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http://www.zonestatecollege.org/


 



 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 



 



 



 



 

 

 

 

 

 

 



 



 

 

 

 



 



 

 

 

 

o 

o 

o 

 



 



 

 

 

 

 



 



 



 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

o 

o 

o 

o 



 

o 

o 

o 

o 

o 

o 

 

 

 



 



 

 

 

 

 

 

o 

o 

o 

o 

 



 

 

 

 

 

 

 



 

 

 

District One Family Two Family Multifamily 

R-1 12,000   

R-2 10,000 20,000  

R-3 6,000 9,000 2,000 

R-3H 6,000 9,000 6,000 

R-3A 8,000 10,000 1,400 

R-3B 8,000 10,000 3,500 

R-4 5,000 8,000 500 

R-O 8,000 8,000 1,000 

R-OA 5,000 8,000 6,000 
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2
 : Should we  rename the current R-3B to reflect the suburban-type character?  

3
 : We suggest there are two paths forward with the R-3H District. The first path involves deleting it and remapping 

those areas into the new Downtown, R-O, West End, and R-2 Districts. The purpose of this is to consolidate 
districts that have overlapping provisions. The second option is to carry the R-3H District forward with slight 
modifications, including a new name that removes “Historic.” 
4
 These commercial districts, located in the downtown, will be deleted and probably re-mapped as the Downtown 

District. 
5
 These commercial and office districts would most likely  be deleted and the lands in those districts would 

probably be re-mapped to one of the new commercial or mixed use districts. 



 

2.2.2 (A)(1) Public and Open Space 

6
 Because Signature Development Projects go through a conditional use review, they are proposed to be treated as 

a conditional use instead of an overlay district. Student housing projects of a certain size and intensity would be 
placed in this category, and be required to gain conditional use approval.  



 

2.2.2 (A)(2) Residential Districts 



 



 

2.2.2 A(3) Commercial and Mixed-Use Districts 
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8
 Because  Signature Development Projects go through a conditional use review, they are proposed to be treated 

as a conditional use instead of an overlay district.  



 

9
 Even though the existing MP: Planned Industrial District and M: Industrial District allow heavier industrial uses, 

the districts currently apply to a relatively small amount of land which contains a restaurant, hotel, small stand-



 

alone office building, and parking – not industrial uses. Furthermore, given that the Borough is almost entirely built 
out, there are few if any appropriate locations for heavy industrial uses that are typically included in industrial zone 
districts. 
10

 It should be noted that while light industrial uses, including tech, will be allowed in the Light Industrial district, 
some light industrial uses will probably also be allowed in the Downtown, GC, and WE districts.  
11

 Additionally, and in accordance with the MPC, “each municipality shall provide for reasonable coal mining 
activities in its Zoning Ordinance,”…. Consequently, the LI district will permit this use. 



 



 



 

13
 .Typically by the chapter’s alumni board. 

14
 Or are allowed to continue as a nonconforming use if they were originally conforming but are nonconforming 

under the current regulations.  
15

 This provision was adopted as temporary relief in cases where a fraternity was suspended for the university for 
less than two years, but will be re-occupied as a fraternity within two years. 
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16
 The request, like all requests for conditional uses, must be reviewed at a public hearing and decided by the 

Borough Council, based on a showing that indoor protected bicycle parking is provided (a 10 percent reduction),  
the development is green certified (20 percent reduction), underground parking is used (each underground space 
equal 1.5 required surface or above-ground spaces), or the development includes owner-occupied housing. 
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17
 Most communities who include such provisions, also include a procedure that allows individual development 

applicants to request an increase above the parking cap, if they can provide technical analysis that supports 
increased parking requirements.  
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18
 The perimeter strips are required to be five or seven feet in width (seven feet if the parking lot is adjacent to a 

public street). 
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20
 The regulation defines a student home as any living arrangement within a one-family dwelling, one-family 

dwelling with an apartment, or two-family dwelling by persons who are unrelated by blood, marriage or legal 
adoption and are attending undergraduate or graduate programs offered by colleges or universities or are on 
semester break or summer break from studies at colleges or universities, or any combination of such persons. The 
residents of a student home share living expenses and may live and cook as a single housekeeping unit. Student 
homes include living arrangements where the landowner(s) or landowner's family members are residents of the 
dwelling unit. Student homes do not include fraternities, sororities, rooming houses, townhomes, or multiple-
family dwellings. Part B, Definitions, Zoning Ordinance. 
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21
 Several of the standards for specific sign types (e.g., real estate development signs) identify the type of content 

allowed on the signs. Additionally, district-specific standards are based on sign content in some cases (e.g., limited 
to professional occupation signs). 
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22
 Universal design Is the design and composition of a residential home environment so that it can be accessed, 

understood and used to the greatest extent possible by people as they age, or people with disabilities. 
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23
 The reason for this, as discussed above, is that many times redevelopment sites are “difficult” sites to redevelop; 

flexibility provisions allow the redevelopment to happen, while ensuring the desired character is maintained. 
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28
 These commercial districts, located in the downtown, will be deleted and probably re-mapped as the Downtown 

