervisors to 
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discuss the Cottages PRD Commonwealth Court Decision. Also on June 5, 2017, the 
Board of Supervisors adopted the revised Chapter 19 – Signs and Billboards. 
 
On June 6, 2017, the Planning & Zoning staff received a copy of the Internal Working 
Draft Zoning Ordinance from Environmental Planning & Design. On June 6, 2017, the 
Planning & Zoning Director and Zoning Administrator met with Jon Eich regarding an 
existing private access drive, adjacent to Thistlewood, that traverse properties leading 
to the Estate of Samuel Atmore. Also on June 6, 2017, the Planning & Zoning Director 
and Township Manager met with Dr. Steven Jackson, Ferguson Township representative 
to the State College Borough Water Authority to discuss items discussed at the May 18, 
2017 SCBWA meeting specific to Ferguson Township proposed connections. 


 
VII. ACTIVE PLANS UPDATE 


Ms. Schoch reviewed the active plans which included: West Cherry Lane Multi-Use 
Building Lot Consolidation & Land Development Plan, J.L. Cidery at J.L. Farms Land 
Development Plan, The Cottages at State College Final PRD, CSC Northland Buffalo 
Wild Wings, and Whitehall Road Regional Park. 
 
Mr. McMaster asked if the opposers of The Cottages at State College have filed the 
appeal to the Commonwealth Court decision. Ms. Schoch stated that she believes they 
plan to file to appeal but doesn’t think they have done so yet. Mr. Stolinas added that 
they 30-day appeal period ends at the end of this week. 
 
Mr. Wheland stated that he believes there are people sleeping overnight in the tents at 
the intersection of Whitehall Road and Blue Course Drive. Mr. Stolinas stated that he 
and Mr. Ressler will be having a meeting on June 13, 2017 with Township staff, the 
Township Solicitor, and staff from Penn State to discuss Penn State’s next steps. Mr. 
Stolinas stated that Penn State is ultimately the property owner. 
 
Mr. McMaster stated that he is concerned about sanitation issues regarding the 
opposers staying overnight on the property. 
 
Ms. Schoch stated that the Buffalo Wild Wings plan expires June 13, 2017; however, 
she received their time extension earlier this evening. 


 
VIII. CENTRE REGION PLANNING COMMISSION (CRPC) REPORT 


Ms. Strickland stated that the CRPC met on June 1, 2017. Many Centre Region 
residents attended the meeting and provided public comment about the Toll Brother’s 
Development, The Cottages at State College. The Commission received the Act 537 
Sewage Facilities Plan Special Study, which has been forwarded to the COG General 
Forum for public review and a comment period. The plan depicts extending the 
beneficial water reuse lines out to the Boalsburg area which includes the Mountainview 
Country Club and Tussey Mountain. 
 
The Commission received a presentation from Ed LeClair regarding the State College 
Downtown Master Plan and Development. Ms. Strickland will send the PowerPoint to 
the other Planning Commission members. 
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The Commission also received a presentation from Erica Ehly, CRPA Senior Planner, 
regarding Ag Sustainability in the Centre Region. CRPA was tasked with looking at 
zoning practices that support agriculture in the Centre Region. The first draft included 
evaluations of existing ordinances regarding agriculture zoning regulations. The aim is 
to develop guidelines and recommendation for amending aspects of agricultural zoning 
districts to reduce unintended barriers to agricultural uses. 
 
Mr. Keough expressed concern that Ms. Ehly has not reached out to the farming 
community in the Centre Region. Ms. Strickland stated that Ms. Ehly has only looked at 
the zoning ordinances related to agriculture to see what kind of primary uses are 
allowed. Mr. Stolinas stated that he plans to sit down with Ms. Ehly and Jim May 
(CRPA Director) to review what Ferguson Township has done related to agriculture 
zoning. Mr. Stolinas added that Ms. Ehly only compared the uses in the RA district, but 
she should also include the uses in the Agricultural Research and the Rural Residential 
zoning districts. Ms. Strickland stated that the next part of Ms. Ehly’s study will have 
guidelines and proposed amendments, and part three will involve the development of 
community tools and resources to encourage viability of agricultural lands. Ms. 
Strickland stated that the COG is really focusing region-wide instead of taking the 
differences between the municipalities into account. Ms. Strickland stated that she is 
concerned that COG staff is putting a lot of time and work effort into these different 
reports, and she is not sure that this is the best use of their time. 
 
