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To provide direction and assistance to the CRPA staff, a steering com-
mittee was appointed that represented both Halfmoon Township and 
Patton Township equally.  The role of the steering committee was to 
provide guidance on the goals and policies found at the end of each 
chapter.  The steering committee was made up of nine members.  This 
included four from each municipality and a representative from the 
Pennsylvania State Game Commission.  It was decided to include a 
member of the Game Commission since approximately 3,500 acres of 
State Gamelands 176 was included in the study boundary.  Specifically, 
the steering committee included the following representation: 
 

· Halfmoon Township Board of Supervisors (2 members) 
· Patton Township Board of Supervisors (2 members) 
· Halfmoon Township Planning Commission (2 members) 
· Patton Township Planning Commission (2 members) 
· Pennsylvania State Game Commission (1 member) 

 
Since 2006, the steering committee has generally met once a month to 
establish specific information to be included in the policy document and 
to discuss various aspects of each plan chapter.  These meetings served 
to educate the steering committee on the various aspects of land use 
within the study area and to solicit comments and suggestions.  In some 
cases, several meetings were spent providing background information 
or educational material to better inform the steering committee on spe-
cific issues.  The first step in the process however, was the establish-
ment of the overall study area.  This boundary is roughly described as: 
 
The western edge of the study boundary at the Village of Stormstown 
consistent with Municipal Lane; the northern boundary along the Bald 
Eagle Ridge and consistent with the northern boundary of both Half-
moon and Patton Townships; the eastern boundary follows one quarter  
mile east of U.S. Route 322 with the same profile as the roadway, and 
the southern boundary follows Valley Vista Drive to a point just below 
Circleville Park in Patton Township and then continues west through 

State Gamelands 176 until meeting the western boundary. 

INTRODUCTION  
  
The Centre Regional Planning Agency’s 2006 work program included 
the preparation of a very detailed and specific comprehensive land use 
plan for the lands around the municipal boundary between Halfmoon 
Township and Patton Township.  The specific study boundary focuses 
on the area of the two townships where development is currently 
planned or anticipated to occur in the future.  This includes specific de-
velopments such as the Village of Stormstown and the Halfmoon Acres 
Residential Development Plan in Halfmoon Township, the Toftrees 
Planned Community in Patton Township, and the Gray’s Woods 
Planned Community in both Halfmoon Township and Patton Township. 
 
With a significant amount of future development proposed at the border 
between Halfmoon Township and Patton Township, it’s important to 
ensure there are coordinated land use plans between the two municipali-
ties.  It’s also important to give consideration to the need for municipal 
services and transportation connections between the two townships.  
Furthermore, the coordination of planning issues across municipal 
boundaries emphasizes the fact that land uses don’t stop at municipal 
borders, therefore a coordinated approach to land use planning will ulti-
mately help create a more contiguous and seamless transition between 
the two townships. 
 
The overall intent of this document is to provide guidance to the elected 
and appointed officials from Halfmoon Township and Patton Township 
as they work to address land use concerns near their common border 
and accommodate the future land use needs throughout each municipal-
ity.  In particular, this document should be used to help guide future 
land use decisions such as rezoning requests, land development plans, 
or roadway improvements.  It should also be used to help the munici-
palities consider complimentary uses or regulations near the border be-
tween the two townships. 
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from each development to more easily traverse the township boundary, 
yet discourage traffic using State Route 550 to divert from that roadway 
and “cut-through” the primarily residential developments. 
 
In order to better establish the needs of the transportation infrastructure, 
a specific traffic analysis was performed through the Centre County 
Metropolitan Planning Organization (CCMPO).  The CCMPO allocated 
funds to hire a consultant to calculate specific scenarios related to traf-
fic generation based on development potential in the study area.  This 
report includes mitigation measures to maintain acceptable levels of 
service at various intersections; both existing and proposed.  The report 
also includes information related to costs for the various mitigation 
measures and the party responsible for completing or investigating the 
feasibility of the mitigation.  Finally, the report contains a safety study 
of the State Route 550 corridor.  The safety study looks at specific loca-
tions where issues have been identified and recommends potential miti-
gation measures. While the traffic analysis is not included in the policy 
document, it is referenced and the final traffic analysis report will be 
included as a supplemental document. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Working closely with the Steering Committee, Centre Regional Plan-
ning Agency staff has developed a land use plan that provides a solid 
framework to assist the municipalities when addressing future land use 
decisions.  CRPA staff provided the steering committee with a draft of 
text for each chapter of the document.  The steering committee recom-
mended specific changes, additions, or corrections, and staff made the 
necessary changes to reflect the steering committee’s position.  
Through each step of the process the steering committee provided spe-
cific guidance to determine the ultimate direction of the planning effort. 
 
The resulting plan consists of six different chapters.  Each chapter 
represents a guiding element to help direct the future land uses within 
the overall study area.  Each chapter also has specific goals and policies 
to help achieve the concepts outlined.  The six chapters are: 
  

· Water & Sewer Services 
· Environmental Protection 
· Rural Preservation & Urban Needs 
· Specific Land Use Needs 
· Commercial & Retail Viability 
· Transportation Impacts 

 
One component that received a significant amount of attention through-
out this process was the issue of connectivity between the two munici-
palities.  Currently, there are significant developments proposed in each 
township at their common border.  Within these developments is a mix 
of land uses including residential, commercial/retail, office, and recrea-
tional uses.  The steering committee felt it was necessary to explore 
ways to encourage connectivity between the two municipalities so the 
residents in each development could take advantage of the amenities 
that were proposed on each side of the municipal boundary without re-
quiring them to use State Route 550; currently the only paved public 
roadway connection between Halfmoon Township and Patton Town-
ship.  To this end, the notion of roadways that were “locally convenient 
and regionally inconvenient” was explored.  This would allow residents 
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The policy document consists of six distinct chapters that provide de-
tailed information on different aspects of land use within the study 
boundary.  Each chapter provides a specific list of goals and policies to 
follow that will help achieve the land use ideas that are outlined within 
each chapter.  The six chapters include: 
 

· Water & Sewer Services 
· Environmental Protection 
· Rural Preservation & Urban Needs 
· Specific Land Use Needs 
· Commercial & Retail Viability 
· Transportation Impacts 

 
Chapter one begins with a discussion of water and sewer issues.  A key 
factor to future land use density, scale, and massing throughout the 
study area will depend on adequate and reliable water and sewer ser-
vice.  This chapter explores the various options for water service in-
cluding private drinking water wells, service from the Upper Halfmoon 
Water Company, service from the State College Borough Water Au-
thority, and community water systems.  Sewer service options identified 
for properties within the study boundary includes private on-lot septic 
systems, connection to centralized public sewer for eligible locations, or 
community on-lot disposal systems. 
 
The second chapter looks at issues related to environmental protection.  
The study boundary that was identified contains significant environ-
mental features including State Gamelands 176, the Scotia Barrens, 
Audubon Important Bird Areas, Important Mammal Areas, and Bio-
logical Diversity Areas.  The study boundary also contains significant 
wetlands, riparian areas, and groundwater recharge locations.   Simi-
larly, there are groundwater wells used for public and private drinking 
water supplies which makes wellhead protection that limits contami-
nants from entering the drinking water supply an important factor.  Fi-
nally, chapter two discusses issues involving access to public lands such 
as State Gamelands 176; wildlife corridors to link State Gamelands 176 

EXECUTIVE SUMMARY  
 
The Halfmoon Township and Patton Township Area Plan is being of-
fered as the culmination of a multi-year study by the Centre Regional 
Planning Agency as directed by a Steering Committee consisting of 
elected and appointed officials from Halfmoon Township and Patton 
Township.  The steering committee also included representation from 
the Pennsylvania State Game Commission and input from affected 
property owners.  It is being presented to Halfmoon Township and Pat-
ton Township for their consideration and anticipated future acceptance. 
 
Since 2006, the steering committee has generally met once a month to 
establish specific information to be included in the policy document and 
to discuss various aspects of each plan chapter.  These meetings served 
to educate the steering committee on the various aspects of land use 
within the study area and to solicit comments and suggestions.  In some 
cases, several meetings were spent providing background information 
or educational material to better inform the steering committee on spe-
cific issues.  The first step in the process however, was the establish-
ment of the overall study area.  This boundary is roughly described as: 
 
The western edge of the study boundary at the Village of Stormstown 
consistent with Municipal Lane; the northern boundary along the Bald 
Eagle Ridge and consistent with the northern boundary of both Half-
moon and Patton Townships; the eastern boundary follows one quarter  
mile east of U.S. Route 322 with the same profile as the roadway, and 
the southern boundary follows Valley Vista Drive to a point just below 
Circleville Park in Patton Township and then continues west through 
State Gamelands 176 until meeting the western boundary. 
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Chapter five provides an overview of commercial and retail viability for 
the study area.  In particular, this chapter revisits economic develop-
ment studies that have been done for various projects throughout the 
Centre Region to determine how much commercial or retail use could 
be supported by the proposed development identified within the study 
boundary.  Chapter five also inventories existing commercial areas 
within the study boundary including commercial and retail uses that are 
proposed as part of several master planned communities.  This chapter 
concludes with a discussion on population density, identifying the need 
for a strong population base to support commercial and retail uses; and 
providing a size, scale, and mass for commercial and retail uses that can 
be more readily supported by the population density that is anticipated 
near these commercial and retail centers. 
 
Chapter six concludes the policy document with a discussion of trans-
portation issues within the study boundary.  Transportation issues were 
a major factor in many discussions throughout the life of this project 
which is evidenced by the information in chapter six.  Specifically, 
chapter six addresses issues related to bicycle and pedestrian facilities; 
public transportation; and connectivity between Halfmoon Township 
and Patton Township. 
 
One aspect of transportation that is referenced in chapter six is the com-
pletion of a traffic analysis for the study boundary.  This was a separate 
project that was funded through the Centre County Metropolitan Plan-
ning Organization but was specifically intended to identify traffic issues 
within the study boundary.  The final report includes a list of specific 
mitigation measures to address future anticipated traffic and the poten-
tial costs associated with those measures.  It also identifies who would 
be responsible for any mitigation that might occur.  Along with the traf-
fic analysis was a safety study for State Route 550; the major east and 
west corridor through the study boundary.  The safety study examined 
several specific locations that have been previously identified as having 
issues related to safety and recommended mitigation measures to reduce 
the number of accidents at each location. 

and the Bald Eagle Ridge; soil profiles and their suitability for septic 
systems; and various land conservation programs that exist in both 
townships. 
 
Chapter three examines the diverse nature of the study area by discuss-
ing the balance between rural preservation and urban needs.  In particu-
lar, chapter three inventories existing land uses within the study area 
and provides an overview of future land uses including proposed zoning 
districts that may impact development and population density.  This 
chapter also provides a discussion of the Regional Growth Boundary 
and Sewer Service Area that was updated through the Centre Region’s  
Act 537 Sewage Facilities Plan.  It should be noted that Halfmoon 
Township does not currently have any property within the Regional 
Growth Boundary and Sewer Service Area therefore it is not eligible for 
public sewer service.  This will limit the amount of development den-
sity that can occur and similarly limit the urban services that can be pro-
vided to the townships’ residents. 
 
The fourth chapter of the document explores specific land use needs 
within the study boundary.  In particular, this chapter inventories the 
existing zoning districts for each township within the study boundary 
and provides a breakdown of the percentages.  This allows an analysis 
to be performed based on the types of land uses that are currently al-
lowed under existing regulations.  Chapter four also provides a discus-
sion on the infrastructure needs that go along with the existing land 
uses.  This includes physical infrastructure such as roads and sidewalks, 
but also includes social infrastructure such as public facilities, public 
services, and emergency services.  Finally, chapter four looks at signifi-
cant developments that might occur within the study boundary.  Four 
signif icant planned communities or properties with future development 
potential are identified.  This includes the Halfmoon Acres develop-
ment in Halfmoon Township; the Toftrees Planned Community and 
Imbt tract in Patton Township; and the Gray’s Woods Planned Commu-
nity in both Halfmoon Township and Patton Township. 
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This land use plan provides a solid framework for how Halfmoon 
Township and Patton Township intend to grow and develop within the 
study boundary.  It was created by the citizens of each township and 
outlines specific goals and policies established to fulfill the specific vi-
sion identified for the study area.  This plan is intended to be used as a 
guidance document for the establishment of future land uses within the 
study boundary and can help provide insights on the land use desires of 
the community. 
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Upper Halfmoon Water Company 
 
The Upper Halfmoon Water Company has the distinction of being a 
regulated community water supply, yet it’s a private non-profit com-
pany.  It’s funding is provided by the sale of its water supply and there 
is no affiliation with Halfmoon Township.  Currently the UHWC oper-
ates one supply well and has the capacity to serve approximately 1,500 
to 1,800 customers.  The current customer base is approximately 550 to 
600 users, therefore existing capacity remains, however in order to ex-
pand service beyond the existing capacity would require additional in-
frastructure such as a storage tank.  Currently, the UHWC is focusing 
some of its attention on upgrading existing water lines and infrastruc-
tural needs to ensure they are adequate to meet future demands. 

When evaluating development potential within the study area of the 
Halfmoon Township and Patton Township Area Plan it’s important to 
determine how new developments will be served by water and sewer.  
The ability to serve new developments while maintaining a quality level 
of service to existing customers will be a crucial component of the fu-
ture longevity of the community.  Within the study area there are sev-
eral options that can be explored for the service of both water and 
sewer.  These options include both public and private facilities for wa-
ter and sewer services. 
 
Establishing the means by which properties will be served by water and 
sewer will determine the future growth potential of the community.  
This will have an effect on the future growth of not only Halfmoon 
Township and Patton Township but could affect growth within the en-
tire Centre Region.  It is important to ensure that adequate infrastructure 
exists to support future development and can be maintained in an effi-
cient and safe manner for all the citizens of the community.  It may also 
be necessary to ensure the infrastructural demands can support existing 
uses that may need to take advantage of new facilities due to a lack of 
adequate water or sewer facilities. 
 
WATER SUPPLY AND SERVICE 
 
Portions of the Halfmoon and Patton Township Area Plan study area 
are served by the Upper Halfmoon Water Company (UHWC) in Half-
moon Township and the State College Borough Water Authority 
(SCBWA) in Patton Township.  Another source for water within the 
study area is individual wells or community water systems that operate 
independently of the centralized water service providers.  These indi-
vidual wells are direct conduits to the groundwater supply and draw 
from the same water source as the public water providers. 
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WS—1: A pump house and storage tank for the Upper Halfmoon Water Company 
helps provide continuous water service to the Citizens of Halfmoon Township. 



State College Borough Water Authority 
 
A second provider of water services within the study area is the State 
College Borough Water Authority.  In comparison to the UHWC, the 
SCBWA has a larger customer base and a larger capacity of water be-
ing used by its customers on a daily basis.  The SCBWA serves ap-
proximately 70,000 customers and has a daily usage of approximately 
5.5 million gallons.  There are seven different wells and one reservoir 
operated by the SCBWA however not all the facilities are active at the 
same time or pumped to capacity.  This helps to limit the amount of wa-
ter that is being taken from the aquifer at any one time. 

There are several elements that may affect future service by the Upper 
Halfmoon Water Company.  In particular, there has been some discus-
sion regarding the location of the UHWC’s well field in relation to the 
State College Borough Water Authority’s Gray’s Woods Well Field.  
Concerns were raised regarding the production capacity of each well 
field and whether or not one would deplete supply from the other.  In 
the end, the permitting authorities for water wells in the Susquehanna 
River Basin allowed both wells to exist within proximity of each other. 
 
Individual wells pose a potential threat to the Upper Halfmoon Water 
Company.  Substandard well construction can create direct conduits for 
contaminants to enter the groundwater supply and therefore enter the 
UHWC’s supply system.  To protect against this issue, treatment is 
done to all the water being supplied by the UHWC, however it can add 
additional costs to the overall treatment process. 
 
Along with substandard individual well construction is the construction 
of substandard community water systems.  These are systems that are 
built by developers to serve a subdivision or part of the community.  If 
the system is built to a substandard quality or inadequately sized for the 
number of users, this can present future problems for the UHWC if they 
would take over operation or service to these areas.  There are often ad-
ditional costs to upgrade any substandard infrastructure and ensure that 
adequate service to the customers can continue into the future. 
 
A final issue that could influence the ability of the Upper Halfmoon 
Water Company to serve its existing and future customer base is the 
loss of future well locations to developments.  With increased develop-
ment in Halfmoon Township, the options for available locations to es-
tablish additional wells are becoming limited.  Fortunately, since most 
of Halfmoon Township is agriculturally based, the development pres-
sure has been limited; however existing proposals for focusing growth 
in specific areas of the township may change future demands and there-
fore increase the need for additional water sources or growth locations. 
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WS—2: A pump house sits in one of the many wellfields used to supply the State Col-
lege Borough Water Authority’s customer base throughout the Centre Region. 
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The State College Borough Water Authority faces similar issues for 
protection of their wells as were identified by the Upper Halfmoon Wa-
ter Company.  One main difference between the two water providers is 
that the SCBWA has wells in developing areas where the UHWC well 
is in a more rural area.  The urban nature of several well locations for 
the SCBWA provides additional concerns for potential contaminations 
entering the groundwater aquifer.  With development pressures near the 
wells, there is a concern that urban run-off such as storm water, 
leachate from septic systems, or other urban impacts will infiltrate the 
well locations and potentially contaminate the groundwater supply.  
Fortunately, most of the urbanized areas are currently on public sewer 
and therefore the threat of contamination from individual septic systems 
is minimal, however storm water run-off remains a potential concern. 
 
Private Individual & Community Wells 
 
A third category of water providers are the private wells.  Included in 
this category would be community water systems that operate off of 
private wells to serve more than just a single use.  Private wells are a 
viable solution to getting water to a home or business and provide water 
to many rural areas and even some areas that were once rural and have 
become urbanized.  
 
One major concern surrounding the private or community wells is the 
construction of the well itself.  In many cases, the wells were con-
structed without any uniform standards and therefore many simply act 
as “straws” leading into the underground aquifers.  In order to ensure 
the wells do not provide direct conduits to the aquifer for contaminants 
or other potentially hazardous elements, all wells should be cased and 
grouted.  This helps ensure there are no additional spaces or gaps be-
tween the well and the soil for contaminants to enter the aquifer. 
 
Currently, both Halfmoon Township and Patton Township have well 
construction standards in place that require wells be drilled to compe-
tent bedrock and then be cased and grouted.  Halfmoon Township has a 

Currently, the State College Borough Water Authority does not have 
plans to expand their water system; however the capacity does exist for 
expansion.  Any expansion of the SCBWA’s service area would require 
approval from the municipalities it serves and costs for the expansion 
would be incurred by the developer or the person requesting the expan-
sion.  Currently, the cost for new customers to tap into the existing in-
frastructure (the tapping fee) is between $7,000 and $9,000. 
 
Similar to the Upper Halfmoon Water Company, the State College Bor-
ough Water Authority has pressures that it must deal with regarding fu-
ture supply and service.  One major issue that may face the State Col-
lege Borough Water Authority is the potential effects from the pyritic 
rock unearthed during the construction of Interstate 99.  The drainage 
from this rock is acidic and has caused some major concerns with 
groundwater supplies in and around the area of the I-99 construction. 
 
Initially, the Pennsylvania Department of Environmental Protection had 
200 monitoring wells in the area to determine the effects of run-off 
from the pyritic rock.  These wells were all within about one half mile 
of the Sky Top area.  Recently, the number of monitoring wells was re-
duced to between twenty and thirty.  Additionally, there are 50 long-
term sampling wells in place and four individual homes are being sam-
pled.  There is also a plan in place to collect any and all runoff from the 
engineered rock placement area (ERPA) and test it for approximately 
two years to determine what the best treatment process will be for the 
area.  Similarly, the SCBWA will continue to sample the Ashcraft and 
Alexander Farms wells for an additional two to three years to monitor 
any changes due to the pyritic rock. 
 
This becomes an important issue for the SCBWA because if groundwa-
ter levels become too acidic for individual wells to be operated, there 
will be a need for public water service to be extended to homes and 
businesses in the contaminated area.  This will translate to an additional 
expense for the SCBWA and a loss in additional capacity that may oth-
erwise be used for future growth and expansion in planned areas. 
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used to supply water, it becomes a direct conduit to the groundwater 
table and therefore can be problematic.  Abandoned wells should be 
capped and sealed in accordance with the Pennsylvania Department of 
Environmental Protection’s (DEP) Water-Well Abandonment Guide-
lines as published in chapter seven of the DEP document entitled 
Ground Water Monitoring Guidance Manual.  This will ensure nothing 
can be placed into the well and limit the amount of open conduits to the 
underground aquifers and help protect against contaminants reaching 
the groundwater through open wells in the future. 
 
