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Dale Summit
Background

e Currently comprised of 10 Euclidian zoning districts
e Rigidly regulated on land use

e Compounding impacts on area’s “defining developments”
e Corning Plant closure
e Nittany Mall decline consistent with national retail sector

e New development has been slow and fragmented
e Impacting sense of place and vitality

o Efforts undertaken to understand and address:
e 2004: Economic Impact Study of Shiloh Road Land Use Options
e 2017: 4Ward Planning Study (Industrial & Commercial Zoning)
e 2021: DRAFT Dale Summit Area Plan
e Present: Preparation of Form-Based Code
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D FT Dale Summit “To transform Dale Summit into The Gateway to College Township.
Area Plan: VISION Establishing Dale Summit as an attractive and instantly recognizable
PLACE within the context of the larger Township, Region and County.

The community envisions an activity hub that is vibrant, economically
prosperous, socially equitable and environmentally sustainable.

A place, which through proactive planning and well-tailored
regulations, strikes a sound balance between encouraging business
and industry expansion, while remaining respectful to important
community livability factors such as improving housing affordability,
providing sufficient public services, and lessening traffic congestion
through improved connectivity for all transportation modes.”
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borror Neighborhood Spraw! Repair

All scales of design: region, neighborhood, street, and building

All places: rural, suburban, and urban

All types: Smart growth, traditional neighborhood development, conventional, and hybrid

e Private sector greenfield/redevelopment master plans

Public sector redevelopment plans and regulations

e Creating value through high quality urbanism and design Leaders in innovation: TND, SmartCode, LU, etc.



A leader in the field of urban development through constant innovation and research
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Months 1-4 Months 4 - 9 Months 9 - 11 Month 12

Phase 1 Phase 2 Phase 3 Phase ll

Baseline Review Master Plan + Code Adoption Process Implementation

1. Project Initiation 9. Draft Master Plan & 9. Technical Support 12.Training Sessions
2. Interactive Review of Form-Based Cotl 10. Presentation Aids 13. Guidebook of the FBC
Background 6. Final Master Plan & : . & Zoning Map
Materials + Zoning Form-Based Code 1. Public Hearings
Analysis 7. Final Dale Summit +
3. Update Market Area Plan cOmmunity Engagement
Analysis : ,
8. Final Presentation
4. Revisions &
Adjustments +
+ Community Engagement
Community Engagement

SCOPE & TIMELINE
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What steps should be taken to realize the vision for the
future of Dale Summit?

Dale Summit Vision

Part IV. Implementation Strategy

The Goal Statement and Objectives outlined within Part 3: Existing Conditions of this Area Plan provide
both aspirations for the Dale Summit and a list of concepts that that could conceivably move the area
from its current conditions toward the vision as outlined herein. As was underscored within that section,
a key threat to the Dale Summit is continuing to adhere to the status quo in terms of regulations and

“ Th e O Ve ra rCh in 9 ViSion Of th IS A re a approach to the area’s overall development. To do that, is to prescribe continued patchwork

development activity and the overall slow decline in certain segments of the Dale Summit that has been

Plan is to transform Dale Summit into seen since the early 2000's.

In this section, the objectives listed below will be ized and org: d into an ded, seq

The Gate Way to Co"ege To Wnsh ip. series of implementation steps that move the Dale Summit Area Plan from aspirational to actionz y I
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AWARD PLANNING INC Page 16
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Dale Summit Vision

“The overarching Vision of this Area
Plan is to transform Dale Summit into
The Gateway to College Township.
Establishing Dale Summit as an
attractive and instantly recognizable
PLACE within the context of the larger
Township, Region and County. The
community envisions an activity hub
that is vibrant, economically
prosperous, socially equitable and
environmentally sustainable. A place,
which through proactive planning and
well-tailer regulations, sticker a sound
balance between encouraging
business and industry expansion,
while remaining respectful to
important community livability factors
such as improving housing
affordability, providing sufficient
public services, and lessening traffic
congestion through improved
connectivity for all transpiration
modes.”

What steps should be taken to realize the vision for the
future of Dale Summit?

College T hip Zoning Districts Analysis July 11,2019

Property Owners: East College Avenue and Benner Pike

As shown in the map and table below, along East College Avenue and Benner Pike there are 19 large commercial
and industrial properties and/or including assemblages of such properties under the same ownership, These
340 total acres.

prop contain

Part IV. Implementation Strategy

The Goal Statement and Objectives outlined within Part 3: Existing Conditions of this Area Plan provide
both aspirations for the Dale Summit and a list of concepts that that could conceivably move the area
from its current conditions toward the vision as outlined herein. As was underscored within that section,
a key threat to the Dale Summit is continuing to adhere to the status quo in terms of regulations and
approach to the area’s overall development. To do that, is to prescribe continued patchwork
development activity and the overall slow decline in certain segments of the Dale Summit that has been
seen since the early 2000's.

In this section, the objectives listed below will be p ized and org d into an q
series of implementation steps that move the Dale Summit Area Plan from aspirational to actionable.

Aesthetics

AO.1. Incorporate Thematic Design

AO.2. Emphasis on Historical with a Contemporary Flair
AO.3. Focus More on Human Scale Development

AO.4. Use Art Strategically to Enhance Theme

Economic Development

EDO.1. Define the Dale Summit Brand/Niche

AWARD PLANNING INC.

EDO.2. Develop a Marketing Strategy
EDO.3. Use Tax Incentives to Spur Development
EDO.4. Partner to Balance Risks

Land Use & Zoning

LZ0.1. Allow for Flexibility within Regulations

LZ0.2. Regulate on Form Instead of Use

120.3. Add Rooftops to Drive Revitalization

LZ0.4. Utilize Demonstration Projects to Highlight Changes

Recreation

RO.1. Recognize the Value of an Entertainment Niche
RO.2. Capitalize on Indoor Recreation Demand

RO.3. Connect the Natural Recreational Resources
RO.4. Strategically Preserve Open Space

Transportation & Infrastructure

TIO.1. Emphasize Connectivitv for Pedestrians and Cvclists

TI0.2. Improve Public Transportation Circulation

TIO.3. Invest in the Streetscape to Support Theme

TIO.4. Expand Existing Utility Infe ture to Unlock t Darcale

Collogo Township Commercial & Industrial Zoning Districts Analysis

Existing Zoning: General Industrial (11)

Additional Opportunities
«  Allow for flex uses that are increasingly in demand:

Recreation / sports facilities; indoor climbing facilities

Large church campus; Higher education campus

Brewpubs / breweries, distilleries, etc. (with outdoor seating)

Apply commercial main street model to create an Industrial Main Street

* Organize property owners
* Promote area across the region

Design for a safe and attractive environment
« Create a balanced mix of different business types
Increase the max. allowable height to accommedate uses such as indoor climbing

Reduce setbacks for non-industrial uses

Introduction of bike/ped trail through non-industrial areas
Expedite approval process o gain a competitive advantage over other markets

Corning could be a potential redevelopment site

Indoor Soccer Facilty
[} Ty -

July 11,2019

4WARD PLANNING INC.

