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Meeting Agenda 

State College Borough Planning Commission 

January 19, 2017 

Room 304 / 7:00 p.m. 
  
  

I. Call to Order  
  

II. Roll Call   
 
Michael Roeckel, Chair 
Anita Genger, Vice-Chair 
Zoe Boniface 
Charles Dumas 
Scott Dutt 
Jon Eich 
Richard Kalin 
 

III. Approval of Minutes – none 
 

IV. Chair Report 
  

V. Public Hour - Hearing of Citizens   
 

VI. Land Development Plan 
 
A. Music I Renovations and Recital Hall, UPD Subdistrict 5 Zoning District, The 

Pennsylvania State University, owner, Stahl Shaeffer Engineering, Engineer 
and Bostwick Design Partnership, Architect 
 
The project consists of renovations to the existing Music I Building and the 
addition of a new Recital Hall that will connect to the east side of the Music I 
Building. The Music Building was constructed in 1964 and has not had 
significant renovations since it was built. The new Recital Hall will be located 
in the courtyard area that is situated between the Music I building, Theatre 
Building, Forum, and the Pasquerilla Spiritual Center. The approximate site 
area to be changed is 0.9 acres and includes the new recital hall building, 
pedestrian walkways, seating areas, landscaping, and associated stormwater 
management.  
 
The Music I building faces Allen Road and the Recital Hall building will be 
connected and accessed by campus walkways. Vehicular access will be 
restricted to service vehicles. The erosion and sediment control approach 
integrates the use of the existing site and mild slopes which will minimize 
disturbance and runoff issues during the demolition phase of the project.   
 
Attached to the agenda on pages 5-14 are an aerial view, photos of the site 
and excerpts from the plan set. 
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Planning Commission:  No action is required by the Commission. Comments 
regarding the preliminary land development plan can be submitted 
to staff and will be incorporated into the review letter. 

 
VII. Community Planning  

 
A. Amendment to the Signature Development Project Conditional Use 

Provisions in the Commercial Incentive District 
 
During the December 19, 2016 Borough Council meeting, it was announced 
that Council would like to alter the location where the non-owner occupied 
provisions can be applied in the signature development project area. 
 
The Planning Commission is asked to consider this alteration and provide a 
recommendation to Council. 
 
Attached to this agenda on pages XX is the information Council received 
during their December 19 meeting and an excerpt from the Downtown Master 
plan. 
 
During the January 4, 2017, the Commission requested to discuss the 
amendment again at this meeting.  Staff will provide an update since the 
January 4, 2017 meeting. 
 
Planning Commission Action: Review information and develop a 
recommendation for Council’s consideration for the February 6, 2017 hearing. 

 
VIII. Official Reports and Correspondence 

  
A. Borough Council (BC) 

 
B. Design and Historic Review Board (DHRB) 
 
C. Land Development Plans 
 
D. Staff Updates 

 
IX. Upcoming Meetings 

 
 Thursday, February 8, 2017 at noon 
 

X. Adjournment 
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Aerial view of project area (Source Google maps) 
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Existing conditions view 1 (Source Google maps) 

 

Existing conditions view 2 (Source Google maps) 
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State College Borough Council  

Policy Briefing Summary 
 
Date Prepared:  December 16, 2016 
Prepared By:   Planning Staff   
Proposed Meeting Date: To Be Determined 
Deadline for Action:  To Be Determined 
 
I. Request/Issue Needing Council Action  
 
Review the current geographic location of the “non-owner-occupied housing” section of the 
Signature Development Project overlay in the Commercial Incentive District (CID). 
 
As illustrated by the graphic attached to this memo, the Downtown Master Plan identified three 
themes that characterize downtown. The plan titled them: 1) Traditional Downtown, 2) 
Collegiate District and 3) West End. For new development, each area is suggested to have its 
own land use pattern that mimics and enhances the character and use of the current 
development.  Based on recent review of the themes, Planning staff determined that a conflict 
exists within the Traditional Downtown and the “non owner-occupied housing” section of the 
Signature Development Project location.  Using the Downtown Master Plan document as 
guidance, the Traditional Downtown is to provide for a variety of housing for a variety of 
demographics and not predominately undergraduate housing.  Instead, the plan indicates that 
the Collegiate District (located west of McAllister Alley) is the preferred location for 
undergraduate housing. The “non owner-occupied housing” section of the ordinance provides 
significant residential density for market-rate housing. In downtown State College, market-rate 
housing is predominantly occupied by undergraduate students.  
 
II. Current Policy and/ or Practice The current location of the Signature Development Project 
is in specific areas of the downtown as noted in the graphic attached to this memo.  
 
