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

 

 FERGUSON TOWNSHIP PLANNING COMMISSION 
REGULAR MEETING AGENDA 
Monday, October 14, 2019 

6:00 PM 
I. CALL TO ORDER 

II. CITIZEN INPUT 

III. HARPSTER LOT ADDITION SUBDIVISION 

On September 6, 2019 Mease Associates, Inc., submitted The Lot Addition to Lands of Genia Harpster 
con behalf of their client. The Lot is located at 2873 Tadpole Road, Tax Parcel 24-006-,004B,0000. 
The purpose of this plan is to take 1.0 acre from T.P. 24-006-,004-,0000- to the adjacent existing T.P. 
24-006-,004B. The parcel is located within the Rural Agriculture (RA) zoning district. 150.08 acres of 
Parcel 24-006,-004-,0000- are deeded as an Agricultural Conservation Easement. 
 
Staff Recommendation: The Planning Commission review and make initial comments on the 
proposed Lot Addition. 
 

IV. WEST CHERRY LANE MULTI-USE BUILDING AND HCL LOT CONSOLIDATION 

PennTerra Engineering, Inc., submitted The West Cherry Lane Multi Use Building Preliminary/Final 

Land Development Plan. The Multi-Use Building LDP is located at 114 West Cherry Lane, T.P. # 24-

015-,038-,0000. The purpose of this plan is to construct a 9,954 square foot office (first floor) and 

work-force housing units (second and third floor) with related parking, utilities and amenities. A Lot 

Consolidation Plan, originally dated June 25, 2018 and resubmitted as September 12, 2019, of Tax 

Parcel 24-015-,058-, Tax Parcel 24-015-,057- and Tax Parcel 24-015-,038-,0000- was submitted 

upon which the West Cherry Lane Multi-Use Building is proposed.  

 

Staff Recommendation: The Planning Commission review and make initial comments on the 

proposed Land Development Plan. 

 

V. ZONING AND SALDO ORDINANCE FINAL DRAFT 

On October 7, 2019, The Board of Supervisors reviewed the edits decided upon in a series of Special 
Meetings held by the Board to update the Zoning and Subdivision and Land Use Ordinances. The 
modifications are highlighted in the attached document. A copy of the full draft can be found by 
following the link below.  
 

https://www.dropbox.com/sh/cgoreavuhw70jwk/AABG0VmaqNVTEEOmdBkH7FEfa?dl=0 

 
Staff Recommendation: The Planning Commission review and make a recommendation to the Board 
of supervisors to approve the modifications. 

 

https://www.dropbox.com/sh/cgoreavuhw70jwk/AABG0VmaqNVTEEOmdBkH7FEfa?dl=0
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VI. OFFICIAL REPORTS AND CORRESPONDENCES 