United Entertainment Corp. 85
2 Stewart, Herbert W & Eloance M 199
3 Dule Summit Acquistions LP 974
4 Nittany Printing & Publishing 58
5 Nittany Centre Realty LC et ai 436
6 May Department Stores Company 73
7 Stocker Chevrolet Inc 67
8 Suburban Realty Joint Verture 131
9 WalMart Stores Inc. 353
10 Metzger, Fredenck L & Levoy K 52
11 HPLBerner Pike Shopping CTRULE 131
12 Houser, Timothy C & Debra F 103
13 Cleveland Brothers Equipment 109
14 Stewart. Robert W. 14
15 Decibel Partners P 105
16 Channell Commeunications LLC 85
17 LezerCash & Carryof State 81
18 Nittany Commons LLC 136

Collego Township Commercial & Industrial Zoning Districts Analysis

Land-Use Clusters: Non-Residential

This map highli ial and i ial land- )/
use clusters by subtype within the Centre Region. &

R, %
27 % College Township Commercial & Industrial Zoning Districts Analysis

AWARD PLANNIN 3
Nittany Town Center Overlay: Sector B

The map to the right
illustrates the refined concept
for Sector B of the Overlay,
showing a general approach
as to how this less intense
and less dense area can be
further divided into smaller
subsectors  (A-F). These
subsectors include office
buildings fronting on College
Avenue (A), town- homes (B-C)
and attached single-family
housing (D-F). A proposed
road that cuts through the
Sector and that provides
access o the future Centre
Crest facility is also shown.

AWARD PLANNING INC.

July 11,2019




DALE SUMMIT
ASSESSMENT

Establish general framework
for areas of focus, commercial
nodes and neighborhoods

ZONING PERCENT COVERAGE

Plan for streets, safety and
connectivity

Inventory strong and weak
links

Maximize Dale Summits assets
and untapped opportunities,

and resolve conflicts

Create mixed-use vision for
Dale Summit

Provide regulating plan that
supports master plan vision

Assist with path forward




Kick-0ff Meeting

Kick-Off Schedule
Week of: February 27

2/27 2/28 an
MONDAY TUESDAY WEDNESDAY

8:00 AM
DPZ Team Breakfast

‘ 8:30 AM Meeting

9:00 AM General Kick-Off Meeting
9:30 AM i)

10:00 AM Goals & Objectives
Existing Conditions
| 10:30 AM Base Material
DPZ Team travel to

11:00 AM College Township

11:30 AM Topic Mo.t‘i:ng: # DPZ Technical Site Tour

. s ed] (as needed)
12:00 PM Zoning & Land Use

12:30 PM Mt
1.00 PM

130PM  DPZ Working Lunch Before Lcp B
Tour

2:00 PM Break Out

230PM ""'" DPZ Departs
3:00 PM Charrette Logistics

Base Data Specifics
3:30PM Site Tour (on bus) Other?

4:00 PM Meet at: Wrap Up & Next Steps
: Olde New York, 2298
430PM  EastCollege Avenue  Consultant Team Departs

5:.00 PM
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& = - - Setbacks (min.) .
Z o n I n g An a Iys I s Zoning Minimum Lot  Minimum Lot otbacks (min Height (max.) Impervious o (max) Density

Width Size (max.)
Front Side Rear

Rural Residential (RR)

.

Aircraft sales, service
and rental

Airports and landing
strips

Animal Kennels and
pet grooming
Commercial
cemeteries

Country clubs, golf
courses and driving
ranges

Mining and quarrying

.

.

300’ 10 acres 100’

.

.

35’ 10% buildings 0.1
n/a 30% total n/a

50°  — 75’ n/a

Sanitary landfills
Animal hospitals,
veterinary offices
Hospitals and clinics | 150’ at the building
Medical and dental set back 1 acre 50’
offices 100’ at the street 100
Neighborhood food line
stores

Places of assembly
Utility Facilities

.

.

Radio and television

N 300’ 5 acres 100’
studios

General Commercial (C1)

Permitted uses
(Office Commercial
District § 200-27B)
Adult business, bottle
clubs
Ambulance, fire and
police services
Amusement The minimum lot
enterprises size shall be
Arenas, stadiums, determined on the
and commercial basis of the
Bus and fain e 30% BLDG
passenger stations 150’ N d 50’ 15’ 50’ 45’ _70% Tptal
Eating and drinking conerase, Yo impervious
f setback, parking
establishments
Gaming
establishments
Hotels,motels, inns
and similar public
lodging
Motion picture and
live theaters
Public utility facilities
Veterinary office and
clinics

i,
. . .

.

0.1

na n/a

and other
requirements

.

.

.




Setbacks (min.)

Height (max.) Im:‘::;i.c)nus FAR (max.) Density

Front Side Rear

g Analysis

Rural Residential (RR)

+ Aircratt sales, service
and rental

+ Airports and landing
strips.

+ Animal Kennels and
pet grooming . .

st 300 10 acres 100
‘cemeteries

+ Country clubs, golf
courses and driving
ranges

* Mining and quarrying 35' 10% buildings 0.1

- Sanitary landfills na 30% total n/a
Animal hospitals,
veterinary offices

+ Hospitals and clinics | 150’ at the building
+ Medical and dental et back

50'

1acre 100"

set bacl
offices 100" at the street
* Neighborhood food line.

s
+ Places of assembly
+ Utility Facilities

+ Radio and television

studios 300" 5 acres 100"

General Commercial (C1)

+ Permitted uses
(Office Commercial
District § 200-278)
Adult business, bottle
clubs.

‘The minimum lot
enterprises size shall be

+ Arenas, stadiums, determined on the
and commercial basis of the

 audiorums minimum widih, 30% BLDG

150" maximum 50° 15 50° 45" 70% Total

passenger stations coverage, yard impenvious

Eating and drinking setback, parking

estabighments and other

+ Gaming
establishments fequirements

+ Hotels,motels, inns.
and similar public
lodging

+ Motion picture and
live theaters.