The ordinance requires a set of criteria to be met for a Signature Development Project to 
proceed through a conditional use permit process approved by Borough Council.  
 
The “non-owner-occupied” section of the Signature Development Project allows developments 
within this overlay to have a residential floor-area ration (FAR) of 5 when the required 
Conditional Use permit is granted by Borough Council. 
 
III. Other Background Information    
 
The Commercial Incentive District (CID) was enacted in 2005. The original Signature 
Development project overlay was also enacted in 2005.  Since that time Council has made 
several amendments to the zoning language for the Signature Development project overlay.  
 
On February 11, 2013, Council received a presentation on the proposed redevelopment of 
properties at the intersection of the South Atherton Street and West College Avenue.  The 
properties were and are zoned Commercial Incentive (CID).  
 
A request made by the owner indicated that amendments would be necessary to the ordinance 
to accommodate the proposed mix of uses so that future development at this location would be 
at a density sufficient to justify the costs of the development. Two modifications to the site’s 
current zoning were proposed: 1) increasing the permitted maximum building height and 2) 
increasing permitted rental residential floor-area ratio (FAR). In simple terms, FAR standards set 
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the amount of usable square-footage (either residential or non-residential) in a building in 
relationship to the size of the lot. Council received the request and referred this request to the 
Planning Commission.  
 
The Planning Commission reviewed this request during five meetings.  Borough Council 
received the amendment request in June of 2013. A draft text amendment was developed that 
did the following: 
 

 Increased the allowable residential rental FAR from 2.0 to 5.0 and reduced the 
commercial requirements from 40 percent of the building to 1.0 FAR when certain 
criteria are met (marketing plan, long term management plan, limit 60% of units to 4 or 
more bedrooms, limit occupancy to 2-person per bedroom, no more than 5 persons per 
unit, provide gathering space, access management for building) 

 

 allowed for a taller first floor ceiling height that would not number increase the number of 
stories   

 

 expand the façade options and include review by the Design Review Board 
 

 limit building height to 12 stories and 145 feet (note a separate ordinance amendment 
allows for 155 feet in a more limited area of the CID Signature Development Project 
provisions) 

 
Council held a hearing and then enacted the ordinance in August of 2013.  Since that time one 
project has been developed that assembled three parcels to create the development known as 
the Metropolitan.  It is important to note the boundaries of the Signature Development Project 
permission were not altered because of this ordinance nor was the requirements that a project 
is eligible only when the lot is 30,000 square feet or larger.  Attached to this information is a map 
showing where the Signature Development project can occur as long as the criteria is met 
through the conditional use process. 
 
IV. Financial Impact on Budget    
 
There is no direct financial impact on the budget due to this amendment. 
 
V. Board, Commission or Agency Review   
 
No significant reviews by Planning Commission has occurred to date. Time was spent as part of 
a 2017 Work Program discussion to review the Downtown Master Plan and the location of the 
Signature Development Project as a possible item for consideration in 2017. This item will be 
included in a January 2017 Planning Commission agenda. 
 
VI. Staff Recommendation and Reason  
 
Staff recommends Borough Council consider this information and direct staff on how to proceed. 
Borough Council may refer this to Planning Commission for their review and recommendation. 
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Below: Model views showing potential redevelopment scenarios 
of “Atherton East”:

Top: Using base CID district criteria

Middle: CID district with bonuses

Bottom: Using existing signature development criteria

Building Use

Commercial

Residential

Office

Hotel

Atherton East
This site is comprised of multiple properties along 
College Avenue, just east of Atherton Street. 
While these properties are currently occupied by 
viable uses, they present a long-term opportunity 
for coordinated mixed-use development of a 
“signature” project at this important intersection. 
While these properties could be developed 
individually, this is one of the few sites downtown 
where coordinated development would allow for 
the integration of multiple levels of parking above 
first floor retail uses.  Potential for the property 
includes graduate student housing, non-student 
housing, PSU faculty and employee housing, retail 
uses and office space (should there be a market). 
The model views show various scenarios of how 
the site could develop under existing zoning 
classifications including the CID district (student 

housing at 2.0 residential FAR), CID district 
(non-student housing at 3.0 residential FAR) and 
“Signature Development” overlay with a site FAR 
of 8.0 (and 3.0 residential FAR). The site could 
also be developed with less intensive development 
that is 2-4 stories in height. Regardless of the 
development intensity, an appropriately-scaled 
first floor is critical to activate College Avenue and 
reinforce connections across Atherton Street to the 
West End. 

3 Atherton East

3
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