A. BOARD OF SUPERVISORS REPORT 

B. CRPC REPORT 

C. LAND DEVELOPMENT PLANS 

D. STAFF UPDATES 

VII. APPROVAL OF REGULAR MEETING MINUTES SEPTEMBER 9, 2019 

VIII. ADJOURNMENT 
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1. FIELD SURVEY DATA PREPARED BY PENNTERRA ENGINEERING, INC.  CONTRACTOR SHALL FIELD FIELD SURVEY DATA PREPARED BY PENNTERRA ENGINEERING, INC.  CONTRACTOR SHALL FIELD VERIFY ALL INFORMATION AND CONTACT THE SITE OWNER OR OWNER'S REPRESENTATIVE IN THE EVENT OF A DISCREPANCY.  2.  CONTOURS (ON APPLICABLE SHEETS) SHOWN WERE GENERATED FROM A FIELD SURVEY BY PENNTERRA       ENGINEERING, INC. BASED ON USGS DATUM (NAD83/NAVD88). THE PROJECT BENCHMARK IS THE TOP OF      CASTING (TC=1117.96) OF THE EXISTING SANITARY MANHOLE, LOCATED AT THE INTERSECTION OF WEST       CHERRY LANE AND NORTH ALLEN STREET. 3.  THE CONTRACTOR SHALL VERIFY THE LOCATION OF MANHOLES, INLETS VALVES, ETC.         CONTRACTOR SHALL TEST PIT EXISTING UTILITIES AS DEEMED NECESSARY WITHIN THE LIMITS OF       CONSTRUCTION TO DETERMINE THE EXACT LOCATION AND DEPTH AS REQUIRED.  ALL EXISTING      UTILITIES SHALL BE RETAINED UNLESS MARKED OTHERWISE, AND APPURTENANCES SHALL BE      ADJUSTED TO FINAL GRADE. DAMAGE TO EXISTING CONDITIONS AND UTILITIES TO REMAIN SHALL       BE REPAIRED AS REQUIRED TO THE OWNER'S SATISFACTION AT THE EXPENSE OF THE      CONTRACTOR. 4.  ALL AREAS DISTURBED DURING CONSTRUCTION, NOT DESIGNATED TO RECEIVE PAVING OR MULCH        SHALL BE FINE GRADED, TOPSOILED, & SEEDED PER THE SPECIFICATIONS UNLESS OTHERWISE       NOTED IN THE CONSTRUCTION DRAWINGS, SITE SPECIFICATIONS OR INSTRUCTED BY THE OWNER. 5.  THE CONTRACTOR SHALL REPAIR OR REPLACE ALL PAVEMENT, UTILITIES, ETC., WITHIN THE SITE        DAMAGED DURING CONSTRUCTION THAT ARE NOT INDICATED TO BE REMOVED.  ALL REPAIRS OR       REPLACEMENTS ARE AT THE CONTRACTOR'S EXPENSE.  6.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION WITH UTILITY COMPANIES ON      LOCATION/REMOVAL AND/OR REPLACEMENT OF ELECTRICAL, PHONE, GAS, SANITARY, WATER AND      CABLE SERVICES.  7.  THE CONTRACTOR SHALL VERIFY ELEVATIONS OF EXISTING PAVING AT NEW PAVING CONNECTION       LOCATIONS PRIOR TO THE PAVING SUBBASE INSTALLATION AND REPORT ANY DISCREPANCIES      THAT WILL AFFECT THE DRAINAGE OF THE AREAS TO THE OWNER'S REPRESENTATIVE. 8.  THE CONTRACTOR SHALL NOTIFY OWNER'S TESTING AGENCY PRIOR TO ANY PLACEMENT AND      COMPACTION OF FILLS ON THE SITE.  FILL AREAS SHALL BE PREPARED AND COMPACTED PER      THE PROJECT SPECIFICATIONS AND CERTIFIED BY THE OWNER'S TESTING AGENCY. CONTRACTOR      SHALL BE RESPONSIBLE FOR REMOVAL, RETESTING, AND REPLACEMENT OF FILLS NOT MEETING       THE SPECIFICATIONS,  CONTRACTORS IS ALSO RESPONSIBLE FOR ALL EXPENSES ASSOCIATED      WITH REPLACEMENT OF FILLS NOT MEETING THE SPECIFICATIONS. 9.  THE CONTRACTOR SHALL MAINTAIN ONE SET OF CONTRACT DOCUMENTS ON SITE TO BE UTILIZED      FOR RECORD DOCUMENTS. FIELD RECORDS OF THE DEPTH AND LOCATIONS OF ALL UNDERGROUND      SERVICE UTILITIES (WATER, SANITARY SEWER, STORM DRAINS, PRIMARY AND SECONDARY      ELECTRIC, GAS, AND CABLE TELEVISION) SHALL BE ADDED TO THE RECORD SET BY THE      CONTRACTOR AS WELL AS ALL FIELD REVISIONS AND ADJUSTMENTS. 10. THE CONTRACTOR SHALL CONTACT PA ONE CALL SYSTEM @ 1-800-242-1776 AT LEAST THREE      (3) DAYS PRIOR TO CONSTRUCTION ACTIVITIES. 11.  ALL FILL MATERIAL BROUGHT ON TO THE JOB BY THE CONTRACTOR MUST COMPLY WITH ALL      APPLICABLE D.E.P. REGULATIONS REGARDING CLEAN FILL. 12. THE CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR THE EXACT LOCATION OF      UTILITY ENTRANCES, BUILDING DIMENSIONS, ROOF LEADERS EXIT DOORS, EXIT RAMPS AND      PORCHES.  ALL SITE WORK SHALL BE DONE IN ACCORDANCE WITH THE PLANS PREPARED BY      PENNTERRA ENGINEERING, THE CURRENT REGULATIONS OF FERGUSON TOWNSHIP, AND ALL OTHER      PERTINENT FEDERAL, STATE & LOCAL LAWS. 13. THE CONTRACTOR SHALL COMPLY AT ALL TIMES WITH APPLICABLE FEDERAL, STATE AND LOCAL      LAWS, PROVISIONS, AND POLICIES GOVERNING SAFETY AND HEALTH, INCLUDING THE FEDERAL      CONSTRUCTION SAFETY ACT (PUBLIC LAW 91-54), FEDERAL REGISTER, CHAPTER XVII, PART 1926      OF TITLE 29 REGULATIONS, OCCUPATIONAL SAFETY AND HEALTH REGULATIONS FOR      CONSTRUCTION, AND SUBSEQUENT PUBLICATIONS UPDATING THESE REGULATIONS.
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GRADING NOTES: 1. ALL SITE WORK SHALL BE DONE IN ACCORDANCE WITH THE PLANS PREPARED BY ALL SITE WORK SHALL BE DONE IN ACCORDANCE WITH THE PLANS PREPARED BY PENNTERRA, THE CURRENT REQUIREMENTS OF THE FERGUSON TOWNSHIP, THE APPLICABLE SECTIONS OF THE PENNDOT STANDARD SPECIFICATIONS FOR ROADWAY CONSTRUCTION, AND ALL OTHER PERTINENT FEDERAL AND STATE LAWS. 2. THE CONTRACTOR SHALL COMPLY AT ALL TIMES WITH APPLICABLE FEDERAL, THE CONTRACTOR SHALL COMPLY AT ALL TIMES WITH APPLICABLE FEDERAL, STATE AND LOCAL LAWS, PROVISIONS, AND POLICIES GOVERNING SAFETY AND HEALTH, INCLUDING THE FEDERAL CONSTRUCTION SAFETY ACT (PUBLIC LAW 91-54), FEDERAL REGISTER, CHAPTER XVII, PART 1926 OF TITLE 29 REGULATIONS, OCCUPATIONAL SAFETY AND HEALTH REGULATIONS FOR CONSTRUCTION, AND SUBSEQUENT PUBLICATIONS UPDATING THESE REGULATIONS. 3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR EXAMINING THE AREAS AND THE CONTRACTOR SHALL BE RESPONSIBLE FOR EXAMINING THE AREAS AND CONDITIONS UNDER WHICH THE PROJECT IS TO BE CONSTRUCTED PRIOR TO THE SUBMISSION OF A BID. SUBMISSION OF A BID SHALL BE CONSTRUED TO MEAN THE CONTRACTOR HAS REVIEWED THE SITE AND IS FAMILIAR WITH CONDITIONS AND CONSTRAINTS OF THE SITE. 4. BEFORE EXCAVATION, ALL UNDERGROUND UTILITIES SHALL BE LOCATED IN THE BEFORE EXCAVATION, ALL UNDERGROUND UTILITIES SHALL BE LOCATED IN THE FIELD BY THE PROPER AUTHORITIES. THE CONTRACTOR SHALL NOTIFY PA ONE CALL 1-800-242-1776. THE LOCATION OF ALL UTILITIES AND UNDERGROUND STRUCTURES ARE APPROXIMATE AND MAY NOT ALL BE SHOWN. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO DETERMINE THE EXISTENCE AND EXACT LOCATION OF ALL UTILITIES AND UNDERGROUND STRUCTURES. 5. ALL EXISTING TREES, VEGETATION, PAVEMENTS, CONCRETE FOUNDATIONS, ALL EXISTING TREES, VEGETATION, PAVEMENTS, CONCRETE FOUNDATIONS, STRUCTURES AND ORGANIC TOPSOIL SHALL BE STRIPPED AND REMOVED FROM NEW CONSTRUCTION AREAS UNLESS NOTED OTHERWISE. 6. MAXIMUM SLOPES SHALL BE 3:1 (HORIZONTAL:VERTICAL) UNLESS NOTED MAXIMUM SLOPES SHALL BE 3:1 (HORIZONTAL:VERTICAL) UNLESS NOTED OTHERWISE. 7. AN AS-BUILT DRAWING OF NEW UTILITY SERVICES MUST BE PREPARED BY THE AN AS-BUILT DRAWING OF NEW UTILITY SERVICES MUST BE PREPARED BY THE CONTRACTOR AND SUBMITTED TO THE OWNER UPON COMPLETION OF THE PROJECT. 8. ALL AREAS NOT PAVED SHALL BE TOPSOILED, SEEDED, MULCHED OR ALL AREAS NOT PAVED SHALL BE TOPSOILED, SEEDED, MULCHED OR LANDSCAPED UNLESS OTHERWISE NOTED IN THE CONSTRUCTION DRAWINGS, SITE SPECIFICATIONS OR INSTRUCTED BY THE OWNER.  9. CONTRACTOR SHALL REFER TO OTHER PLANS WITHIN THIS CONSTRUCTION SET CONTRACTOR SHALL REFER TO OTHER PLANS WITHIN THIS CONSTRUCTION SET FOR OTHER PERTINENT INFORMATION. 10. THE MAXIMUM SLOPE WITHIN ALL THE HANDICAPPED SPACES SHALL BE 2.00%. THE MAXIMUM SLOPE WITHIN ALL THE HANDICAPPED SPACES SHALL BE 2.00%. 11. THE MAXIMUM SLOPE FOR ALL SIDEWALKS SHALL BE 4.90% WITH A MAXIMUM THE MAXIMUM SLOPE FOR ALL SIDEWALKS SHALL BE 4.90% WITH A MAXIMUM CROSS SLOPE OF 2.00% AND CURB RAMPS SHALL HAVE A MAXIMUM SLOPE OF 8.30%.  12. CONTOURS (ON APPLICABLE SHEETS) SHOWN WERE GENERATED FROM A FIELD  CONTOURS (ON APPLICABLE SHEETS) SHOWN WERE GENERATED FROM A FIELD      SURVEY BY PENNTERRA ENGINEERING, INC. BASED ON USGS DATUM       (NAD83/NAVD88). THE PROJECT BENCHMARK IS THE TOP OF CASTING      (TC=1117.96) OF THE EXISTING SANITARY MANHOLE, LOCATED AT THE       INTERSECTION OF WEST CHERRY LANE AND NORTH ALLEN STREET. 13. ALL DISTURBED AREAS NOT PROPOSED FOR PAVING OR CONCRETE SHALL HAVE      6" OF TOPSOIL SPREAD UNIFORMLY TO THE PROPOSED FINISHED GRADE      UNLESS NOTED OTHERWISE.
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GENERAL CONSTRUCTION UTILITY NOTES: 1. CONTRACTOR SHALL VERIFY THE LOCATION OF MANHOLES, INLETS, VALVES, ETC.  CONTRACTOR SHALL VERIFY THE LOCATION OF MANHOLES, INLETS, VALVES, ETC.  CONTRACTOR SHALL TEST PIT EXISTING UTILITIES AS DEEMED NECESSARY WITHIN THE LIMITS OF CONSTRUCTION TO DETERMINE THE EXACT LOCATION AND DEPTH AS REQUIRED.  CONTRACTOR SHALL REPORT ANY DISCREPANCIES FROM THOSE INDICATED ON THE PLAN TO PENNTERRA ENGINEERING, INC.  ALL EXISTING UTILITIES SHALL BE RETAINED UNLESS MARKED OTHERWISE ON THE PLAN.  EXISTING A PROPOSED APPURTENANCES SHALL BE ADJUSTED TO FINAL GRADE.  DAMAGE TO EXISTING CONDITIONS AND UTILITIES TO REMAIN SHALL BE REPAIRED AS REQUIRED TO THE OWNERS SATISFACTION AT THE EXPENSE OF THE CONTRACTOR. 2. LOCATION OF EXISTING 6" SANITARY SEWER LATERALS ARE APPROXIMATE. LOCATION OF EXISTING 6" SANITARY SEWER LATERALS ARE APPROXIMATE. 3. ALL EXISTING UTILITIES NOT TO BE REMOVED OR ABANDONED ARE TO REMAIN ALL EXISTING UTILITIES NOT TO BE REMOVED OR ABANDONED ARE TO REMAIN OPERATIONAL AT ALL TIMES.  APPROPRIATE EXISTING UTILITIES SHALL REMAIN   IN SERVICE UNTIL THE REPLACEMENT/RELOCATED UTILITIES ARE OPERATIONAL. 4. ALL SANITARY SEWER SEWER SHALL BE CONSTRUCTED IN ACCORDANCE WITH ALL SANITARY SEWER SEWER SHALL BE CONSTRUCTED IN ACCORDANCE WITH D.E.P REGULATIONS. 5. ALL SANITARY SEWER LINES SHALL HAVE A MINIMUM COVER OF 48". ALL SANITARY SEWER LINES SHALL HAVE A MINIMUM COVER OF 48". 6. ALL PUBLIC WATER LINES SHALL BE CONSTRUCTED IN ACCORDANCE WITH ALL ALL PUBLIC WATER LINES SHALL BE CONSTRUCTED IN ACCORDANCE WITH ALL STATE COLLEGE BOROUGH WATER AUTHORITY (SCBWA) SPECIFICATIONS AND STANDARDS.  ALL PRIVATE WATER LINES SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE "MATERIALS & INSTALLATION SPECIFICATIONS FOR PRIVATE DISTRIBUTION LINES, SERVICE LINES & FIRE HYDRANTS" BY SCBWA. 7. ALL WATER LINES SHALL HAVE A MINIMUM COVER OF 48". ALL WATER LINES SHALL HAVE A MINIMUM COVER OF 48". 8. CONTRACTOR SHALL REPAIR OR REPLACE ALL CURBING, UTILITIES, SIDEWALKS, CONTRACTOR SHALL REPAIR OR REPLACE ALL CURBING, UTILITIES, SIDEWALKS, LANDSCAPING, ETC. WITHIN THE SITE DAMAGED DURING CONSTRUCTION THAT ARE NOT INDICATED TO BE REMOVED. 9. CONTRACTOR SHALL COORDINATE WITH UTILITY COMPANIES ON INSTALLATION, CONTRACTOR SHALL COORDINATE WITH UTILITY COMPANIES ON INSTALLATION, RELOCATION OR REPLACEMENT OF ELECTRIC, PHONE, GAS OR CABLE TELEVISION SERVICE AS REQUIRED. 10. CONTRACTOR SHALL NOTIFY OWNER'S TESTING AGENCY PRIOR TO ANY CONTRACTOR SHALL NOTIFY OWNER'S TESTING AGENCY PRIOR TO ANY PLACEMENT AND COMPACTION OF FILL MATERIALS IN ANY BUILDING PAD AREAS.  PADS SHALL BE PREPARED AND COMPACTED PER THE PROJECT SPECIFICATIONS AND CERTIFIED BY THE OWNERS TESTING AGENCY.  CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL AND REPLACEMENT OF ANY FILL MATERIALS NOT MEETING THE SPECIFICATIONS SET FORTH. 11. CONTRACTOR SHALL MAINTAIN ON SITE ONE SET OF CONTRACT DOCUMENTS TO CONTRACTOR SHALL MAINTAIN ON SITE ONE SET OF CONTRACT DOCUMENTS TO BE UTILIZED FOR RECORD DOCUMENTS.  FIELD RECORDS OF THE DEPTH AND LOCATIONS OF ALL UNDERGROUND SERVICE UTILITIES (PRIMARY AND SECONDARY ELECTRIC, PHONE, CABLE TELEVISION) SHALL BE ADDED TO THE RECORD SET BY THE CONTRACTOR AS WELL AS ALL FIELD REVISIONS AND ADJUSTMENTS. 12. CONTRACTOR SHALL CONTACT THE PA ONE CALL SYSTEM @ 1-800-242-1776 CONTRACTOR SHALL CONTACT THE PA ONE CALL SYSTEM @ 1-800-242-1776 AT LEAST THREE (3) DAYS PRIOR TO CONSTRUCTION.
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STORMWATER NOTES:  1.  REFER TO SHEET 10 FOR STORM SEWER STRUCTURE AND PIPE DATA.  2.  UPDATE PLAN WITH DOWNSPOUT LOCATIONS WITH FINAL BUILDING DESIGN.      CONTRACTOR SHALL CONNECT DOWNSPOUTS TO 'RD' - 8" ROOF DRAINS.  3.  FOR ALL STORMWATER DESIGN COMPUTATIONS REFER TO WEST CHERRY LANE MULTI-USE BUILDING POST CONSTRUCTION STORMWATER REPORT, DATED LAST REVISED: JUNE 25, 2018, BY PENNTERRA ENGINEERING, INC. 4. THE OWNER IS RESPOSIBLE FOR CARRYING OUT THE STORMWATER MANAGEMENT THE OWNER IS RESPOSIBLE FOR CARRYING OUT THE STORMWATER MANAGEMENT FACILITES OWNERSHIP AND MAINTENANCE PROGRAM.
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Symbol Label Qty Lumens LLF WattsCatalog Number Description Lamp