+ Public utility facilities

Veterinary office and

clinics

>
3
2
3
8
3
3
2

0.1

General Industrial (11)

+ Auto wrecking, junk,
s

crap
Bulk storage of
materials

Business services
Commercial parking
lots

+ Commercial and fleet
vehicle wash
Construction
equipment

Data center

Freight handling
Industrial services

i,

facilities
* Mini storage/self-
storage
Motor vehicle fueling
station .
Motor vehicle “The minimum lot
size sha
maintenance/repair determined on the
and storage basis of the
Office uses minimum widih,

. . g . g 50% bldg
150 maximum coverage 50 25 50 45
yard sctback. 75% total

parking and other
requirements

»
2
8
5
5
3
2
8
2
@
g
S

engineering
Solar energy systems
Utilty facilties
focational/technical
schools
Warehousing,
wholesaling,
distribution and
freight movement/
handiing facilities

Bulk storage of
troleum

derivatives;

explosives

* Intensive

manufacturing

facilties

Power generation

facilties




[ ] o )
Minimum Lot ST Impervious i Setbacks (min.) Impervious
n I n n I Zoning Width Height (max.) (max) FAR (max.) Density Zoning dth Siz Height (max.) :,:‘ ax) FAR (max.) Density
Front Side Rear Front Side Rear
Planned Research & Business Park (PRBD) Agriculture (A)
« Higher education + Farm based
+ Offices processing, storage
+ Business incubators and sale of farm
+ Light manufacturing
« Pilot plant (less . ‘Lumbl:er ﬂ?lv‘eslry and
75,000 8f) jumber mills
. 3‘8‘: Ce‘"‘?r's " + Horticulture: shrubs,
* Medical offices an . .
. na 35 acres. 50" 50 50" 35 35% 0.4 n/a trees, flowers, plant . 100"
clinics material 300 10acres st
+ Hospitals
« Any other facilties + Schools
related to intent and ~ Tiling of the land,
. E"’P(‘f;" agriculture,
" Hospralty agronom, pet 10% bl 0.1
roomin, 2 3 2 © bldg g
grooming 50 75 35 30% total b n/a
— + Usual farm structures
Residential Office - (RO) o "
+ Owner occupied-
« All permitted uses of artists an studios 75 acres
the Two-Family
Residential District See Two-family residential district regulations * B&B homes
- B&B
inns 150’ at the building
Ambulance! + Places of assembly setback line 50°
frefighters /police - Model homes 50" at the street line 1acre
- B&B homes + conservation areas
[ f
- BaBinns - or water, soil, wildlife
. + Sf detached dweliing
- Commercial
cemeteries Forest (F)
« Funeral homes and + Conservation areas
mortuaries + Correctional
‘The minimun lot - institutions
- Hospitals size shall be 65! + Forestry uses
determined on the 35 Jumber/timber
« Indoor recreational basis of the harvesting
facilies minimum widih, + Game lands and
Medioal offices and ‘maximum 50’ from forest lands (public) 300" 10 acres 50° 100° 75 n/a
+ Medical offices an ial lots: .
led coverage, yard residential lots; 30% bick + Grazing of cattle and 10% bldg
clinics 150 setback, parking | 50" 15 from all 50° 0% ot na na horses 30% total
- Office uses and other ?‘S'je's . gereegmg onal 35' na
+ Park and recreation:
+ Parks and recreation e his areas (gun clubs/
areas ontonand cam:ing/winler
+ Places of assembly chapter. spors)
. 35’ + SF detached dwelling | 200 at bidg setback
m’s'.f]:'::;:sg:ﬂgﬁss - Model homes 100" at the street 2 acres 50° 50 75 a
and reading rooms + Seasonal cottages line
+ Higher education . :::::"d recreational
- Schools
Single Family Residential (R1)
« Art studios,
performance spaces + Model home 80" at setback 850057 10
+ Veterinary offices and + SF detached dwelling| 50’ at street line
clinics 70" at the building 20 on local and
—— + Patio houses setback line; 45° at 7,000sf | collector streets;| 20'; one side .
Multi Family Residential (R3) he street ine 50 on arterial 30
+ Model home 30"at setback 3,500 sf per oo si . 85'at bidg setback per | 8,500 sf per streets
20"at street line bid 10" one side 30 dweling unit dweling unit 1050 at 40%
+ Patio house 9 + Duplexes 50" at stroat ne 9 n 35"
! reet line per common wall
" 20’ on local and aweling onit
. Duplexes 70 at setback 7.000fper | goliactor stroots
45 at street line bldg 50' for all . 3""" and adult 012 v
. : 3,000sfper | dwelings on 10;0at . yeare | 150 at bldg setback . na
\ Townhouses 80’ at building dwelling unit | arterial streets | common wall 40 - Places of assembly | 50 at street line 1 acre 50 50 75
1 ach
. 50’ at street line 2,000 sf per + Schools
MF residences dwelling unit F o
- Farm uses
- Child and adult 35" 50% na 21.78 DU/ acre ~ Park and recreational
daycare 25,000 sf areas
+ Neighborhood stores
. + Planned residential
- Places of assembly 90’ at setback - developments Ch.
50 at street line
+ Schools 145
* Nursing homes 1 acre Two Family Residential (R2)
- Group homes + Model homes 70' at bidg setback 0005t o a5
« Personal care 150 at setback 2,000 sf per + Sf houses 45’ at street line '
boarding home 50atstreetline | dwelling unit . .
. 40’ at bldg setback 20’ onlocal and oo si
* Public park and Patio houses 25" at street line 4500sf | Gollector streets | 197 One side 20
recreational areas 50’ for all
3 %
+ Duplexes 70 St bldg setback | 7000 8Tper | dwellings on na 50%
at street fine vilding arterial streets. 10; 08t 45%
90' at the bldg common wall
+ Townhouses Setback S sper
50’ at the street line 9 35’ o012
+ Child and adult n/a wa
jaycare
- 25,000 st
. gﬁg‘:c‘"‘w’ food 150" at the bidg
setback 50° 50° 75 45%
- Places of assembly | 50 at the street line
+ Schools 1acre
+ Group homes
+ Public park and
recreational areas
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Development Intensity Comparison

B Current [ Proposed

79,731,586.00
74,871,599.00

The Gridics Patented Zoning Engine can:

Import/Calibrate all of the zoning regulations
that will determine development potential
Calculate each parcel individually with the
specific location characteristics
Ability to incorporate base zone regulations,
overlays and special conditions
Calculate in average 3,000 parcels per hour
Calculate multiple options or development
types simultaneously
Import existing property record information
and then compare with maximum allowances
per zoning
Determine potential non-conformities or
unexpected results at the parcel level
Output:

e Maximum buildable area

e Maximum footprint area

e Maximum area and quantity of allowed

uses
e Parcel specific height and setback
limitations

TASK 2: EXISTING ZONING ANALYSIS
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Munimap Interface

Gridics has reviewed the existing
zoning regulations and calibrated the
main development values to our
zoning engine.

The map interface allows to:
e See Zoning Layers and Study Area
e Click every parcel to see
Property Record data
Zoning Designation
Calculated Zoning Allowance
Allowed Uses
Links to Zoning Regulations
e Filter parcel and calculated data
e Share parcels

—— . .
== College Township Zoning Map

Filtered Search | = .

Properties

Template
Select Saved Template

Layers | @) ACTIVEFILTERS

= LOT ATTRIBUTES
Filters
Lot Size
3D Min SF a
Zoning

g (=] Frontage Length

Projects Min FT -

Living Units

M — | Max
V Ma

Lot Type

Block
Corner
Flag
Internal
Locked
Multiple

Through

PROXIMITY

ZONED AREAS

Has
“’ Reset k
Gridics

Search by Address or Parcel ID

wserville

P""k,?d

s ANM
B Text Map Check & uoe

Old Livestock Corral V" &

&l

\S'Irl,b I

3D View 20 View |
- L

© Mapbox © OpenStreetMap Improve this map,


https://map.gridics.com/us/pa/college-township
https://map.gridics.com/us/pa/college-township

ZonelQ

Gridics zoning engine allows to

analyze any individual parcel or

assemblage or parcels, based on the

current zoning regulations or
proposed zoning regulations.