Community Water Systems 
 
Within the study area there are several private water systems that serve 
individual subdivisions.  These types of water systems occur in both 
Halfmoon Township and Patton Township.  While there are multiple 
private water systems that serve small subdivisions or clusters of 
homes, only three systems meet the Pennsylvania Department of Envi-
ronmental Protection (DEP) requirements for public water systems.  To 
qualify as a public water system under the DEP regulations there must 
be 15 homes or 25 people served off the same water source for six con-
secutive months or more.  The three systems within the study area that 
meet these criteria include Trotter Farms and the Sawmill Road Subdi-
vision in Halfmoon Township and the Ridgemont Subdivision in Patton 
Township. 
 
Specifically the Trotter Farms system is designed to serve approxi-
mately 80 homes with a capacity of 500,000 gallons per day while the 
Sawmill Road system which was constructed about twenty years ago 
serves approximately 40 homes.  In Patton Township, the Ridgemont 
neighborhood water system consists of three different phases.  The first 
phase was established between 1958 and 1962, with the other two 
phases occurring in 1985.  All together the three phases serve approxi-
mately 50 homes. 
 
 

stand-alone ordinance that regulates well and borehole construction and 
water quality and quantity.  Patton Township regulates well or borehole 
construction through Chapter 10 of the property maintenance code.  It 
should be noted, however, that the Halfmoon Township well ordinance 
only addresses drinking water wells while the Patton Township ordi-
nance addresses drinking water and geothermal wells.  Both ordinances 
adequately regulate the specific well type, however each could benefit 
from adding additional requirements to cover all well types.   

Another issue facing individual wells is the potential abandonment of 
the wells due to connection with public water facilities, lack of suffi-
cient water, or other possible reasons.  When a well is no longer being 
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WS—3: Geothermal wells such as this one are becoming a more common sight 
throughout the study area and the Centre Region. 
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area.  Depending on these two factors, the infiltration rates into the un-
derground aquifers can be slow or fast.  If the soils drain slowly, there 
is more time for contaminants to be filtered out before reaching the aq-
uifers.  Conversely, if the soils drain fast, there is a greater chance that 
impurities will not be filtered out before they reach the aquifers.  This is 
important because the types of soils and geology in a specific area can 
impact the types of uses that may be permitted. 

Within the study boundary for the Halfmoon and Patton Township Area 
Plan there are multiple varieties of both soils and geological formations.  
Generally speaking however, the soils in the study area can be classi-
fied as the Hagerstown-Opequon-Hublersburg association and the Mor-

While these are the only systems that qualify under the DEP regulations 
for public water supply, there are three other known systems that serve 
multiple homes off the same water source.  In Halfmoon Township, 
several homes in the Centennial Hills subdivision are served by the 
same water source and several homes in the Orchard Creek Subdivision 
are on the same water source.  In Patton Township, clusters of homes in 
the Graycairn/Wildernest and Ambleside Subdivisions are served off 
the same water source. 

 
GROUNDWATER INFILTRATION 
 
As previously mentioned, there are many factors that can affect the 
quality of the groundwater supply.  Two major factors that are beyond 
the control of anyone are the geology and the soils that are in a specific 

�

����	�$�#���"��� �$���$�#��� �$�#�6�!�(�$� �

WS—4: A community water system in the Trotter Farms Subdivision supplies water to 
the residences and eliminates the need for individual wells.  WS—5: Sinkholes are common throughout the Centre Region and provide direct con-

duits to groundwater supplies.  Protection of areas that are prone to sinkholes is key 
to protecting groundwater. 
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types make up a majority of the sewage disposal options within the 
study area.  The extent of where public sewer is available is identified 
by the Act 537 Sewage Facilities Plan that was adopted by the Centre 
Region’s municipalities in 2006.  This update to the Centre Region’s 
Sewage Facilities Plan reestablished the Regional Growth Boundary  
(RGB) and Sewer Service Area (SSA).  Any properties that are outside 
of the RGB and SSA will not be eligible to receive public sewage facili-
ties from UAJA’s central system and can only use on-lot or satellite op-
tions unless the properties are added to the RGB and SSA in the future.  

rison association according to the 1981 Soil Survey of Centre County, 
Pennsylvania.  The Hagerstown-Opequon-Hublersburg association is  
characterized by nearly level to sloping grounds where the soils can be 
deep or shallow.  This soil association is typically well drained and is  
underlain by limestone bedrock.  The Morrison association is classified 
by gently sloping to moderately steep slopes where the soils run deep.  
The Morrison soils are typically well drained and are underlain by limy 
sandstone.  In many cases these soils are shallow and therefore leave 
little room between the soil and the underlying rock formations to pro-
vide the necessary filtration of surface waters.  Due to the large variety 
of soils, an adequate and thorough assessment should be conducted 
prior to any development activity to determine what development con-
siderations may need to be taken.  A specific soils map can be found in  
Chapter Two (Map EP-10).  
 
Protecting and preserving the water sources are important to ensure that 
there is adequate usage for future generations and the aquifer is not con-
taminated or compromised by too many entities trying to draw from the 
same source.  One key question that will need to be addressed when 
exploring future water service is how and by what means future devel-
opments will be served by water.  Since the Upper Halfmoon Water 
Company serves Halfmoon Township and the State College Borough 
Water Authority serves the rest of the Centre Region, there will need to 
be discussion regarding the future capacities of each system and which 
provider might serve future developments.  This is a policy decision 
that will need to be evaluated and discussed for the best possible option 
and time table for all parties involved while providing the most benefit 
to the community as a whole. 
 
SEWER SERVICE 
 
Like the water systems within the study area, there are several options 
for sewage disposal systems within the study area.  These consist pri-
marily of on-lot sewage disposal systems and public sewer treatment 
provided by the University Area Joint Authority (UAJA).  These two 
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WS—6: Septic drainfields like the one pictured above remove liquid from individual 
on-lot septic systems and are an essential component to their overall function. 
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on adequate soils to handle septic systems.  Therefore a proper evalua-
tion of the soils and other geologic conditions should be conducted to 
determine the specific infiltration rates and soil suitability levels for on-
lot septic systems.  A map of septic soil suitability can be found in 
Chapter Two (Map EP-11). 
 
When looking at the immediate border area between Halfmoon Town-
ship and Patton Township, there is currently development activity in 
Patton Township and proposed activity in Halfmoon Township.  Spe-
cifically, in Halfmoon Township there are approximately 1,000 acres of 
land under consideration for a change in zoning that would allow for 
increased density in this location (Map RP-5 in Chapter Three provides 
an overview of this location).  Under current conditions, there is no cen-
tralized sewage option for this area; therefore development densities 
would be limited to a maximum of one unit per acre.  After accounting 
for land suitability of approximately 70% (i.e. roads, sidewalks, drive-
ways, recreational requirements, etc.), the maximum density possible 
would be approximately 700 dwelling units.  In the same scenario, if  an 
adequate sewage option is available, the maximum density allowed by 
the proposed zoning change would be approximately 2.25 units per 
acre.  With this new density, approximately 1,575 dwelling units could 
be built on the same amount of land.  In order to accomplish this how-
ever, centralized1 sewer would need to be incorporated into the overall 
plan. 
 
Based on the findings outlined in the Centre Region’s Act 537 Sewage 
Facilities Plan, the existing collection and conveyance system for the 
University Area Joint Authority’s (UAJA) Spring Creek Pollution Con-
trol Facility is in need of upgrades to handle the existing and future ca-
pacity within the existing Regional Growth Boundary and Sewer Ser-
vice Area.  This means that some segments of the existing system have 
reached their useful life and are in need of upgrades.  As more of the 

This is of particular importance because no properties within Halfmoon 
Township are located within the RGB or SSA. 

The availability of public sewer or a similar alternative is important 
when looking at density for development.  Without a major treatment 
option, development densities will be low due to the need to establish 
adequate locations for on-lot sewage disposal systems and back-up sys-
tems.  This is compounded by the Pennsylvania Department of Environ-
mental Protection (DEP) requirements that mandate a minimum of one 
acre per dwelling unit for on-lot septic systems.  This is also dependant 
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WS—7: An aerial view of the University Area Joint Authority’s Spring Creek Pollu-
tion Control Facility.  This facility treats all the wastewater within the Centre Re-
gion’s Regional Growth Boundary and Sewer Service Area.  

1 For the purposes of this chapter, centralized is defined as a collection and conveyance system that uses one 
central location for treatment of wastewater.  It is not intended to be a geographical definition or imply  a 
location for treatment facilities.   
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however it will provide the highest level of treatment available.  It 
should also be noted that the development capacity of the existing Re-
gional Growth Boundary and Sewer Service Area already exceeds the 
treatment capacity of the UAJA plant even with the additional treatment 
capacity provided by the beneficial reuse technology. 
 
If a beneficial reuse option or similar satellite treatment facility is ex-
plored, one key component that should be included in the evaluation 
process is the long-term operation of such a system.  It may be appro-
priate for any satellite treatment facilities to be managed and operated 
by the University Area Joint Authority to prevent multiple authorities or 
entities from running treatment facilities.  This will help ensure that any 
satellite system is managed and operated to the same standards as 
UAJA’s Spring Creek Pollution Control Facility.  This may require 

Centre Region develops more sections of the collection and conveyance 
system may require upgrades.  Therefore it may not be feasible for ad-
ditional properties within the study area to connect into the existing 
UAJA collection and conveyance system.  For the UAJA to service this 
area of Halfmoon Township the flow would need to be conveyed sev-
eral times through a series of pump stations to reach the UAJA plant.  
In addition, the Spring Creek and Spruce Creek watershed divide is lo-
cated in this portion of Halfmoon Township and conveyance of this 
flow between watersheds would require additional regulation and per-
mitting by the Pennsylvania Department of Environmental Protection.  
This may create a need for an alternative wastewater treatment solution 
to be established. 
 
Beneficial Reuse Technology 
 
Even though a large portion of the study area can not be served by the 
University Area Joint Authority’s centralized sewer system, there are 
still options for centralized sewer treatment to occur thus providing for 
the estimated densities within the study area.  Technology has advanced 
to a point where satellite collection, conveyance, and treatment systems 
can be built on a smaller scale while still providing optimum treatment.  
One option in particular that would take advantage of technological ad-
vances is creating a treatment facility that would utilize beneficial reuse 
technology. 
 
Through beneficial reuse technology, wastewater is treated through a 
three step process including micro-straining, micro-filtration, and re-
verse osmosis as well as ultraviolet light to make the water ultra pure 
and available for discharge into a variety of locations or applications.  
This technology is currently being used at the University Area Joint Au-
thority’s Spring Creek Pollution Control Center.  This technology is 
arguably the most advanced and provides the most intense and effective 
treatment of wastewater.  It should be noted however, that beneficial 
reuse is also a very expensive option.  The costs of the technology may 
be prohibitive for this type of treatment option to be put into place; 
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WS—8: Membrane racks, as part of the advanced water treatment process help to 
create the ultra-pure beneficial reuse water at the UAJA. 
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Chesapeake Bay Tributary Strategy 
 
Another element to consider when exploring the issues of wastewater 
treatment is the Chesapeake Bay Tributary Strategy.  The Chesapeake 
Bay Tributary Strategy is a federally mandated program that calls for 
reductions in total nitrogen and total phosphorus levels that are reaching 
the Chesapeake Bay from Pennsylvania, New York, Maryland, Dela-
ware, Virginia, and West Virginia.  Because of these regulations, sew-
age treatment options will be limited based on the discharge require-
ments being put forth by the Chesapeake Bay Tributary Strategy and 
enforced by the U.S. Environmental Protection Agency (EPA) and the 
Pennsylvania Department of Environmental Protection (DEP).  Not 
only does this limit the options for new wastewater treatment facilities, 
but it limits what existing facilities can do in regards to expanding their 
current systems.  The Chesapeake Bay Tributary Strategy has placed 
capacity limits on how far existing wastewater treatment plants can ex-
pand their capacity.  This may require innovative and potentially expen-
sive treatment options to be considered in order to allow additional den-
sity and development to occur. 
 
When evaluating the different options for wastewater treatment within 
the study boundary, it will be important to establish a feasible solution 
that will meet the current needs of the community, but also be adequate 
to ensure future needs can be met as well.  It may be necessary to ex-
plore more permanent options for wastewater treatment within the study 
area through a satellite treatment plant to limit the use of on-lot septic 
systems to only the most rural areas that have adequate land capacity to 
support such systems.  However, similar to the issues facing water sup-
ply, any long-term decisions to limit or encourage specific wastewater 
treatment options would need to be a policy decision that is properly 
evaluated for any short-term or long-term outcomes that might not be 
readily identified. 

some additional design considerations to ensure the facilities are ade-
quately constructed before UAJA assumes the responsibility of the sys-
tem.  This would also need to be a policy decision by Halfmoon Town-
ship to request that UAJA assume operation of any satellite facilities in 
the township.  
 
Beneficial reuse technology or similar wastewater treatment options 
will also need to consider a discharge location.  Since no major streams 
are located in the study area, any satellite system would need to utilize a 
subsurface system such as drip irrigation or a spray irrigation system.  
These issues will need to be carefully considered during the develop-
ment design process to ensure that adequate land area is set aside to ac-
commodate these water disposal needs. 
 
The option that is established for wastewater treatment will dictate how 
future land use and development activities occur within the study area.  
One element to take into account when planning for the future water 
and sewer needs of the community is to look at existing uses that might 
be able to benefit from new or updated systems.  In particular, in the 
Centre Region’s Act 537 Plan there were several areas identified as 
having potentially high incidents of septic tank malfunctions.  There 
may be a future need to provide a centralized sewage option for dwell-
ing units that will not be able to repair or replace failed septic systems.  
This may require additional capacity to be planned into the sewage op-
tions.  As any satellite facility is designed for the study area, the needs 
of adjacent locations such as the Saw Mill Road and Stormstown areas 
must be considered.  Depending on the specific extent of these areas, 
there could be between 100 and 300 additional units with a potential 
need for some form of sanitary sewer option to replace failing on-lot 
septic systems. 
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d. New infrastructure (pipes, valves, etc.) for water systems shall 

be installed to meet the standards of existing public water sup-
plies to ensure consistency and compatibility with existing pub-
lic water providers. 

 
e. Future consideration shall be given to establishing an intercon-

nection between the Upper Halfmoon Water Company and the 
State College Borough Water Authorities systems to help ensure 
continued water service exists. 

 
 
POLICY 1.2: To help fortify the open conduits to the groundwater sup-
ply and therefore help limit the potential contaminants entering the 
groundwater supply due to substandard wells, well construction stan-
dards will ensure uniformity in design and construction of new wells 
within both the study area and the entire township while promoting 
safety of groundwater supplies. 
 
a. Halfmoon Township shall continue to examine it’s well con-

struction ordinance to ensure it is up-to-date and make amend-
ments as necessary based on changing standards or conditions. 

 
b. Patton Township shall continue to examine it’s well construc-

tion ordinance to ensure it is up-to-date and make amendments 
as necessary based on changing standards or conditions. 

 
c. Changing technologies or upgrades in efficiency shall be con-

sidered and incorporated into existing well construction ordi-
nances as necessary. 

 
d. The Centre Regional Planning Agency shall assist the munici-

palities with updates to ordinances as necessary. 
 
 

GOALS & POLICIES  
 
In order to achieve the most efficient and effective water and sewer ser-
vice within the study area, specific goals and policies need to be estab-
lished that outline how future land use issues will be addressed.  These 
goals and policies shall be used as a guide to help establish regulations 
for future land uses and help create a more unified approach to land 
uses within the study area. 
 
GOAL 1.1: Provide options for a safe and sustained water supply to 
the residents of Halfmoon and Patton Township. 
 
GOAL 1.2: Establish reliable and effective long-term options for 
wastewater treatment within the study area to ensure wastewater 
treatment is properly managed.   
 
 
POLICY 1.1: Properties within the study area have access to several 
public water systems and shall be encouraged to connect to these sys-
tems when possible.  Similarly, areas that have significant population 
densities as determined by the municipalities shall be required to estab-
lish a public water supply as defined by the Pennsylvania Department 
of Environmental Protection. 
 
a. Guidelines shall be established to determine the most efficient 

and effective method of water service for properties within the 
study boundary. 

 
b. Efforts shall be taken to coordinate logical service areas for both 

the Upper Halfmoon Water Company and the State College 
Borough Water Authority to provide public water supply to 
properties within the study area. 

 
c. Where populations exceed a signif icant density as established 

by the municipalities, a public water supply shall be required. 
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POLICY 1.5: Identifying the most efficient and effective wastewater 
treatment option for properties within the study boundary is important 
to sustain long-term development opportunities. 
 
a. A process shall be established to identify and evaluate the most 

effective and efficient wastewater disposal option for develop-
ment opportunities within the study area.   

 
b. On-lot disposal systems shall remain a viable option for waste-

water disposal needs outside the Regional Growth Boundary 
and Sewer Service Area.   

 
c. When feasible, wastewater treatment solutions shall allow for 

expansion to provide for future wastewater treatment needs.  
 
d. Future disposal areas or technological advances in the treatment 

of wastewater effluent shall be taken into consideration when 
considering future development opportunities or future expan-
sion of wastewater treatment solutions. 

 
e. Options for centralized wastewater treatment shall be explored 

to meet allowable population densities of two dwelling units per 
acre or greater within the study area. 

 
f. The use of centralized wastewater treatment shall be endorsed 

by the host municipality and the COG General Forum prior to 
installation or development. 

 
 
 
 
 
 
 
 

POLICY 1.3: Protecting public water supplies is important to the over-
all longevity to ensure a safe and viable source of water exists within 
the study area and the overall community. 
 
a. Source water protection plans shall be established for all public 

water supplies within the study area to ensure long-term protec-
tion of the groundwater supply.  This shall be done in accor-
dance with any applicable state or federal regulations. 

 
b. Wellhead protection areas shall be established to limit adverse 

uses near water supply areas. 
 
c. Municipalities shall consider adoption of all or parts of the State 

College Borough Water Authority’s source water protection 
study to help protect and preserve public drinking water sup-
plies. 

 
 
POLICY 1.4: Protect sensitive areas that contribute to groundwater 
aquifers by ensuring the soils and geology are suitable for proposed de-
velopment activity.  This will help maintain future sustainability of pub-
lic drinking water supplies. 
 
a. An adequate and thorough soil and geologic assessment shall be 

conducted prior to any development activity to determine what 
development considerations may need to be addressed. 

 
b. Environmentally significant soils and geologic areas shall be 

protected to ensure their continued longevity as an environ-
mental resource is maintained. 

 
c. Development shall occur only where soils  and geology are 

suitable for such activities. 
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POLICY 1.6: Proper and efficient operation of wastewater treatment 
systems will help ensure their continued compliance with state and fed-
eral regulations as well as their continued longevity as a viable waste-
water treatment option. 
 
a. Discussions with the University Area Joint Authority or similar 

certified operator shall be conducted to evaluate their ability to 
provide technical services for the operations of any centralized 
wastewater treatment facilities. 

 
b. The University Area Joint Authority or similar certified operator 

shall be responsible for the operations, maintenance, and upkeep 
of any centralized wastewater treatment facilities to ensure on-
going processes are sustained. 

 
 
POLICY 1.7: The Chesapeake Bay Tributary Strategy has been estab-
lished to regulate the discharge of nitrogen and phosphorus into the 
tributaries that supply water to the Chesapeake Bay.  This Strategy is 
intended to help revitalize the health of the Chesapeake Bay and its 
tributaries. 
 
a. All future wastewater treatment options shall be compliant with 

the regulations outlined in the Chesapeake Bay Tributary Strat-
egy and enforced by the Pennsylvania Department of Environ-
mental Protection. 

 
b. Continued efforts shall be taken to limit the discharge of nitrates 

and phosphorus into water bodies that feed into the Chesapeake 
Bay  

 
c. When practical, local credits for phosphorus and nitrogen shall 

be purchased before exploring options outside the local water-
shed. 
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and rich history within the Centre Region as it played an integral part in 
the settlement of the area.  The Scotia Barrens was a location of interest 
in the late 1700’s for its ore deposits.  In the early 1900’s the Barrens 
were formally settled as the company town of Scotia by industrialist 
Andrew Carnegie and the ore was mined from the area.   

 
The Scotia Barrens are not only important to the community from a his-
torical perspective, but they are extremely important from an environ-
mental perspective.  The Scotia Barrens are unique to Pennsylvania in 
the fact that it is one of the largest pitch pine – scrub oak barrens re-
maining in the Commonwealth.  In 1973, the Pennsylvania Game Com-
mission acquired approximately 6,200 acres of barrens therefore help-

Within the study area for the Halfmoon & Patton Township Area Plan, 
there is a diverse range of land uses and, in particular, environmentally 
signif icant land uses.  The geography of the study area and its overall 
location within the community are of a rural nature and therefore play a 
large role in the overall identification and establishment of the environ-
mental signif icance of the study area.  Similarly, the ridge and valley 
systems within Centre County also establish a significant base for real-
izing some of the specific environmental issues that are present within 
the study area. 
 