District. 
29

 These commercial and office districts will be deleted and the lands in those districts will be re-mapped to one of 
the new commercial or mixed use districts. 
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30
 Staff suggest including a transit review with CATA 



 

 

 

 

 

 

 

 

 



 

 

 

 

32
 The greater the value of the remodel, or the greater the expansion, the more the developer has to bring the site 

into compliance with the nonconforming site features. 
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33
 Section B.1, Advisory and Decision-making Bodies and Persons, recommends that the rewritten Ordinance follow 

the modern trend in code administration with respect to application forms and content requirements by 
authorizing the Zoning Officer to consolidate forms, application requirements, fee information, and review and 
submittal schedules in a separate Procedures Manual. Applicants can refer to the Procedures Manual to determine 
what materials and fees must be included in application submission. If the Procedures Manual is used, the Borough 
will be able to respond more easily to changing needs for application requirements, since the manual can be 
revised by staff without formally amending the Ordinance. 
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KEY 

DMP = Downtown Master Plan   WERP = West End Revitalization Plan  

CRCP = Centre Region Comprehensive Plan   SCNP = State College Neighborhood 

Plan 

PMP = Parking Master Plan 
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Current Use Table, Borough of State College 

P = Permitted by Right  S = Special Exception  C = Conditional Use 

Principal Use Category General Use Type 

Public and Open 

Space 
Residential Mixed Use and Commercial Overlay 

P PA PARK 
R-

1 

R-

2 

R-

3 

R-

3A 

R-

3B 

R-

4 

R-

3H 

R-

O 

R-

OA 
C CID UV M 

CP-

1 

CP-

2 

CP-

3 

P-

O 
UPD MP 

Mixed 

Use (R2) 

Mixed 

Use 

(R3H) 

R-OO Signature  Collegiate Flood plain 

Agriculture                              

 Agriculture                      P      P 

 
Agricultural structures that house 

animals 
                     P  

 
  

  

Mixed Use Project                              

 Signature Development Project                          C   

 Collegiate Housing Project                           C  

Residential                              

Household Living Uses Dwelling (One-Family)    P P P P P P P P P P P P  P P P    P P P    

 
Dwelling (One-Family  with single 

apartment) 
   P P P P P P P P P P P P  P P P    P P P  

  

 Dwelling (Two-Family)     P P P P P P P P P P P  P P     P P P    

 Dwelling (Three-Family)            P P P    P           

 Dwelling (Multiple)      P P P P  P  P P P  P P       P    

 Dwelling (Mixed Use)             P P     P          

 Tourist Home         P  P P P P P   P P      P    

 Manufactured Home Park             P P    P           

Group Living Uses Boarding House         P  P  P P P   P P      P    

 Dormitory             P P               

 Elderly Housing Development    C C S   S S   P P    P P    P S     

 Fraternity/Sorority House      P P P P P P  P P P  P P P  P   P P    

 Group Dwelling Project      P P P P P P  P P P  P P P      P    

 Housing for Elderly Persons  S   S    S  S  P S     P      S    

 Nursing or Convalescent Home  S   S   S  S   P S   P P P     S     

 
Personal Care Boarding Home for 

Adults 
 S   S P P P  P  P P S   P P P  P   P   

  

 Student Home    P P P P P P P P P P P P  P P      S P    

 Student Residence Hall              P       P        

Civic/ Instituional                              

Communication Uses 
Telecommunication Facility or 

Structure 
            P P  P  P P  P P  

 
  

  

 Telecommunication Tower             P P  P  P P  P P       

 Utility Facility or Structure  P           P P  P  P P  P P       

Community Services Auditorium             P P  P  P P  P P       

 
Club (Excluding Country Club), Lodges 

and Fraternal Organizations (excluding 

Fraternities and Sororities) 

    S    S  S  P P  P  P P  P P   S   

 

 Club Community Center  P   S   P S P S P P P  P  P P  P P  P S    

 Conference Facility             P P  P  P P  P P       



 