The analysis includes:

Maximum Height

Maximum Lot Coverage
Maximum Intensity

Maximum Residential Density
Allowed uses

Parking Requirements

EiZone!

Location Varisbles

Terma of Use  Zoning Code: Smart Code  States: Parsial

Capacity Analysis. Calbration

Zoning Allowances Capacity Analysis Calibration Zoning Review Menu .

Active Notifications

200 SHILOH RD 200 SHILOH RD > New Development 1 > New Building 1 i8 Building Parameters 3D View
o Tower separation

Lot Information - S ' o > & o Lot Area Discrepancy

Zoning Code

Maximum Lot Capacity

121 rooms
N/A

30%

4 Levels
45 ft
Location Variables

| Allowed Uses

[ Main Building Building Setback fimit Lo Allowed Frontage Types

BiZone wances Capacity Asalysis Calbration Zoning Revew Mer Accomnt
a'

200 SHILOH RD

Zonieg Review Mens Account

@ et Fasnae
© o wparmten Lot information
© Lo iw Dncmancy

© 2550 T4 s Ovety omen Gics

Magmum Lot Capacty

Msowed Uses % [ A > Asowed Uses
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Gridics has imported and digitized

Bookmark ™ Article Il Definitions
. . (1) To provide a buffer between low-density residential neighborhoods and more intense land uses.
the current zoning regulations = Article i Distrct Regulations
f (2) To provide for low- and moderate-income housing.
™ Article IV Rural Districts
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Next Steps

Gridics will analyze the development

potential results and produce maps

Current Development Potential
Existing vs Potential Footprint
analysis

Potential Non-conforming parcels
Potential parcels with development
limitations




Area Assessment
e Analysis of physical characteristics / factors that influence marketability of various real estate uses.

Economic & Demographic Analysis
e Analysis of drivers of demand for commercial and residential development.
e Analysis of population, household, and income trends.

Residential Market Analysis
e Demand analysis for sale and for rent housing, w/ competitive primary & secondary sub-markets.

Commercial Market Analysis: Retail, Office, and Industrial Uses
e Recent & projected trends for retail, office and industrial development by type.
® Retail & Office demand analysis.

Hospitality & Tourism
e Analysis of hotel trends, impact of proposed casino & analysis of cultural/community uses.

SWOT Analysis: Summary and Conclusions
e Establish competitive position of the Dale Summit Area as gateway to College Township

MARKET FUNDAMENTALS




e A Strong Government Industry. Though not the fastest-growing, the Government sector has held the
largest distribution of total non-farm employment since 2013. Accounting for 41.2% of total employment as
of February 2023, the sector accounts for several of the county’s largest employers.

e A Growing Manufacturing Industry. The fastest-growing employment sector over the last ten years in the
State College Metropolitan Statistical Area (MSA), was the Manufacturing sector, which grew by 1.45%
between 2013 and 2023.

e Growing Household income. Compared to Centre County and Pennsylvania as a whole, the State College
median income level is expected to grow at the quickest rate over the next five years, despite the median
household income being below both Centre County and Pennsylvania’s figures. At 5.3% compounded
annually, the borough is projected to see median household income grow from $37,117 in 2022 to $48,127
in 2027.

e Recovering and Improving Economy: Employment in the MSA is now just below 2019 non-farm
employment levels, signaling a return to pre-pandemic market conditions and a positive recovery from the
lasting effects of COVID-19. Despite the effects of COVID-19 on regional and national employment, the State
College MSA has shown a positive compounded annual growth rate of 0.3% between 2012 and February of
2023.

ECONOMIC & DEMOGRAPHIC ANALYSIS



RENTAL HOUSING DEMAND ANALYSIS
Households Earning Between $35,000 and $149,000
by Household Income, 2023 Estimate

e Ma rket Fun d amenta IS PRIMARY MARKET AREA SECONDARY MARKET AREA

. . College Township & State
e New Multi-Family Development has been very o - Centre County

College

limited since 2011, and inventory of units has S ——

actually decreased over the past 10 years. $35.000 - $149.999 7.422 34,617
e Demand for rental housing remains strong.

: L Total | lified H hold 7422 34.617
e No significant developments are proposed or ol Income Qualified Households
d A . h ” Ratio of Rental Households 57.2% 34.5%
under-construction within State College or Total Renter Households . 1943
Col |ege Townshi P. Household Mobility Rate 25% 25%
® Vacancy is at a 10-year low and is projected to Total Estimated Internal Mobility 1.061 2,986
remain |OW over the next 5-years. Annual Household Growth Rate (2022-2027) -0.09% -0.02%
Annual Household Growth -4 -2
Total Housing Demand 1,058 2,983

e We estimate that all types of multi-family housing are in

demand, but based on local income levels affordable or Projected Annual Capture Rate

i i 120 Units per Y 11.3% 40%
work-force housing is the most supportable. @ 120 Units per Year
(10 Units per Month)

Projected Annual Capture Rate
@ 180 Units per Year 17.0% 6.0%
(15 Units per Month)

Projected Annual Capture Rate
@ 240 Units per Year 22.7% 8.0%
(20 Units per Month)

Source: ESRI; American Community Survey projections by Weitzman Assodiates, LLC

RENTAL RESIDENTIAL DEMAND ANALYSIS




FOR-SALE HOUSING DEMAND ANALYSIS
Households Earning Above $50,000

by Household Income, 2023 Estimate

PRIMARY MARKET AREA SECONDARY MARKET AREA
e Market Fundamentals

College Township & State
e Average Monthly supply of for-sale housing has College

Centre County

Total Households

decreased over the past ten years, indicating

$50,000 - $74,999 2,531 11,287
shrlnklng supply of for-sale homes. $75,000 - $99,999 1,407 7,599
e Demand for for-sale housing remains strong. 3100000 -$149,999 1:865 %549
. . $150,000 - $199,999 1,213 4,568
e The average sale price of homes rose 25% in $200,000 + 1113 4826
2022, reaching $408,792.
Total Income Qualified Households 8,129 37,829
Ratio of Owner Households 42.8% 65.5%
¢ We estimate that all types of for-sale housing is in demand, Towl Owner Households 3479 24778
. . . Household Mobility Rate 7% 7%
focused on moderately-priced for-sale housing options. Totl Esamated Intemal Mobilty 244 734
Annual Household Growth Rate (2022-2027) -0.09% -0.02%
Annual Household Growth -3 -5
Total Housing Demand 240 1,730

Projected Annual Capture Rate
@ 24 Units per Year 10.0% 1.4%
(2 Units per Month)

Projected Annual Capture Rate
@ 48 Units per Year 20.0% 2.8%
(4 Units per Month)