STATISTICS

Description       Symbol Avg Max Min Max/Min Avg/Min

Calc Zone #1 0.1 fc 4.5 fc 0.0 fc N / A N / A

1.2 fc 4.5 fc 0.1 fc 45.0:1 12.0:1Stat Zone # 1

Absolute 1.00 79.1

Absolute 1.00 13.9

Absolute 1.00 79.11
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Staging of Earthmoving Activities Notes:  1.) All permanent and temporary seeding shall be done within 72 hours of the completion of disturbances for all areas requiring vegetative cover.  1.) All permanent and temporary seeding shall be done within 72 hours of the completion of disturbances for all areas requiring vegetative cover. 2.) Silt Socks must be placed and maintained downslope of all topsoil stockpiles. Topsoil stockpiles must also be seeded with the temporary seeding mixture.  3.) During construction all sediment washed, tracked or spilled onto public right-of-ways must be cleaned up immediately. 4.) In order to avoid compaction of the proposed infiltration sump bottom, special procedures shall be implemented as follows:  a. The final excavation shall be completed utilizing equipment located outside the infiltration sump bottom area.   The final excavation shall be completed utilizing equipment located outside the infiltration sump bottom area.   5.) Failure to correctly install sediment control facilities or failure to prevent sediment laden runoff from leaving the construction site or failure to take corrective actions to immediately resolve failures of  sediment control facilities may result in administrative, civil and/or criminal penalties being instituted by the Pennsylvania Department of Environmental Protection as defined in Section 602 of the Clean  Streams Law of Pennsylvania. The Clean Streams Law provides for up to $10,000 per day in civil penalties, up to $10,000 in summary criminal penalties, and up to $25,000 in misdemeanor criminal penalties for each violation.  Construction Staging All earth disturbance activities shall proceed in accordance with the following staging of earthmoving activities. Each stage shall be completed before a subsequent stage is initiated.  A. Install the rock construction entrances for the northern portion of the site as shown on the Erosion and Sedimentation Control Plan (E&SCP). Install the entire proposed silt sock, as shown on the (E&SCP).  Install the rock construction entrances for the northern portion of the site as shown on the Erosion and Sedimentation Control Plan (E&SCP). Install the entire proposed silt sock, as shown on the (E&SCP).  B. Place inlet protection on existing inlets as shown on the E&SCP. Place inlet protection on existing inlets as shown on the E&SCP. C. Demo the existing homes and structures onsite. Demo the existing homes and structures onsite. D. Install the second rock construction entrance as shown on the E&SCP. Install the second rock construction entrance as shown on the E&SCP. E. Strip the topsoil from the site and stockpile the topsoil on the topsoil stockpile as shown on the E&SCP. Seed the topsoil stockpile with the temporary seeding mixture, and place silt sock on the downslope Strip the topsoil from the site and stockpile the topsoil on the topsoil stockpile as shown on the E&SCP. Seed the topsoil stockpile with the temporary seeding mixture, and place silt sock on the downslope side of the topsoil stockpile. F. Begin rough grading the site.  Install rock as rough grading permits near the infiltration sump area, do not run heaving equipment/excavators overtop of this area. Begin rough grading the site.  Install rock as rough grading permits near the infiltration sump area, do not run heaving equipment/excavators overtop of this area. G. Begin building construction. Begin building construction. H. Install storm sewer run from EX-1 to I-4. Install storm sewer run from EX-1 to I-4. I. Begin installing the 48” underground stormwater facility and infiltration sump. Installation of these facilities shall include the outlet structure, inlets and outfall pipe system. Begin installing the 48” underground stormwater facility and infiltration sump. Installation of these facilities shall include the outlet structure, inlets and outfall pipe system.  underground stormwater facility and infiltration sump. Installation of these facilities shall include the outlet structure, inlets and outfall pipe system. J. Continue with site grading, and begin installing all remaining utilities and stormsewer installation, working from the very downslope of each line and proceeding upslope. The amount of utility installation shall Continue with site grading, and begin installing all remaining utilities and stormsewer installation, working from the very downslope of each line and proceeding upslope. The amount of utility installation shall coincide with the amount of trenching that can be excavated and backfilled daily. Install inlet protection on all inlets, as shown on the E&SCP. K. Once all parking areas are stabilized with stone, remove the construction entrances. Commence all paving and curbing installation. Install all site sidewalks. Once all parking areas are stabilized with stone, remove the construction entrances. Commence all paving and curbing installation. Install all site sidewalks. L. As all lawn areas are brought to grade, stabilize these areas immediately with topsoil and the permanent seeding mixture.  As all lawn areas are brought to grade, stabilize these areas immediately with topsoil and the permanent seeding mixture.  M. Check all erosion controls on a daily basis and make any needed repairs or replacements as needed immediately.  Any erosion control disturbed or removed by the installation of utilities shall be repaired or Check all erosion controls on a daily basis and make any needed repairs or replacements as needed immediately.  Any erosion control disturbed or removed by the installation of utilities shall be repaired or replaced to proper functioning condition by the end of that same day.   N. Current regulations state: (a) Upon completion of an earth disturbance activity or any stage or phase of an activity, the site shall be immediately seeded, mulched or otherwise protected from accelerated Current regulations state: (a) Upon completion of an earth disturbance activity or any stage or phase of an activity, the site shall be immediately seeded, mulched or otherwise protected from accelerated erosion and sedimentation. (b) Erosion and sediment control BMP's shall be implemented and maintained until the permanent stabilization is completed. (c) For an earth disturbance activity or any stage or phase of an activity to be considered permanently stabilized, the disturbed areas shall be covered with one of the following: (1) A minimum uniform 70% perennial vegetative cover, with a density capable of resisting accelerated erosion and sedimentation. (2) An acceptable BMP which permanently minimizes accelerated erosion and sedimentation. (3) Pavement, curbing and sidewalk, where applicable. Once stabilization has been achieved, all temporary erosion and sediment controls may be removed. These controls include inlet protection, topsoil stockpiles, and silt socks. Stabilize any areas disturbed by the removal of these controls immediately with the permanent seeding mixture.   Temporary Control Measures Temporary control measures will be implemented to ensure that erosion is minimized and that sediment is retained during construction. Silt sock will be placed at the locations shown on the Erosion and Silt sock will be placed at the locations shown on the Erosion and Sedimentation Control Plan to provide proper filtration of the site runoff.  Inlet protection will be installed at inlets to prevent the sedimentation of the storm sewer systems.  A topsoil stockpile will be provided for a Inlet protection will be installed at inlets to prevent the sedimentation of the storm sewer systems.  A topsoil stockpile will be provided for a A topsoil stockpile will be provided for a convenient place to store onsite topsoil. Temporary seeding on all disturbed areas shall be done immediately after grading is finished and shall consist of the following: Item             Rate Rate 1.  Agricultural grade limestone         1 ton / acre Agricultural grade limestone         1 ton / acre 1 ton / acre 2.  Fertilizer 10-10-10          50 lbs. / acre Fertilizer 10-10-10          50 lbs. / acre 50 lbs. / acre 3.  Annual ryegrass           40 lbs. / acre Annual ryegrass           40 lbs. / acre 40 lbs. / acre 4.  Mulch (straw)           3 tons / acre  Mulch (straw)           3 tons / acre  3 tons / acre  Permanent Control Measures Permanent control measures include the storm sewer conveyance systems, grate inlet skimmer boxes, infiltration trench and curbing and seeding / landscaping.  Seeding specifications are for graded or cleared areas Seeding specifications are for graded or cleared areas where permanent vegetative cover is needed.  Soil Enhancements:  It is recommended that site specific soil testing be performed.  Lieu of soil test recommendations, use one of the following schedules. It is recommended that site specific soil testing be performed.  Lieu of soil test recommendations, use one of the following schedules. Lieu of soil test recommendations, use one of the following schedules. 1)      Preferred -  Apply 6 tons per acre Dolomitic Limestone (240 lbs/ 1000 s.f.) and 1000 lbs/acre 10-20-20 (25 lbs/ 1000 s.f.) before seeding.  Harrow or disc into upper three inches of soil.  At time of  Preferred -  Apply 6 tons per acre Dolomitic Limestone (240 lbs/ 1000 s.f.) and 1000 lbs/acre 10-20-20 (25 lbs/ 1000 s.f.) before seeding.  Harrow or disc into upper three inches of soil.  At time of  Apply 6 tons per acre Dolomitic Limestone (240 lbs/ 1000 s.f.) and 1000 lbs/acre 10-20-20 (25 lbs/ 1000 s.f.) before seeding.  Harrow or disc into upper three inches of soil.  At time of  Harrow or disc into upper three inches of soil.  At time of  At time of  seeding, apply 400 lbs per acre 30-0-0 ureaform fertilizer (91 lbs/ 1000 s.f.).  Permanent Seeding shall consist of the following: Item             Rate Rate 1.  Seed Mixture Consisting of          102 lbs./acre Seed Mixture Consisting of          102 lbs./acre 102 lbs./acre 50% Poa pratensis (Kentucky Bluegrass) 30% Festuca rubra (Creeping Red Fescue) 20% Lolium perenne L. (Perennial Rye) 2. *Mulch (straw)           3 tons/ acre 3 tons/ acre *Mulching: 3 tons/acre 3 tons/acre Apply mulch immediately after seeding and anchor properly with an anchoring tool or following one of the methods listed below. 1)     Tracking: The process of cutting mulch into the soil via equipment that runs on tracks, is employed primarily on slopes 3:1 or steeper. Tracking: The process of cutting mulch into the soil via equipment that runs on tracks, is employed primarily on slopes 3:1 or steeper. is employed primarily on slopes 3:1 or steeper. 2)     Mulch Nettings: Staple lightweight biodegradable paper, plastic or cotton netting over the mulch according to the manufacturer's recommendations. Mulch Nettings: Staple lightweight biodegradable paper, plastic or cotton netting over the mulch according to the manufacturer's recommendations. 3)     Synthetic Binders: Synthetic binders such as acrylic DLR (AGRI-TAC), DCA-70, Petroset or Terratack may be used at rates recommended by the manufacturer to anchor mulch material. Synthetic Binders: Synthetic binders such as acrylic DLR (AGRI-TAC), DCA-70, Petroset or Terratack may be used at rates recommended by the manufacturer to anchor mulch material. 4)     Wood Cellulose Fiber: The fiber binder shall be applied at a net dry weight of 750 lb/acre. The wood cellulose fiber shall be mixed with water, and the mixture shall contain a maximum of 50 lbs of  Wood Cellulose Fiber: The fiber binder shall be applied at a net dry weight of 750 lb/acre. The wood cellulose fiber shall be mixed with water, and the mixture shall contain a maximum of 50 lbs of  wood cellulose fiber per 100 gallons.  5)     Peg & Twine: Drive 8 to 10 inch wooden pegs to within 2 to 3 inches of the soil surface every 4 feet in all directions.  Stakes may be driven before or after applying mulch.  Secure mulch to surface  Peg & Twine: Drive 8 to 10 inch wooden pegs to within 2 to 3 inches of the soil surface every 4 feet in all directions.  Stakes may be driven before or after applying mulch.  Secure mulch to surface  Stakes may be driven before or after applying mulch.  Secure mulch to surface  Secure mulch to surface  by stretching twine between pegs in a criss-cross within a square pattern.  Secure twine around each peg with two or more turns. Secure twine around each peg with two or more turns. Maintenance Program During construction, the contractor will be responsible for maintenance and repair of all erosion and sedimentation control facilities.  These facilities should be inspected weekly and after every runoff event. Any These facilities should be inspected weekly and after every runoff event. Any erosion control disturbed during construction or found to be inadequate upon inspection shall be repaired or replaced within 24 hours after the disturbance or the discrepancy is discovered. The maintenance of the erosion control facilities will include the following: During inspection of these facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  inspection of these facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of inspection of these facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  of these facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of of these facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  these facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of these facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of facilities, written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of written documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of documentation for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of for each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of each inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of inspection for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of for all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of all BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of BMP repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of repair, replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of replacement, and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of and/or maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of maintenance activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of activities shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of shall be completed using the DEP Form 3800-FM-BCW0271d (A copy of  be completed using the DEP Form 3800-FM-BCW0271d (A copy of be completed using the DEP Form 3800-FM-BCW0271d (A copy of  completed using the DEP Form 3800-FM-BCW0271d (A copy of completed using the DEP Form 3800-FM-BCW0271d (A copy of  using the DEP Form 3800-FM-BCW0271d (A copy of using the DEP Form 3800-FM-BCW0271d (A copy of  the DEP Form 3800-FM-BCW0271d (A copy of the DEP Form 3800-FM-BCW0271d (A copy of  DEP Form 3800-FM-BCW0271d (A copy of DEP Form 3800-FM-BCW0271d (A copy of  Form 3800-FM-BCW0271d (A copy of Form 3800-FM-BCW0271d (A copy of  3800-FM-BCW0271d (A copy of 3800-FM-BCW0271d (A copy of  (A copy of (A copy of  copy of copy of  of of this form is located in the Appendix of this report). Inspection reports should be kept onsite at all times. Construction Entrance: a. The entrance shall be maintained in a condition that will prevent tracking or flowing of sediment onto public rights-of-way. This may require periodic top dressing with additional stone as conditions The entrance shall be maintained in a condition that will prevent tracking or flowing of sediment onto public rights-of-way. This may require periodic top dressing with additional stone as conditions demand and repair and/or cleanout of any measure used to trap sediment. All sediment spilled, dropped, washed or tracked onto public rights-of-way must be removed immediately. Sediment removed from the structure shall be spread over an existing stockpile with controls already in place and be seeded with the temporary seeding mixture. Inlet Protection: a. Inlet filter bags should be inspected on a weekly basis and after each runoff event. Needed repairs should be initiated immediately after the inspection.  Inlet filter bags should be inspected on a weekly basis and after each runoff event. Needed repairs should be initiated immediately after the inspection.  b. Filter bags should be cleaned and/or replaced when the bag is ½ full. Damaged bags should be replaced. Filter bags should be cleaned and/or replaced when the bag is ½ full. Damaged bags should be replaced. full. Damaged bags should be replaced. Silt Socks: a. The Contractor shall maintain the socks in a functional condition at all times and it shall be routinely inspected.   The Contractor shall maintain the socks in a functional condition at all times and it shall be routinely inspected.   b.   Where the sock requires repair, it will be routinely repaired.  c.    The contractor shall remove sediment collected at the base of the sock when they reach 1/2 of the exposed height of the sock, or as directed by the Engineer.  Alternatively, rather than create a soil disturbing activity, the engineer may call for additional sock to be added at areas of high sedimentation, placed immediately on top of the existing sediment laden sock.   d. The sock will be dispersed on site when no longer required, as determined by the Engineer.    The sock will be dispersed on site when no longer required, as determined by the Engineer.    Topsoil Stockpiles: a.   The topsoil stockpiles shall be seeded with the temporary seeding mixture to ensure proper stabilization. Any additional topsoil spread at these locations shall also be seeded with the temporary seeding mixture. The topsoil stockpiles shall be seeded with the temporary seeding mixture to ensure proper stabilization. Any additional topsoil spread at these locations shall also be seeded with the temporary seeding mixture. Permanent Seeding: a.   If the vegetative cover is not established uniformly by the third mowing, the contractor shall reapply topsoil if necessary and seed and mulch as needed to provide adequate cover.If the vegetative cover is not established uniformly by the third mowing, the contractor shall reapply topsoil if necessary and seed and mulch as needed to provide adequate cover.