Along with the naturally occurring environmental areas, there are also 
several programs that have been established by both Halfmoon Town-
ship and Patton Township to help protect the environmentally signifi-
cant areas and increase the amount of land that will be established as 
open space.  These programs help bolster the inventory of environmen-
tally significant lands within the Centre Region.   
 
This chapter will explore the various environmentally significant loca-
tions within the study area as well as the existing programs that are 
helping to protect and preserve these areas to ensure they are main-
tained for future generations.  It should be noted, that the Western 
Pennsylvania Conservancy completed a Natural Heritage Inventory for 
Centre County in 1991.  This inventory was updated in 2002 and pro-
vides a vast inventory on the different environmentally significant areas 
throughout all of Centre County, but more specifically, within the study 
area.  The 2002 Natural Heritage Inventory for Centre County provides 
a majority of the information on the specific environmentally signifi-
cant areas within this chapter. 
 
AREAS TO PROTECT 
 
Scotia Barrens 
 
Within the study area for the Halfmoon & Patton Township Area Plan 
is an area known as the Scotia Barrens.  The Scotia Barrens has a long 
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EP—1: Trails through the Patton Woods Natural Area provide access into the Scotia 
Barrens and surrounding State Gamelands 176.   
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The Scotia Barrens Biological Diversity Area is very large compared to 
several other BDAs in the general area and therefore has a significant 
impact on the properties within the study boundary.   
 
Within the Scotia Barrens BDA there are a variety of landscapes and 
terrains that support various plant and animal species, making this a sig-
nificant environmental ecosystem.  This habitat offers a wide variety of 
plant and animal life.  In some cases, the Scotia Barrens BDA is the 
only place on earth where particular species exist.  This fact alone 
makes it an extremely important resource for the community and one 
that should be protected.   

ing to protect this valuable and delicate natural resource.  This area was 
then designated as State Gamelands 176. 
 
State Gamelands 176 
 
Along with the Scotia Barrens, State Gamelands 176 encompasses a 
large portion of the study area.  While these two specific resources have 
similar boundaries, they are not exclusive of one another.  State Gam-
elands 176 is located in the southern part of the study area and extends 
beyond the scope of what is being discussed through this effort; there-
fore it has a broader importance from an environmental perspective 
within the Centre Region.  The State Gamelands (and subsequently the 
Scotia Barrens as well) can be used for hunting various wild game 
throughout the year.  This area is popular among local hunters as it of-
fers a close and convenient location for hunting and related activities.  
Since hunting is a primary activity throughout the gamelands, it is im-
portant to limit the conflicts between hunters and non-hunters therefore 
protection of gamelands and the adjacent lands can be very important 
for the overall safety of the community.   Figure EP-3 depicts State 
Gamelands 176 in relation to the study boundary.   
 
Biological Diversity Areas 
 
The Centre County Natural Heritage Inventory of 2002 defines Biologi-
cal Diversity Areas (BDAs) as specific sites that support populations of 
state, national, or globally significant species of natural communities, 
high quality examples of natural communities or ecosystems, or excep-
tional native diversity.  Throughout the study area there is one specific 
location that is recognized as a BDA.   In particular, there is the Scotia 
Barrens BDA which encompasses the southeastern corner of Halfmoon 
Township and the southwestern corner of Patton Township, overlapping 
with the Gray’s Woods Planned Community.  Most of State Gamelands 
176 is included in this Biological Diversity Area.   
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EP—2: Vernal pools are common throughout the Scotia Barrens Biological Diversity 
Area.  These pools provide essential  habitat for a variety of rare plant and animal 
species. 



EP—3: An aerial view of State Gamelands 176 in relation to the study boundary as well as Halfmoon Township & Patton Township.   
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Haugh Family Open Space in Patton Township.  A second IBA identi-
fied by the Audubon Pennsylvania includes a majority of the Bald Ea-
gle Mountain.  This IBA extends east and west along the Bald Eagle 
ridgeline throughout both the study area and the Centre Region. 
 
Audubon Pennsylvania defines Important Bird Areas as any site that 
has outstanding value to bird conservation.  To qualify, one of the fol-
lowing criteria must be met: 
 
· Any site having exceptional concentrations1 and/or diversity of 

birdlife when breeding, in winter, or during migration 
· Sites supporting state or federal endangered or threatened species 
· Sites supporting one or more species on Pennsylvania’s “special 

concern” list 
· Sites containing representative, rare, threatened, or unique habitats, 

with birds characteristic of those habitats 
· Sites where long-term avian research or monitoring is in progress 
 
A majority of the study area and, in particular, the undeveloped land 
within the study area is designated as Important Bird Areas.  These spe-
cific locations take on a more global role when looking at migratory 
patterns for birds and specific habitats for endangered or threatened 
species.  The IBA along the Bald Eagle Mountain range can easily be 
identified as a migratory route since it follows a distinct area along the 
ridge.  Preservation of the migratory pathways and any specific habitat 
should be a part of any future land use plan that is developed through 
this effort.  This is also the case for the Scotia Barrens IBA as it con-
tains valuable and sensitive nesting grounds for many rare and migra-
tory bird species.  These specific locations are not only important to the 
local community, but impact the entire migration routes for the specific 
species.  Figure EP-4 identifies the Audubon Important Bird Areas 
within the study boundary. 

There are certain activities that can potentially harm these significant 
environmental resources therefore precautions should be taken to limit 
the conflict between the delicate natural ecosystems and the specific 
pressures.  One of the largest threats to these natural areas is develop-
ment.  While it may be an inevitability that development may occur 
near these specific environmental areas, precautions should be taken to 
limit the impact of land developments on the valuable environmental 
resources that exist.   
 
A second threat to the Scotia Barrens BDA as outlined by the 2002 
Centre County Natural Heritage inventory is the effects of wildfires on 
the ecosystem.  There is the threat from wildfires themselves, but there 
is also the potential disturbance of habitat in the protective measures 
that are taken to try and prevent wildfires.  Firebreaks are often used to 
limit the amount of land that could be consumed by a fire.  The instilla-
tion of these firebreaks can interrupt wildlife areas and potentially sepa-
rate or segment important habitats.  It should also be noted, however, 
that in some instances, fires can be beneficial to the forest and the envi-
ronment as the fires can clear accumulated debris and other organic 
matter.  Fires can also stimulate new growth, thus helping to regenerate 
the plant life in the forest areas.  These fires, however, should only be 
done under the supervision of trained professionals that can maintain 
and control the fire to ensure it stays contained to the specified burn 
area.   
 
Audubon Important Bird Areas 
 
Within the study area there are two distinctive areas that are identified 
as Important Bird Areas (IBAs) by Audubon Pennsylvania.  Currently, 
there are only 85 areas in the state designated as Important Bird Areas 
by Audubon Pennsylvania therefore this designation emphasizes the 
importance and the need to protect the IBAs within the study area.  One 
of the designated IBAs encompasses State Gamelands 176 and the Sco-
tia Barrens and extends east almost to Circleville Road.  This IBA in-
cludes a large portion of the Gray’s Woods Planned Community and the 

1 Exceptional concentrations are defined as 2,000 waterfowl at one time, 100 shorebirds at once, 50 breed-
ing pairs of wading birds, or 10,000 migratory  raptors per season. 
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EP—4: A map indicating the specific areas that have been identified by the Western Pennsylvania Conservancy as Audubon Important Bird Areas.   
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Ridge Protection 
 
The Bald Eagle Mountain Ridge runs through both Halfmoon Township 
and Patton Township.  As noted earlier, this ridge is an important mi-
gratory route for a variety of birds and raptors.  Similarly, the ridges 
contain sensitive Colluvial soils and slopes exceeding 15%.  Preserva-
tion of the ridges is an important initiative  to maintain the environ-
mental health of these sensitive locations.   
 
Typically, ridge protection ordinances are designed to limit the amount 
of development activity that can occur on slopes greater than 15%.  
This is done to minimize the potential for erosion, sedimentation, land-
slides, and flooding.  Development is still permitted to occur, however 
it is very limited in both the type of uses and the amount of land that 
can be disturbed. 
 
While other municipalities within the Centre Region have adopted ridge 
protection ordinances, neither Halfmoon Township or Patton Township 
have done so.  However, Halfmoon Township has identified ridge pro-
tection as a future item on their work program and Patton Township is 
currently  working on an ordinance to limit the amount of disturbance 
that can occur on the ridges.   
 
WETLANDS, RIPARIAN BUFFERS, WELLHEAD   
PROTECTION, AND GROUNDWATER RECHARGE 
 
Throughout the community there are certain locations and environmen-
tally important areas that should be protected and preserved due to their 
ability to maintain a certain level of environmental stability within the 
community.  For example, in the Centre Region, the gaps in the moun-
tains and ridges are identified as having an impact on the groundwater 
wells that supply drinking water to the community.  This would make 
protection of the ridges an important community initiative and would 
help to minimize the development impacts on the groundwater table.   
 

Important Mammal Areas 
 
Within the study area is a third designation that is specific to wildlife.  
The Important Mammal Areas Project has identified and designated 45 
areas throughout the Commonwealth of Pennsylvania as Important 
Mammal Areas (IMAs).  To qualify as an IMA, at least one of f ive cri-
teria needs to be met.  The criteria include: 
 
· The site supports diverse or unique communities of mammals 
· The site supports high density populations 
· The site supports species or subspecies identified as threatened or 

endangered by the Pennsylvania Biological Survey 
· The site supports species or subspecies that are declining or vulner-

able nationally or are listed as candidate species2 by the Pennsyl-
vania Biological Survey 

· The site is important for public education   
 
Within the study area, the Scotia Barrens are identified as an IMA by 
the Important Mammal Project.  This would stand to reason since the 
Scotia Barrens (and State Gamelands 176) have an abundance of animal 
species that thrive in the unique habitat that is offered by the Barrens.  
While the Important Mammal Area Project is relatively new, it is an 
important program and provides an important recognition of areas that 
are capable of supporting significant species of mammals throughout 
Pennsylvania.   
 
One final item to note regarding the BDAs, IBAs, and IMAs is that 
these areas extend beyond the study boundary for the Halfmoon and 
Patton Area Plan.  This means that any changes or impacts to these re-
sources within the study boundary may have an effect on the BDAs, 
IBAs, and IMAs elsewhere in the region or potentially a wider scale.   
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Riparian Buffers 
 
The Centre Region has been active in developing regulations establish-
ing riparian buffers to protect the sensitive stream segments that exist 
throughout the community.  In particular, a model ordinance has been 
drafted whereby specific buffer widths would be established along 
stream segments to limit development and other activities that might 
adversely affect the streams.   
 
 
 

Similarly, wetlands and floodplains help to regulate surges in rivers or 
streams to ensure their seasonal flows are consistent.  By filling wet-
lands or covering floodplains with impervious surfaces, their ability to 
manage rising water levels is diminished and potential problems with 
flooding can occur.  This increases the importance to incorporate ele-
ments for riparian areas such as buffers to help minimize the overall 
impacts on streams and wetlands from developments.  This will help 
maintain the important riparian and wetland locations within the study 
area to ensure development pressures will not adversely impact these 
sensitive environmental components.  Figure EP-5 identifies the wet-
lands, streams, and flood prone areas within the study boundary. 
 
Wetlands 
 
Wetlands are generally divided into two categories: jurisdictional and 
non-jurisdictional.  Jurisdictional and non-jurisdictional wetlands exist 
within the study boundary.  Generally speaking, a jurisdictional wetland 
is delineated and any alteration of the wetland must be permitted by the 
United States Army Corps of Engineers (ACOE).  A non-jurisdictional 
wetland is not regulated by the ACOE but is regulated by the Pennsyl-
vania Department of Environmental Protection and could be seasonal 
pools that only occur during specific times or the year.  These types of 
wetlands (or seasonal pools) are often referred to as vernal pools and 
are critical habitat for many insects and plants.  The habitat for these 
insects and plants include the specific vernal pools and the surrounding 
upland areas that may extend up to 300 feet from the pool.   
 
Vernal pools do not have a specific water source or discharge point and 
are filled by rainwater or snow melt.  Since the pools do not have water 
year round, they cannot sustain species such as fish or other predatory 
water dwellers.  This allows specific species to reproduce without the 
threat of water dwelling predators.    One of the most significant non-
jurisdictional wetlands in the Centre Region exists in Ferguson, Half-
moon, and Patton Townships near State Gamelands 176/the Scotia Bar-
rens.     �

EP—6: A seasonal pool in the Scotia Barrens.  Limited rainfall has impeded the re-
charge of this pool and wetland area however specific water tolerant plants remain at 
the outer extent of the dried up areas.   
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EP—5: A map depicting the various wetlands, streams, and floodplain areas within the study boundary. 
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Wellhead Protection 
 
In the Centre Region, almost all of the drinking water comes from 
groundwater wells.  These wells are dispersed throughout the region; 
however the area that impacts each particular well (the zone of contri-
bution) extends beyond the localized well location.  In particular the 
State College Borough Water Authority’s Gray’s Woods Well field is  
located within the study boundary and the Upper Halfmoon Water 
Company’s main well field is located just west of the study boundary.  
In some cases, the zone of contribution for a well may extend up to fif-
teen miles from the actual well location.   
 
For example, the zone of contribution for the State College Borough 
Water Authority’s Alexander Farm Well Field extends from the well 
location near the University Park Airport through, the entire study area, 
and into western Halfmoon Township.  Establishing and protecting 
these various recharge areas is important to ensuring the groundwater 
supply (and therefore the drinking water supply) is not adversely im-
pacted by incompatible land uses located within these contributing 
groundwater areas.   
 
Groundwater Recharge 
 
One important component to groundwater and groundwater recharge is  
that the Big Spring in the Borough of Bellefonte (approximately 12 
miles northeast of State College) produces upwards of 19 million gal-
lons of water per day.  The groundwater aquifer that supplies this water 
includes areas within the study boundary and therefore any adverse de-
velopment activity could potentially impact more than just the well 
fields that serve the State College Borough Water Authority.  The af-
fects could impact a much greater population and therefore it’s impor-
tant to make sure that development activities will not adversely impact 
this sensitive groundwater recharge area.   
 
 

A model ordinance was established utilizing a steering committee of 
interested stakeholders and has been used as a base document for the 
local governments in the Centre Region to adopt specific riparian buffer 
regulations.  In general the model ordinance prescribes specific mitiga-
tion efforts where development activity could impact streams or stream 
segments.  This includes specific elements such as acceptable plantings 
that include native species, stream crossing standards, and specific uses 
that are permitted to occur within riparian buffer zones.  Halfmoon 
Township has adopted the model riparian buffer ordinance and Patton 
Township has also adopted a version of the model ordinance.   
 

 
 
 

EP—7: A computer generated images shows a stream with a newly developing ripar-
ian buffer.  Over time, the buffer area will have mature plants that will help filter pol-
lutants from runoff before it reaches the stream. 
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feasible to designate these corridors outright, there may be a possibility 
to establish a designated wildlife corridor.  Regulations could also be 
established whereby specific properties are encouraged to incorporate 
wildlife corridors in any future development plan.  This would help pro-
vide continued access for animals to traverse between their critical 
habitats. 
 
ACCESSIBILITY  
 
One important element to consider when looking at the various environ-
mental areas within the study area is accessibility.  There are a variety 
of environmentally significant locations that are points of interest to the 
general public.  Providing people with both the ability and the right to 
access these properties in designated locations can provide a greater 
range of interest and options for future protection and use.   
 
In particular, State Gamelands 176 provides a wide range of wildlife 
viewing opportunities, therefore it is important to provide access to 
these areas to ensure specific or sensitive habitat is not damaged 
through the creation of non-approved access locations.  Similarly how-
ever, State Gamelands 176 is open for the public to harvest animals  
throughout the year based on the specific season.  Minimizing potential 
conflicts needs to be managed and is specifically regulated by the Penn-
sylvania State Game Commission. 
 
It is important however, to ensure that these sensitive environmental 
areas are properly maintained to ensure their continued longevity.  By 
their nature, these habitats are significant and fragile resources that need 
to be preserved in their existing capacity to maintain their continued 
benefit to the overall community.  If too much access is permitted in or 
near these locations, they could potentially be damaged and therefore 
no longer viable to the environmental health of the community.  The 
specific designation of access points should be coordinated with the 
Pennsylvania Game Commission to ensure future locations are consis-
tent with any established regulations for designating access points.   

WILDLIFE CORRIDORS & NATURAL  
WILDLIFE CONNECTIONS 
 
Within the study area are some signif icant wildlife areas.  As noted pre-
viously, State Gamelands 176 is a predominant location for various 
wildlife habitats.  Similarly, the Bald Eagle Mountains and the Bald Ea-
gle Ridge provide refuge and migration corridors for both birds and 
land animals.  Since these areas are in close proximity to one another, 
it’s important to preserve some natural migration routes for the animals.  
Similar to vehicles traversing through the area, animals also need to 
have safe and consistent routes to travel in order to have access to year 
round food supplies and breeding grounds.  Maintaining specific corri-
dors between signif icant wildlife habitat is essential to helping protect 
and maintain healthy and stable levels of wildlife.   
 
Another factor to consider when looking at wildlife corridors is the im-
pact of State Route 550.  SR 550 is the major east/west roadway 
through Halfmoon Township and a significant obstacle between State 
Gamelands 176 and the Bald Eagle Ridge.   Providing a designated area 
where it can be anticipated that wildlife may try to cross State Route 
550 can help improve the safety for both the animals and the vehicles 
traveling the roadway.   
 
The ClearWater Conservancy has worked with Halfmoon Township 
and several land owners in Halfmoon Township to establish a wildlife 
corridor between State Gamelands 176 and the Bald Eagle Ridge.  This 
corridor provides a necessary route for both animals and plants to cross 
State Route 550 and open up a needed migration corridor between the 
gamelands and the ridge.  One component of this, however, is to limit 
the permitted land uses for such corridors as to not adversely impact 
their intended purpose.  Figure EP-8 depicts this wildlife corridor  
 
Finally, there are several undeveloped properties that would provide 
sufficient space to create designated wildlife corridors between State 
Gamelands 176 and the Bald Eagle Mountains.  While it may not be 
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EP—8: The properties highlighted in orange indentify the proposed wildlife corridor the ClearWater Conservancy is helping to establish.  Once completed, this 
corridor will provide an uninterrupted passage from State Gamelands 176 to the Bald Eagle Ridge. 



�.��.�

After the referendum was passed, a task force was formed to identify 
and evaluate potential properties for preservation.  Through this effort, 
94 properties were identified, evaluated, and ranked based on a variety 
of factors.  Efforts were made to contact the owners of these properties 
to establish interest in preserving their properties.  Ultimately, 18 prop-
erties were identified with owners willing to explore options for pre-
serving their property.   
 
In 2005, an agreement was reached between Patton Township and 
Hubert and Helen Haugh who owned approximately 465 acres that 
were identified by the Open Space Task Force.  The appraised value of 
this property was approximately 9 million dollars, well above the 2.5 
million dollars borrowed by the township.  The 465 acres were pur-
chased using the 2.5 million dollars borrowed by the township with the 
remaining value of the land being donated to Patton Township.  This 
property (now known as the Haugh Family Open Space) is adjacent to 
State Gamelands 176 and has a permanent conservation easement on it 
to ensure it will remain as open space for perpetuity.  This purchase has 
helped Patton Township expand its inventory of open space and pro-
tected lands.   
 
One final conservation program of note is contained in the zoning ordi-
nances of both Halfmoon Township and Patton Township.  Both mu-
nicipalities have provisions in their zoning ordinances that require a 
specific amount of property be set-aside for open space.  This amount 
varies depending on the zoning district; however it is an additional tool 
that helps preserve land while allowing for development activity to oc-
cur.  Figure EP-9 shows the properties that have been preserved or pro-
tected within the study boundary. 
 
 
 
 
 
 

The Pennsylvania Game Commission should also be consulted when 
considering improvements or identification of existing access points. 
 
LAND CONSERVATION PROGRAMS 
 
In 1996, the State of Pennsylvania amended P.L. 992, No. 442 (adopted 
in January of 1968) entitled Land Preservation for Open Space Uses 
Act to allow all local government units throughout the Commonwealth 
to preserve, acquire, or hold land for open space uses.  This was done 
through Act 153 entitled Land Preservation for Open Space Uses – 
Omnibus Amendments.  Act 153 opened the door to allow local govern-
ments control over preservation of open space within their own commu-
nity.   
 
In 1999, Halfmoon Township took advantage of Act 153 and adopted 
an Act 153 Open Space Preservation Program.  This program paved the 
way for a referendum to be placed on the ballot in Halfmoon Township 
authorizing a 2 mil real estate tax increase with the funds generated 
from the tax increase being used to purchase or lease land for preserva-
tion.  The referendum passed and currently generates between $100,000 
and $150,000 annually to be used for the purchase or lease of property.  
To date, approximately 2,000 acres have been leased through this pro-
gram.  This program requires an annual application, review, and ap-
proval by both the Township Board of Supervisors and the Township’s 
Open Space Preservation Board for any new properties interested in 
being included in the program (properties currently in the program do 
not need to re-apply each year).  This annual approval has successfully 
occurred since its adoption in 1999. 
 
