
for signature development on smaller lots if the bulk 
requirements can be adequately addressed and incentives 
provided. Incentives could be design related similar to those 
described for building heights.

Density

Residential Density
Commercial Density

Residential FAR’s and Percentages for Key Locations

The practice of limiting residential FAR’s is a good one to 
encourage more mixed-use density within the downtown 
and to encourage more owner occupied housing. These 
limitations are not always realistic, however, and discourage 
higher density development in some parts of downtown 
where significant amounts of other uses are not feasible.  
The Borough should consider more flexibility in increasing 
residential FAR’s for both rental and owner occupied projects 
if tied to design incentives.

Potential FAR Changes by District 

Maintain the residential FAR limits as they currently exist, 
however, use design incentives to allow for increased 
residential FAR’s as described below:

C District: Increase to 3.0 with incentives in areas currently 
designated as 2.0 and 2.5 FAR; Increase to 3.5 with 
incentives in areas currently designated as 3.0 FAR.

CID District: Increase to 3.0 with incentives. For the Signature 
Development Area, increase to 4.0 with incentives and 
up to 6.0 with additional incentives. Additionally, reduce 
requirements that Signature Development must maintain 
40% non-residential uses to a minimum of 20% for projects 
with an FAR up to 4.0. Increase the non-residential 
requirement incrementally (up to 40%) for projects with 
residential densities between 4.0 and 6.0.

Urban Village District: Establish residential FAR of 2.0 for 
the district with increases up to 3.0 with incentives for areas 
north of Clay Lane.

Increased Residential Incentives

In order to increase residential densities as described 
above, the following incentives should be considered (the 
appropriate incentive mix and number of incentives will need 
to be determined as part of the zoning update):

•	 Provisions for owner-occupied housing.

•	 Provisions for/contributions toward workforce housing.

•	 Provisions for/contributions toward shared parking 
resources.

•	 Provisions for/contributions toward public realm 
improvements within the downtown area.

•	 Design incentives as described for increased building 
heights.

Refer to Exhibit 23: Potential Residential Development 
Densities (page 193). 

Parking Requirements

The Borough is considering a reduction of on-site parking 
requirements for downtown housing to 1 space/800 
SF. Further reduction or elimination of on-site parking 
requirements for both residential and commercial 
development should be considered, provided that the 
parking can be accommodated elsewhere in downtown 
using the techniques recommended for the parking study 
as described under Theme 2. Reduction of the on-site 
requirement is important, particularly considering the small 
block sizes and narrow parcel configurations which don’t 
always allow for on-site parking. 

 
4-E: Zoning Code Update
Perform a stakeholder-based update to the existing zoning 
code to provide for incentive-based design, to better 
accommodate appropriate redevelopment and to provide 
for a more user-friendly document.

Implementation: Borough of State College, Planning 
Commission, Design Review Board 
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Right: Good examples of high 
density residential development 
in Bethesda, Maryland showing 
façade and roof articulation and 
accommodations for ground-
floor commercial uses. 

Over-all, the requirements of the zoning code are appropriate 
for downtown districts with the exception of bulk regulations 
that make high quality development difficult, some ground 
floor use requirements and conflicting language (as a result 
of numerous modifications) that creates confusion. Using 
a stake-holder based process, the Borough should update 
the existing zoning code to allow for higher quality and 
economically viable development while eliminating language 

conflicts and making the ordinance more user-friendly.  
Specifically, the update should include:

•	 Changes in bulk regulations as described under 4-D.

•	 Modifications to ground-floor use restrictions for some 
block faces. The intention to get non-residential and 
non-parking uses on ground floors is appropriate for 
most areas within the downtown core. However, the 
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