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Responsibilities for Fill Materials The contractor is responsible to use environmental due diligence to ensure any fill material required to be imported to or exported from the site qualifies as Clean Fill. Clean Fill is defined as: Uncontaminated, non-water soluble, non-decomposable, inert, solid material. The term includes soil, rock, stone, dredged material, used asphalt, and brick, block or concrete from construction and demolition activities that is separate from other waste and is recognizable as such. The term does not include materials placed in or on the waters of the commonwealth unless otherwise authorized. (The term “used asphalt” does not include milled asphalt or asphalt that has been processed for re-use.) used asphalt” does not include milled asphalt or asphalt that has been processed for re-use.)  does not include milled asphalt or asphalt that has been processed for re-use.) Environmental due diligence: Investigative  techniques, including, but not limited to, visual property inspections, electronic data base searches, review of property ownership, review of property use history, Sanborn maps, environmental questionnaires, transaction screens, analytical testing, environmental assessments or audits. Analytical testing is not a required part of due diligence unless visual inspection and/or review of the past land use of the property indicates that the fill may have been subjected to a spill or release of regulated substance. If the fill may have been affected by a spill or release of a regulated substance, it must be tested to determine if it qualifies as clean fill. Testing should be performed in accordance with Appendix A of the Department's policy “Management of Fill”. Management of Fill”. . Fill material that does not qualify as clean fill is regulated fill. Regulated fill is waste and must be managed in accordance with the Department's municipal or residual waste regulations based on 25 Pa. Code Chapters 287 Residual Waste management or 271 Municipal Waste Management, whichever is applicable.
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Standard Erosion and Sedimentation Control Plan Notes 1. All earth disturbances, including clearing and grubbing as well as cuts and fills shall be done in accordance with the approved E&S plan. A copy of the approved drawings (stamped, signed and dated by the All earth disturbances, including clearing and grubbing as well as cuts and fills shall be done in accordance with the approved E&S plan. A copy of the approved drawings (stamped, signed and dated by the Centre County Conservation District) must be available at the project site at all times. The Centre County Conservation District shall be notified of any changes to the approved plan prior to implementation of those changes. The Centre County Conservation District may require a written submittal of those changes for review and approval at its discretion. 2. At least 7 days prior to starting any earth disturbance activities, including clearing and grubbing, the owner and/or operator shall invite all contractors, the landowner, appropriate municipal officials, the E&S At least 7 days prior to starting any earth disturbance activities, including clearing and grubbing, the owner and/or operator shall invite all contractors, the landowner, appropriate municipal officials, the E&S plan preparer, the PCSM plan preparer, the licensed professional responsible for oversight of critical stages of implementation of the PCSM plan , and a representative from the Centre County Conservation District to an on-site preconstruction meeting. 3. At least 3 days prior to starting any earth disturbance activities, or expanding into an area previously unmarked, the Pennsylvania One Call System Inc. shall be notified at 1-800-242-1776 for the location of At least 3 days prior to starting any earth disturbance activities, or expanding into an area previously unmarked, the Pennsylvania One Call System Inc. shall be notified at 1-800-242-1776 for the location of existing underground utilities. 4. All earth disturbance activities shall proceed in accordance with the sequence provided on the plan drawings. Deviation from that sequence must be approved in writing from the Centre County Conservation All earth disturbance activities shall proceed in accordance with the sequence provided on the plan drawings. Deviation from that sequence must be approved in writing from the Centre County Conservation District or by the Department prior to implementation 5. Areas to be filled are to be cleared, grubbed, and stripped of topsoil to remove trees, vegetation, roots and other objectionable material. Areas to be filled are to be cleared, grubbed, and stripped of topsoil to remove trees, vegetation, roots and other objectionable material. 6. Clearing, grubbing, and topsoil stripping shall be limited to those areas described in each stage of the construction sequence. General site clearing, grubbing and topsoil stripping may not commence in any stage Clearing, grubbing, and topsoil stripping shall be limited to those areas described in each stage of the construction sequence. General site clearing, grubbing and topsoil stripping may not commence in any stage or phase of the project until the E&S BMPs specified by the BMP sequence for that stage or phase have been installed and are functioning as described in this E&S plan. 7. At no time shall construction vehicles be allowed to enter areas outside the limit of disturbance boundaries shown on the plan maps. These areas must be clearly marked and fenced off before clearing and At no time shall construction vehicles be allowed to enter areas outside the limit of disturbance boundaries shown on the plan maps. These areas must be clearly marked and fenced off before clearing and grubbing operations begin. 8. Topsoil required for the establishment of vegetation shall be stockpiled at the location(s) shown on the plan maps(s) in the amount necessary to complete the finish grading of all exposed areas that are to be Topsoil required for the establishment of vegetation shall be stockpiled at the location(s) shown on the plan maps(s) in the amount necessary to complete the finish grading of all exposed areas that are to be stabilized by vegetation. Each stockpile shall be protected in the manner shown on the plan drawings. Stockpile heights shall not exceed 35 feet. Stockpile slopes shall be 2H:1V or flatter. 9. Immediately upon discovering unforeseen circumstances posing the potential for accelerated erosion and/or sediment pollution, the operator shall implement appropriate best management practices to minimize Immediately upon discovering unforeseen circumstances posing the potential for accelerated erosion and/or sediment pollution, the operator shall implement appropriate best management practices to minimize the potential for erosion and sediment pollution and notify the Centre County Conservation District and/or the regional office of the Department. 10. All building materials and wastes shall be removed from the site and recycled or disposed of in accordance with the Department's Solid Waste Management Regulations at 25 Pa. Code 260.1 et seq., 271.1, and All building materials and wastes shall be removed from the site and recycled or disposed of in accordance with the Department's Solid Waste Management Regulations at 25 Pa. Code 260.1 et seq., 271.1, and 287.1 et. seq. No building materials or wastes or unused building materials shall be burned, buried, dumped, or discharge at the site. 11. All off-site waste and borrow areas must have an E&S plan approved by the Centre County Conservation District or the Department fully implemented prior to being activated. All off-site waste and borrow areas must have an E&S plan approved by the Centre County Conservation District or the Department fully implemented prior to being activated. 12. The contractor is responsible for ensuring that any material brought on site is clean fill. Form FP-001 must be retained by the property owner for any fill material affected by a spill or release of a regulated The contractor is responsible for ensuring that any material brought on site is clean fill. Form FP-001 must be retained by the property owner for any fill material affected by a spill or release of a regulated substance by qualifying as clean fill due to analytical testing. 13. All pumping of water from any work area shall be done according to the procedure described in this plan, over undisturbed vegetated areas. All pumping of water from any work area shall be done according to the procedure described in this plan, over undisturbed vegetated areas. 14. Until the site is stabilized, all erosion and sediment BMPs shall be maintained properly. Maintenance shall include inspections of all erosion and sediment BMPs after each runoff event and on a weekly basis. All Until the site is stabilized, all erosion and sediment BMPs shall be maintained properly. Maintenance shall include inspections of all erosion and sediment BMPs after each runoff event and on a weekly basis. All preventative and remedial maintenance work, including clean out, repair, replacement, regrading, reseeding, remulching and renetting must be performed immediately. If the E&S BMPs fail to perform as expected, replacement BMPs, or modifications of those installed will be required. 15. A log showing dates that E&S BMPs were inspected as well as any deficiencies found and the date they were corrected shall be maintained on the site and be made available to regulatory agency officials at A log showing dates that E&S BMPs were inspected as well as any deficiencies found and the date they were corrected shall be maintained on the site and be made available to regulatory agency officials at the time of inspection. 16. Sediment tracked onto any public roadway or sidewalk shall be returned to the construction site by the end of each work day and disposed in the manner described in this plan. In no case shall the sediment Sediment tracked onto any public roadway or sidewalk shall be returned to the construction site by the end of each work day and disposed in the manner described in this plan. In no case shall the sediment be washed, shoveled, or swept into any roadside ditch, storm sewer, or surface water. 17. All sediment removed from BMPs shall be disposed of in the manner described on the plan drawings. All sediment removed from BMPs shall be disposed of in the manner described on the plan drawings. 18. Areas which are to be topsoiled shall be scarified to a minimum depth of 3 to 5 inches - 6 to 12 inches on compacted soils - prior to placement of topsoil. Areas to be vegetated shall have a minimum 4 Areas which are to be topsoiled shall be scarified to a minimum depth of 3 to 5 inches - 6 to 12 inches on compacted soils - prior to placement of topsoil. Areas to be vegetated shall have a minimum 4 inches of topsoil in place prior to seeding and mulching. Fill outslopes shall have a minimum of 2 inches of topsoil. 19. All fills shall be compacted as required to reduce erosion, slippage, settlement, subsidence or other related problems. Fill intended to support buildings, structures and conduits, etc. shall be compacted in All fills shall be compacted as required to reduce erosion, slippage, settlement, subsidence or other related problems. Fill intended to support buildings, structures and conduits, etc. shall be compacted in accordance with local requirements or codes. 20. All earthen fills shall be placed in compacted layers not to exceed 9 inches in thickness. All earthen fills shall be placed in compacted layers not to exceed 9 inches in thickness. 21. Fill materials shall be free of frozen particles, brush, roots, sod, or other foreign or objectionable materials that would interfere with or prevent construction of satisfactory fills. Fill materials shall be free of frozen particles, brush, roots, sod, or other foreign or objectionable materials that would interfere with or prevent construction of satisfactory fills. 22. Frozen materials or soft, mucky, or highly compressible materials shall not be incorporated into fills. Frozen materials or soft, mucky, or highly compressible materials shall not be incorporated into fills. 23. Fill shall not be placed on saturated or frozen surfaces. Fill shall not be placed on saturated or frozen surfaces. 24. Seeps or springs encountered during construction shall be handled in accordance with the standard and specification for subsurface drain or other approved method. Seeps or springs encountered during construction shall be handled in accordance with the standard and specification for subsurface drain or other approved method. 25. All graded areas shall be permanently stabilized immediately upon reaching finished grade. Cut slopes in competent bedrock and rock fills need not be vegetated. Seeded areas within 50 feet of a surface water, All graded areas shall be permanently stabilized immediately upon reaching finished grade. Cut slopes in competent bedrock and rock fills need not be vegetated. Seeded areas within 50 feet of a surface water, or as otherwise shown on the plan drawings, shall be blanketed according to the standards of this plan. 26. Immediately after earth disturbance activities cease in any area or subarea of the project, the operator shall stabilize all disturbed areas. During non-germinating months, mulch or protective blanketing shall be Immediately after earth disturbance activities cease in any area or subarea of the project, the operator shall stabilize all disturbed areas. During non-germinating months, mulch or protective blanketing shall be applied as described in the plan. Areas not at finished grade, which will be reactivated within 1 year, may be stabilized in accordance with the temporary stabilization specifications. Those areas which will not be reactivated within 1 year shall be stabilized in accordance with the permanent stabilization specifications. 27. Permanent stabilization is defined as a minimum uniform, perennial 70% vegetative cover or other permanent non-vegetative cover with a density sufficient to resist accelerated erosion. Cut and fill slopes shall Permanent stabilization is defined as a minimum uniform, perennial 70% vegetative cover or other permanent non-vegetative cover with a density sufficient to resist accelerated erosion. Cut and fill slopes shall be capable of resisting failure due to slumping, sliding, or other movements. 28. E&S BMPs shall remain functional as such until all areas tributary to them are permanently stabilized or until they are replaced by another BMP approved by the Centre County Conservation District or the E&S BMPs shall remain functional as such until all areas tributary to them are permanently stabilized or until they are replaced by another BMP approved by the Centre County Conservation District or the Department. 29. Upon completion of all earth disturbance activities and permanent stabilization of all disturbed areas, the owner and/or operator shall contact the Centre County Conservation District for an inspection prior to Upon completion of all earth disturbance activities and permanent stabilization of all disturbed areas, the owner and/or operator shall contact the Centre County Conservation District for an inspection prior to removal of the E&S BMPs. 30. After final site stabilization has been achieved, temporary erosion and sediment BMPs must be removed. Areas disturbed during removal of the BMPs shall be stabilized immediately. In order to ensure rapid After final site stabilization has been achieved, temporary erosion and sediment BMPs must be removed. Areas disturbed during removal of the BMPs shall be stabilized immediately. In order to ensure rapid revegetation of disturbed areas, such removal are to be done only during the germinating season. 31. Upon completion of all earth disturbance activities and permanent stabilization of all disturbed areas, the owner and/or operator shall contact the Centre County Conservation District to schedule a final Upon completion of all earth disturbance activities and permanent stabilization of all disturbed areas, the owner and/or operator shall contact the Centre County Conservation District to schedule a final inspection. 32. Failure to correctly install E&S BMPs, failure to prevent sediment-laden runoff from leaving the construction site, or failure to take immediate corrective action to resolve failure of E&S BMPs may result in Failure to correctly install E&S BMPs, failure to prevent sediment-laden runoff from leaving the construction site, or failure to take immediate corrective action to resolve failure of E&S BMPs may result in administrative, civil, and/or criminal penalties being instituted by the Department as defined in Section 602 of the Pennsylvania Clean Streams Law. The Clean Streams Law provides for up to $10,000 per day in civil penalties, up to $10,000 in summary criminal penalties, and up to $25,000 in misdemeanor criminal penalties for each violation. 33. Concrete wash water shall be handled in the manner described on the plan drawings. In no case shall it be allowed to enter any surface waters or groundwater systems. Concrete wash water shall be handled in the manner described on the plan drawings. In no case shall it be allowed to enter any surface waters or groundwater systems. 34. All channels shall be kept free of obstructions including but not limited to fill, rocks, leaves, woody debris, accumulated sediment, excess vegetation, and construction material/wastes. All channels shall be kept free of obstructions including but not limited to fill, rocks, leaves, woody debris, accumulated sediment, excess vegetation, and construction material/wastes. 35. Underground utilities cutting through any active channel shall be immediately backfilled and the channel restored to its original cross-section and protective lining. Any base flow within the channel shall be Underground utilities cutting through any active channel shall be immediately backfilled and the channel restored to its original cross-section and protective lining. Any base flow within the channel shall be conveyed past the work area in the manner described in this plan until such restoration is complete.
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Recycling and Disposal of Materials The operator shall remove from the site, recycle, or dispose of all building materials and wastes in accordance with the Department's Solid Waste Management Regulations at 25 PA. Code 260.1et seq., 271.1 et seq., and 287.1 et seq. The contractor shall not illegally bury, dump, or discharge any building material or wastes.  Wastes generated during the construction of this project shall be recycled if at all possible.  Any materials that cannot be recycled or reused shall be disposed of at a Pennsylvania Department of Environmental Protection approved landfill.  If soil and/or rock disposal areas are required, erosion and sedimentation controls shall be implemented at these areas.  Any excess soil waste may only be disposed of at an approved E&S/NPDES permitted site. 
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Recycling and Disposal of Materials The operator shall remove from the site, recycle, or dispose of all building materials and wastes in accordance with the Department's Solid Waste Management Regulations at 25 PA. Code 260.1et seq., 271.1 et seq., and 287.1 et seq. The contractor shall not illegally bury, dump, or discharge any building material or wastes.  Wastes generated during the construction of this project shall be recycled if at all possible.  Any materials that cannot be recycled or reused shall be disposed of at a Pennsylvania Department of Environmental Protection approved landfill.  If soil and/or rock disposal areas are required, erosion and sedimentation controls shall be implemented at these areas.  Any excess soil waste may only be disposed of at an approved E&S/NPDES permitted site. 
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Zoning Ordinance
Ferguson Township