In Patton Township, a different approach to preserve open space or en-
vironmentally significant lands was used, but still achieved a similar 
outcome.  In November of 2001, the citizens of Patton Township ap-
proved a referendum allowing the township to borrow 2.5 million dol-
lars in general revenue bonds.  This money was allocated specifically 
for the preservation of open space within the township.   
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EP—9: This map shows the properties within the study boundary that are protected through various conservation or open space programs as noted in the text.  
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and have a high water capacity.  Like the Hagerstown soils, the 
Hublersburg soils are typically limited by the erodibility and 
potential for sinkholes.  Hublersburg soils are most commonly 
used for pastures or cropland.   
 
Morrison Series – Like the Hazleton Series, the Morrison Series 
consist of deep, well drained soils that formed in limy sandstone 
residuum and can typically be found on level to very steep 
slopes on upland sandy ridges in the limestone valleys.  The 
Morrison soils have moderately rapid permeability and a moder-
ate capacity of available water.  These soils are typically limited 
by slope, erosion, and stones.  The Morrison soils are usually 
found in woodlands. 
 
Wyoming Series – The Wyoming Series consist of deep and 
somewhat excessively drained soils that formed in materials  
washed from uplands underlain by sandstone.   They are typi-
cally found in nearly level to moderately sloped areas on low 
terraces along intermittent drainageways.  Wyoming soils have 
rapid permeability and the available water capacity is very low 
to low with the soils rarely being flooded.  Typical limitations 
are related to occasional flooding and coarse fragments within 
the soils.  Wyoming soils are typically found in woodland areas.   

 
As noted above, the majority of the soils within the study boundary are 
mostly suited for pastureland, cropland, woodlands, and in some cases, 
on-lot sewage disposal systems.  The specific suitability of the soils 
should be carefully evaluated when looking at future development ac-
tivity within the study area.  Figure EP-10 shows the various soil types 
within the study boundary. 
 
Also included in the Soil Survey for Centre County is a rating of soil 
suitability for specific uses such as septic tanks, dwellings, and local 
roads.  In some cases, the above mentioned soils are also listed as mod-
erate or severe for the above mentioned uses.  According to the Soil 

SOILS 
 
Within the study boundary for the Halfmoon Township and Patton 
Township Area Plan there are approximately 75 different soil types.  
The majority of the soils, however, fall into five different soil series.  
These include the Hagerstown, Hazleton, Hublersburg, Morrison, and 
Wyoming series.  In 1981, the United States Department of Agriculture 
Soil Conservation Service prepared a soil survey for Centre County.  
This soil survey provides information on the various soils that exist 
within Centre County.  The five predominant soil series within the 
study area are characterized as follows: 
 

Hagerstown Series – The Hagerstown Series are typically deep, 
well drained soils that formed in limestone residuum and can be 
found on level to steep slopes in limestone valleys.  The Hagers-
town soils have moderate permeability and available water ca-
pacity is high.  Typical limitations of the Hagerstown soils in-
clude steep slopes and sinkholes due to the underlying lime-
stone.  Since the Hagerstown soils are well drained, groundwa-
ter contamination can be a concern.  Typically Hagerstown soils 
are used as crop or pastureland.   
 
Hazleton Series – The Hazleton Series consist of deep, well 
drained soils that formed in sandstone residuum and can be 
found on level to very steep slopes.  For the most part, Hazleton 
soils are moderately rapid to rapid in terms of permeability and 
available water capacity is low to moderate.  Typically, Hazle-
ton soils are found in woodlands areas and contain coarse frag-
ments and surface stones limiting the soil’s usability. 
 
Hublersburg Series – Hublersburg Series are similar in profile to 
the Hagerstown Series.  The Hublersburg soils are deep and well 
drained that formed in cherty limestone residuum and typically 
found on level to moderately steep slopes on uplands in lime-
stone valleys.  The Hublersburg soils are moderately permeable 
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ADDITIONAL RESOURCES 
 
There are several other environmental elements that could be included 
in this chapter such as wind energy, mining, mineral extraction, natural 
gas production (from Marcellus Shale) and similar components.  It 
should be noted, however, that within the study area no significant 
sources of the above mentioned items for large-scale production have 
been identified or located.  This will help minimize the overall impact 
from uses that could potentially have a significant influence on the en-
vironment.   
 

Survey, a rating of moderate means that some soils are unfavorable but 
can be overcome or modified by specific planning and design, while 
severe means that soil properties are so unfavorable and so diff icult to 
correct or overcome as to require major soil reclamation, special de-
signs, or intensive maintenance.  These rankings vary within each soil 
series depending on the specific soil makeup therefore some soils may 
be better suited than others, however generally speaking caution should 
be taken and specific soil testing done before land planning and devel-
opment activity is initiated.  Figure EP-11 depicts the soil suitability for 
on-lot septic systems within the study boundary.   
 
ADDITIONAL CONSIDERATIONS 
 
Tiger Beetle Habitat 
 
The 2002 Natural Heritage Inventory compiled by the Western Pennsyl-
vania Conservancy lists the Tiger Beetle  as a secure species from a 
global perspective as there are many varieties throughout the world, 
however it is also listed as Critically Imperiled due to extreme rarity on 
a state level.  Critically Imperiled means that five or fewer occurrences 
of the Tiger Beetle exist throughout the Commonwealth of Pennsyl-
vania.  This is of significant importance because a location within the 
study boundary has been identified as being a habitat area for the Tiger 
Beetle.     
 
The specific area that has been identified as Tiger Beetle habitat is lo-
cated at the border of Halfmoon Township and Patton Township.  An 
area known as the “indenture” has been previously identified as a habi-
tat for the Tiger Beetle making it a significant resource for this critically 
imperiled species.   
 
Currently, this  area is included in the master plan for the Gray’s Woods 
Planned Community and is identified for future residential develop-
ment.  Figure EP—12 identifies the general location of the Tiger Beetle 
Habitat.     
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EP—10: The above map identifies the different soil types within the study boundary.   
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EP—11: The above soils map identifies the various degrees of septic suitability from green (good) to red (bad).  The black areas are identified as unusable.   
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EP—12: The Tiger Beetle habitat is generally located within the red circle.  State Gamelands 176 surround this habitat which is partially located within the 
proposed Gray’s Woods Planned Community. 



77�77�

· Vernal ponds and pools as identified by the Western 
Pennsylvania Conservancy 

· Steep slopes along the Bald Eagle Ridge 
 
c. Consultation with specific environmental groups shall be en-

couraged to determine the importance of specific environmental 
resources. 

 
d. Where applicable, updates to the Pennsylvania Natural Heritage 

Program – PNHP (formerly the Pennsylvania Natural Diversity 
Inventory – PNDI) shall be done based on information collected 
at specific land development locations. 

 
POLICY 2.2: Land uses in or near signif icant environmental resources 
shall be limited based on potential adverse impacts to these locations.     
 
a. Specific environmentally signif icant areas shall be evaluated to 

determine potential threats from incompatible land uses.  This 
will help determine what uses (if any) may be appropriate or 
acceptable. 

 
b. Regulations shall be developed to limit impacts on identified 

environmentally significant areas such as wetlands, Audubon 
Important Bird Areas, Biological Diversity Areas, Important 
Mammal Areas, groundwater recharge areas, and similar envi-
ronmentally sensitive locations. 

 
POLICY 2.3: Protection of the Region’s underground aquifers is criti-
cal to the long-term sustainability and health of the drinking water sup-
plies. 
 
a. Source water protection plans developed by the State College 

Borough Water Authority and the Upper Halfmoon Water Com-
pany shall be recognized for their role in helping to protect 
groundwater supplies that are used for public water sources.  

GOALS & POLICIES 
 
In order to provide necessary protection and preservation to the various 
environmental resources within the study area, goals and policies need 
to be established that will provide a basis for the establishment of future 
land use regulations.  These regulations will help ensure the sensitive 
environmental resources within the study area are protected and pre-
served.   
 
GOAL 2.1: Establish regulations that will identify and protect the en-
vironmentally significant areas within the study area.  This will help 
ensure specific environmental resources will be preserved for future 
sustainability.   
 
 
POLICY 2.1: Identification of specific environmental resources is im-
portant to ensure they are protected and preserved.    
 
a. Specific inventories of environmental areas shall be conducted 

to determine what resources exist and what resources shall be 
protected and preserved. 

 
b. At a minimum, the following areas shall be identified for future 

protection to limit adverse impacts from development: 
· The Scotia Barrens 
· State Gamelands 176 
· Biological Diversity Areas as identified by the Western 

Pennsylvania Conservancy 
· Important Bird Areas as identified by Audubon Pennsyl-

vania 
· Important Mammal Areas as identified by the Important 

Mammal Areas Project 
· Specific habitats of endangered species including but not 

limited to:  
· Tiger Beetle habitats 
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c. Any proposed improvements to existing access locations such as 
parking, shelters, or other permanent structures shall be ap-
proved by the Pennsylvania State Game Commission. 

 
POLICY 2.6: Identifying specific properties or locations for the future 
preservation of species, landscapes, or other significant environmental 
features will help ensure efficient and effective action can be taken to 
protect sensitive environmental resources.   
 
a. Specific criteria shall be established in order to evaluate specific 

resources to determine where efforts should be focused for fu-
ture land or resource preservation.   

 
b. Coordination with local municipalities, property owners, and 

environmental groups shall be done in order to identify specific 
properties or parts of properties to be protected.   

 
c. Additional consideration will be given to properties that are con-

tiguous to existing environmentally significant areas in order to 
increase continuous areas for protection. 

b. Land uses that may produce or create potential groundwater pol-
lutants shall be limited near water wells (both public and pri-
vate) throughout the study area.   

 
POLICY 2.4: Wildlife corridors provide open and unobstructed path-
ways to various species of flora and fauna allowing their safe and con-
tinued migration through urban landscapes.   
 
a. In coordination with environmental groups such as the Clear-

Water Conservancy, efforts shall be taken to identify logical and 
appropriate areas to incorporate wildlife corridors throughout 
the study area. 

 
b. Coordination among municipalities, land owners, and develop-

ers shall be encouraged to ensure wildlife corridors are estab-
lished is the most ideal location and do not adversely impact the 
overall community.  

 
c. Wildlife corridors shall remain in a natural state to help provide 

common habitat for various species of plants and animals.   
 
d. When possible, conservation easements shall be used to ensure 

the continued protection of wildlife corridors. 
 
POLICY 2.5: Establishing designated public access points to State 
Gamelands 176 will help ensure efficient and organized use of this im-
portant public resource.   
 
a. Any proposed access point into State Gamelands 176 shall be 

approved by the Pennsylvania State Game Commission prior to 
official designation or construction. 

 
b. Public access points identified by the Pennsylvania State Game 

Commission shall take priority when establishing additional lo-
cations. 
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RURAL PRESERVATION 
 
Rural preservation can generally be described as the preservation or 
protection of rural areas.  This includes the protection of farms, natural 
habitats, landscapes, and even scenic vistas.  Rural areas usually have a 
low population density that is usually measured in dwelling units per 
acre.  Typically, rural areas have no more than one dwelling unit per 
five acres, however this could be as high as one dwelling unit per acre 
or as low as one dwelling unit per 100 acres (or more).   

In many cases, these rural areas provide a specific resource to the com-
munity.  This may come in the form of prime farmland that is necessary 
for agricultural production or open space for recreational opportunities.  

Within the study area for the Halfmoon Township and Patton Township 
area plan there is a mix of urbanized areas and rural areas.  While this 
mix of uses is good for a community and often promotes high and low 
density as well as preservation, sometimes the overall desire for devel-
opment can be overwhelming to a community.  One major component 
to the way the community develops is the specific regulations that each 
municipality has in place and the specific controls that are placed on 
development.  Additionally, the proximity of the municipalities as 
neighbors and as members of the Centre Region provide an additional 
level of complexity.   
 
The Centre Region has a strong history of regional cooperation among 
the six municipalities.  One example of this cooperation is the Regional 
Growth Boundary and Sewer Service Area.  This geographic designa-
tion separates the properties that can reasonably expect urban services 
such as public sewer, public water, public transportation, and other mu-
nicipal services.  Also, population densities will be greater.  In contrast, 
properties outside the Regional Growth Boundary and Sewer Service 
Area can expect to live in a more rural lifestyle where density is lower 
and uses tend to favor farms or natural open space areas.   
 
Even though the Regional Growth Boundary and Sewer Service Area 
dictate where higher density is appropriate and where public services 
should be concentrated, there is still pressure to expand the Regional 
Growth Boundary into the rural areas of the community.  Currently 
there is adequate space within this boundary to serve the needs of the 
existing population.  However, more and more of the rural areas are be-
ing developed and therefore the desire to have the conveniences of the 
urbanized areas in close proximity is escalated.  This creates additional 
pressure to expand urban services into areas that may not be appropriate 
or even planned for such uses.  This is one of the basic tenets for bal-
ancing rural preservation with the urban needs of the community.   
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RP—1: Farm fields like the one pictured above are common in many parts of the 
study boundary. 
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townhomes.  Urban areas typically include cultural or recreational out-
lets such as cinemas, museums, and athletic clubs.  Urban locations are 
intended to provide all the services that might be found in a typical city.  
Also, these services are usually in a compact form and in close prox-
imity to residential areas.  This creates options for transportation includ-
ing walking, bicycling, and even public transit.  The choice to live in an 
urban area is usually based on a desire to be close to activities as well as 
population centers. 
 
THE REGIONAL GROWTH  
BOUNDARY & SEWER SERVICE AREA 
 
As stated above, one major component to rural preservation and urban 
development is the Regional Growth Boundary (RGB) and Sewer Ser-
vice Area (SSA).  The SSA identifies the area where properties will be 
served by public sewer service from the University Area Joint Author-
ity.  This boundary coincides with the RGB to ensure there is coordina-
tion between areas where growth is encouraged and public sewer ser-
vices will be provided.  One objective of the RGB and SSA is to con-
centrate growth and development where services currently exist or are 
proposed.  This concentration of services will create a more urbanized 
development and land use pattern within the RGB and SSA.  Con-
versely, the area outside the RGB and SSA is not intended to have the 
majority of urban services, therefore the properties not included in the 
RGB and SSA should expect a more rural lifestyle and more rural de-
velopment pattern.  Figure RP-3 shows the RGB/SSA in relation to the 
study boundary 
 
The Regional Growth Boundary and Sewer Service Area goes through 
the study area for the Halfmoon and Patton Township Area Plan; how-
ever its extent is limited.  Generally speaking, the RGB and SSA in-
clude the Ghaner Road and Valley Vista Park subdivisions as well as 
the Toftrees Planned Community.  The Graysdale subdivision, Marys-
ville subdivision and the Gray’s Woods Planned Community are also 
included in the RGB and SSA, however this only applies to the parts of 

In many instances, the preservation of the rural landscapes that sur-
round the urbanized areas are important from an environmental stand-
point such as stormwater infiltration or flood control.  Many of the spe-
cific environmental issues were addressed in a previous chapter; how-
ever the significance is no less important.    
 
URBAN NEEDS 
 
For those individuals that opt to live in an urban environment, they can 
expect easy access to commercial or retail opportunities, public trans-
portation, increased population densities, as well as various options for 
residential dwellings including single-family homes, apartments, or 
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RP—2: Urban areas such as Downtown State College offer a variety of land uses in a 
compact and dense environment.  



�

#�&�#���������#�$� �$�#�6���	�!�������"���&�#�%���� �����$�$�)� �

71�71�

RP—3: The above map identifies the Regional Growth Boundary and Sewer Service Area with the blue shading.  A majority of the study area is outside of this 
boundary and therefore should not anticipate development patterns typically associated with urban areas.   
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When looking at residential uses within the study area, there are ap-
proximately 1,200 acres of land dedicated to residential uses which ac-
counts for just over ten percent of the total acreage within the study 
boundary.  It is important to remember, however, there has been signifi-
cant residential development over the past several years creating addi-
tional residential land uses within the study boundary.  In particular, 
this includes the Trotter Farms subdivision in Halfmoon Township and 
parts of the Gray’s Woods Planned Community in Patton Township.   
 
This residential base within the study boundary may not have sufficient 
land available for the desired types of commercial uses that are typi-
cally seen in conjunction with residential development.  However, since 
the majority of the study area is rural, the true need for additional com-
mercial uses may not be warranted without a signif icant increase in 
residential populations.   
 
Additionally, the land use category of “Forest” includes the properties 
of State Gamelands 176.  This is significant because the State Game 
Lands are technically a forest use but it is also a recreational use.  The 
primary activity permitted on State Gamelands 176 is hunting, trapping, 
or other activity related to the harvesting of wild animals.  Other uses 
are permitted; however there are specific regulations that govern where 
and at what times throughout the year these activities may occur.  Based 
on this, State Gamelands 176 could be used to augment the acreage of 
recreational uses that exist within the study boundary.   
 
 
 
 
 
 
 
 
 
 

the Gray’s Woods Planned Community that are located within Patton 
Township.  Currently no properties in Halfmoon Township are in the 
existing Regional Growth Boundary and Sewer Service Area.  In the 
future, however, it may be possible for the Regional Growth Boundary 
and Sewer Service Area to be extended into Halfmoon Township.  This 
would require a unanimous vote of approval from all six of the Centre 
Region’s municipalities.  This process was previously explained in 
more detail in Chapter One.   
 
EXISTING LAND USE INVENTORY 
 
Within the study area for the Halfmoon Township and Patton Township 
Area Plan are a variety of land uses.  In 2000, a detailed parcel level 
land use inventory was conducted for the entire Centre Region and up-
dated in 2010.  The following information was taken from that inven-
tory.  While the current land use inventory has changed since this in-
ventory was conducted, the 2010 inventory is the most recent update of 
existing land use for the region.  Table 3.1 provides a breakdown of the 
different land uses within the study area. 
 
Based on table 3.1, the top three existing land uses within the study 
boundary are forested lands, residential uses, and agriculture.  These 
three categories comprise almost 91% of the total land use within the 
study boundary or approximately 10,200 acres.  The largest land use 
category is forest with approximately 6,700 acres. 
 
Approximately 9,000 acres of land within the study boundary are desig-
nated as forest or agriculture use, while almost 1,300 acres are desig-
nated to residential and commercial uses.  This would seem to indicate 
that the lands within the study boundary are primarily rural in nature.  
There are several small pockets of commercial uses in both Halfmoon 
Township and Patton Township; however the majority of these uses are 
non-retail oriented commercial uses.  This includes uses such as auto-
mobile repair shops, sawmills, and similar uses.   
 

�

������������������"�������	�	�������	������� ���!�� �����#�$��������������



�

#�&�#���������#�$� �$�#�6���	�!�������"���&�#�%���� �����$�$�)� �

TABLE 3.1�

2010 EXISTING LAND USE INVENTORY  

LAND USE 
ACREAGE �
(approximate) 

PERCENT OF TOTAL  

Agriculture 2,240 19.9 

Commercial 66 0.5 

Transportation/�
Communications/Utilit ies*  

534 4.8 

Forest 6,769 60.3 

Industrial/Mined 1 ‹ 0.1 

Public/Semi-Public 58 0.5 

Recreational 70 0.6 

Residential 1,193 10.6 

Vacant 265 2.4 

Water 35 0.3 

TOTAL  11,231 100.0 

*  Includes roads, road right-of-way, parking lots, utility or transmission line, power stations, or similar use.  
Source: CRPA Geographic Information Systems, 2010 
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Based on the existing zoning, it would indicate that a more rural pattern 
of development is intended for the majority of the study area.  When 
examining the other zoning districts within the study boundary, there is 
a mix of residential zoning that includes the Patton Township Planned 
Community district, as well as various residential districts including 
Rural Residential (R-1), Low-Density Residential (R-2), Medium Den-
sity Residential (R-3), Manufactured Home Residential district (R-M), 
and Mobile Home district (R-MHP).  These residential areas are all lo-
cated within the Regional Growth Boundary and Sewer Service area 
and therefore in close proximity to existing urban uses.  
 
One important aspect related to the locations of existing land uses and 
zoning districts is the uses are generally clustered together.  In most 
cases the residential uses are near other residential uses and similarly, 
the commercial uses are near other commercial uses.  This clustering of 
uses helps to create areas that are both rural and urban in nature.  Simi-
larly, the Regional Growth Boundary and Sewer Service Area help to 
focus the urban developments in areas where it can be supported.    
 