Projected Annual Capture Rate
@ 96 Units per Year 39.9% 5.6%
(8 Units per Month)

Source: ESRI; American Community Survey projections by Weitzman Associates, LLC

FOR-SALE RESIDENTIAL DEMAND ANALYSIS




RETAIL DEMAND ANALYSIS & MARKET SHARES BY MARKET AREA - 2022

PY M a rket FU nda menta |S S Primary Secondary Tertiary
esidaential ase
e The State College MSA has a robust retail market, Population 2022 est. 10,685 102,032 128,656
. . 11 . Households 2022 est. 4,021 37,159 47,644
with apprOX|mate|y 9.4 Million Sq' Ft. of Retail Average Household Income 2022 est. $132,256 $92,398 $96,615
Space. Dale Summit makes up approximately 1.9
a1 . Total Personal Income (TPI) $531,801,376 $3,433,417,282 $4,603,125,060
Mllllon Sq Ft Of retall Space. Diposability Factor 84.5% 86.0% 85.8%
e 642,000 Sq. Ft. is within Nittany, and 556,838
. . Total Disposable Personal Income (DPI) $449,618,489 $2,952,985,227 $3,948,368,814
is occupied.
(Y Retail re ntal rates have increased Consiste ntly Percent of DPI Channeled into Traditional Retail Sales 27.5% 24.2% 23.8%
. Total Retail Sales Potential (RSP) $123,806,791 $714,603,697 $940,258,987
over the past 10-years and are currently peaking
at $ 1 8 . 8 ‘l pe r Sq ) Ft N N N on avera g e. Source: ESRI Business Analyst; compiled by Weitzman Associates, LLC
e The retail buildings in Dale Summit are aged, with RETAIL DEMAND ANALYSIS & MARKET SHARES BY MARKET AREA - 2027

Primary Secondary Tertiary

only one new development (Aldi) in 10-years.

Residential Base

Population 2027 est. 10,544 101,944 128,383
. . . Households 2027 est. 3,971 37,237 47,678
[ ]
We note a par-tICUIar |aCk Of fOOd and beverage Oﬂ:e”ngs In Average Household Income 2027 est. $149,614 $107,373 $112,599
Dale Summit, a|0ng with entertainment venues. Total Personal Income (TPI) $594,117,194  $3,998,248,401  $5,368,495,122
Disposability Factor 84.5% 86.0% 85.8%
Total Disposable Personal Income (DPI) $502,304,220 $3,438,780,518 $4,604,871,352
Percent of DPI Channeled into Traditional Retail Sales 27.5% 24.2% 23.8%
Total Retail Sales Potential (RSP) $138,314,315 $832,163,076 $1,096,597,577

Source: ESRI Business Analyst; compiled by Weitzman Associates, LLC

RETAIL DEMAND ANALYSIS




STATE COLLEGE METRO OFFICE DEMAND ANALYSIS
PROJECTED SUBJECT SITE DEMAND CAPTURE ESTIMATE

Estimated New Annual Relevant Office Jobs 93
L | Mid | High
Estimated Office Space Per Employee ow I '8
225 275 325

Total Office Demand in SF

Less Current Vacant Space (Class A & B) 70,094

Low Mid High
(49,205) (44,563) (39,921)

Current Undersupply (Oversupply)

Source: Oxford Economics, CoStar; estimates by Weitzman Associates, LLC

e Analysis Fundamentals

e Office inventory has grown significantly throughout the State College MSA since 2011, adding 237,024 Sq. Ft. of inventory.

e Three office properties are currently proposed and under construction, estimated to total 256,000 Sqg. Ft. - none of these
are within Dale Summit but will impact the overall office market.

e Dale Summit has limited mixed-use properties and most office space was construction before 2010.

e We have identified an oversupply of office space within the State College Metro Area, and do not believe there is large demand for
office space within Dale Summit.

OFFICE DEMAND ANALYSIS



e Stable Metro Area Market Fundamentals -- The State STATE COLLEGE INDUSTRIAL MARKET
College industrial market has experienced stabilized
vacancy (currently 10.7%) and increasing rent (currently
$11.47 per square foot NNN). 51200 10.0%

e Light Industrial -- Industrial and business parks within o 809
State College have performed well due to their ability
& & S

to attract business through smaller building footprints
and diverse options of office and industrial spaces.
Light industrial or manufacturing businesses are taking
up most of the supply.

» ™ ) o "\
- -~ « )-\

BN ket Bent w0000y

INDUSTRIAL MARKET ANALYSIS



e Aged Hotel Supply -- Of the existing State College hotel market supply, 64.3% of the room inventory was built before 2000, 21.6% of
the room inventory was added from 2000 to 2009, and 14.1% has been built since 2010.

e Of the five profiled hotels, the Dale Summit's only hotel offering is performing below its competitors.

OPERATING HOTEL PERFORMANCE
STATE COLLEGE, PA

Operating Comp | 2 3 4 5
Best Western Plus o . Holiday Inn Express . . . .
Fairfield Inn & Suites SpringHill Suites State Hampton Inn & Suites
Hotel University Park Inn & State College at -
State College College at Williamsburg Square
Suites Williamsburg Square
Period 2022 2021 2022 2021 2022 2021 2022 2021 2022 2021
Number of Rooms 79 83 106 72 71
Chain Scale Upper Midscale Upper Midscale Upper Midscale Upscale Upper Midscale
Occupancy 61% 49% 67% 49% 72% 67% 67% 67% 73% 65%
Average Rate $83 $59 $101 $53 $i0l $72 $117 $76 $109 $76
RevPAR $51 $29 $67 $26 $72 $48 $79 $51 $80 $49
OPEX Ratio 65% 64% 69% 79% 92% 101% 71% 81% 80% 83%

Source: CoStar, Survey by Weitzman Associates, LLC

HOTEL MARKET ANALYSIS
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Meeting Location

Township Building,
Community Engagement: AT  narsrnecg o

81 E College Ave, State College, PA
Junei9-22

e Pre-Charrette:
e Restart the Steering Committee
e Advertise for charrette
e Conduct pre-charrette presentation
e Reach out to the community

e Charrette: - | |
Your Input Matters!
SCHEDULE During the charrette, we will explore big

1 5 'd ay CO | | a b O rative WO rl(S h O p Monday, June 18th ideas for the future of Dale Summit.

10am - 12pm : Open Studio
'5:30 - 7pm : Opening Presentation We have many different ways for you to engage.

( me etl n g S & p rese ntatl on S) Tuesday, June 20th The Opening and Closing Presentations and

10-10:30am : Open Studio . N
10:30am 12pm : Marketability the Work-in-Progress Open House are public

( POSt'Ch a rrette: 1-2:30pm : Transportation & Infrastructure meetings where you can get an overview of the

2:30-4pm : Parks, Trails, & Schools whole project and hear about the developing
4-5:30pm : Open Studio X . . ) )
° C d b | . h . 5:30-7pm : Work-in-Progress Open House ideas. The topic meetings give a chance for
onau Ct p u IC earin g S Wednesday, June 21st people interested in specific topics to discuss
10-10:30am : Open Studio the issues and provide input. The open studio

. 10:30am-12pm : Land Use & Zoning o o

o k d d 1 7em : Open Studi hours are drop-in times where you can stop by

M a e p rese ntatl O n SI a S n e e e Thur:';':y,j:we ;2:d to speak one-on-one with team members and
'5:30-7pm : Closing Presentation see the designers af work.