DRAFT EPD, LLC

 orginal 2/11/19.1
rev. 7/11/19
rev. 10/1/19

Legend
Plain text:  Comment addressed prior to 6/24/19 Plannign Commission meeting discussion
Italic:  comment addressed as follow-up to 6/24/19 and 7/8/19 Planning Commission meeting discussions
Bold: August-September 2019 Project discussion and feedback

A Zoning
Ordinance Section Comment Manner Addressed Status

119 Letter D permits a “meeting room” in a dwelling unit to be 
used for people to gather for personal and/or professional 
purposes.  Consideration for removal

Removed "meeting room reference" plus deleted in definition completed

RA Quick View Area and bulk category 1.   A category should read “ Usual 
farm structures and single and two family dwellings not to 
exceed three dwelling units.

Category re-worded completed

Remove single family dwellings (50+acre tract) Removed (echoing 5/28/19 QV); place back into Category 
2

completed

Remove single family attached dwellings (50 + acre tract) Removed (echoing 5/28/19 QV) completed
Remove two family dwellings (50+acre tract) Removed (echoing 5/28/19 QV) completed
Remove “ Single –family /two family dwellings (one dwelling 
for every 50 acres of a primary use, not to exceed 3 dwellings 
on any one lot”.

Removed (echoing 5/28/19 QV) completed

Add to area and bulk category 2 “ One single family 
detached dwelling (for every 50 acres of a primary use- as 
determined and calculated before the subdivision).

Updated completed

On Accessory Use table, add Usual farm structures, including 
barns, greenhouses and single- and 2-family dwellings not to 
exceed 3 dwelling units on any single parcel

Updated completed

Area and bulk category 2 dimensions.  For category 2 the 
building and impervious coverages are both listed as 30%.  
Suggest that the total impervious coverage be changed to 
50%.

Updated to 50% completed

Move Emergency Services to Category 2 Moved completed
In Accessory Use table, include Bed and Breakfast as an 
accessory use in Category 1

Updated completed

In Accessory Use table, add back in Home Occupations and 
Home-Based-Business line items to Category 1

Updated completed

In Accessory Use table, include Family Child-Care Homes and 
Group Child-Care Homes as an accessory use in Category 1

RA Scenario Graphic Revise wording on Scenario B to align with permissible lot 
configurations

Revised completed

RA , RR and AR Quick 
View

Accessory uses lists “accessory food operations” as a 
permitted accessory use in categories 1 and 2.  It is not clear 
based on the definition of Accessory food operation what this 
use is and why we would want this as an accessory use.  
Possibly clarify the definition.

Fine-tuned definition; referenced also to Usual farm 
structures

completed

RR Quick View Include single family detached dwelling in Categories 1 and 2  Updated completed

In Accessory Use table, add back in Home Occupations and 
Home-Based-Business line items to Categories 1 and 2 

Updated completed

In Accessory Use table, include Bed and Breakfast as an 
accessory use in Categories 1 and 2

Updated completed

In Accessory Use table, include Family Child-Care Homes and 
Group Child-Care Homes as an accessory use in Categories 
1 and 2

AR Quick View  Area and bulk category dimension table category 2 the 
building and impervious surface calculations are both listed as 
30%.  The total impervious coverage could be listed as 50%.

Updated to 30% completed

R-1 Quick View Area and bulk category 4 the building and impervious 
coverage are listed as 30% .  The total impervious coverage 
could be listed as 50%.

Updated to 50% completed

R1-B Quick View The area and bulk categories dimensions chart for category 4 
lists the building and impervious coverage as 20%.  The 
impervious surface coverage should be 30%.

Updated to 30% completed

Village Quick View Bed and breakfasts are listed as  permitted and conditional 
use for Category 3.  By definition a bed and breakfast is an 
“owner occupied single family dwelling”.  Category 3 does 
not list single family dwelling as a use.