Overall, the study area is made up of mostly rural land uses.  Currently, 
the Gray’s Woods Planned Community in Patton Township has a com-
mercial center included as a component to the master plan.  Also, in 
Halfmoon Township, there is a proposal to rezone approximately 1,000 
acres to allow for additional density as well as some additional com-
mercial uses.  This would allow additional urban oriented uses within 
Halfmoon Township and is intended to focus the increased develop-
ment at their boundary with Patton Township.  Also through this pro-
posed rezoning, properties in the more rural areas of western Halfmoon 
Township would potentially be preserved as an incentive to allow the 
incorporation of additional density in the eastern portion of the town-
ship.   Figure RP-4 lists the various zoning districts within the study 
boundary. 
 
 
 

EXISTING ZONING DISTRICTS 
 
Like land use, zoning plays an important role in the future development 
potential for the study area.  The various zoning districts will dictate 
what types of uses are allowed within each township.  This will help 
establish various land use patterns that can either be developed within a 
rural or an urban context.  Also, if appropriate or warranted, zoning will 
need to be changed in order to achieve a desired development pattern. 
 
Currently within the study boundary, the majority of the land is zoned 
for agriculture or natural resources.  This is particularly true in Half-
moon Township as over half of the approximately 4,500 acres are 
zoned for agricultural uses (approximately 2,320 acres) and an addi-
tional 1,600 acres are zoned for natural resources.    The zoning in Pat-
ton Township is similar in that approximately 3,800 acres are zoned for 
agriculture and another 800 acres are zoned for natural resources and 
open space.   
 
In contrast to the agricultural and natural resource zoning within the 
study area, there is very little zoning for commercial uses.  In particular, 
the only zoning in the Halfmoon Township portion of the study area 
that supports commercial uses is the Village Zoning district in the Vil-
lage of Stormstown.  Similarly, the General Commercial and Planned 
Commercial districts support commercial development in Patton Town-
ship.  In Halfmoon Township, the Village Zoning district is located on 
the western boundary of the study area and the commercial zoning in 
Patton Township is primarily located in the southeast corner of the 
study area.  Together, these three districts only total approximately 140 
acres (or .8% of the total area).  It should be noted that the Village Zon-
ing district in Halfmoon Township is outside of the Regional Growth 
Boundary and Sewer Service Area.  This, along with the specific zoning 
district regulations, will limit the degree of commercial development 
allowed.  Also, the Planned Community district in Patton Township al-
lows a percentage of commercial uses, however the uses are specifically 
designated through the master planning process. 
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RP—4: The zoning districts within the study boundary provide for a variety of uses, however agricultural and conservation related zoning is the most promi-
nent throughout both Halfmoon Township and Patton Township. 
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FUTURE LAND USE NEEDS 
 
Based on several of the existing and proposed developments in both 
Halfmoon Township and Patton Township, it is anticipated that there 
will be an increased population base.  This increase in population may 
increase the need to have more urban services in closer proximity.  This 
could include uses or services such as retail establishments; grocery or 
convenience stores; gas stations; or similar types of businesses.  While 
these uses may be important and serve a specific population, the incor-
poration of such uses may not be appropriate for all areas within the 
community.  Once a more urban type of use begins to become estab-
lished, there could be a desire to expand such uses therefore transform-
ing the land use pattern from rural uses to more urban uses.  In some 
cases, this change of land use may not be warranted. 
 
Along with an increased population base comes additional demands for 
added or upgraded infrastructure and urban services such as public wa-
ter and sewer; public transit; increased municipal services such as waste 
collection, fire, police services; public facilities such as schools; and 
similar services.    Most of the needed increases in services will be trig-
gered by population densities or overall demand and will often be vari-
able depending on the specific needs. 
 
Balancing the needs of the population with the ability of the municipal-
ity to provide such services will be a key factor.  It will also be impor-
tant to ensure a coordinated approach is taken when looking at future 
commercial or retail needs.  This will help create a more uniform land 
use pattern and can minimize the duplication of land uses that would 
compete for the limited customer base.    
 
In 2004, an economic impact study was conducted by the Louis Berger 
Group, Inc. for the Shiloh Road Land Use Study.  This economic im-
pact study looked primarily at commercial land uses (including office 
and retail) within the Shiloh Road corridor.  The purpose of this study 
was to determine what the future demand might be for office and retail 

PROPOSED ZONING DISTRICTS 
 
For the past several years, the Halfmoon Township Board of Supervi-
sors have been working on a draft zoning district that would affect ap-
proximately 1,000 acres of land in the eastern part of the township.  
This new zoning district, known as the Rural Village District (RVD) 
would promote density in the eastern end of Halfmoon Township while 
working to preserve agricultural areas in the western end of the town-
ship.  The RVD zoning would increase density and allow for a mix of 
uses that would promote walkable and pedestrian oriented development.    
 
Compared to the surrounding zoning, the densities being explored for 
the RVD zoning would be much greater.  This presents its own chal-
lenges since all of Halfmoon Township is outside the Centre Region’s  
Regional Growth Boundary and Sewer Service Area.  This means that 
unless a suitable wastewater treatment solution is established, develop-
ment will be limited to a minimum of one acre lots with on-lot septic 
systems.  This will limit the amount of density that could be realized 
and potentially limit the types of uses that will be permitted.  Recently, 
however, the Halfmoon Township Board of Supervisors not to take ac-
tion on the   proposed RVD district regulations and may not act on the 
proposal in the foreseeable future.  Figure RP-5 depicts the area of the 
proposed RVD zoning district boundary. 
 
In Patton Township there are no proposed zoning districts that will have 
a signif icant impact on future land uses; however there are large devel-
opments that may influence future land use patterns.  For example, the 
Toftrees Planned Community in the eastern part of the study area is 
largely undeveloped.  Most recently, the western portion of the Toftrees 
Planned Community has gone through the master planning process, 
however little development has yet to occur.  Once completed, the west-
ern portion of the Toftrees Planned Community may see approximately 
2,800 residential units and approximately 1.2 million square feet of 
commercial, retail, and other non-residential space.     
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RP—5: In Halfmoon Township, the Rural Village District Zoning is proposed at the boundary with Patton Township.  If adopted, this district would allow ad-
ditional density in the eastern portion of Halfmoon Township to help preserve the rural nature of the western end of Halfmoon Township. 
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uses within the Centre Region and in particular, in the Shiloh Road 
area.   The general findings of this study were that the Centre Region 
could sustain approximately 300,000 additional square feet of commer-
cial uses through the year 2008.  Currently, the Centre Region has sev-
eral vacant parcels zoned for commercial development.  This could po-
tentially indicate the market may not warrant additional commercial 
uses at this time.  Additional information on this and other economic 
development studies are included in chapter five.   
 
While slightly dated, the findings in the Shiloh Road Land Use Study 
become important when looking at what types of urban land uses might 
be considered for future development within the Halfmoon and Patton 
Township Area Plan study boundary.  While there may be a perceived 
need for additional commercial uses, the actual need may not exist.  
Therefore future developments may essentially “poach” businesses 
from existing locations instead of attracting new businesses or commer-
cial uses into the community.   It will be important to ensure future land 
uses and developments are appropriate for the entire community and 
not just a single development proposal.   
 
In order to ensure there is adequate preservation of rural areas while 
providing opportunities for urban style developments, there will need to 
be a commitment from the municipalities throughout the Centre Region 
to ensure that future growth is adequately planned.  This will require 
coordination when making recommendations on proposed expansions 
of the Regional Growth Boundary and Sewer Service Area as well as 
identifying areas that should remain outside the RGB and SSA based on 
sensitive environmental constraints or a desire to preserve specific areas 
of the community.  Through a coordinated approach to land use, future 
uses can be better incorporated into the community.   
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POLICY 3.2: Proposed changes in land use shall be appropriate in size, 
scale, and density to be served by existing infrastructure or planned ex-
pansions to existing infrastructure while preserving sensitive areas such 
as prime farmland and environmental features. 
 
a. Future growth shall be focused within the Regional Growth 

Boundary and Sewer Service Area to ensure adequate services 
are available.   

 
b. Future development outside the Regional Growth Boundary and 

Sewer Service Area shall be clustered to minimize the overall 
impact and limit the need for excessive infrastructure to be in-
corporated into developments.   

 
c. Any proposed growth outside the Regional Growth Boundary 

and Sewer Service Area shall be self sufficient and should not 
anticipate receiving services similar to developments within the 
Regional Growth Boundary and Sewer Service Area.  This in-
cludes but is not limited to: 
· Public sewer service 
· Public water service 
· Municipal road maintenance and repair 
· Public transportation  

 
d. When possible, prime agricultural areas shall be preserved or 

protected from adverse impacts caused by development activi-
ties.  

 
e. When possible, environmentally sensitive areas including but 

not limited to IBAs, IMAs, BDAs, and threatened or endangered 
species habitats shall be preserved or protected from adverse 
impacts caused by development activities.   

 
 
 

GOALS & POLICIES 
 
In order to encourage growth and development in appropriate locations 
to focus urban needs while protecting and preserving rural areas, goals  
and policies need to be established that will provide a basis for the es-
tablishment of future land use regulations.  These regulations will help 
ensure a cohesive development pattern is established that maximizes 
available urban resources and ensures continued protection of rural ar-
eas.   
 
GOAL 3.1: Establish regulations that will protect significant rural 
areas while allowing growth and development to occur in areas that 
are appropriate for more urban needs and lifestyles.  This will help 
ensure rural areas are protected and allow urban growth as the com-
munity’s needs change and expand.   
 
 
POLICY 3.1: Establishing an accurate inventory of existing land uses 
will be important for maintaining an appropriate balance of uses.   
 
a. Periodic surveys shall be conducted to maintain an accurate in-

ventory of land uses within the study boundary.   
 
b. Specific land use inventories should be coordinated with the up-

dates to the Centre Region Comprehensive Plan and other land 
use planning documents as appropriate.   
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POLICY 3.5: Growth shall be directed to areas where additional devel-
opment can be adequately incorporated based on existing conditions.    
 
a. Areas shall be identified where growth and development shall be 

focused within the study area. 
 
b. Growth shall be directed to, at a minimum, the following areas 

within the study boundary: 
 

· Properties around the Gray’s Woods Interchange 
· The existing Gray’s Woods Planned Community 
· The existing Toftrees Planned Community 
· The Village District in Halfmoon Township 

 

POLICY 3.3: Density will be encouraged within the Regional Growth 
Boundary and Sewer Service Area and shall be established to take ad-
vantage of existing services. 
 
a. Clustering of uses shall be encouraged to help reduce the con-

sumption of land for new development.  
 
b. Availability of sanitary sewer shall be a critical component to 

help determine allowable density and overall development ca-
pacity.   

 
c. When possible, development and redevelopment shall occur 

within the Regional Growth Boundary and Sewer Service Area 
to utilize existing infrastructure.  

 
 
POLICY 3.4: Zoning districts shall be established to adequately meet 
the existing and future land use needs within the study boundary. 
 
a. Existing zoning districts shall be evaluated to determine if they 

are able to meet the future needs of the community. 
 
b. Any proposed zoning districts shall be evaluated to ensure they 

will be compatible with surrounding zoning districts, including 
those across municipal boundaries.   

 
c. Future zoning districts shall take advantage of existing infra-

structure and protect identified or presumed natural and environ-
mental resources such as prime agricultural lands, specific habi-
tats, or similar environmental features. 
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As Tables 4.1 and 4.2 indicate, both townships have a similar amount of 
zoning for agriculture and natural resources; however Patton Township 
has a larger variety of zoning districts which allow for a greater mix of 
uses with greater intensity in development making it a more urbanized 
area.  By contrast, Halfmoon Township allows for some commercial 
uses in their Village District; however the majority of the zoning dis-
tricts create a more rural community.  Specific uses can be determined 
based on the zoning districts within each township.   
 
Through the use of the zoning and subdivision ordinances, the munici-
palities have control over the types of uses that are permitted and where 
they will be located as well as a set of minimum criteria for the devel-
opment of land.  Ideally, the municipalities will have provided adequate 
zoning for the various uses that may locate within the community.  
Also, it’s important to ensure the zoning districts are compatible with 
each other to limit potential conflicts between the various areas.  It will 
be important for each municipality to determine if the existing zoning 
districts will provide opportunities for specific land uses that are desired 
within the community and if the existing infrastructure can support 
those uses.   
 
As discussed in previous chapters, Halfmoon Township is considering a 
new zoning district to be located at the border with Patton Township.  
This new zoning district will change approximately 1,000 acres of land 
from Agriculture (A-1) to a new district known as the Rural Village 
District (RVD).  Also, this rezoning will change all the property cur-
rently zoned as Heavy Industrial (M-1) in Halfmoon Township.  Due to 
this change, it may be necessary to expand the uses in the Light Indus-
trial (I-1) zoning district to ensure the requirements of the Municipali-
ties Planning Code related to zoning are addressed.     A map of the ex-
isting zoning districts for both Halfmoon Township and Patton Town-
ship can be found in the previous chapter as figure RP-4. 
 
 
 

As noted in the previous chapter on Rural Preservation and Urban 
Needs there are a variety of land uses that currently exist within the 
study area.  An inventory of existing land uses conducted in 2010  indi-
cates that the majority of the study area is being used for agricultural or 
conservation purposes.  It also noted that commercial, industrial, public/
semi-public, and recreational uses were limited.  It should be mentioned 
however, that while some land use categories are not well represented 
within the study area, the land uses are not necessarily balanced be-
tween the two townships either.   
 
For example, the majority of the study area in Halfmoon Township is 
currently used for agricultural purposes or conservation.  Similarly, the 
majority of commercial uses within the study area are located in Patton 
Township.  This is also reflected by the zoning districts within the study 
area.  While this may not seem to be a signif icant discrepancy given the 
proximity of the two townships to one another, it may create an incon-
sistency based on the population centers in each township. 
 
ZONING & LAND SUBDIVISION 
 
One way to establish the specific land use needs for the study area is  
through the use of zoning and subdivision regulations.  The zoning and 
subdivision regulations provide a specific set of requirements for locat-
ing specific uses within the municipality.  Both Halfmoon Township 
and Patton Township have zoning and subdivision regulations, however 
the specific requirements vary between each municipality.   
 
In Halfmoon Township a majority of the land is zoned for agricultural 
uses or natural resources, while in Patton Township there is a greater 
mix of uses.  Table 4.1 and Table 4.2 outline the specific zoning dis-
tricts and acreage allotted to each district for each township.  It should 
be noted, however, that Tables 4.1 and 4.2 only include zoning districts 
within the study boundary. 
 
 

�
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COMPATIBILITY OF LAND USES 
 
As discussed in the previous chapter, zoning and land use play an im-
portant role in what uses will be established in the future.  When look-
ing at specific land use needs it is important to establish zoning that 
compliments the existing land use pattern.  In many cases, the land uses 
existed before zoning was adopted and therefore the zoning districts 
were established based on existing uses.   
 
In many cases zoning districts are grouped together based on the allow-
able uses.  For example, residential uses are usually adjacent to other 
residential uses and commercial uses are adjacent to other commercial 
uses.  As the intensity in one use increases it becomes easier to locate it 
adjacent to a dissimilar use.  This is often seen when high-density resi-
dential uses are adjacent to commercial uses.   
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TABLE 4.1 �
PATTON TOWNSHIP ZONING DISTRICTS  

DISTRICT NAME  ACREAGE 
PERCENT OF 

TOTAL*  

AGRICULTURE (A-1) 3,766.87 57.0 

COMMERCIAL (C-1) 1.38 < 0.1 

PLANNED  
COMMERCIAL (C-2) 

81.86 1.0 

INDUSTRIAL (I-1) 3.18 < 0.1 
NATURAL  
RESOURCES (NR-1) 

803.88 12.0 

OFFICE BUFFER DISTRICT 
(OBD-1) 

11.61 < 0.1 

OFFICE BUFFER DISTRICT 
(OBD-2) 

55.86 1.0 

PLANNED COMMUNITY (P-C) 1,021.77 15.0 

RESIDENTIAL (R-1) 569.83 8.0 

RESIDENTIAL (R-2) 201.93 3.0 

RESIDENTIAL (R-3) 37.03 1.0 

RESIDENTIAL (R-M) 44.53 1.0 

RESIDENTIAL (RMHP) 26.93 < 1.0 

TOTAL  6,626.66 100.00 
Source: Centre Regional Planning Agency  Geographic Information Systems-2010 
*  Approximate number 

TABLE 4.2 �
HALFMOON TOWNSHIP ZONING DISTRICTS  

DISTRICT NAME  ACREAGE 
PERCENT OF 

TOTAL*  

AGRICULTURE (A-1) 2,316.50 51.0 

CONSERVATION &  
NATURAL�
RESOURCES (CNR-1) 

1,617.01 35.0 

LIGHT INDUSTRIAL (I-1) 22.68 < 0.1 

HEAVY INDUSTRIAL (M-1) 37.94 1.0 

RESIDENTIAL (R-1) 500.72 11.0 

VILLAGE (V-1) 81.53 2.0 

TOTAL  4,576.38 100.00 

Source: Centre Regional Planning Agency  Geographic Information Systems-2010 
*  Approximate number 
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The use classification that may have the largest impact on a commu-
nity’s infrastructure is residential.  The permanent location of a popula-
tion base within a community will tend to require the most additional 
infrastructural needs.  An increase in residential populations may re-
quire additional classroom capacity in the school system as well as the 
potential for additional bus routes to transport students to and from the 
schools.  Recently, the State College Area School District updated their 
facilities master plan to reflect where these additional resources would 
be needed.  The Gray’s Woods Elementary School (located within the 
study area) was programmed to have additional classroom space added 
to accommodate the increase in need based on residential populations.   

In Patton Township it may be easier to locate dissimilar uses adjacent to 
each other due to the variety and amount of zoning districts included in 
the study boundary.  By contrast it may be difficult to locate dissimilar 
uses adjacent to each other in Halfmoon Township because there are a 
limited number of zoning districts.  It may be possible to overcome this 
limitation, however, because there are a limited number of commercial 
uses and therefore it may be in the interest of Halfmoon Township to 
create increased opportunities for commercial uses to be incorporated 
into the township.  It’s important to note, however, that increased uses 
and densities may require increased populations and infrastructure to 
support additional commercial opportunities. 
 
One specific area that may cause incompatibility with adjacent zoning 
districts in Halfmoon Township exists at the border with Patton Town-
ship.  There is approximately 38 acres of land zoned for Heavy Indus-
trial (M-1).  This zoning district is surrounded by Agriculture Zoning 
(A-1) in both Halfmoon Township and Patton Township.  As noted 
above, this property may be rezoned if the Rural Village District regula-
tions are adopted by Halfmoon Township.  However, if the rezoning 
does not occur, then Halfmoon Township may want to consider the land 
use impacts that could occur from the pocket of land zoned for Heavy 
Industrial uses in the middle of Agriculture zoning.  It may also be nec-
essary for the Township to consider alternate areas where Heavy Indus-
trial zoning might be appropriate.   
 
INFRASTRUCTURE NEEDS 
 
When talking about specific land uses it is important to address the in-
frastructural requirements that go along with the different uses.  The 
most common elements of infrastructure are water, sewer, and roads.  
While these three components are important, they have warranted their 
own chapters in this plan and are discussed in more detail in those loca-
tions.  For the purposes of this chapter, infrastructure will include ele-
ments such as schools, emergency services, public facilities, and public 
services.   

�
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SLU—1: The Gray’s Woods Elementary School is the only school facility located 
within the study area.  A recent State College Area School District Facilities Master 
Plan calls for expanding the school to meet existing needs of the community. 
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POTENTIAL AREAS OF DEVELOPMENT 
 
Within the study boundary there are three specific land use plans that 
are either approved by the municipalities or in the process to establish 
approval.  First, in Halfmoon Township is the Halfmoon Acres Devel-
opment.  This project encompasses approximately 500 acres within 
Halfmoon Township and some additional acreage in Patton Township 
as it is located adjacent to the border of the two municipalities.  The 
specifics of the Halfmoon Acres Development are still being estab-
lished in conjunction with an amendment to the Halfmoon Township 
Zoning Ordinance; however it is envisioned to be a residential planned 
community with parks, bicycle facilities, and pedestrian facilities. 

 

Additionally, residential uses will require emergency services such as 
fire, police, and emergency medical service.  All of these factors equate 
to additional personnel, vehicles, and facilities to provide storage, main-
tenance, and office space.  It should be noted that police services for 
Halfmoon Township are provided by the Pennsylvania State Police 
while Patton Township has a dedicated police force that serves its resi-
dents.  Finally, an increase in residential uses may create pressure to 
expand other uses such as post offices and libraries to serve the popula-
tion base.   
 
Aside from residential uses, commercial or off ice land uses also require 
a large investment of infrastructure in order to operate efficiently.  
While there is no signif icant population increase due to commercial or 
office uses they do create opportunities for destinations and therefore 
create the need for well maintained roads and other infrastructure.  This 
includes solid waste services; police, f ire, and emergency medical ser-
vices; and road maintenance.  This also has the potential to create addi-
tion needs for township personnel to help support the commercial and 
office uses similar to the needs for residential uses.   
 