COMMUNITY ENGAGEMENT




Stakeholders:

e Transportation & Infrastructure
e Marketability

e Zoning & Land Use

e Parks, Trails and Amenities

Questions:

e Likes & dislikes about Dale Summit Area
e |ssues for consideration

e Places you like / dislike

e What kind of place can be envisioned?

e Barriers to redevelopment

COMMUNITY ENGAGEMENT: STAKEHOLDER INTERVIEWS




Gateway Town Center

e Strong interest in Dale Summit evolving to serve as Gateway Town Center for
Township

e Strengths of area: 1) Its location and regional accessibility (1/3 major entrances);
2) Infrastructure can support a high level of commercial development

e \Weaknesses of area: 1) Currently not an attractive or inviting gateway; 2)
Development too disjointed.

e Potential for "downtown for adults” as downtown State College caters mostly to
students.

Bus system’s potential

e Robust (3rd highest ridership in state). Better than expected, but struggling to
recover post-pandemic

e Focus currently on getting people to downtown State College, so driving still
easier for most.

STAKEHOLDER INTERVIEWS BY TOPICS




Need for workforce housing

"1 i

e Need for more “market-rate affordable” “workforce” and “starter’
homes

e |ack of diverse housing is significant enough to affect employee
recruitment

Commercial market issues

e Difficult for entrepreneurs and non-profits to find affordable
commercial spaces

e Currently, only a few commercial landlords, vacancy is low and
constructions costs are high

STAKEHOLDER INTERVIEWS BY TOPICS




A desire of walkability
e Desire for, by skepticism, about walkability

e Hard for people to envision Dale Summit’s transformation into a
walkable place

e Broad support for walkability and need for Dale Summit to evolve into
a "park once” location

Strong connection to outdoor recreation

e Strong local identity connected to the outdoors (hiking, fishing,
biking)

e |dentity not reflective in the development pattern or retail offerings of
Dale Summit Area

STAKEHOLDER INTERVIEWS BY TOPICS




e There is strong interest in Dale Summit evolving to serve as a
Gateway Town Center for College Township.

e There is a desire for more walkability, but skepticism that it can
happen here.

e There is a recognized need for workforce housing.

e State College has a strong local identity connected to the
outdoors - hiking, biking, fishing, etc.

e [tis difficult for entrepreneurs and nonprofits to find affordable
commercial spaces.

COMMUNITY ENGAGEMENT: KEY INITIAL TAKEAWAYS




PHASE 2

Sale Summit Master Plan
& Draft Form-Based Code

CODESIGN
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TASK 5:
MASTER PLAN
CHARRETTE

Dale Summit Charrette Schedule

Week of: June 18

9:00 AM

9:30 AM

10:00 AM

10:30 AM
11:00 AM
11:30 AM
12:00 PM
12:30 PM
1:00 PM
1:30 PM
2:00 PM
2:30 PM
3:00 PM
3:30 PM

4:00 PM

4:30 PM

5:00 PM

5:30 PM

6:00 PM

6:30 PM

6/18 6/19 6/20 6/21 6/22 6/23
SUNDAY MONDAY TUESDAY WEDNESDAY THURSDAY FRIDAY
Charrette Kick-Off DPZ Team Briefing DPZ Team Briefing DPZ Team Briefing
[8:00am - 10:00am] [9:00am - 10:00am] [9:00am - 10:00am] [9:00am - 10:00am]
Next Steps
Design Design
[Open Studio] [Open Studio]

Team Travel

Design
[Open Studio]

Design
[Closed Studio]

lunch break

lunch break

lunch break

lunch break

Studio Setup

Site Tour
[4:00pm - 6:00pm]

Design
[Closed Studio]

Design
[Closed Studio]

Charrette Opening

Presentation
[5:30pm - 7:00pm]

Design
[Open Studio]

Design
[Open Studio]

Design
[Closed Studio]

Charrette Closing

Presentation
[5:30pm - 7:00pm]

Team Travel




TASK 5:
MASTER PLAN
CHARRETTE

e A multi-day series of
interactive meetings,
transparent design sessions
and presentations builds trust.

® The various design disciplines
work in concert to produce a
set of polished documents.

* Input from all the players is
collectively organized and
presented.

* Planning in the presence of the
stakeholders and decision
makers.

e Charrettes produce feasible &
detailed solutions.




Frontage Analysis - A & B Grid, Phased
3 e ’
Bodley Ave § < 3 s g
H g £ B £
T o x = s
T - Prioritize redevelopment in the
Orrick Ln _ o downtown core
- Continuous sidewalk
WashingtomAve - Pedestrian scaled buildings
- Active Frontage
Adams Ave
Washington Ave
Jofforson Ave Good Adams Ave  A-Grid: Excellent pedestrian
o T i experience
- Human scaled buildings X efferson Ave
- Removed from the frontage % | l B-Grid: Functional
- Constant Curb Cuts e . an
- ] Madison Ave
_:::“ Monroe Ave
i =y
& - No active frontage 31 ii Hi- i \ Scott Ave
- Principally surface parking i, : ! i
: - Constant curb cuts r-_-] LSy "
. ' . s v ; I ===
— = - |nconsistent lighting il Hr |& i=
' % : : : : :l Clinton Pi
L o , i3 Regrettable o g e BT e Woodbine Ave
w°§85 ne Ave .2 TE @ TT LY 1 :*S;Xhudy I?riasl?our‘\dary
E—I [_ J , i - 5 ‘! —Phasé1 B Street
S ¥ H “ = mmPhase 2 A Street D pZ
o = = mPhase 2 B Street
& CODESIGN CODESIGN

TASK 5: MASTER PLAN + CODE (EXAMPLE)




[llustrative Master Plan } H Midtown

Detached Single-Family

Single-Family
|| e BN Mutti-Famity
* |ncentivize small-scale S Mixed-Use
= — . W Commercial
e redevelopment in downtown - ot

I Civic Building

core between Adams & Monroe

‘Neas |

Create "kirkwalks" (cross-block
passages), wherever possible

 Activate land along rail-line and
infill along Kirkwood Road.
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o
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» Augment open space network _:

\
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» Support the bicycle and
pedestrian network throughout
as a top priority
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TASK 5: MASTER PLAN + CODE (EXAMPLE)
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Potential Redevelopment Sites Westside
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Kirkwood Rd (North & South) Jefferson Ave

Proposed Section 2

o mwmzawm

Narrow the very wide lanes to siow traffic.