Removed use from Category 3 completed

Office Commercial 
Quick View

Home based business, no impact is listed as a permitted 
accessory use for categories 2 and 3.  This should be 
removed.  Dwelling units are not permitted.

Removed use from Categories 2 and 3 completed

27-707  Accessory 
Structures 

 Recommend changing #1 to only apply to RA and RR zoned 
properties of less than 5 acres.  The proposed version applies 

 to all districts.

Updated to RA and RR completed

Recommend changing #2 to only apply to RA and RR zoned 
properties greater than 5 acres.  The proposed version 
applies to all districts.

Updated to RA and RR completed

 Recommend amending and maintaining our current 
language in Chapter 27-204 A-1 (1)  to read as follows; for 
all  residential lots (excluding RA and RR zoned lots) of 2 acres 
or less, the combined square footage of all accessory 
structures may not exceed 25% of the gross useable floor area 
of the principle building.  Maximum of two accessory 
structures."

Updated per recommendation completed

1



Zoning Ordinance
Ferguson Township

DRAFT EPD, LLC

Ordinance Section Comment Manner Addressed Status
 Recommend amending and changing our current language 
in Chapter 27-204-A-1 (2) to read as follows:   On 
nonresidential lots or those residential lots (excluding RA and 
RR zoned lots), the combined square footage of all accessory 
structure shall not exceed 50% of the area of the principle 
[sic] building on the same lot.  Maximum of two accessory 
structures.

Updated per recommendation; included:  On any non-
residential lot and applicablity of provision clarified for said 
lots greater than 2 acres

completed

27-217.B  Request for 
Reasonable 
Accommodations 

Letter D should be changed to Board of Supervisors  instead 
of “Board of Commissioners”.

Updated Supervisors completed

302.B.2.b.14) Lighting shall be provided for transit services. "If said service facility is on the lot, a shelter and seating with 
lighting shall be provided."

completed

302.G A.     Post Final. Comment on potential re-wording As per PA MPC No change
303.B.4 reference to Chapter 25 added "Chapter 25, Trees" completed
402.C.11 40% revised 'or through the conditional use process provided for 

in paragraphs .D through .G below, at least "40%" of 
healthy trees on the site shall be maintained or replaced 
immediately following construction. Replacement trees "shall 
be native species to Pennsylvania" and shall have a' 

deleted "25%"

completed

403.A.4 Question posed: Do homeowners associations have control 
over some of these areas, if not, should we add “or” HOA?

Added "or as otherwise stipulated by the Ferguson Township 
Stormwater Management Ordinance." at end of sentence

completed

403.B.2 Series of questions posed as related to federal references and 
impacts

Updated per 5/28/19 comments:
3) Lands, water bodies and wetlands as regulated by State 
and/or Federal designation
4) Similar land and/or water to those outlined above as 
encountered during the process of
subdivision and land development within Ferguson Township.

completed

404A, D and E Align Airport name if applicable; account for interior and 
exterior permit needs and wording on variances

Aligned Airport name; no other update found to be 
applicable

completed

405.G.1 Complete consistency between updated land use names Aligned Land Use terms completed
Part 5 Designations/Listing of Conditional Uses/Special Exceptions 

to be consistent with Quick Views
Aligned uses and criteria; updated DD.  Water Authority 
reference

completed

701.C.1 and 701.C.2 Change back to current wording Returned to original language; shift from 2017 memo 
requested direction

completed

707.A.2 Question of where the plant list is Plant list is in same section per Subsection G. no change
707.A.2.g general mark-up added "Mitigate stormwater runoff on site and improving the

quality of this water through the use of vegetation."
completed

707.B.2 general mark-up added "provided it is not recognized as an invasive plant by 
the Commonwealth of Pennsylvania Department of 
Conservation & Natural Resources."

completed

707.B.3 have arborist participate in review rather than engineer added "and Township Arborist" completed
707.B.6 general mark-up added "6. All landscaping plans should be verified by the

Zoning Administrator and Township Arborist with
consultation from the Tree Commission."

completed

707.G.1 general mark-up + Do we need to go above and beyond 
what is stated in our plant list guide plantings?

added "height of at maturity of at least 30 feet with a spread 
of at least 30 feet"

deleted "minimum height of 20 feet at maturity"

completed

707.H.1 general mark-up +  If feel if the tree is not susceptible to
invasive, then ever if they are not on the list – can be kept

added "strongly" encouraged and substituted for one new 
tree "that is listed on Township's official plant list"; 

deleted "The existing tree must be listed on the Township’s 
official plant list or determined by the Township to not be 
susceptible to invasive growth."

revised "All changes to the existing hedgerow or forested 
area must be approved by the Township Zoning 
Administrator and Township Arborist with consultation from 
the Tree Commission."

completed

707.H.2 should retained "may be" as should and may are parallel in the 
Ordinance

no change

707.H.3 why?' noted in mark-up retained "In an area where the canopy trees will not allow for
the planting and growth of understory trees, four shrubs
could be planted in lieu of each required understory
tree." per 12/2019 Township Staff Coordination discussions 
to date

no change

707.H.4 general mark-up Added "substitution or removal of existing vegetation must be
approved by the Zoning Administrator and Arborist with
consultation for the Tree Commission."

Deleted "substitution must be verified by the Zoning
Administrator" 

completed

707.I Wording requested as related to preservation Included equation completed; no additonal 
comments submitted

707.E and 707.M.2 Resolution 2014-25 reference Techanical title included
707.M.2.a-d; f "why are these [tree/shrub ratios] not the same?" (Arborist); 

The tree Commission feels that canopy density is to sparse i.e. 
canopy tree density could be increased."

reviewed with Township Staff in May 2019 were refined as 
applicable of the above and incorporated into the May 2019 
draft

completed

707.M.2.e 6 what added  " if preserved" completed
707.M.3.b simplify bufferyard language adjusted per coordination and mark-up 

of Township Staff
completed

707.M.3.c(2) numbers should be examined (Arborist); TC would like to 
know how the density of vegtation, including trees, can be 
increased . . ."

reviewed with Township Staff in May 2019 were refined as 
applicable of the above and incorporated into the May 2019 
draft

completed

707.M.3 avoid mulch volcanoes Text refined  Align with construction 
specification/detail

2
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Ordinance Section Comment Manner Addressed Status
707.M.3c following 
table

crossed out, then "no" retained existing per cancellation of cross-out no change

707.N.1 allow no curb for stormwater - required no change to text Align with Chapter 26 
Stormwater 

Management and 
Township Construction 

Details
707.N.4 general mark-up (Arborist); TC feels should be revised to 

increase inclusion of vegetation . . . Mititgate stormwater 
runoff . . . Improve water through the use of vegetation

no ratios received per Summer/Fall 2018 inquiries; 

per 12/2018 deleted "No islands are required in parking lots 
that are less than 62 feet in width as long as perimter 
planting is used around the entire parking lot with the 
exception of where the parking lot abuts the building."

align stormwater items 
in Chapter 26;  revised 
ZO 10 to 8; revised 12 
to 10; revised  10 to 12 
per 12/2018 and 2019 

comments

707.N.4 parking space quantity references retained quanitities per deletion of islands comment completed
707.N.5 change 45 to 40 revised 45s to 40s completed
711 Simplify reference to notification Updated language to "written form"; removed mail reference completed

717 One definition in ordinance; Page 110 Conditional 
Use/Special Exception , letter E lists a minimum of 4 rooms 
shall be offered as part of this use;  In the RA, RR  bed and 
breakfasts are permitted accessory uses , 1 to 3 rooms and 4 
to 10 rooms  are permitted; In the R-1,  1 to 3 rooms are 
permitted; It does not appear that bed and breakfasts are 
permitted in other zoning districts for example the R1-B; It 
does not appear that there are any standards or criteria for a 
bed and breakfast

In 717 - Supplemental regulations for those bed and 
breakfasts permitted by right have been modified; Bed and 
breakfasts were removed from R1-B in Spring 2019; 
definition fine-tuned

completed

Part 8 Series of questions posed No changes No changes
904 Phasing question Per general process No changes
1102 general mark-up refined canopy tree definition "shall reach a height of at least 

30 feet with a spread of at least 30 feet."
completed

Other definitions updated per coordination of 5/28/19 mark-
up received 6/11/19

completed

Per 9/5/19 CRPC 
Memo

CRPC Editorial Comments 1-53 Updated applicable language per October coordination 
with Township Staff 

Completed

Per 9/5/19 CRPC 
Memo

CRPC Non-Editorial Comments 54-107 Updated applicable language per October coordination 
with Township Staff 

Completed

Ordinance Wide Elimination or not of the Industrial District within the 
Township.  If eliminated, it would be through the sharing of 
uses through cooperation with another municipality.

Per neighboring municipal follow up or revise use 
categories to be conditional

Pending

1102 Determined the way in which to distinguish incinerators: 
agriculture versus non-agriculture purposes or industrial 
incinerators versus all other incinerator types.

Distincition of agriculture versus non-agriculture incinerator Completed

Ordinance Wide Removal or not of mining/quarrying as a permitted use in 
the AR District (this is coupled with distinguishing soil pits as 
a separate activity than mining/quarrying.)

Per 9/25/19 Direction Completed

Various R Districts Assigning Farm Structures – Traditional as a conditional use 
in all AR categories or keeping them as permitted by right

Per 9/25/19 Direction Completed

Various R Districts Ag-oriented uses within the RR District
- Removal or not of agriculturally oriented uses within the 
District
- If retained within RR, maintain their assignment as 
permitted by right or if by conditional use

Per 9/25/19 Direction Completed

Ordinance Wide To treat wineries and cideries in the same manner or not Treat the same Completed

Ordinance Wide Kennels 
- Assigning kennels as an accessory conditional use as part 
of an agriculture principal use within the RA district only or 
retaining their presence within the RR district as well
- If retained within RR, maintain the use as permitted by 
right or if by conditional use

Per 9/25/19 Direction Completed

Ordinance Wide Designation of various scales for recreational uses Per 9/25/19 BoS Direction Completed

Ordinance Wide Essential Services, Type 1 All Permissible by Right Completed

Various Districts Regional Recreational uses Delete regional recreation uses in OC, MHP, V, R4 and 
other district designations per 9/25/19 Direction

Completed

205.11 Changing convenience store use Edited from P to C Completed
205.11 Remove School use Delete school use from V Completed
Article 7 Congruance between the keeping of animals and the 

chicken ordinance
Reincorporate chicken ordinance ratios and supporting text Completed

301.K.1.d Mobile Home Parks Regulations Insert reference to Ord. 820 and Ord. 278 in line item 
K.1.d

Completed

205.8 Townhouse Residential Added Community Garden to catergory 4 Completed
205.7 Two Family Residential Added community garden as a permitted use; added child 

day care and raising of chickens as an accessory use
Completed

205.5 Single Family Residential Added raising of chickens as a permitted use; added family 
child care; tutoring as an accessory use; Added schools as 
a conditional use

Completed

205.6 Suburban Single Family Residential Added raising of chickens as a permitted use; added family 
child care; tutoring as an accessory use; Added schools as 
a conditional use