The CRPC also discussed the administration of the Regional Growth Boundary (RGB) 
and whether the Development of Regional Impact (DRI) process is the best way to add 
areas into the RGB. The Commission received a report regarding the DRI process and 
how other areas use and enforce a growth boundary and other tools that could be used 
to enforce a growth boundary. CRPA has been researching the best way to add areas 
into the RGB, instead of haphazardly adding bits and pieces into it. Mr. McMaster 
stated that he is concerned that CRPA is looking into this without reaching out to 
developers who have specific reasons for developing in the areas they do. 
 
Ms. Strickland stated that the CRPC cancelled the July meeting and will meet again in 
August. 
 
Ms. Strickland mentioned that she will be attending the State College Borough Water 
Authority meeting on June 15, 2017 in place of Steve Watson of the CRPC. 


 
IX. SOURCEWATER PROTECTION WORK GROUP UPDATE 


The Sourcewater Protection Work Group will meet on June 14, 2017. 
 


X. ZONING/SALDO STEERING COMMITTEE UPDATE 
Planning & Zoning staff has received the draft Zoning/SALDO ordinance and will meet 
with EPD in the near future. After meeting with EPD, staff will schedule a meeting with 
the Zoning/SALDO Steering Committee. 
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XI. APPROVAL OF THE REGULAR MEETING MINUTES – APRIL 10, 2017 
A motion was made by Ms. Harman and seconded by Mr. Wheland to approve the 
May 22, 2017 Planning Commission meeting minutes. The motion carried unanimously. 


 
XII. ADJOURNMENT 


There being no further business for the Planning Commission, Mr. Crassweller made a 
motion to adjourn the meeting at 8:26 p.m. The motion carried unanimously.  


 
RESPECTFULLY SUBMITTED,     
 
 
 
_________________________________ 


       LISA STRICKLAND, SECRETARY 
         FOR THE PLANNING COMMISSION 
 

































 
 


 


TO:  Ferguson Township Board of Supervisors  
    
FROM:  Lindsay K. Schoch, Community Planner  
 
DATE:  June 23, 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 five (5) Active Plans, four (4) have not been heard by the 
Board and one (1) has 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 Variance and 
Appeal have been required.  The Zoning Hearing Board will hear the cases at the June 
27, 2017 Zoning Hearing.  
 
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 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” 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: August 16, 2017. A Variance was granted for relief from the requirements 
for Buffer Yards on the property.  Penn Terra is in the process of working on the 
remaining comments and will submit to staff for review.   
 
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 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 
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9/11/2017 Plan is on hold; Applicant is reevaluating traffic improvements. Staff 
requested an update of the status of the Plan, Bohler Engineering is still indicating the 
plan is on hold and will notify us when they want to move forward.   
 
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 Commonwealth Court ruled in favor of the developers.  The decision 
by the Commonwealth Court was appealed.  Now the Pennsylvania Supreme Court will 
decide if they will hear the case or not hear the case.  
 
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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Chapter 27-204.1.P:  
Potable Water Well Pump Facilities as a Conditional Use in All Residential Zones and the FG Zone. In all 
residential zones and the FG Zone, potable water well pump station facilities, in any form, above or 
below ground level, shall be permitted as a conditional use by the Board of Supervisors after receiving a 
recommendation from the Planning Commission if the following standards and criteria are met: 


(1) An ambient sound level study has been provided and the ambient sound level at all points along 
the boundary line of the property upon which the pump station is located shall be no more than 55 
decibels (dbA). 


(2) All items used in the pump station shall be stored within the wellhouse, pump house or a 
separate storage building. The potable water well location shall not be used for general storage of 
pipes or other materials not needed for the general functions of the well. 


(3) A land development plan shall be prepared in accordance with § 27-1003 of this chapter. 


(4) An elevation drawing of any structure to be constructed on the premises shall be provided. 


(5) A landscape buffer in accordance with buffer yard C of the flexible buffer yard regulations, § 27-
807, Subsection 15, shall be provided between any on-site buildings and the property line. The 
adjacent buffer is to screen on-site buildings from adjacent properties. A landscaping plan shall be 
submitted and approved by the Board of Supervisors as a condition of its approval. 