Current Use Table, Borough of State College 

P = Permitted by Right  S = Special Exception  C = Conditional Use 

Principal Use Category General Use Type 

Public and Open 

Space 
Residential Mixed Use and Commercial Overlay 

P PA PARK 
R-

1 

R-

2 

R-

3 

R-

3A 

R-

3B 

R-

4 

R-

3H 

R-

O 

R-

OA 
C CID UV M 

CP-

1 

CP-

2 

CP-

3 

P-

O 
UPD MP 

Mixed 

Use (R2) 

Mixed 

Use 

(R3H) 

R-OO Signature  Collegiate Flood plain 

 Day Care Center  P   S S       P P P P  P P  P P  P     

 Day Care Center (Adult)  P    P P  P P  P P P P P  P P   P  P     

 Day Care Center (Child)  P   S S  S S P  P P P P P  P P  P P  P     

 Day Care Home (Adult)     S P P  P P  P P P P P  P P   P  P     

 Day Care Home (Family)      S  S S    P P  P  P P   P       

 EMS Station  C           P P  P  P P  P P       

 Fire Station  C           P P  P  P P  P P       

 Gymnasium  P           P P  P  P P  P P       

 Library  P   S        P P  P  P P  P P       

 Neighborhood Center  P   S        P P  P  P P   P       

 Place of Worship  P  P P P P P P P P P P P P P P P P P P P  P P    

 Police Station  C           P P  P  P P  P P       

 Public Service Facility  C           P P  P  P P  P P       

 Observatory             P P  P  P P  P P       

Education Uses 
Classroom, Laboratory, or Other 

Facility  for Research and Instruction 
            P P  P  P P  P P      

 

 Dining Hall                     P        

 Private School  P   S S       P P  P  P P   P       

 Public School (K-12)  P  P P P P P P P P  P P P P P P P P  P   P    

Health Care Uses Clinic  S   S        P P  P  P P  P P   P    

 Dental Office     S        P P  P  P P P P P   P    

 Hospital     S        P P  P  P P  P P   P    

 Urgent Care Clinic             P P  P  P P  P P   P    

Parks and Open Space Arboretum   P          P P  P  P P   P   P    

 
Baseball, Football, Soccer Field, or 

Other Playing Field 
  P          P P  P  P P  P P   P   

 

 Bicycle Path or Trail   P          P P  P  P P   P   P    

 Golf Course and Driving Range   P          P P  P  P P  P P   P    

 Memorial Park (except cemeteries)   P          P P  P  P P   P   P    

 Nature Preserve   P          P P  P  P P   P   P    

 Passive Open Space             P P  P  P P  P P   P    

 Park  P P P P P P P P P P P P P P P P P P  P P   P    

 Picnic Area and Shelter   P          P P  P  P P   P   P    

 Public Garden   P          P P  P  P P   P   P    

 Swimming Facility   P          P P  P  P P  P P   P    

 Tennis and Basketball Court   P          P P  P  P P   P   P    

 Wildlife Sanctuary   P          P P  P  P P   P   P    

Transportation Uses Airport             P P  P  P P  P P   P    

 Heliport             P P  P  P P  P P   P    

 Off-Street Parking  P          P P P  P P P P  P P   P    



 

Current Use Table, Borough of State College 

P = Permitted by Right  S = Special Exception  C = Conditional Use 

Principal Use Category General Use Type 

Public and Open 

Space 
Residential Mixed Use and Commercial Overlay 

P PA PARK 
R-

1 

R-

2 

R-

3 

R-

3A 

R-

3B 

R-

4 

R-

3H 

R-

O 

R-

OA 
C CID UV M 

CP-

1 

CP-

2 

CP-

3 

P-

O 
UPD MP 

Mixed 

Use (R2) 

Mixed 

Use 

(R3H) 