Completed

3
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Ordinance Section Comment Manner Addressed Status
205.9 Multi-Family Residential Schools changed to conditional use Completed
205.4 Forest/Gamelands Added incinerators as an C use; removed mining and 

quarrying (soil pits)
Completed

205.3 Agricultural Research Removed mining and quarrying as a permitted use; added 
incinerators as an accessory use in category 1; added farm 
structures in all categories

Completed

205.2 Rural Residential Added Cideries/Wineries in category 1 with supplemental 
regulations; added to C use in category 2; Cemeteries 
changed from P to C in category 1 and 2; added places of 
assembly

Accessory Dwelling Units in RR is permissible

Completed

205.1 Rural Agriculture Developed non-conformity language for those parcels 
between 2.01-49.99 acres as related to ability to host 
permissible RA uses
removal of quarrying, Country Clubs as C, Equestian 
facilities as P, Golf Courses as C, Place of Assmbly - 
Community as P and Regional as C, Solar as P, Water 
Production as C, Add food trucks as accessory in Category 
2

Completed

1102 Definitions Added Seasonal Dwelling definition;
Added No Impact Home Based Business 
Refined Home Occupation, Type 1 and Type 2 as 1 
permissible accessory structure instead of 2;
Added Distinctions of Quantity;
Refined Incinerator for 2 scales;
Refined Boarding Kennel and pet care distinctions per PA 
Dog Law references;
No definition for soil pit necessary (as it is accessory to 
agricultural use)

Completed

204 Reincorporate existing C, D, E, F, G, H, I, J, K, K-A, S, Z, 
BB, II, LL, X, L, FF

Information reincorporated; Duplicated Place of Assembly 
Criteria; reincorporate food truck information
K - Flag lots conditional for RA, RR, R1, R2, R3;
K-A - address parking;
X - reinserting distinctions of 1-3 and 3-10
BB- Keep numbers 1, 3, 4, 6, 7, 8, 9;
II - 6 and 9 only;
L - essential service Type 1 and 2;
J - add in RA only

Completed

701 Floodplain Conservation Reconsider original text Completed
707.M.3.b Buffer Yards Revised dimensions from 25 feet to 15 feet per September 

Staff input to May analysis
Completed

713.M Inspection, Safety and Removal Update 1 and 2 to applicable enforcement body; align 3 
and 4 as necessary

Completed

Various Sections Administration and Enforcement Clarify wording if duplicative; delete 903.C.2 Completed
904.H.9 Specific Implementation Plan Approval Duplication of top paragraph and number 9; delete last 

sentence on page 201
Completed

completed
*2018 Ag Ad Hoc Committee comments focused on land uses updated in 2018 and 2019 completed

Remaining associated Ag AdHoc Committee comments otherwise pertinent to all other changes completed completed
* 2017-2018 Township Staff comments incorporated into previous drafts completed

B SALDO

*  All other Tree Commission-related comments reviewed with Township Staff in May 2019 were refined as applicable of the above and incorporated 
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Ordinance Section Comment Manner Addressed Status
Ordinance Section Comment Manner Addressed Status

103.F general mark-up Added "Promoting the desirability of Ferguson Township as a 
place live, work and do business through maximum strategic 
use of vegetation.  Vegetation, in particular trees and shrubs, 
is known to be effective in mitigation the effects of heat 
islands by reducing amount temperature; water filtration and 
purification; stormwater management; improving air quality; 
providing habitat for pollinators, birds and wildlife; improving 
the aesthetics and priority values of neighborhoods and 
commercial developments; and ongoing civic engagement 
by improving the walkability of transportation corridors."

completed

303.C Staff coordination; general mark-up added Tree Commission to Preliminary Plan review list completed
304.C.1 Staff coordination; general mark-up added Tree Commission to Final Plan review list completed
401.A.1.b.3(i) general mark-up Inventory of theses over 6” diameter trees to preserve, trees 

to remove
For inclusion within Tree 
Preservation Ordinance 
rather than SALDO

22-501 General 3—related: A natural resource inventory that 
identifies and maps natural areas and resources, including 
vegetation, is required as part of every development plan.

not completed - scale of 
text

502.E.7 general mark-up refined "approval of the Township Engineer after consultation 
with the Township Arborist"

completed

502.A general comment Use vegetation to design streets as gardens or forest. Use 
vegetation for traffic commute, improving aesthetics of 
neighborhood street, mitigating heat island effort on streets

completed; Align with 
design 
specifics/construction 
standards

503.C general comment request to Add Mid-block walkways encourage ground cover 
on one or both sides of walkway or other kind of suitable 
vegetation; no change as already included in document

completed

509 general comment Specify that canopy width of the street tree cover a certain 
percentage of the impervious surface. Canopy width is just 
as important as height  of tree as maturity

general reference made 
to Code of Ordinances - 
text placed in 707 
Zoning can remain 
there or moved to 
another ordinance.

501A  (reference to Terraced Streetscape District):  Intent Add: to 
the sentence that starts “Adherence to these design standards 
will ensure that the built environment is attractive and 
harmonious, with both other parts of the built environment 
and the natural environment.

Updated completed

504A Goals  Add to specific goals: To ensure maximum use of 
vegetation in the design and green practices during 
development. (Another way to say this is: To ensure 
sustainability of the development.)

Updated completed

505A : Context Add environmental context: a sensitivity to the 
natural features of land, water and vegetation in the 
development project.

Updated completed

506A Design Principles B. 4: Use landscaping, green space and 
existing vegetation to address traffic calming, aesthetics, 
issues of identity, territoriality and privacy. (mentioned later if 
Section 507A).

Updated completed

507A Synergy Encourage the use of vegetation to accomplish the 
goals mentioned.

not completed - scale of 
text

509A Streetscape Design Standards A. 3 Regarding four-foot wide 
planter beds:

Updated completed

Can these be built as rain gardens?
Four feet is not wide enough for trees; the authors of “Low 
Impact Development” recommend six or eight feet
Make sure the wells are deep enough for trees as well as wide 
enough
Planter beds:  Design and install to accept stormwater?  
Through use of openings in planter curbs; related to rain 
garden concept
g) Still A3:  Language is weak as is.  Use this concept as an 
incentive to strengthen?
A.5: Re: street trees:  again, specify canopy size; canopy 
width needs to be proportional to combined width of sidewalk 
and street to mitigate heat island effect

513A Storefront Design add) F. Encourage use of vegetation as 
enhancement for storefronts.

Updated completed

513.B.2b comments provided on 513.A.2 and 3. Comments provided "Include forests and groves of trees in 
the definition of community facilities; and e.g. Preserve 1 
acre of forest land in Lieu of 4 acres of parkland of similar 
equivalent" 

Refined : The amount of  parkland to be dedicated in each 
development shall be determined "based upon the 
calculation identified within Township Fee Schedule or 
approved equivalent."  

Therefore, A.3 edits not applicable.  Community facilities are 
not part of calculation, so A.2 definition request not 
applicable. 

completed
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Ordinance Section Comment Manner Addressed Status
513.B.2.c Add in phrase to identify applicability:  For applications with 

more than 4 lots and measuring less than 1 mile away from 
the perimeter of a Centre Region Parks and Recreation facility 
. . . . equivalent.  Said measurement shall be taken from the 
shortest street distance the outermost perimeter of lots 
included in the application and measured (radius 
measurement also discussed) 

Updated per PC recommendation; EPD recommends radius 
measurement  

completed

513.B.5 and 6 request provided to add: “Natural Areas” as one of the 
criteria for the BOS in determining if the land is accessible for 
dedication as parkland 
and
Tree Commission:  “Natural Areas” is addition to accessory 
bicycle and pedestrian parts as parkland.

No change per Township Staff Coordination discussions to 
date

no change

514A Corner Building Sites. A. 3: Encourage use of vegetation to 
create public spaces.

completed

515A Parking Structures and Incentives A. Design: Add green roof 
to parking structures; it’s mentioned in incentives but add it 
to design?

completed

501B general mark-up A. 1. h. 1): Reference to removing invasive species: Work in 
cooperation with the Township arborist to identify invasive 
species. Add: for non-tree species as well

completed

501B general mark-up A.5.: Parking, parking lots, parking structures; a.14): 
Landscaping standards:  Add stormwater management and 
heat mitigation as two more functions of landscaping in 
parking areas; add: consideration for credit for green roofs 
on parking structures

completed (now 
subsection 13)

Parking Page 95.  Too many sentences stating Required off-street 
parking.

Ratios and references revised completed

Page 96.  # 17  Car Washes  parking is listed as “4 stalls 
+ 1 vacuum unit”.   This should probably be listed as 4 
stalls per wash/detail bay and 1 space per vacuum unit.

Page 96  #31  Eating and drinking establishments, sit-
down.” 1 space per 50 square feet of net indoor floor area 
plus 1 per 4 chairs of outdoor seating.”  It is my opinion that 
the outdoor seating should be based on area not the number 
of seats.  The number of chairs can change in an area..  I 
space per 100 square feet of outdoor seating area would be 
sufficient.

Page 97  #48   Hotels and motels. “1.2 spaces per 
rooming unit”  Should this be changed to room instead of 
rooming unit?
Page 98 #74  Retail Establishments, General.  1 space per 
200 square feet of net floor area.  The current ordinance has 
statement that for retail establishments only those areas used 
to consummate retail sales are counted for the parking 
calculations.  Storage areas are excluded.
The ordinance no longer has spillover parking. There are 
times that spillover parking is needed, especially in townhouse 
and multi- family developments.
Page 103  the diagram at the top of the page has the wrong 
width listed for parking space.  The width is listed as 10’.  
The ordinance states the that the width is 9’.  Realize that this 
is an old diagram, but it should be corrected.

Per 9/5/19 CRPC 
Memo

CRPC Editorial Comments 1-48 Updated applicable language per October coordination 
with Township Staff 

Completed

Per 9/5/19 CRPC 
Memo

CRPC Non-Editorial Comments 49-86 Updated applicable language per October coordination 
with Township Staff 

Completed

501C Parking required for a community garden. Keep as is No change
501C Country Club Parking Revised ratio based upon seating capacity of various 

facilities/amenities
Completed

501C Spillover Parking Ratio Reinsert spillover parking ratio policy Completed
501C Adjust to say classroom ratio to sq ft Updated ratio reference Completed
502C.2 Reword to say zoning permit from building permit Updated text Completed
705 and 801 Similar language within sections 705 and 801 Delete unnecessary portions of section 801 Completed
507 Clarity of language associated with easement as conditions 

of plan approvals
Criteria added to identify easement status as related to 
approval; also reference sidewalks

Completed

completed

* 2017-2018 Township Staff comments incorporated into previous drafts completed

*  All other Tree Commission-related comments reviewed with Township Staff in May 2019 were refined as applicable of the above and incorporated 
into the May 2019 draft
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FERGUSON TOWNSHIP PLANNING COMMISSION 
REGULAR MEETING MINUTES 
Monday, SEPTEMBER 9, 2019 

6:00 PM 
 

ATTENDANCE 
            The Planning Commission held its first meeting of the month on Monday, September 9, 2019 

at the Ferguson Township Municipal Building.  In attendance were: 
  

Commission:     Staff: 
Bill Keough, Chair-person    Kristina Aneckstein, Community Planner 
Ralph Wheland                         Jeff Ressler, Zoning Administrator 
Erik Scott      
Jeremie Thompson                   
Jerry Binney 
Shannon Holliday 
Rob Crassweller, Secretary 
Dr. Ellen Taricani-Alternate 
 

Others in attendance were: Summer Krape, Recording Secretary; Laura Dininni, Ferguson 
Township Board Member; Ben Beldin, representative from Gwin, Dobson, and Foreman. 