(6) A minimum four-hundred-foot setback zone from all adjacent property lines shall be provided on 
the lot where the potable water well is located. The minimum four-hundred-foot setback zone shall 
be measured from the nearest well head to the adjacent property line. Parkland, state game lands 
and state forest may be included within the four-hundred-foot setback zone as a conditional use 
approved by the Board of Supervisors. In the case of state-owned property, approval of the 
appropriate state agency shall be required. 


(7) An erosion and sedimentation control plan shall be prepared and approved. 


(8) A plan describing the method to be used to handle the water runoff from the well pumping 
testing shall be submitted to the Township for review. The Township may engage the services of a 
consultant to review the plan and fees charged by said consultant for review shall be paid for by the 
applicant. 


(9) The potable water well site may not be used as a water testing lab. A water storage tower may 
be placed on the site as a conditional use with approval by the Board of Supervisors. 


(10) The Board may also consider placing limitations on signage, access, parking, lighting, height and 
lot coverage. 


(11) Any other conditions the Board of Supervisors may desire to consider. 
 
Chapter 27-213.2.D 
D. Applicability. The provisions of this section shall apply as follows: 







(1) The developer/applicant shall be responsible for identifying the location of the riparian buffer 
overlay zoning district boundary on any plan that is submitted to Ferguson Township for the 
following: 


(a) Subdivision, land development or redevelopment. (See Subsection 5A(1).) 


(b) Approval for improvements that require a zoning and building permit. (See Subsection 
5A(2).) Although mitigation may not be required for such activity, the boundary must still be 
delineated. 


1) In the Overlay District, such permit shall only be required when construction or 
erection of any structure(s) within or touching the Riparian Buffer Overlay Zones of 
Ferguson Township is located on the ground or attached to something on the ground 
and is greater than 144 square feet in size. 


(2) This initial delineation of the overlay district boundary shall be subject to review and approval by 
the Ferguson Township Zoning Officer and/or Engineer. 


(3) These requirements shall NOT apply to any existing (as of 5/18/2009) primary or accessory 
buildings or to any of the following: agricultural uses, transportation facilities, fences, lawns, 
gardens, utility lines, decks and piers, or to interior renovations, septic and sewage supply facilities 
and their related appurtenances (well houses, utility pump and lift stations, manholes, etc.). 
 


Chapter 27-801.1.C.(1): 
C. Use Limitations. Uses permitted in Subsection 1B, above, are limited as follows: 


(1) All new construction or development (including substantial improvements) are prohibited. 
 


Chapter 27-801.1.C(2): 
(2) Improvements or modifications to an existing structure shall be permitted but they shall be 
elevated or floodproofed as much as possible; provided, that said improvements or modifications 
involve (a) less than 50% of the fair market value and (b) less than 50% of the square footage as it 
existed on March 8, 1984. 
 


Chapter 27-801.1.1.I: 
I. Use Buffer. A land buffer remaining in its natural condition shall be not less than 100 feet separating 
the permitted use from the edge of the top of the bank of the watercourse. The 100 feet distance is to 
start from the outermost edge of the watercourse measured in a perpendicular direction to the 
approved use. A fifty-foot land buffer remaining in its natural condition shall be provided between the 
permitted use and the edge of the floodplain as defined by FEMA. 
 
Chapter 27-809.1.B.(2)4: 


(2) Number of Computation. In computing the required number of spaces, all fractional numbers 
more than 1/2 shall be increased to the next highest integer. When computation is based on the 
number of employees, the number employed during the largest work shift shall be used. 


4. Public, Quasi-Public and Transportation Uses. Any portion of a building used for office 
repair/service, retail and restaurants require the parking as pertains to that individual use, as if 
it were a freestanding use, in addition to the following: 
 







A. Ambulance, emergency fire and rescue, 
taxi and limousine service 


2 per vehicle plus 1 per 350 square feet of 
GFA 


B. Bus passenger station (park and ride lots 
for busses, vanpooling) 


1 per 200 square feet of GFA or lot area 
sufficient to support program 


C. Hospital 1 per 400 square feet of GFA 


D .Nursing homes, personal care homes and 
other convalescent homes 


1 space for every rooming unit; 0.75 space 
per unit for personal care homes 


E. Archival library 1 per 750 square feet of GFA 


F. Tutoring and study center 1 space for every 200 square feet 


G. Health and athletic clubs 
1 per 3 persons based on the maximum 
design capacity, as permitted by the Centre 
Region Code Administration 


H. Studios for instruction in music, 
performing arts and visual media art, 
photographic and handicrafts studios, martial 
arts, dance and gymnastics 