One advantage to increasing the intensity of land uses within the com-
munities is the potential for an increased tax base.  The increase in taxes 
for the municipalities could potentially help offset some of the in-
creased costs associated with the specific land uses, however it may not 
be adequate to cover all the potential costs.  While this chapter is not 
intended to provide an in-depth analysis of the tax structure for the mu-
nicipalities, it’s worth noting as a potential source of revenue for the 
municipalities.   
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SLU—2: The properties of the Halfmoon Acres development are highlighted above as 
they cross the Halfmoon Township and Patton Township boundary.  The master plan 
calls for approximately 420 units to be built in this development. 
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As noted in a previous chapter, no part of Halfmoon Township is in-
cluded in the Centre Region’s Regional Growth Boundary or Sewer 
Service Area.  Depending on the specific sewage solution that is identi-
fied, the maximum density allowed under Halfmoon Township’s zoning 
ordinance may not be achievable.  Conversely, the Gray’s Woods 
Planned Community in Patton Township is located within the Regional 
Growth Boundary and Sewer Service area.  This will allow for develop-
ment at the maximum density permitted by the base zoning.   

A third area that has an approved master plan for development is the 
Toftrees Planned Community in Patton Township.  A portion of this 
development is included in the eastern end of the study boundary; how-
ever the entire master plan extends outside of the study area for this 
project.  According to the most recent master plan, the Toftrees Planned 

By contrast, the Gray’s Woods Planned Community is a master planned 
development consisting of approximately 600 acres in Patton Township 
and additional acreage in Halfmoon Township.  There is an approved 
master plan that will permit approximately 1,800 units to be built in 
Patton Township consisting of single family and multi-family residen-
tial uses.  Also, there is a plan for a commercial component in a “town 
center” style setting.  The Gray’s Woods Planned Community also has 
approximately 500 acres across the municipal boundary in Halfmoon 
Township, however development of this property is not anticipated un-
til the Patton Township portion is built out, therefore no plans currently 
exist for the development of this property.   

�
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SLU—3: The Gray’s Woods Planned Community is shown as it crosses the Halfmoon 
Township and Patton Township boundary.  Currently the Patton Township portion is 
the only area that has an approved master plan.  No timeline currently exists for fu-
ture planning or development in the Halfmoon Township portion of the Planned Com-
munity.  

SLU—4: The Toftrees Planned Community is located in the southeast corner of the 
study boundary and continues further east into Patton Township. 
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Community could expect to see approximately 4,700 residential units 
and approximately 1.4 million square feet of commercial, retail, office 
space, and other non-residential uses at full build-out.  A portion of the 
Toftrees Planned Community is already built, however there is still a 
large portion that is undeveloped.    
 
The increased land use potential of these three developments will un-
doubtedly create a need to increase specific infrastructural elements as 
noted above.  One important factor that will help create an efficient use 
of the municipal services is interconnectivity between and development  
and that occurs at the Halfmoon Township and Patton Township border.  
This concept will be discussed in greater detail in the chapter on trans-
portation; however it’s worth noting at this time.   
 
Another area of potential future development is the land around the 
Gray’s Woods Interchange of Interstate 99 as identified on map SLU-5.  
Following the construction of the interchange for Gray’s Woods Boule-
vard, development pressures have increased for the properties adjacent 
to the interchange.  While natural and environmental constraints are a 
factor, development has occurred in this location.  Currently there is a 
medical facility located adjacent to the interchange and additional prop-
erty is zoned for office uses.  Currently, there are several parcels of land 
between the interchange and the Toftrees Planned Community that are 
vacant.  Due to their location, they could spark interest for future devel-
opment.  While specific constraints would need to be overcome for de-
velopment to occur, the potential exists.    
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SLU—5: The Imbt property, identified in purple, has significant future development  
potential based on its proximity to the Gray’s Woods Boulevard Interchange, however  
the property is located outside of the Centre Region’s Regional Growth Boundary and 
Sewer Service Area limiting the development density and options at this time.    
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FUTURE LAND USE NEEDS 
 
The previous chapter on Rural Preservation and Urban Needs addressed 
the potential future land use needs within the study boundary; however 
several elements are worth reiterating in this chapter as well.  Specifi-
cally the need to coordinate the future land uses as proposed by the two 
major developments at the border between Halfmoon Township and 
Patton Township.  This should not only apply to the specific uses that 
are identified, but also the municipal services proposed for the area.  
Duplication in both the uses and services may create an environment 
where commercial or off ice uses have difficulty establishing a customer 
base that is able to sustain the land uses due to an over saturation of the 
specific uses without an adequate customer base. 
 
While it might be difficult to determine exactly what specific land uses 
are appropriate for the study area it is reasonably accepted that some 
development should occur to help sustain the municipalities.  Addi-
tional analysis should be done to determine what uses would provide 
the most benefit for the communities and can be supported by the exist-
ing infrastructure and the future population base.  Also, coordination 
between the municipalities will help limit the potential for duplication 
of services and create a more efficient use of available services. 
 

Finally, in Halfmoon Township, there are several properties in the west-
ern end of the study area that could see future development.  Several 
properties exist near the Village of Stormstown that are currently va-
cant.  These properties are zoned to allow for light commercial and resi-
dential uses.  Development in this area could provide additional com-
mercial or service oriented uses that could benefit the Village of 
Stormstown and Halfmoon Township.   
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SLU—6: The four major development areas are shown in relationship to one another 
and to the overall study area.  The Halfmoon Acres development is identified in or-
ange, the Gray’s Woods Planned Community in green, the Toftrees Planned Commu-
nity is shown in blue, and the Imbt tract is shown in purple. 
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POLICY 4.2: Compatibility between adjacent land uses will help cre-
ate a more consistent use pattern and help maximize developable land. 
 
a. When possible, incompatibility in adjacent land uses shall be 

minimized to help reduce the need for buffering or similar tech-
niques. 

 
b. When possible and where appropriate, clustering of compatible 

land uses shall be encouraged. 
 
 
POLICY 4.3: Providing an adequate community infrastructure will 
help provide for the long-term needs of the citizens.   
 
a. An inventory of existing community facilities and services 

within or in close proximity to the study area shall be conducted 
to determine where strengths or weaknesses may exist.   

 
b. Service areas for the existing facilities shall be established to 

determine the level of service that may exist. 
 
c. Locations for future community facilities shall be established to 

provide the most effective and efficient service to the residents 
of the community while maximizing existing resources.   

 
d. Specific locations for future community facilities shall be coor-

dinated with the municipalities and other groups as necessary to 
ensure proper sighting.    

 
 
 
 
 
 
 

GOALS & POLICIES 
 
In order to determine the specific land uses that will provide necessary 
services to sustain future growth and development within the study 
area, goals and policies need to be established that will provide a basis 
for the establishment of future land use regulations.  These regulations 
will help ensure that the municipal resources available are used in the 
most efficient and effective way to provide the most overall benefit to 
the community.    
 
GOAL 4.1: Establish regulations that will help identify specific land 
use needs within the study boundary while maximizing existing and 
proposed infrastructure systems.  This will allow future development 
to occur that provides the most benefit to the entire community.   
 
 
POLICY 4.1: Identification of specific land uses is important to ensure 
a balanced development pattern is established. 
 
a. Specific inventories of land uses shall be conducted to deter-

mine what specific uses exist within the study boundary. 
 
b. At a minimum, the following uses shall be inventoried: 

Residential 
Commercial 
Industrial 
Agricultural 
Natural Resources/Open Space 
Public/Semi-public  
Office/Professional 
Transportation, Communications, & Utilities  
Parks & Recreation 

 
c. At a minimum, land use inventories shall be conducted every 

five years to ensure up-to-date information is available.   
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POLICY 4.4: Areas currently identified for development can help pro-
vide ideal opportunities for future land use needs. 
 
a. Developments that are currently planned or proposed shall con-

sider land uses that would provide a benefit to the overall com-
munity.   

 
b. To the extent possible, coordination among future developments 

shall be encouraged to minimize duplication of future land uses.   
 
c. Future growth and density shall be encouraged in identified de-

velopment locations to help protect and preserve areas that are 
less suited for growth.    
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Louis Berger Group 
 
In September 2004 a study was completed by the Louis Berger Group 
Inc. for the Shiloh Road Area Plan in College Township.  This study 
looked at the future viability and impact for new residential, office, re-
tail, and commercial development in the Shiloh Road Corridor.  At the 
time, the findings specifically noted the major retail development in 
Patton Township was focused around the Colonnade and the Waddle 
Road Corridor.  The Louis Berger Group indicated that any new devel-
opment in the Shiloh Road corridor would be competing directly with 
the potential development in these areas of Patton Township.  The study 
also indicated that the new developments along the Shiloh Road Corri-
dor would negatively impact the commercial and retail in Patton Town-
ship because it would draw businesses away from the Colonnade and 
Waddle Road Corridor.   
 
The Louis Berger study concluded by stating that denser residential de-
velopment coupled with office uses would be the key for future sustain-
ability in development.  It noted that with the proper mix and density of 
residential development an additional 350,000 square feet of office 
space could be supported over a four to five year time period through-
out the entire Centre Region.  This would in-turn provide for a maxi-
mum of 400,000 additional square feet of commercial and retail space 
to be supported by the increase in residential and office spaces.   
 
Design Workshop 
 
In 2004, Design Workshop prepared an economic impact study for the 
Imbt Property and Circleville Farms in Ferguson Township.  In this 
study Design Workshop noted similar findings to the Louis Berger 
Group and supported their conclusions for the amount of commercial 
and retail that could be absorbed by the entire Centre Region.   
 
One specific finding that was noted in the Design Workshop report was 
the notion that overall, the Centre Region would have diff iculty sup-

When looking at the future growth and development of the study area, it 
is important to establish what types of uses will be sustainable into the 
future.  In particular, it will be important to balance the proposed uses 
with the intended population base.  While we have looked at future land 
uses is several previous chapters, this chapter will focus specifically on 
commercial and retail uses and their viability within the study area.   
 
These two use categories are being called out specifically because of 
the proposed development activity that is planned for several of the 
properties within the study boundary for the Halfmoon Township and 
Patton Township Area Plan.  Specif ically, the Gray’s Woods Planned 
Community and Toftrees Planned Community contain a commercial or 
retail component.  With several different plans for commercial and re-
tail spaces in close proximity to one another it becomes important to 
establish the viability of these particular uses.  This may help to deter-
mine if the commercial and retail areas will be competing against each 
other for the same population base and potentially limit their own vi-
ability.   
 
This chapter will explore the different factors that influence commercial 
and retail viability in order to provide information necessary to deter-
mine if any policies should be established to ensure commercial areas 
are viable and stable in the future.   
 
NEED - PREVIOUS ECONOMIC STUDIES 
 
When addressing commercial and retail viability within the study area, 
it’s important to establish the existing need for future uses.  Since 2004, 
three different economic impact studies have been completed for vari-
ous projects within the Centre Region.  Each of these individual eco-
nomic development studies examined the Centre Region’s ability to ab-
sorb additional commercial and retail development and contain a vari-
ety of information pertaining to specific economic conditions and needs 
for the region.  The following is a synopsis of each study and how it 
potentially relates to commercial and retail development within the 
study boundary.   
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respectively.  This study also goes on to note that in order to support a 
walkable retail environment such as a “town center” concept, there 
would need to be a population density of 7 dwelling units per acre or 
approximately 16 person per acre (based on a household size of 2.3). 

 
Since the completion of these studies there have been multiple new 
commercial and retail developments.  Not all have been within the 
study boundary, however the studies mentioned above addressed needs 
for the entire Centre Region, therefore any additional commercial or 
retail development has an impact on the overall amount of square foot-
age that can legitimately be supported within the Centre Region includ-
ing the study boundary.  It could reasonably be assumed that based on 
the amount of new commercial and retail development that has oc-
curred in recent years that the identified absorption of 350,000 square 
feet of office and 400,000 square feet of commercial and retail has been 
met and potentially exceeded.  This development has included a new 
home improvement store, a movie theatre, a furniture store, and a de-
partment store to name a few.   
 
One concern that remains a factor is the relocation of existing busi-
nesses within the Centre Region.  When new spaces are developed there 
is a desire for existing businesses to relocate to new and updated space.  
In some cases there aren’t new businesses to fill the vacancies.  This 
creates a situation where new space is being filled, however existing 
spaces are left empty.  It will be important for future commercial or re-
tail developments to encourage new clients that don’t currently exist 
within the Centre Region.  This will help limit the overall impact of va-
cant commercial and retail space within the community.     
 
In 2010, the firm of BBP was retained to perform an economic develop-
ment analysis for the Centre Region.  This study, completed in 2011, 
identifies ways to retain existing commercial uses and encourage the 
relocation of new businesses to the area.  It includes methods to reduce 
barriers for economic development in the community and guidance to 
develop economic policies for the Centre Region municipalities. 

porting multiple locations that proposed extensive commercial or retail 
establishments. It stated that village style developments would be most 
appropriate for future projects.  However, it also noted that there was a 
limited market for village style commercial and retail developments and 
therefore overdevelopment of this style in the same geographic area 
could cause a negative impact and excessive competition for the same 
user base.   
 
Economic Research Associates 
 
In September 2005 the consulting firm of Economics Research Associ-
ates submitted Phase III of a market assessment for the Urban Village 
(now the West End) in Ferguson Township and the Borough of State 
College.  This report focused on the market viability for specific sectors 
of the commercial and retail market such as restaurants, grocery stores, 
general merchandise, apparel, services, and several others sectors.   
 
A key finding from this report was that the Centre Region as a whole 
had approximately 41 square feet of commercial or retail space per resi-
dent.  Comparatively, the average commercial or retail space for the 
United States and the Commonwealth of Pennsylvania is 16 square feet 
and 17 square feet respectively.  This would indicate that the population 
in 2005 was able to support a significant amount of commercial and 
retail space throughout the entire Centre Region.  This is mostly attrib-
uted to the fact that the Centre Region is primarily a service oriented 
community.  The large student population allows for additional com-
mercial and retail space to be supported in the community above the 
national and state averages.     
 
It should be noted, however, that at the time of this report a significant 
amount of commercial and retail space was located in and around 
Downtown State College which had a population density of approxi-
mately 13 persons per acre Borough wide and 26 persons per acre in 
and around the downtown core.  Comparatively, Halfmoon Township 
and Patton Township reflected a density of .16 and .45 persons per acre 
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There are approximately 11,231 acres of land within the study bound-
ary.  Of this total, approximately 66 acres are designated as commercial 
or retail land uses.  A majority of this acreage is concentrated at the 
North Atherton Street & Valley Vista Drive intersection. Two major 
home improvement retail stores, a furniture store, and a movie theatre 
are located at or near this intersection.   
 
These developments comprise approximately 42 of the total 66 acres 
identified as commercial or retail within the study boundary.  Addi-
tional commercial land uses exist in the Village of Stormstown, at sev-
eral locations along State Route 550 in both Halfmoon Township and 
Patton Township, and along Meeks Lane in Patton Township.   
 
In 2002 the Centre Regional Planning Agency conducted a vacant land 
inventory and analysis.  This study looked at properties within the Re-
gional Growth Boundary and Sewer Service Area.  The vacant land in-
ventory was updated in 2010 to provide a more accurate picture of va-
cancies within the region.  This update provides a better indication of 
the current vacancies within the study boundary and will help determine 
the availability of commercial and retail space in and near the study 
boundary.   
 
Similarly, in 2004 a Vacant Structures Report was written for the Cen-
tre Region to identify vacant buildings along the College Avenue and 
Atherton Street Corridors.  An update to the vacant structures inventory 
is scheduled to occur in the near future.  This update will provide a 
more current picture to the state of vacancy rates within the Centre Re-
gion and should help to determine what opportunities may exist for fu-
ture commercial or retail endeavors.    
 
It should be noted that just south of the study area along North Atherton 
Street in Patton Township is a major area of commercial and retail de-
velopment.  There are many shops along North Atherton Street itself as 
well as the Colonnade Shopping Center and the Woodycrest Center.  
All of these uses are in close enough proximity to provide some degree 

EXISTING COMMERCIAL & RETAIL INVENTORY 
 
Based on the above noted information, a majority of the future commer-
cial and retail need may already be fulfilled within the Centre Region.  
In order to validate some of the findings, an inventory of existing com-
mercial properties needs to be established.  Currently, the most up-to-
date land use inventory for the study boundary is the 2010 Existing 
Land Use Inventory.  Using this inventory a reasonable determination 
can be made for the amount of commercial and retail land uses that ex-
ist within the study boundary.   
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C&R—1: The areas identified by the yellow circles represent the two predominant  
areas where commercial and retail uses are permitted.  While other commercial & 
retail areas are identified in the master plans for the various planned communities, 
the specific timing of their development is unknown. 
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Across the border in Patton Township is the other portion of the Gray’s 
Woods Planned Community.  This portion of the Gray’s Woods 
Planned Community is governed by Patton Township’s land develop-
ment regulations and has a full build-out capacity of approximately 
1,800 dwelling units.  This portion of the Gray’s Woods Planned Com-
munity also has a component of commercial and retail space included in 
a “town center” format.  The most recent master plan for the Patton 
Township portion of the Gray’s Woods Planned Community was 
adopted in early 2009.  This master plan calls for approximately 16,000 
square feet of commercial and retail space.  It should be noted, how-
ever, this total also includes some mixed use development, although the 
specific total is not known at this time.   

of service to the existing and future population base within the study 
area.  These established commercial and retail uses may provide a com-
peting interest for the planned communities within the study boundary 
and therefore make it more difficult to establish commercial or retail 
uses. 
 
PROPOSED DEVELOPMENT ACTIVITIES 
 
Within the study area for the Halfmoon Township and Patton Township 
Area Plan there are three potential planned communities that could cre-
ate specific population centers and impact future commercial and retail 
developments.  In Halfmoon Township there is the proposed Halfmoon 
Acres Development which is located at the border between Halfmoon 
Township and Patton Township.  A master plan has been submitted 
showing development under existing zoning with approximately 450 
dwelling units combined in Halfmoon Township and Patton Township.  
If the Rural Village District zoning regulations (as noted previously) 
were ever implemented by Halfmoon Township the development den-
sity and allowable uses would increase significantly and increase den-
sity and development potential in this location. 
 
Similar to the Halfmoon Acres Development is the Gray’s Woods 
Planned Community.  The master plan for this development crosses the 
municipal boundary between Halfmoon Township and Patton Town-
ship.  In Halfmoon Township, the regulations for the Gray’s Woods 
Planned Community are similar to the those for the Halfmoon Acres 
Development and primarily allows residential development with one 
acre lot minimums or agriculture activities .  Similar to the Halfmoon 
Acres Development, this portion of the Gray’s Woods Planned Com-
munity could also expect to see approximately 450 dwelling units de-
veloped under current zoning regulations.  It should be noted that both 
of these future developments in Halfmoon Township are outside the 
Centre Region’s Regional Growth Boundary and Sewer Service Area 
therefore the allowable densities are less than what might be expected 
in a planned community. 
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C&R—2: The three planned communities are shown in relationship to one another 
and to the overall study area.  The Halfmoon Acres Planned Community is identified 
in orange, the Gray’s Woods Planned Community in green, and the Toftrees Planned 
Community is shown in blue. 
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POPULATION DENSITY 
 
One key to having a commercial or retail development that is sustain-
able is the inclusion of an active population base that can contribute to 
the daily demand of the uses that are developed.  This factor becomes 
even more important when the commercial or retail center is designed 
to be within a residential neighborhood and not have a more regional 
draw.  Many communities across the country have developed “town 
centers” that provide a vibrant and walkable shopping experience how-
ever a majority of these locations are based on a more regional popula-
tion base to support the businesses and shops that occupy the spaces.   
 
As discussed above, there are several master plans that incorporate a 
signif icant population base.  It’s important to note, however, the full 
build-out for these developments may be twenty to forty years into the 
future.  This will put a greater importance on the coordination of devel-
opment between the commercial, retail, and residential land uses.  In 
other words, ensuring an adequate population base exists to support 
commercial development should be timed appropriately to limit the 
overpopulation of commercial and retail uses or residential uses.  This 
balance will allow commercial and retail uses to be phased in propor-
tionately to the residential development.  The exact mix, however, will 
depend on the particular circumstances within each development. 
 
Finally, it should be mentioned that under the existing regulations there 
will be a limit to the population density that is permitted.  This has the 
potential to create unnecessary competition by commercial and retail 
uses for the same population base.  It will be important to ensure com-
petition between commercial and retail uses as well as population cen-
ters is limited.  Coordination among the various commercial and retail 
developments should be established to limit the amount of overlap in 
uses and therefore spreading the already low population density even 
thinner.   
 
 

A third planned community that exists in the eastern end of the study 
area is the Toftrees Planned Community.  A majority of this develop-
ment is located outside the study area, however a significant portion of 
the undeveloped Toftrees Planned Community is located within the 
study area.  Toftrees has seen several changes to its master plan with 
the most significant changes coming in the past five years.  The latest 
master plan calls for approximately 4,700 total dwelling units between 
the eastern and western portions and approximately and additional 1.35 
million square feet of non-residential space between the two portions of 
the development with the majority being developed in the west.  This 
non-residential space consists of commercial, retail, hotel, and office 
space therefore the specific mix is unknown at this time.      
 