R-OO Signature  Collegiate Flood plain 

 Public Parking  S           P P  P  P P  P P   P    

 Parking Deck             P P  P  P p  P P   P    

 Transportation Service Building             P P  P  P P  P P   P    

Commercial                              

Animal Care Uses Pet Day Care             P P  P  P P   P       

 Pet Grooming    P P     P  P P P  P  P P   P   P    

Commercial Services 
Uses 

Clubhouse     S        P P  P  P P  P P   P  
  

 Country Club    P P P P P P P P P P P P P P P P  P P   P    

Eating or Drinking 
Establishment Uses 

Delicatessen, Non-Alcoholic             P P  P P P P   P     
  

 Drive-In Restaurant             C   P  C   S P       

 Restaurant, Non-Alcoholic             P P P P P P P   P   P    

 Restaurant             P P P P  P P  P P   P    

Funeral and Mortuary 
Services Uses 

Funeral Home         S  S  P P  P  P P   P   P  
  

Office Uses Accountant  S   S    S  P P P P P P P P P P P P P S P    

 Architect  S   S    S  P P P P P P P P P P P P P S P    

 Brokerage  S   S    S  P P P P P P P P P P P P P S P    

 Engineer  S   S    S  P P P P P P P P P P P P P S P    

 Government  S   S    S  P P P P P P P P P P P P P S P    

 Insurance  S   S    S  P P P P P P P P P P P P P S P    

 Laboratory, Commercial             P P  P  P P   P   P    

 Lawyer  S   S    S  P P P P P P P P P P  P P S P    

 Medical Offices  S   S    S  P  P P P P P P P P P P P S P    

 Minister  S   S    S  P P P P P P P P P P P P P S P    

 Offices, general use  S   S    S  P P P P P P P P P P P P P S P    

 Real Estate Sales  S   S    S  P P P P P P P P P P P P P S P    

 Research Facility             P P P P  P P  P P   P    

Personal Services Uses Coin Operated Laundry             P P P P  P P   P   P    

 Personal Service Shop             P P P P P P P  P P   P    

 Tailor, Dressmaking, Millinery             P P P P P P P   P   P    

Recreation/ 
Entertainment Uses 

Amphitheater   P          P P  P  P P   P   P  
  

 Artist Studio  P   S        P P P P P P P  P P   P    

 Convocation/Event Center, Arena             P P  P  P P  P P   P    

 Dance and/or Music Instruction  P   S S   S  S  P P P P  P P  P P   P    

 Museum / Art Gallery  P   S        P P  P  P P  P P   P    

 Performing Arts Center  P   S        P P  P  P P   P   P    

 Sexually-Oriented Business             C      P      P    



 

Current Use Table, Borough of State College 

P = Permitted by Right  S = Special Exception  C = Conditional Use 

Principal Use Category General Use Type 

Public and Open 

Space 
Residential Mixed Use and Commercial Overlay 

P PA PARK 
R-

1 

R-

2 

R-

3 

R-

3A 

R-

3B 

R-

4 

R-

3H 

R-

O 

R-

OA 
C CID UV M 

CP-

1 

CP-

2 

CP-

3 

P-

O 
UPD MP 

Mixed 

Use (R2) 

Mixed 

Use 

(R3H) 

R-OO Signature  Collegiate Flood plain 

 Stadium, Seating Greater Than 1,000              P P  P  P P  P P   P    

 Stadium, Seating Less Than 1,000             P P  P  P P  P P   P    

 Theater             P P P P  P P  P P   P    

Retail Sales Uses Convenience Food Store             P P P P  P P  P P   P    

 
Convenience Food Store, Non-

Alcoholic 
            P P P P P P P   P   P  

  

 Retail Sales             P P P P P P P  P P   P    

 Shopping Center             P P  P  P P   P   P    

 Specialty Food Store             P P P P P P P   P   P    

Vehicle Sales and Service Automobile Sales             C   P  C P   P   P    

 Automobile Service and Repair             C   P  C P  P P   P    

 Gas Station             C   P  C P   P   P    

 Motor Vehicle Oriented Business             C   P  C C   C   P    

Visitor Accommodations 
Uses 

Bed & Breakfast Establishment     P P P P P P P P P P P   P P   P   P  
  

 Hotel/Motel             P P  P  P P  P P   P    

 Community Service / Visitor Center             P P  P  P P  P P   P    

Industrial                              

Industrial Research Test Track             P P  P  P P  P P   P    

Freight Movement, 
Warehousing, and 

Wholesale Uses 

Coal or Stoke Storage                P  P      

 

  

  

 Warehouse, Material Storage               P P     P P       

Manufacturing Uses Blacksmith / Horse Shoeing Shop                P      P       

 Bottling or Distribution Plant                P      P       

 Coal or Coke Storage                             

 Contractor Shop                P      P       

 
Incineration, Rendering, or Refining 

Process 
               P        

 
  

  

 Light Industry & Manufacturing               P P     P P       

 
Lumberyard, Saw, Planning or 

Woodworking Mills 
               P      P  

 
  

  

 Stone or Monument Works                P      P       

Waste-Related Uses Junk Yard                P   P          

 Automobile Wrecking Yard                P      P       

 
 



 