1 per 3 persons based on maximum design 
capacity, as permitted by the Centre Region 
Code Administration 


I. Child day care center 
1 per 350 square feet of gross floor area 
(minimum of 3) 


 
Chapter 27-903.1.C: 
C. In the event that any nonconforming structure is 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 
determined to be the fair market value as of the date of destruction, pursuant to an appraisal by a 
professional real estate appraiser licensed in the Commonwealth of Pennsylvania, and selected by the 
Board of Supervisors; such nonconforming structure and use thereof shall terminate and the lot shall 
thereafter be used only for conforming uses and structures, except if the use or structure is a farm use 
as herein defined. 
 
Chapter 27-1202: 
ESSENTIAL SERVICES: Facilities for the distribution of utility services, including gas, electric, steam, 
water, sewerage, telephone and similar services. 
 
(Utility definition is not in our current zoning ordinance.) 
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 TO:  Ferguson Township Planning Commission 
 
FROM:  Lindsay K. Schoch, Community Planner  
  Jeff Ressler, Zoning Administrator  
 
DATE:  June 23, 2017 
 
SUBJECT: Traditional Town Development - Application for Zoning Ordinance Text Amendment 
 
A brief overview of how we have arrived at this point in the process: 


 In December of 2015, a Concept Plan and Request for Modifications (based on the past history of Pine 


Hall) was submitted to Township staff by Residential Housing LLC as applicant.. Sixteen (16 new 


modifications were requested in addition to the modifications that had already been approved as part 


of the original Pine Hall Master Plan process in 2010.    


 Residential Housing, LLC; Keller Engineers, Inc.; and LandDesign, Inc. attended Planning Commission and 


Board of Supervisor meetings during the summer of 2016 and received input.  


 During the fall of 2016 the Township determined that the Board of Supervisors could not grant 


modifications on a “pre-approval” basis, that the actual required Master Plan had to be first completed, 


submitted, and approved.  At this same time it was also determined that the Township Zoning 


Ordinance did not have proper or specific enabling language empowering the Board to grant 


modifications of the TTD Ordinance; even though such modifications had been granted in the past to 


both the Pine Hall and Turnberry TTD developments. 


 Circleville Road Partners, LP, developer of the adjoining Turnberry TTD  also weighed in at that same 


time with the opinion that the notion of granting modifications of the TTD ordinance was not proper 


(even though they had been through the same process in the past); that rather, an ordinance text 


amendment was the appropriate and proper method to change the ordinance in any fashion. 


 During the winter a draft text amendment document was prepared by Residential Housing, LLC and 


submitted to the Township for review. 


 A Charrette was held in March.  Members of the Board of Supervisors, Planning Commission, 


Environmental Planning & Design, LandDesign, Residential Housing, LLC, Keller Engineers, Inc., 


Township staff, Dan Jones, and other members of the community attended.  


 In April of 2017 the Township Solicitor rendered an opinion that the original modifications granted to 


the approved Pine Hall Master Plan in 2010 (27 in number) could not be relied upon absent a Board 


determination of the scale of proposed alterations to the plan.  If the changes were found to be 


substantive, then a new Master Plan process would be required, and the original modification granted 


would lapse.  Therefore, rather than request this determination, the applicant determined that only 6 


or the original 27 modifications would be required to support the new plan and added them to the 


proposed text amendment document as well.      
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 Currently, the applicant feels amending the Ordinance is a more solid way to move forward, which 


brings us to this point in the process.  


On Thursday, June 22, 2017 Planning & Zoning staff received an updated proposed Amendment, which includes 


changes staff suggested as part of the discussion held on Wednesday, June 21.  The following pages contain 


the proposed Amendment with staff comments in bold.  


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 FOUR 


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.  Okay 


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 such 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 four unrelated persons, subject to the permitted occupancy of 
the dwelling as determined by the Centre Region Code Office in accordance with the 
provisions of the Ferguson Township Housing Code.     
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Staff Comment: The applicant has changed this number from the original request of 5 to the new 
request of 4. Staff feels in order to allow the proposed concept plan to move forward with the design as 
proposed, this amendment would be suitable.  100 dwelling units under the same management is a 
substantial number and would only apply to developments within the TTD.  Containing this type of 
housing to the TTD is acceptable.  


SECTION 2.  Section 27-701.2.C (Chapter 22, Subdivision and Land Development) of the Zoning 
Ordinances hereby amended to add: 


§ 22-105 Modifications Okay 


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. 