Based on the three developments noted above, there is a potential for 
approximately 1.4 million square feet of commercial, retail, and office 
space.  Similarly, there could be an additional 6,700 dwelling units in-
cluded in these three developments at full build-out.  This amount of 
commercial and retail space may be more than can functionally be ab-
sorbed by not only the study area but the entire Centre Region.  A key 
to the inclusion of this space is the timing for the build-out of the resi-
dential units and if there is adequate population density to support the 
proposed non-residential developments.   
 
In two of the developments noted above there is some degree or version 
of a village area for commercial and retail uses.  While in concept this 
may be the most appropriate and sustainable type of development due 
to increased pedestrian activity, the population density being proposed 
may not be adequate to support the proposed uses.  As noted at the be-
ginning of this chapter, a typical “town center” type of development 
requires approximately 7 dwelling units per acre to be sustainable.  
Population density in the identified planned communities is only half 
that.  It is possible to support commercial and retail uses without having 
the population densities identified, however the uses need to be specific 
or specialized to the market.  An example of this may be a hardware or 
convenience store catering specifically to the population surrounding it.   
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Also, orienting the buildings internally to the sites will help the com-
mercial and retail establishments become more a part of the neighbor-
hoods and less of a regional draw.   
 
A component related to the scale, massing, and size is the service area 
for the commercial and retail uses.  Identifying what the specific service 
area for the commercial and retail areas will help determine what will 
be an appropriate scale and size for each use.  This will also help deter-
mine the proper location for the specific uses.  There may be a desire to 
establish a large service area in order to accommodate a desired use or 
specific business; however this may not be appropriate for the overall 
land use pattern being explored by the municipality.    
 
Another factor that plays into size, scale, and massing is transportation 
options.  One way to enhance the viability of commercial and retail 
spaces within the study boundary is to establish access from multiple 
modes of transportation including walking, bicycling, mass transit, and 
individual passenger vehicles.  The specific choices and options for 
transportation will depend on the specific uses that are identified; how-
ever providing options for multiple forms of transportation will provide 
the widest variety for potential uses.  Specific aspects of transportation 
will be addressed in the next chapter, however it’s important to ensure 
various options are considered in commercial and retail establishments.   
 
Similar to variety in transportation options is establishing a variety of 
housing options including smaller lot sizes, smaller housing sizes, af-
fordable housing units, live-work units, and other forms of residential 
dwellings.  This mix of residential types will allow for a wider cross 
section of the population to live in these communities and utilize the 
future commercial and retail base.  The specific mix of housing types 
should be determined by the individual developments but should also 
be adequate to meet the housing needs of the overall community.   

SCALE, MASSING, & SIZE 
 
One important factor to consider when examining commercial and retail 
viability is the scale, massing, and size of the proposed commercial and 
retail developments.  Based on the amount of commercial and retail de-
velopment that is permitted or proposed in the planned communities 
noted above, there is the potential for the commercial or retail develop-
ments to overwhelm any residential development.  Since the majority of 
these developments will be residential, the commercial and retail uses 
should be designed and oriented to take advantage of the localized 
population.  This could include elements such as limiting the height of 
buildings or incorporating architectural elements to help blend the uses.  
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C&R—3: The Village of Boalsburg in Harris Township provides pedestrian scaled 
commercial and retail opportunities that serve the local residents but the village also 
provides a more regional draw that brings in patron from other communities.   
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POLICY 5.2: Coordination among future developments will help re-
duce duplication in proposed commercial or retail uses.   
 
a. When possible, proposed commercial and retail land uses shall 

be coordinated among developments to maximize potential sta-
bility and future longevity.   

 
b. Locations for future commercial and retail uses shall be estab-

lished to direct future growth where it will benefit the entire 
community.   

 
 
POLICY 5.3: Focusing commercial and retail uses near population 
centers will help create a customer base for future uses. 
 
a. When possible, future commercial and retail land uses shall be 

located in close proximity to population centers to maximize 
localized usage.   

 
b. If appropriate, commercial and retail uses shall be integrated 

into residential areas to provide neighborhood based uses.   
 
c. Clustering of commercial and retail uses among developments 

shall be encouraged. 
 
 
POLICY 5.4: The scale, massing, and size of commercial and retail 
uses will determine potential customer base and need for supporting 
services. 
 
a. Future commercial and retail uses shall be scaled appropriately 

based on existing infrastructure such as roads and available utili-
ties.  

 
 

GOALS & POLICIES 
 
In order to ensure future commercial and retail growth is adequate to 
serve the needs of the community, goals and policies need to be estab-
lished that will provide a basis for the establishment of future land use 
regulations.  These regulations will help ensure the community’s com-
mercial and retail needs are met without adversely impacting existing 
developments and maintaining compatibility with other land uses. 
 
 
GOAL: Establish regulations that will provide opportunities for the 
establishment of future commercial and retail developments that can 
be supported by future residential populations.  This will help ensure 
their continued sustainability and use.   
 
 
POLICY5.1: Reliable and up-to-date information on existing commer-
cial and retail viability will help determine what future land use needs 
might exist. 
 
a. Regular updates to the Centre Region’s Vacant Land Inventory 

& Analysis and the Vacant Structures Report shall be conducted 
to ensure information is current. 

 
b. Economic development studies as part of the Centre Region 

Comprehensive Plan update shall be utilized to determine com-
mercial or retail need within the study area. 

 
c. Consultation with business associations or similar groups shall 

be encouraged to determine the private sector’s experiences 
with changing market conditions. 
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b. When integrated within residential areas, commercial and retail 
uses shall be scaled appropriately to blend in with the surround-
ing uses.    

 
c. Future commercial and retail uses that will require a more re-

gional user base shall be located appropriately to minimize im-
pacts on surrounding residential areas.   

 
d. Alternative transportation options shall be incorporated into fu-

ture commercial and retail uses.  This shall include but not be 
limited to bicycles, pedestrians, and public transit.  

�
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In order to ensure adequate connections are established and create a 
logical transportation network, municipal coordination is a must.  
Through the Halfmoon & Patton Township Area Plan Steering Com-
mittee, both townships are equally represented in order to provide the 
best possible outcome while preserving the interests of both townships.  
This cooperative effort is providing a forum for relevant issues to be 
brought forth and discussed in order to find the “best fit” for the mu-
nicipalities, service providers, and property owners.  This includes en-
suring transportation connections are established while still providing 
each township the ability to maintain its own identity and more impor-
tantly, maintain control over its future land use goals. 

Matters related to transportation are among the most significant issues 
of all the impacts and influences on the Halfmoon Township and Patton 
Township Area Plan study boundary.  This includes vehicular traffic; 
bicycle and pedestrian traffic; municipal services; transit services; and 
emergency services.  Halfmoon Township is the most rural of the Cen-
tre Region municipalities and therefore transportation options have his-
torically been limited to motor vehicles.  Similarly, Patton Township 
has some significant rural areas; however there is a more diverse trans-
portation network and population base to warrant the transportation in-
frastructure that has been developed.  The following information will 
provide an overview of the various transportation related issues with the 
Halfmoon Township and Patton Township Area Plan study area. 
 
CONNECTIVITY 
 
One of the most important aspects of transportation within the Half-
moon Township and Patton Township Area Plan Study Boundary is 
connectivity of transportation routes.  This includes roads, multi-use 
trails, sidewalks, or other transportation infrastructure.  By connecting 
the transportation infrastructure within the study boundary and the over-
all community, specific services can be maximized by providing multi-
ple routes and limiting dead end streets or cul-du-sacs.  The following 
paragraphs address connectivity from various perspectives including 
municipal services; emergency services; busing and transit; and bicycle 
and pedestrian facilities. 
 
Municipal Services 
 
Providing multiple connections between the two municipalities in-
creases the ability to serve the development that may occur in this area.  
This becomes more important as the densities increase and more resi-
dential units are developed.  As the population increases, so does the 
need for municipal services. 
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TI—1: Patton Township maintains a fleet of specialized vehicles to  provide routine 
maintenance of the townships roadways such as snow removal, brush clearing, and 
minor roadway repairs.   
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Busing and Transit 
 
One important factor to consider when looking at transportation corri-
dors, transportation routes, and transportation connections is how bus-
ing and transit will be addressed.  In particular, the efficiency of routes 
can have a significant impact on overall operating costs and mainte-
nance that may be required.  This is true for both school buses and pub-
lic transit.  Specifically, efficiency in routes for school buses can mean 
more direct routes to the schools to minimize the amount of time on the 
roadways as well as minimize the amount of unnecessary risks to navi-
gate to the schools. 

One component which determines how people feel about a municipality 
is how well the services are delivered.  This includes elements such as 
refuse collection; leaf and brush removal; snow removal; and road re-
pairs or maintenance to name a few.  Providing connections between 
the two municipalities makes it easier and more efficient for each mu-
nicipality to provide the necessary services to its citizens.  If however, 
the linkages are not included, one municipality may find it needs to 
travel longer distances or use an indirect route to serve a limited num-
ber of its constituents therefore making it more expensive to provide the 
necessary municipal services.  Connections between the two munici-
palities will allow for a more efficient delivery of service for both Half-
moon Township and Patton Township. 
 
Emergency services 
 
A key component to having an effective and efficient emergency ser-
vices operation in a community is the ability for the emergency vehicles 
to arrive on scene in the shortest amount of time.  By creating transpor-
tation connections between the two municipalities, additional options 
are created to help expedite the routing and the response times for 
emergency vehicles.  This not only includes fire and ambulance ser-
vices, but also police calls. 
 
By creating multiple connections through a particular area, the options 
are increased in terms of where traffic can be routed in an emergency.  
For example, if one intersection is obstructed due to an accident or 
some other unforeseen circumstance, emergency vehicles can be routed 
through an alternate location to better access the situation.  Similarly, 
traffic can be routed away from the situation to minimize the congestion 
and allow emergency workers more freedom and movement to handle 
the incident.  This becomes important due to the multiple emergency 
service providers that support the study area including the Port Matilda 
Fire Company and EMS; the Warriors Mark Fire Company; the Penn-
sylvania State Police; the Alpha Fire Company; and the Patton Town-
ship Police Department. 
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TI—2: Patton Township provides funding for its own police force to patrol the mu-
nicipality.  Halfmoon Township receives its primary police services from the Pennsyl-
vania State Police, however these services are limited.   
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Initially, transit service may start out as AM and PM peak trips.  This 
may include a mid-day trip as well but service would primarily be 
based on commuting patterns.  As population, density, and the demand 
increased, so would frequency of service. 
 
Similar to the needs of public transit providers are the needs of the pub-
lic school system and their busing infrastructure.  The State College 
Area School District (SCASD) provides busing for students throughout 
the study area.  Specifically, the Gray’s Woods Elementary School is 
located within the study area and serves as a destination for school bus 
trips as well as faculty and parent vehicle trips.  Providing intercon-
nected routes between neighborhoods can help reduce the travel times 
and distances for the school buses.  Also, providing interconnections 
with neighborhoods and municipalities may establish more efficient and 
safer routes for the buses. 
 
Bicycle and Pedestrian Facilities 
 
Within the Centre Region is an established network of bicycle and pe-
destrian facilities that allow people to travel throughout the region on 
dedicated facilities.  Often times these paths and routes connect other 
recreational areas such as parks or community spaces.  This network is 
important to the overall recreational needs of the community. 
 
Incorporating additional bicycle and pedestrian connections into plans 
for vehicular transportation facilities can assist in expanding the overall 
regional bicycle and pedestrian network, but it can also establish addi-
tional recreational resources for persons living within the study bound-
ary.  Similarly, the bicycle and pedestrian facilities can connect existing 
recreational amenities within the developed areas to establish a wider 
network of bicycle and pedestrian resources with specific destinations. 
Another component to establishing bicycle and pedestrian routes 
throughout the study area is to provide transportation alternatives.  
Within the study area there is a desire to have a mix of uses including  
residential, commercial, and civic land developments (including 

One goal of the Centre Area Transportation Authority (CATA) is to 
provide the most effective and efficient service to its customers while 
keeping ridership costs and operational costs as low as possible.  Both 
of these objectives can be accomplished when transportation routes are 
connected and linked together.  These links and connections can elimi-
nate unnecessary movements that can cause delays or increase the costs 
for operating routes.  Along with population density and demand, ade-
quate road connections could be a deciding factor for when an area may 
be programmed by CATA for future public transit services. 
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TI—3: The Centre Area Transportation Authority provides CATA bus service 
throughout both Halfmoon Township and Patton Township providing alternative op-
tions for residents of the Centre Region.   
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quency of trips, incorporate additional facilities, or expand the service 
area.  Analysis will become easier as additional data becomes available. 
 
One element that all CATA transit service acknowledges is the fact that 
all riders, at some point, will walk, bike or use a mobility device to 
complete their trip.  Because of this, all CATA buses are equipped with 
bicycle racks on the front of the bus.  Also, when possible, bus stops are 
located to take advantage of existing pedestrian infrastructure. 
 
Similarly, when possible, transit service is coordinated with develop-
ment density and mixed use locations to maximize the potential rider-
ship with existing or planned uses that will generate trips.  This allows 
the transit service to serve a greater population in a smaller area, 
thereby improving trip times and service coverage.  Also, this allows 
for CATA to increase the diversity of their trips in terms of days, times, 
and direction of service. 
 
As Halfmoon Township, Patton Township, and the entire Centre Re-
gion continue to grow the benefits of transit will become more preva-
lent.  Not only does transit offer additional options for daily trips, it 
helps to decrease traffic congestion by providing an alternative to per-
sonal vehicle trips.  Fewer vehicles trips can increase the functional life 
of the roadways and lead to improved air quality which will lead to long
-term benefits to the entire Centre Region. 
 
BICYCLE & PEDESTRIAN FACILITIES 
 
Bicycle and pedestrian facilities come in various forms and serve vari-
ous needs.  Because of this, it becomes increasingly important to deter-
mine the type of facilities based on the intended user group.  Several 
factors can influence the type of facility including the ability of the 
user; the conditions of the corridor; and the overall cost of the facility. 
 
 
 

schools, parks, or places of worship).  Providing a network of bicycle 
and pedestrian infrastructure throughout the study area will accommo-
date additional modes of transportation and create additional options for 
people to move throughout the study area. 
 
CATA SERVICE 
 
Currently, the study area is served by three separate CATA bus routes; 
the W Route – Valley Vista; the G Route – Gray’s Woods; and the Z 
Route – Stormstown.  While the Z Route is the newest route in the 
CATA system with service to Halfmoon Township beginning in 2010, 
the ridership has been solid.  Since 2008, the ridership numbers for the 
three routes that serve the study area are noted in Table One. 

 
It is difficult to quantify how the addition of the Z Route has impacted 
single occupancy vehicle trips originating from Halfmoon Township, 
however increasing ridership numbers would indicate that township 
residents are utilizing the transportation options being provided.  Addi-
tionally, if ridership increases it may be necessary to increase the fre-
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TABLE ONE  
YEARLY CATA RIDERSHIP  

FOR ROUTES WITHIN THE STUDY BOUNDARY  

ROUTE 
NAME  

YEARS 

2008-2009 2009-2010 2010-2011 

W Route 125,831 132,124 119,522 

G Route 4,992 9,511 6,409 

Z Route ----- ----- 4,719 

Source:  CATA, 2011 
Note: The Z Route began service in 2010 therefore no prior data exists 
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Shared Use Paths 
 
The last facility of note is the shared use path.  A shared use path is fa-
cility that is separate from a roadway and is typically a minimum of ten 
feet in width with a three foot clear zone.  Shared use paths are de-
signed for both bicycle and pedestrian use and provide a degree of 
safety for less experienced operators.  Shared use paths are also de-
signed to minimize conflicts with driveways or roadway intersections. 
 
Pedestrian Facilities 
 
When dealing with pedestrian facilities, a different set of criteria needs 
to be used to evaluate the effectiveness and appropriateness of where 
and how these facilities are established.  Some specific strategies that 
are used when addressing pedestrian facilities include: 
 
· Continuous systems and connectivity 
· Pedestrian oriented land uses 
· Pedestrian supportive land use patterns 
· Multi-modal consideration 
· Accessible and appropriately located transit 
· Lively public spaces or character 
· Pedestrian furnishings and street trees 
· Security and visibility 
· Proper maintenance 
 
When a specific project has been identified there are additional criteria 
used to evaluate the impacts on pedestrians.  First, considering motor 
vehicle speeds in the scope of a specific project will help determine the 
most appropriate location for pedestrian facilities to be located.  Sec-
ond, ensuring access to the facilities is safe and convenient will encour-
age pedestrian usage.  This also includes connectivity of pedestrian fa-
cilities.  Third, providing adequate buffers between the pedestrian fa-
cilities and the roadway will create a safer environment for pedestrians.  
This also includes limiting the number of crossings where pedestrians 

Bicycle Facilities 
 
Generally, bicycle facilities are classified by four different types includ-
ing shared roadways, sharrows, bike lanes, and shared use paths. 
 
Shared Roadways 
 
Shared roadways are roadways where bicycles are permitted but no ac-
commodations are made for the bicycle.  At most, a sign may be in-
cluded in the corridor indicating that motorists and bicyclists should 
“share the road.”  In some cases, a shared roadway may be part of a bi-
cycle route and therefore it would be signed to indicate the specific 
route, however it would remain as a shared roadway. 
 
Sharrows 
 
Sharrows are pavement markers that are typically used in conjunction 
with shared roadways.  The sharrows are painted on the travel lane and 
identify the best place on the road for bicyclists to travel.  They also 
provide an indication to motorists that cyclists may occupy more of the 
lane and not ride next to the curb. 
 
Bike Lanes 
 
Bike lanes are on-street facilities that are specifically marked to indicate 
an area where cyclists can ride without intermixing with motor vehicles.  
Bike lanes are typically five feet wide on roads that have curbing and 
are signed and marked accordingly to identify the bicycle lane.  They 
provide one way travel (and therefore may exist on both sides of the 
road) and are also designed for necessary speeds, volumes and usage of 
bicycles. 
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TI—5: Shared Roadway Signs are common along streets and road-
ways where separate lanes are not necessary or feasible.   

TI—4: Sharrrows can be found on streets 
throughout the Centre Region. 

TI—6: Bike Lanes provide dedicated space 
for bicycles to ride without constant inter-
action with vehicular traffic.  

TI—7: Shared Use Paths are often the safest option for bi-
cycles and pedestrians as they are far removed from vehicu-
lar roadways.   
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The process involved the identification of existing conditions and exist-
ing traffic counts on the roadways within the study boundary.  This in-
formation was coupled with traffic impact analyses that were completed 
for specific developments within the study boundary including traffic 
impact analysis reports for the Geisinger Medical Clinic, the Gray’s 
Woods Planned Community, and the Toftrees Planned Community.  
Finally, future development patterns were identified for undeveloped 
property within the study boundary.  This also included a proposed fu-
ture road network to help provide additional connections between the 
two townships with a focus on making the connections locally conven-
ient, but regionally inconvenient. 
 
Over the course of several months, future development plans that would 
impact the outcome of the model were presented to the steering com-
mittee.  Based on the various land use scenarios, multiple model runs 
were conducted producing multiple sets of results to compare and con-
trast.  In some cases, the density of land use greatly impacted specific 
intersections and created failing levels of service on multiple routes.  
Finally, the steering committee settled on a future development scenario 
that would permit approximately two thirds of the total development 
allowed for a full build scenario.  This was used as the basis for all the 
traffic impacts and mitigation measures. 
 
In order to establish the appropriate scenario to guide the traffic study 
future land uses for all the properties within the study boundary were 
evaluated and approved by the steering committee.  If the property was 
fully developed, the existing use was used, however many properties 
were identified for future development including residential, commer-
cial, office, and civic uses.  The resulting future land use plan will be 
used as the basis for establishing a specific future land use map for the 
study boundary. 
 
 
 
 

and motor vehicles may interact.  Finally, creating a visually appealing 
treatment may encourage walking and usage of the pedestrian facility. 
 
Bicycle and pedestrian facilities are important to both Halfmoon Town-
ship and Patton Township.  In both townships efforts have been made 
or are in progress to develop bicycle and pedestrian plans.  In particular, 
Patton Township adopted a bicycle and pedestrian plan in late 2010 that 
identifies preferred bicycle and pedestrian routes.  This plan also in-
cludes cost estimates and prioritizes the projects for future develop-
ment, several of which are located within the study area. 
 