+  Add angled parking on one side of the street to act as a
buffer to pedestrians and slow through traffic,

a raised table crossing to help

slow cars and give ample space to pedestrians for a
safer crossing. The crossing distance would be re-
duced by more than double. The raised table area in
between the angled spaces could be detailed as a pla-
za with seating.

*  Widen the sidewalk and narrow the planter strip to give
space to the very narrow sidewalk.

. Prvpoud section 2 characteristics
Remove the center left-tur lane.
Convert the two outside lanes 10 parking,
* Increase the sidewalk width by 3 feet on both sides to
allow for continuous street trees.
During rush hour the outside lanes could convert to
travel lanes and back to parking once rush hour ends,

4 Propeuducﬂonlchumn
Convert the left tum lane to a full center fane, which
could be used as a convertible lane during rush hour.

Convert one lane to parking

Increase the sidewalk width by 2 feet on both sides to
allow for street trees.

4 hopmduc«omdwm-dm
Narrow the very wide lanes to siow traffic.

Add parallel parking on both sides of the street to act
as a butfer to pedestrians

a raised table (p crossing to help
slowwsmgtveanolespmlopmsstm(ola
safer crossing. The crossing distance would be re-
duced by more than double.
6 6 8 9 9 8 6 6 = Widen the sidewalk and planter strip to be more useful.
CODESIGN CODESIGN

TASK 5: MASTER PLAN + CODE (EXAMPLE)




A form-based code is a land development regulation that fosters
predictable built results and a high-quality public realm by using
physical form (rather than separation of uses) as the organizing
principle for the code. A form-based code is a regulation, not a
mere guideline, adopted into city, town, or county law. A form-based
code offers a powerful alternative to conventional zoning regulation.
(Form-Based Code Institute)

WHAT IS A FORM-BASED CODE



Minimum Parking Conditional Use

Landscape Building Use Parking Location

Process Signage Streetscape DenSitY
Screening & Buffers Building setbacks

Building Entrances Building He:i.ght

Py
&

Use-based Code

Vision
Parking Location BuildingUse Process
Landscape Bullding Setbacks Minimum parking

Frontage screening Signage Building Height
Streetscape Conditional Use
pensity Buillding Entrances

Form-based Code

CONVENTIONAL CODE VS/ FBC



12 Story Building — 2-3 Story Building
4.5 Acres - 22 d U/ac 0.09 acres
100 Units (55 du/ha) 2 Units
8% Lot Coverage 80% Lot Coverage

DENSITY & FAR: POOR PREDICTOR OF FORM




USE &
DENSITY

PERMIT &
PROCESS




PERMIT &
PROCESS




Elements of a Form-Based Code

Regulating Plan that codes for
walkable, mixed-use neighborhoods

Buidling form and use / type

Conventional Zoning Code

Open space location and standards

FORM-BASED CODE
CoraE S _ B  Design and function of streets
5 : " ? 2 . “mm Apartment Bldgs Residential Street :
Workplace Bldgs Urban Avenve . . .
_ !" o === « Characteristics of neighborhoods
l“ s and blocks
= -4 1

. 1 EES
lllustrative Plan Regulating Plan Building Form Standards Public Space Standards

FBC: Codes a Vision: lllustrated, easy to understand, transparent

FORM-BASED CODE



Main elements of an FBC
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1. Regulating Plan & Zones
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A
X
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%
R
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359 g®

2. Building & Frontage Standards

¢ Building form and placement uses,
parking, signage, facade types, = D

| ] LDR2: Low Density Residential

frontage yards, etc...) e
I MDR2: Medium Density Residential

3. Streets & Open Space Standards B e 20 RS ) . 78 gy
: B B 7 e %\ ? Z

I = institutional Education
B 111 nstitutional Housing
B TC1- Town Center 1

4. Administration Standards e

| MC- Medscal Center
[ BMMD (1-3) Bryn Mawr Medical Distract

5. Definitions Mamiins

[mMmv
B sV 2

6. Subdivision Standards =

CAD-RCA-BV. City Avenue District

[ CADBCR oo by N
- CADBV DRAPT as Authorizad for
B cADRCA

we Rasl Lines

ELEMENTS OF A FORM-BASED CODE




7 PIBHERRN

ARk

AR s Street Type or
ninclbinblolal afddoldall )/ Al 1 T Frontage Type
Transect or
Character Zones
Building Place Type
Type

TASK 3: WAYS TO CODE




m Large Forn_mt Neighborhood Centers/Corridors
Commercial

Medium

Low mmgh

Parking, landscaping, lighting, signs, etc.

Building/parking placement
Standards for specific uses (home occupations), etc.

Form controls

Objective design

standards

Source: LWC

CODE CALIBRATION



(R MOUSE. GENERAL TONE T4

Proposed Section 2

Task 6: Kifkisad @ (Novf'th&South)
FINAL FBC |

» Of College Township: local
calibration / tailored to your
history and vision;

e Smart place-making: adapted
to your Comp Plan;

¢ Concise: no redundancies or CHAPTER i e o Fiani it st oo
Inconsistencies; = s
E 7 T
e e , T TR
* User-friendly: with clear and SIS -—= nhy
. . e 10 WP | 7 " $
useful graphics; LASERET  awEST o RS
D inmd - N . N N
.J.‘ﬁc‘ F...J/J:/—"."---ﬁ?;s“;?" *= )
HS e 3N
_ -0 ARy
e Balanced: consider all ‘ 'Jh"‘;'{;; .‘,?,&"‘f:‘..
= ol PR AP R TR R )
stakeholders & legally sound; ([ ity ~::,,_V;;‘§§§:3:‘r
= ‘ [ ][] 3| gt | ﬁ?g,""'?‘)%‘-—-"‘*ﬁ"
, e B et TR R
° 0 . = W :‘9" M ““-“\""‘ . :$ y
* Tested, yet innovative: Lean e g e s\ P
o BB E e An i B ions - -




Neighborhoods & - Streets \  Zoning & Master Plan &
Districts el S 4 Open Space Al S Community
L Y / W Amenities

TASK 7: FINAL DALE AREA SUMMIT PLA




Task 8:
FINAL
PRESENTATION

Public Presentations:

¢ Pre-Charrette Presentation

e Charrette Presentations & Open House
e Draft FBC Presentation / Public Hearing

¢ Final Draft FBC Presentation / Public
Hearing

‘. l" lv 'y 4 ' ’.;
/ ”" \I|l| \‘




PHASE 3:
Adoption Process

CODESIGN




FIGURE 4.3.1 VC FORM ILLUSTRATION TABLE 4.3.2 TC1 DIMENSIONAL STANDARDS

TECHNICAL |

e Setbacks (see saction *155-3.5 Frontages”) "
- Principal Building (feet)
8 Front
€ Side
D Rowr

Accossory Buildings & Structures (feet)

From o from rmar of PB) 20 fr 1w

SUPPORT

E
F
G Sids
N
|

e Assistance with Short Term

and Mid / Long Term Actions, B EELE
such as interim code changes e BRT T oA

¢ Assistance with Regulatory

Implications K, Reduce side setbacks to incentivize middle
® missing housing in R5.