Staff Comment:  If this is acceptable to the Township Solicitor and specified in the MPC, then it should be 
included in the Ordinance.  Another option would be to move the TTD Design Standards to the Subdivision 
and Land Development Ordinance where the TSD Design Standards currently exist.  


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.   


Staff Comment:  A visual representation of this design would be appreciated.  Although TTDs are typically 
known to have rear access, front access in not more than 50% of the units will not have a negative impact 
on the proposed design. Based on appropriate design.  


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. 
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Staff Comment:  All alleys have to be public and to Township design standards. Permitting these utilities as 
proposed in this amendment is acceptable to staff.  


SECTION 6.  Section 27-701.4.A(2) of the Zoning Ordinance is hereby amended as follows: 


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.  35% 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. 


Staff Comment:  A first attempt to request 25%, rather than 50% was not acceptable to staff.  The Applicant 
has changed the request to 35% and staff finds this acceptable. Considering some of the non-residential 
buildings will be a pharmacy, grocer, and hotel, these types of uses are not typically multi-stories with 
residential or office above.   


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


Staff Comment:  As a result of the input of those in attendance at the Design Charrette, a 7-story building 
was proposed.  This building is not proposed to be a focal building, therefore, should be permitted to rise 
above 3 stories.   


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% 


 


Staff Comment:  Staff finds the above changes acceptable.  


SECTION 8.  Section 27-701.4.C(1)(e) is hereby amended by deleting subsections 1), 2), 3) (a), 3) (b),  
and 3) (d).  
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Staff Comment:  This section refers to the mix of types of housing throughout the TTD.  The applicant has 
described an array of different housing types to staff.  The homes are designed to adhere to the goal of the 
TTD without mixing townhomes with cottage style homes, etc.  Staff finds this acceptable.  


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. 
Okay 


* * * 


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


* * * 


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. Okay 


 * * * 


  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 six. – which provides for 16 dwelling units. Okay, after a discussion with 
staff, the number changed from ten to six. Staff finds this acceptable.  


 * * * 


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


 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’  
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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: 


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 


Staff Comment:  Staff feels these proposed changes are acceptable for the type of uses the applicant is 
proposing in the TTD.  


 * * * 


10)  Section deleted.  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 of 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.   Okay 


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%.   Okay 
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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.  Okay 


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. Okay 


(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.   Okay 


(k) Front Setback.  Structures which are designed for commercial, light industrial, or mixed-use 
purposes, shall have a minimum front setback of 0 feet and a maximum front setback of 25 
feet.  However, such structures shall maintain a minimum of 65% of their frontage along the 
sidewalk’s edge (zero setback). Okay 


 1) For all non-residential structures, with the exception of grocery stores, 
pharmacies, and hotels, a minimum of 50% of the front façade on the ground floor 
shall be transparent, consisting of window or door openings allowing views into and 
out of the interior.   Okay 


* * * 


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


* * * 


(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.    Okay 


* * * 


(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. Okay 


* * * 
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(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.   Okay 


Staff Comment:  We do not want to encourage on-street parking in this development.  


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.  Okay 


* * * 


(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. Okay 


* * * 


(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 compromise pedestrian convenience, safety, or detract from the overall 
walkability of the Traditional Town Development.      Okay  


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.  Okay 


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


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. 


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 


 


Staff Recommendation: The Planning Commission review, in detail, the proposed text amendment and staff 


comments, discuss, then recommend the Board of Supervisors, approve the text amendment as is or with 


conditions the Planning Commission feel are necessary.  
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TO:  Planning Commission 
 
FROM:  Lindsay K. Schoch, Community Planner  
  Jeffrey S. Ressler, Zoning Administrator 
 
DATE:  June 23, 2017 
 
SUBJECT: Proposed Zoning Text Amendments from the State College Water Authority 
 
 
Township Staff has received proposed Zoning Text Amendments as provided by the State College 
Borough Water Authority in the letter dated May 24, 2017 from Kenneth Beldin, Jr., P.E. 
 
Included with this memo is the proposed Zoning Text Amendment as well as an outline of the sections 
in the existing Zoning Ordinance for reference.  
 
Staff Recommendation: The Planning Commission take time to review and comment on the proposed 
ordinance change and be prepared to discuss in detail at a meeting in July.  
 
 
 
 
 