 
I. CALL TO ORDER 

Mr. Keough called the Planning Commission meeting to order on Monday, September 9, 
2019 at 6:04 pm.  

 
II.  CITIZEN INPUT 

No citizen’s input. Mr.  Keough stated that this is not on the agenda but he received 
communications from the Centre Municipal training program. They informed him that they 
will be having different training sessions around the county and as a Planning Commission 
member you will be receiving information on them.  
 

III. MUSSER GAP 2 VALLEYLANDS (MG@V) 
Ms. Aneckstein introduced Ms. Deb Nardone executive director of the Clear Water 
Conservancy and Charima Young from Penn State. They will be giving the Commission a 
presentation on the Musser Gap 2 Valleylands initiative. Ms. Young stated that they will be 
doing a recap of where they have landed after all of the collaboration with the public. Ms. 
Young stated that they have done surveys, have had three public meetings and a stake 
holders meeting. They had over 300+ participants that gave them ideas of what they 
would/wouldn’t like to see. After all of these meetings they have settled on five ideas. Ms. 
Nardone stated that they have generated five different themes from the surveys. The first 
theme is habitat creation this idea really revolves around habitat protection. Increasing 
biodiversity, forested corridors all along the trail, meadow areas for habitat, look out points 
and bird observation platforms.  
 
The second theme was designed around farm land while balancing high diversity for wildlife 
habitat. Ms. Nardone stated that currently a lot of the property is being leased for agriculture 
and with this idea you will see agriculture continue to be there. There was some discussion 
on moving conventional Ag into sustainable Ag. This idea opens partnerships up with local 
breweries/other organizations that could benefit from crop production. The third theme was 
recreation, and this idea has been persistent and consistent in all discussions. Recreation 



Ferguson Township Planning Commission 
Monday, September 9, 2019 
Page 2 
 

2 
 

and education based ideas would be bird observation points, stream access and crossings. 
It was noted in all public meetings that there is a need for a safer crossing across route 45. 
The fourth theme is focused around water resource protection. This is reforestation, 
connectivity, water quality improvements and partnerships with adjacent land owners for 
habitat improvement. This idea was consistently highlighted as the most important 
consideration. There are opportunities to do storm water, agricultural runoff ideas, and 
collaborative opportunities to work with the land owners. Theme five would be minimal 
intervention and maintain the land as is. Leave the agriculture in place, make a safer 
crossing across route 45, some trail enhancement and maintenance but for the most part 
leaving everything as is.  

 
At their last meeting they really asked people to prioritize the ideas and what they would 
really like to see out of all of five ideas. They heard idea four, water resource protection; 
idea one, habitat creation; and idea three, passive recreation were the top three ideas that 
most people felt should be integrated into the site. Ms. Young explained that for the fall they 
will not have a class but they will have a project and they will be working on a feasibility 
study of these ideas. Ms. Young asked if the Commission had any feedback on this project. 
Ms. Taricani asked if they spoke with the homeowners that live close to the project. Ms. 
Young stated that they have had number public meetings so they have spoken to some of 
the close residents. Ms. Nardone stated that they do have relationships with a lot of the 
adjacent land owners. Mr. Crassweller asked about Penn State’s risk management given 
the landscape of this project. Ms. Young stated that this will be a part of the feasibility class. 
Mr. Crassweller also inquired about the parking for the project. Ms. Nardone stated that 
there is a parking area that right now isn’t signed well but is very well used at the top the 
project is also very close to the Whitehall Road Regional Park and they will have an 
abundance of parking. Meetings have also brought up ideas regarding parking, such as 
more signage and location of signs. Mr. Keough stated that he has some concern about 
clearly identifying the difference between ownership and management of the project.  

 
IV. WATKINS SUBDIVISION 

Ms. Aneckstein stated that the Watkins Subdivision is a new subdivision that Penn Terra 
submitted this week. This subdivision is located at 550 Bloomsdorf Drive. The purpose is to 
divide the lot into two parcels. The existing lot is currently around three acres and the 
revised lot will be around three and a half acres, and the other lot will be around one acre. 
Ms. Aneckstein stated that the lot is currently serviced by the State College Borough Water 
Authority and has sewer septic and the second lot will have well water and septic. Mr. 
Keough stated that there may be a discrepancy with the water service asked Ms. 
Aneckstein to clarify the water service for the existing lot and new lot. She will look into this 
and take these comments and give them to the engineer. Mr. Keough also asked staff to 
look into how many lots can be put in, especially regarding the closeness of the septic 
systems. Mr. Keough stated that he spoke with staff regarding park fee and lieu. Mr. 
Ressler stated that based on the new proposed ordinance it would not require park land fee 
and lieu.  

 
V. SCBWA REPLOT/SCBWA WATER TREATMENT FACILITY LAND DEVELOPMENT 

PLAN 
Ms. Aneckstein stated that a representative from the SCBWA couldn’t be here tonight but 
Ken Beldin a representative from Gwin Dobson and Foreman is present to answer any 
questions. Ms. Aneckstein stated that the property is located at 3062 Ernest Lane in State 



Ferguson Township Planning Commission 
Monday, September 9, 2019 
Page 3 
 

3 
 

College. The SCBWA property and the Gary and Carol Myers property will be blended 
together and the purpose of this replot is to allow the water authority to build their water 
treatment facility on this lot and outside of the flood plain. The SCBWA was granted several 
variances that mostly had to do with the construction of the roadway to the facility. Mr. 
Keough stated that the Commission has seen this plan multiple times. Mr. Wheland asked 
about the variances for the minimum lot area in the RA and the non-conforming use that 
were granted and if they met the criteria. Mr. Ressler stated that the Zoning Hearing Board 
felt it was warranted to grant the variances given the hardship. Mr. Keough stated that there 
will need to be two separate actions. First is the replot of the SCBWA land, based on 
information from staff the only thing needed is signatures. Mr. Keough entertained a motion 
to approve the SCBWA and Gary and Carol Myers replot. Mr. Jerry Binney moved the 
motion, Mr. Wheland seconded and the motion passed unanimously.  
 
Mr. Keough stated that the with the land development plan Commission is recommending 
nine conditions as a part of the approval to the Board of Supervisors. Mr. Crassweller 
moved the motion, Mr. Binney seconded and the motion passed unanimously.   

 
X. SALDO/ZONING ORDINANCE UPDATE 

Mr. Keough explained that the Commission has been asked to look over the ordinance 
update. Ms. Aneckstein highlighted issues from Carolyn’s memo that are still issues that 
haven’t been resolved. Ms. Aneckstein stated that the first issue is whether or not to 
eliminate the industrial area. Mr. Crassweller stated that the Township will need to have an 
inter municipal agreement in place and ready to go before eliminating this. Mr. Keough 
stated that at the moment we don’t have an agreement. Mr. Keough’s thought is we pass 
the ordinance with the industrial use in it and then if the Board of Supervisors would like to 
remove it then they could pursue an inter municipal agreement and then remove it. The 
next issue is incinerators. Ms. Aneckstein stated that this needs a definition and an area 
where it is allowed. Mr. Scott asked if there are currently any farmers in the area using 
incinerators. Mr. Wheland stated that it is usually big operations that use them. Mr. 
Wheland stated that more commonly people are composting their deceased animals. Mr. 
Wheland stated that it as an accessory use for agricultural use so why not keep it. Mr. 
Keough stated there needs to be a way to distinguish incinerators. Such as agricultural and 
non-agricultural or industrial incinerators vs. all other incinerators. Mr. Keough also 
suggested looking for the state’s definition of an incinerator. Mr. Keough moved on to issue 
number three the removal of mining/quarrying. Mr. Crassweller stated that a soil pit is 
something completely different and shouldn’t be listed under mining/quarrying. Mr. Keough 
suggested not giving soil pits a definition and just removing mining/quarrying because soil 
pits is something different. Mr. Ressler agreed with Mr. Keough by stating that no one will 
be going out and checking for soil pit permits. Mr. Keough stated the fourth issue is 
assigning traditional farm structures as a conditional use in all AR categories or keeping 
them as a permitted use by right. The Commission discussed and stated they feel they 
should keep it. Ms. Laura Dinnini took the stand and stated that the BOS were talking about 
nontraditional farm structures as a conditional use in the AR.   
Mr. Keough stated that his recollection of that discussion was that there will be housing 
units in RR and also have some Ag activities. The concern is where housing units are 
located do we want open those areas to Ag activities because of the issue of proximity. This 
is in relation to item number seven, kennels. Ms. Dinnini stated that the Ag Ad Hoc 
recommendations were two acres and that changed but that wasn’t the main issue. It was 
some of the other uses such as kennels. What is the appropriate parcel size and 
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appropriate uses in the diversity of the RR district. Mr. Wheland stated to make a definition 
for special exception. Mr. Ressler stated special exception is a use that is appropriate for 
public health safety and welfare for the zoning district in which it is permitted but is subject 
to specific standards and criteria. The municipal planning code relies on the Zoning Hearing 
Board to grant special requests. Mr. Keough asked what if we treated kennels in the RR 
zone like we treat mining and quarrying as a special exception.   
 
Mr. Scott suggested bringing the consultant back and the Commission agreed. Mr. Keough 
asked if it would be possible to have a Carolyn by phone at our next meeting. Ms. 
Aneckstein stated that she can see if she is available. Mr. Keough stated the Commission 
needs to have a clear list of what needs asked. Category of kennels and definition, the 
category special exception regarding kennel and mining/quarrying. Can kennel appear 
under principal uses under more than one category under area and bulk regulation.  

 
XI. SUMMARY OF ACTIVE PLANS 

Ms. Aneckstein stated that not much has changed since last meeting. The Commission saw 
the water authority replot of lands and water treatment facility tonight. There is a meeting 
scheduled later this week with Stahl Sheaffer Engineering, CRPR and staff to discuss the 
landscaping plan at  the Whitehall Road Regional Park. Harner Farm, Sheetz and Orchard 
View is waiting for the traffic study to be complete. Mr. Keough stated that the public 
meeting to discuss the comprehensive plan has been cancelled at rescheduled for 
November 14th at 7:00 pm at the State College high school.   
 

XII. CENTRE REGIONAL PLANNING COMMISSION REPORT 
Mr. Thompson stated they were updated on the Scott Road pump station and they plan to 
move forward. Update on biking in the Centre Region, learned different things about biking.  
Atherton street paving will start sept 17th. The next meeting will be October 7, 2019 at 12:15 
pm they will be meeting with COG transportation and land use committee.  
 

XIII. APPROVAL OF REGULAR MEETING MINUTES AUGUST 26, 2019 
Mr. Keough asked for a motion to approve the August 28, 2019 minutes. Mr. Wheland 
moved the motion, Mr. Crassweller seconded and the motion passed unanimously.  
 

XIV. ADJOURNMENT 
The Planning Commission meeting for Monday September 9, 2019 was adjourned at 9:15 
pm.  

 
Respectfully Submitted, 

 
 
 

Rob Crassweller, Secretary 
For the Planning Commission 

 
 

 