Draft

(3) Side yard: ;

a.  Multiple family dwellings, two family dwellings and attached row dwellings
shall have a side yard of not less than twelve (12) feet or 50% of the building
height, whichever is greater.

b.  Onlots used for a church or similar place of worship, there shall be a side yard
on each side of a building having a width of not less than thirty (30) feet.

¢.  All other uses not identified in paragraph a or b above shall have a side yard
on each side of the building of not less than eight (8) feet.

d.  When alot of record having a width less than sixty (60) feet is to be used for a
single-family detached dwelling the side yard requirement on each side of the
building shall not be less than five (5) feet.

Multi-family dwellings of up to six units shall have a mini-
mum side yard of five feet.

Attached single-family dwellings (row houses) are permit-
ted a zero side yard. End and corner units shall have a
minimum side yard of five feet.




Integrating a Form-Based Code:
Optional

PROS
- Permits Desirable

Development
- Little Political Opposition
- Allows Time For Staff Training
CONS
- Requires Rezoning Process

- Desirable Development Not
Required

- Staff, Officials, and Industry
Have Two Systems

Do you
want to use
the FBC?

Euclidean
Zoning
Code

Integrating a Form-Based Code:
Replacement

PROS

- Makes Automobile-Centric
Development Difficult

- Staff, Officials, and Industry
Use One System

CONS

- Political Opposition, May Be
Watered Down

- New System, Learning Curve

TASK 10: PRESENTATION AIDS & GRAPHICS: CODE ADGPTION OPTIONS




155.3: GENERAL T¢ 18 22 ARTICLE 155-3: GENERAL TO DISTRICTS
&-F, VEHICULAR FORECOURT 3.9.3  Exterior wall materials, including building, streetscreens and garden walls and fences, windows and
doors,emsshall be of aqualitythatensureslongevity and resilience. St marratoshed: et
. . n b brprbireet ook {o ; a bl

 gEERE |||., ihi
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ILLUSTRATION ‘“‘"“\“‘ “‘l““n“:'l‘”: I I“”lﬂﬂ
o DM |I||||' wnm BE§
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Drveway shall be paved at sidewalk grade. The remainder of front setback may be
SURFACE paved or landscaped. Pervious paving is pevemitted recommended and shall not
count towards lmpONlOUSmjﬂdﬂm¢

3.9.3.b. Windows shall not be flush mounted and shall be inset from the exterior wall a mimimum

FENCING A low frontage facade wall, a maximum 24 inches high, of either brick or stone is of three inches.
permitted. 3.9.3.c. Roof materials shall be of a quality that ensures longevity and resilience. When used
' loped roofs shall cons : = etic), clay tile, concrete tile
AREA Forecourt: 4,200 sq. f. maximum, sloped roofs shall consist of metwee slate (natural or synthetic), clay tile, concrete tile,
E shingle (wood, fiberglass or asphalt composition), and metal standing seam. Zetsirisenety
ACTIVATION Shall be lined with habitable space-ermtwedes along vehicular forecourt. the-fo rgrennchonappyt
 Eatnnir X S 203 I MADRIMBRS M T Coamra D " o . IR T
Geso-oo P R 5 —prine — oot
i N . PR 35 P R
Y v ey - -
G, FRONTAGE YARD TYPE SUMMARY wrthrermratbtesuriarer
FC-REIRESERVEDT ; 3
LOR MDR VG TC 3.94  Storefronts:
COMMON YARD P P 394.a. Storefronts shall comply with the facade Type requirements in “Table 3.5.2 Facade Types”,
FENCED YARD P P e ;
SHALLOW YARD P P P 3.94.b, Additionally, Storefront elements such as windows, doors, signage, awnings, and lighting
UﬁBANYARD p = 5 ;I;ﬂ:\[;: designed as a unified composition, and shall be made of masonry, wood, metal
PEDESTRIAN FORECOURT pa P P
FIGURE 3.9.1 STOREFRONT CONFIGURATION
VEHICULAR FORECOURT P
1, MDR3 Only
3.5.5 Landscaping |n frontage yards s wo;ec.l to lhe lequuemenls of _“Chapter 128 Shade Tree =
= SO Sign Band
requirements™ = o Frt o
Py \Adle L IRIEA. iy i Lkt P
1 T F g 7 ¥
) el L “© . -
costofprovchm ety thosetreesthateammrotbre-serommTorrteorestteshr Awning  a
trrivtrterh-reaeichtrema-streetsearetry rreteoTeTete-tire Trbry P
kel ' & " 3 bl £ : ¥ v It - b i’ "
S rerrresshret-e-armtere rretfeetfrorrstrecthghte-tunderground serestiinty Door
rte e e e et e P
o 3 ol = b U | 0 > e it d
ac) P <) P g o = ey PTes Bulk Head
Srrrrrrd e ety —reet ettt ey =
eritrrerterriy 4 gk
— S
DRAFT 3.0 JULY 19, 2019

DRAFT 3.0 JULY 12,2019

TASK 11: PUBLIC MEETINGS




PHASE 4:
Implementation

CODESIGN




Pensacola CRA Overlay Checklist (For New Construction Only)

Zoning (select zoning district)
R-1AA (See Table 12-2-25.3)

R-1A (See Table 12-2-25.3 for single-family detached or 12-2-25.5 for single-
family attached)

R-1B (See Table 12-2-25.4)

R-NC and R-NCB (See Table 12-2-25.6)

C-1 (See Table 12-2-25.6)

C-2 or C-3 (See Table 12-2-25.7)

C-3 along C3C FDOT Context Zone (See Table 12-2-25.8)

Building Type (select building type)

Single-family detached unit

Two-family attached unit (duplex)
Single-family attached unit (townhouse)
Multi-family building

Mixed-use building

Commercial or non-residential building

Building Height

For single-family detached and two-family attached, is the minimum floor to
ceiling height 9 feet?

For single-family detached and two-family attached, is the maximum height 35
feet?

For single-family detached and two-family attached, is the entry at grade a
minimum height of 18 inches?

For single-family attached, is the minimum floor to ceiling height 9 feet?

For single-family attached, is the maximum height 45 feet?

For single-family attached, is the entry at grade a minimum height of 34 inches?
For multi-family building, is the ground floor a minimum height of 12 feet?

For multi-family building, is the ground floor a maximum height of 16 feet?

For multi-family building, are all other stories a maximum height of 14 feet?

For mixed-use and/or non-residential building, is the ground floor a minimum
height of 12 feet in R-1AAA through R-2A, or 14 feet in all other districts?

For mixed-use and/or non-residential building, are all other stories a maximum
height of 14 feet?

For mixed-use and/or non-residential building, do parking garages stay within
permitted height allowance of the designated zoning district?

Is the main roof pitch between 6:12 and 12:12?

Is the shed roof pitch a minimum of 4:12?

TASK 12 TRAING\§E A 5 & HANDOUTS

o w e F 9 T -
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CODESIGN
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