In Halfmoon Township, work is underway to develop a plan that will 
identify connections between the municipal parks and many neighbor-
hoods.  While this plan does not specifically identify bicycle and pedes-
trian routes, the connectivity plan will permit bicycles and pedestrians 
to utilize the identified routes.  The primary focus of this plan is to iden-
tify safe routes to connect parks and neighborhoods that provide alter-
natives to using State Route 550 and establish safe and convenient sepa-
ration from this busy roadway.  This project was a recommendation that 
was including in the 2006 Halfmoon Township Parks Plan. 
 
TRAFFIC ANALYSIS 
 
Beginning in late 2010 and continuing through mid 2011, the firm of 
Trans Associates was retained to conduct a traffic study within the de-
fined study boundary.  This study was funded through the Centre 
County Metropolitan Planning Organization (MPO) and was intended 
to identify any specific traffic issues that may occur due to a full 
buildout of the study boundary.  In particular, traffic modeling software 
was used to identify areas where, based on specific development pat-
terns, traffic volumes caused intersections to have failing levels of ser-
vice.  Also, specific mitigation measures were identified to alleviate the 
congestion and return the vehicle routes to acceptable levels of service. 
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State Route 550 Safety Study 
 
One additional component to the traffic analysis that was completed 
was a safety study of State Route 550.  State Route 550 is the main 
roadway that runs through Halfmoon Township and western Patton 
Township.  All traffic entering Halfmoon Township eventually ends up 
on State Route 550 and therefore this roadway is a vital link for Half-
moon Township.  Over the years, specific sections of State Route 550 
have posed problems in terms of safety, therefore a safety study was 
conducted to determine what measures might be employed to mitigate 
future safety concerns.  Specific areas that were studied include the in-
tersection of State Route 550 and Saw Mill Road; the intersection of 
State Route 550 and Deerbrook Drive; the intersection of State Route 
550 and Meeks Lane; the horizontal curve in State Route 550 near Mat-
tern Lane; and the intersection of State Route 550 and State Route 3042 
(North Atherton Street) commonly known as Carson’s Corners. 
 
All of the information regarding the traffic analysis and the State Route 
550 safety study has been compiled in a separate document to provide 
more specific and detailed information regarding the process, the model 
runs that were conducted, and the outcomes.  The document also con-
tains information on the possible mitigation measures that would allevi-
ate any level-of-service issues located along selected roadways within 
the study area.  Along with the separate document outlining the traffic 
study, all the information related to the model runs is available by re-
quest from the Centre Regional Planning Agency.  This is technical 
data that numbers approximately 400 pages and outlines all the specific 
information compiled through this process. 
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d. When appropriate, municipal service providers, emergency ser-
vice providers, and public transportation providers shall be con-
sulted to establish the most appropriate and logical roadway 
connections between developments. 

 
POLICY 6.2: CATA bus service provides a needed transportation op-
tion for residents of the Centre Region including those within the study 
area.  Efforts that enhance and expand CATA service throughout the 
study boundary will be encouraged. 
 
a. CATA shall be consulted when new land developments are pro-

posed for input regarding expansions to existing transit service 
or options for new transit service and amenities. 

 
b. CATA facilities shall be established to take advantage of exist-

ing bicycle and pedestrian facilities; residential densities; or 
commercial densities. 

 
c. Public transit shall continue to be a viable option to help reduce 

single occupancy vehicle trips and reduce air pollutants to meet-
ing the Centre County Metropolitan Planning Organization’s air 
quality conformity initiatives. 

 
POLICY 6.3: Bicycle and pedestrian facilities are integral to providing 
alternative transportation options for developments within the study 
boundary.  Efforts that enhance and expand bicycle and pedestrian fa-
cilities within the study boundary shall be encouraged. 
 
a. Interconnected bicycle and pedestrian facilities such as side-

walks and multi-use paths shall be required for new develop-
ments. 

 
b. Establishing bicycle and pedestrian connections from residential 

developments to commercial, office, or civic land uses shall be 
required where appropriate. 

GOALS & POLICIES  
 
In order to achieve the most efficient and effective transportation ser-
vice within the study area, specific goals and policies need to be estab-
lished that outline how future land uses will be impacted by transporta-
tion issues.  These goals and policies shall be used as a guide to help 
establish regulations for future land uses and help create a more unif ied 
approach to land uses within the study area. 
 
 
GOAL 6.1: Provide options for a safe, efficient, and equitable trans-
portation network for all modes within the study area. 
 
 
GOAL 6.2: Establish appropriate links and connections to existing 
and proposed transportation infrastructure within and outside of the 
study boundary.   
 
 
POLICY 6.1: Land development projects within the study area shall be 
encouraged to incorporate transportation connections with adjacent 
properties or developments. 
 
a. Guidelines shall be established to determine and coordinate 

logical connections among developments to ensure the most ef-
ficient routes that are locally convenient and regionally incon-
venient are established. 

 
b. Where possible and appropriate, provisions shall be made to es-

tablish specific locations for future roadway, bicycle, and pedes-
trian infrastructure within existing developments to benefit fu-
ture development on adjacent lands. 

 
c. Roadway connections shall be made between developments to 

limit the number of dead-end streets or cul-du-sacs. 
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f. The mitigation measures identified in the State Route 550 safety 
study shall be reviewed and implemented to reduce traffic safety 
issues along this corridor. 

 
g. Future evaluations of State Route 550 shall be considered to 

identify additional safety concerns that may arise from addi-
tional development.  If additional safety issues are present, miti-
gation measures shall be identified including cost estimates and 
responsible parties. 

 
 
 
 
 

c. Bicycle and pedestrian facilities shall be coordinated with transit 
facilities to create an interconnected network for all users. 

 
d. Bicycle and pedestrian facilities shall be a key transportation 

component to future development of any school facility to maxi-
mize the options for access from the adjacent neighborhoods. 

 
POLICY 6.4: The traffic analysis and State Route 550 safety study 
completed by Trans Associates provides specific recommendations and 
mitigation measures that shall be followed or consulted when address-
ing traffic related issues within the study area. 
 
a. Specific recommendations and mitigation measures identified in 

the traffic analysis and State Route 550 safety study for specific 
intersections shall be reviewed periodically to determine if ac-
tion should be taken to address the potential issues. 

 
b. When appropriate, specific mitigation measures and recommen-

dations shall be reviewed by the Centre County Metropolitan 
Planning Organization for consideration on their work program. 

 
c. Private developments shall be responsible for specific traffic 

mitigation measures that impact their developments and have 
been identified in the traffic analysis. 

 
d. Where possible, developments shall be responsible for specific 

off-site traffic mitigation measures that are required as a result 
of the specific land development. 

 
e. Periodic review of the mitigation measures shall be done as de-

velopment progresses to ensure the recommendations are up-to-
date and remain adequate to meet the needs of the municipali-
ties. 
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CONCLUSION 
 
As stated previously, this document is the culmination of several years 
of work that has lead to the creation of a comprehensive land use plan 
that establishes specific goals and policies to help guide future land use 
and development within the eastern portion of Halfmoon Township and 
the western portion of Patton Township.  It would not have been possi-
ble without the participation of the steering committee that provided 
direction and ensured the community’s needs were met.  In particular, 
the Halfmoon Township and Patton Township Area Plan explores vari-
ous land use techniques and provides specific detailed recommenda-
tions in the form of goals and policies on how to accomplish the identi-
fied future planning and land use objectives within the study boundary. 
 
As the process moves forward, this land use plan will be presented to 
the elected officials and planning commissions of both municipalities to 
determine the specific course of action.  It is anticipated that each mu-
nicipality will accept this plan and use it to guide the creation or modifi-
cation of future land use regulations where applicable.  Acceptance of 
all or part of this document will be at the discretion of each municipal-
ity; however acceptance of the complete document will help ensure 
consistency in future land use planning goals and policies by both mu-
nicipalities creating a more consistent regional approach for future land 
use. 
 
When looking back at each of the six elements we see how they are 
utilized for the purposes of creating a comprehensive land use plan to 
better serve the future land use goals of the community.  It should also 
be noted however, that this is a living document.  As the community 
continues to grow and change, so will the land use goals.  This plan 
should be reviewed and (if necessary) updated periodically to ensure 
the community’s needs are being met.  This will help ensure the future 
development regulations will be consistent with the ideals and needs of 
the overall community. 
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In 2006, the Centre Regional Planning Agency (CRPA) init iated the preparation of the Halfmoon Township and Patton Tow nship Area Plan  
(HPA P), w hich is intended to provide detailed recommendations about future land use, infrastructure needs, and transportation improvements in 
eastern Half moon Tow nship and w estern Patton Tow nship.  This planning effort was f irst identif ied as part of the 2000 Centre Region Comprehen-
sive Plan. 
 
During the past decade, Centre County, Pennsylvania experienced substantial grow th in both employment and population.  The grow th in employ-
ment has been focused in the State College area near the Pennsylvania State University.  Signif icant population grow th also occurred in several 
surrounding municipalit ies, including Halfmoon and Patton Tow nships. 
 
The roadw ay network in the HPA P study area is one of the most important elements affecting the Area Plan, relative to meeting future travel de-
mands w hile minimizing negative impacts to the community.  Because the link betw een transportation and land use planning in this area is very im-
portant, the Centre County Metropolitan Planning Organization (CCMPO) provided funding to the CRPA to complete a traff ic analysis for the HPA P 
study area. 
 
The purpose of this traff ic analysis is to ascertain the impact of anticipated grow th on the roadw ay netw ork, including the impacts of potential street 
connections betw een the two municipalit ies, and to identify improvements that maintain acceptable traff ic operations and discourage traff ic diver-
sion from major roads to local streets. 
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The CRPA is a professional land use planning staff that provides local and regional comprehensive land use planning services to six municipalities 
(College, Ferguson, Halfmoon, Harris, Patton Tow nships and the Borough of State College) which comprise the Centre Region planning area of Centre 
County.  The CRPA is one of several staff agencies of the Centre Region Council of Governments (COG), which provides a variety of programs and 
services to the six municipalities.  The CRPA also provides transportation planning services to the CCMPO, w hich is responsible for short-range and 
long-range transportation planning for all of Centre County. 
 
The Centre Region has a long history of cooperative land use planning, dating to the 1960s w hen the Centre Regional Planning Commission w as f irst 
formed by the Region’s municipalit ies and staff was hired to provide planning services through the CRPA.  The Region’s f irst regional comprehensive 
plan w as completed in the mid-1960s, and since that time, regional comprehensive plans were prepared and adopted in 1976, 1990, and 2000. 
Follow ing the adoption of the 2000 Comprehensive Plan, the CRPA began preparing more detailed area plans for important locations in the Region.  
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One of the important areas includes eastern Half moon Tow nship and w estern Patton Tow nship, centered on the boundary betw een the tw o munici-
palit ies.  Because of the potential impacts of future commercial and residential development in this area, the CRPA init iated preparation of the 
Halfmoon Tow nship and Patton Tow nship Area Plan (HPA P), w hich is intended to provide detailed recommendations to ensure that land, infrastruc-
ture, and resources are used in the most eff icient way possible.   
 
The Area Plan is being completed w ith oversight by a Steering Committee of off icials from Halfmoon and Patton Tow nships.  Since the start of the pro-
ject the membership on the Steering Committee has been revised several times due to changes in elected and appointed off icials from both Halfmoon 
Tow nship and Patton Tow nship. 
 
The current Steering Committee membership is: 
 

Barbara Spencer Halfmoon Tow nship Supervisor 
Mark Stevenson  Halfmoon Tow nship Supervisor 
Bryce Boyer   Patton Tow nship Supervisor 
Josh Troxell   Patton Tow nship Supervisor 
Bob Eberhart   Halfmoon Tow nship Planning Commission 
John Stevens   Halfmoon Tow nship Planning Commission 
Jeff Hermann   Patton Tow nship Planning Commission 
Jeff Kokoskie   Patton Tow nship Planning Commission 
Pete Aiken   Pennsylvania State Game Commission  
 

In August 2006, the HPA P Steering Committee conducted its f irst meeting.  The primary task of this meeting w as to establish a study boundary 
that w ould identify the specif ic geographic area to focus all future discussions.  The CRPA provided the Steering Committee members w ith general 
information about the tw o tow nships, including current zoning, natural resources, existing land uses, and other important features; and provided 
general guidelines on how  to establish the boundary.  The Steering Committee identif ied the boundary as: 
 
The western edge of the study boundary at the Village of Stormstown consistent with Municipal Lane; the northern boundary along the Bald Eagle 
Ridge and consistent with the northern boundary of both Halfmoon and Patton Townships; the eastern boundary follows one quarter mile east of 
U.S. Route 322 with the same profile as the roadway, and the southern boundary follows Valley Vista Drive to a point just below Circleville Park in 
Patton Township and then continues west through State Gamelands 176 until meeting the western boundary. 
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The HPA P study area includes the Gray’s Woods Planned Community and part of the Toftrees Planned Community in Patton Tow nship as w ell as 
the Village of Stormstow n, the Half moon Land Company LLC parcels, and a portion of the Gray’s Woods Planned Community in Halfmoon Tow n-
ship.  There are also several important environmental features located w ithin the study boundary, including State Game Lands 176; the Scotia Bar-
rens; Buffalo Run; Audubon Important Bird Areas; and Biological Diversity Areas.  The study boundary for the Area Plan is show n in Exhibit 1 . 
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The roadw ay network in the HPA P study area is one of the most important elements affecting the Area Plan.  The focal point of the network is the 
Gray’s Woods Boulevard Interchange, which provides access to Interstate 99/U.S. Route 220/322, a new limited-access highway that opened in No-
vember 2008.  The interchange also provides access to State Route (SR) 3042 (former Route 220/322) and SR 3014 (North Atherton Street).  The in-
terchange is a key destination for residents of Halfmoon and Patton Tow nships traveling to employment, shopping and other activity centers in the 
State College and Bellefonte areas. 
 
The opening of Interstate 99 in November 2008 signif icantly decreased congestion at the intersection of SR 550 and SR 3042 (former Route 220/322) 
in Patton Tow nship; an area known locally as Carson’s Corner.  SR 550 is another key link in the study area, as it provides the only east/west road con-
nection between Halfmoon Tow nship and SR 3042.  Prior to the opening of Interstate 99, congestion at Carson’s Corner in the peak hours of travel 
contributed to numerous crashes, and resulted in diversion of vehicle trips from SR 550 to Meeks Lane in Patton Tow nship, as travelers sought less 
congested routes to the Gray’s Woods Interchange area. 
 
Patton Tow nship off icials and residents are concerned about the diversion of vehicle trips to local streets, and believe that more trips could be added to 
Meeks Lane, Gray’s Woods Boulevard and other Township roadways if developments in Halfmoon Tow nship are connected to roadways in Patton 
Tow nship.  The Halfmoon Tow nship Official Map illustrates two future roadway connections between SR 550 in Halfmoon Tow nship and Gray’s Woods 
Boulevard in Patton Tow nship. 
 
Conversely, some benefits could be realized by making roadw ay connections between the two municipalities.  The delivery of municipal services would 
be more eff icient with roadway connections, and access to the Gray’s Woods Elementary School would be much more convenient for residents of Half-
moon Tow nship.  Opportunities for public transportation linkages would also be enhanced by having the roadw ay connections. 
 
In order to address these issues in a comprehensive manner that links transportation and land use planning, the CCMPO provided funding for a traff ic 
analysis to document future roadway conditions under different scenarios, identify potential safety issues along SR 550, and quantify the impacts of 
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potential street connections betw een the tw o municipalities.  The analysis is intended to provide recommendations for improvements that maintain 
acceptable traff ic operations, improve safety, and discourage traff ic diversion from major roads to local streets. 
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Understanding the implications of proposed development on the transportation system provides an opportunity to plan for maintaining acceptable 
traff ic operations as development occurs.  The analyses provided in this study looked at the follow ing scenarios: 
 

· Evaluation of mult iple land use scenarios for available land parcels, 
· Evaluation of tw o alternate roadw ay netw orks w ithin Halfmoon Tow nship, 
· Evaluation of the impact of severing existing roadw ays that connect  

SR 550 w ith Gray’s Woods Boulevard 
· A safety assessment of the SR 550 corridor through the study area. 
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Exhibit 1 – Project Study Area 



 

 

Land Use Assumptions 
 
To adequately evaluate traff ic within the HPA P study area, land use assumptions w ere developed to determine the future land development poten-
tial.  The study area is unique in that some locations are currently developed to their full potential w hile others are undeveloped or actively farmed 
and have the potential to be developed.  The study area w as divided into traff ic analysis zones (TAZs), and the CRPA evaluated each TAZ to de-
termine the future development potential in the zone.  Analysis w as done based on existing zoning; approved land development plans; environ-
mental conditions such as steep slopes, w etlands, or f loodplains; and local know ledge of the community.  Development potential in each TAZ w as 
recorded in total dw elling units, square footage of off ice space, square footage of retail space, or a combination of these uses. Additional details 
regarding the creation of the TAZs for the study area are provided in later sections of the report and Exhibit 4 identif ies the TAZs that w ere used for 
the traff ic analysis.  Four scenarios of different land use assumptions w ere prepared for the traff ic analysis, each w ith varying degrees of develop-
ment density.  The four land use scenarios include: 
 
Staff Scenario 
 
At the same time as the HPA P w ork began, Halfmoon Tow nship developed proposed new  zoning regulations that w ould permit additional residen-
tial density as w ell as mixed uses (including off ice and commercial uses) in the eastern portion of the tow nship near the boundary w ith Patton 
Tow nship.  To document the development potential that might exist in this area, the Steering Committee spent several months developing and re-
f ining land use scenarios that would reflect the proposed zoning regulations.  This process yielded a conceptual land use plan that included resi-
dential, commercial, and public land uses; open space; and a roadw ay network that provided mult iple connections betw een Halfmoon Tow nship 
and Patton Tow nship.  The roadw ay network used a circuitous design intended to limit cut-through traff ic.  This scenario provided the Steering 
Committee w ith the most intense development possible w ithin the study area, and established the upper limit of potential future development.  
While the conceptual land use plan w as utilized in this traff ic analysis, Halfmoon Tow nship is no longer considering the potential change to their  
zoning regulations to permit the addit ional development density.   
 
Full Build 
 
The second scenario explored by the Steering Committee w as a “full build” scenario.  This scenario examined the total development that w ould be 
permitted under existing zoning conditions.  Unlike the “staff scenario”, the full-build scenario assumed no rezoning or changes to development 
regulations in either municipality.  Each parcel in the study area was evaluated to determine the potential for future development, based on local 
know ledge and expertise. 
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One Half and Tw o Thirds Build 
 
The f inal tw o scenarios were the “one-half build” and “two-thirds build” scenarios.  The land use assumptions for these scenarios were based on 
reductions to the development potential calculated for the full build scenario.  Future land use assumptions from the full build scenario w ere re-
duced by both one-third and one-half.  The reductions were not performed uniformly for all TAZs, but were calculated for TAZs with development 
potential beyond existing land use conditions.  Some of the TAZs have already reached the full development potential permitted by zoning regula-
tions. 
 
These tw o scenarios w ere developed to provide a more realistic evaluation of traff ic impacts, based on the Steering Committee’s discussion of the 
level of development forecasted in the staff and full build scenarios, and the resulting impacts on the roadw ay network.  The tw o scenarios also 
provided additional data from w hich to compare the incremental change in conditions from the existing conditions scenario (model calibration) to 
the full build scenario. 
 
Roadway Network Assumptions 
 
As undeveloped parcels become traff ic generating land uses, their impact on the transportation netw ork needs to be quantif ied and distributed so 
that traff ic operations can be maintained throughout the study area.  Roadw ays constructed as part of new  developments may provide addit ional 
routes for existing traff ic.  Because the majority of the undeveloped land in the study area is located at the border betw een Halfmoon and Patton 
Tow nships, the potential for a new  roadway netw ork to provide access betw een SR 550 and North Atherton Street raised concerns about the 
amount of cut through traff ic that could potentially use local roads.  Thus, the Steering Committee indicated that if  new  connections are made, the 
goal is to make the roadw ays “locally convenient, but regionally inconvenient”.  To test this hypothesis regarding cut through traff ic, two roadway 
netw orks were identif ied that provided access to future growth areas, as well as providing connections betw een SR 550 and Gray’s Woods Boule-
vard. 
 
The f irst roadway network consisted of a circuitous route through the future development area, w ith no real direct connection for traff ic to follow .  
The second roadw ay netw ork provided a more direct connection through the area, consistent w ith the configuration illustrated on the Halfmoon  
Tow nship Official Map.  These roadw ay networks are identif ied as Exhibit 2 and Exhibit 3 .   
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Analysis Scenarios 
 
Several scenarios w ere analyzed to fully understand the potential development impacts and how  traff ic would distribute to the road netw ork under 
different configurations.  While each scenario includes a unique land-use assumption and/or roadw ay network, all of the scenarios incorporated the 
follow ing land developments and associated roadw ay improvements in the study area that have received or are pending approval. 
 
· Pending Land Development 
 

· Gray’s Woods Planned Community 
· Toftrees Planned community 
· Geisinger Medical Center  
 

· Traff ic Signals at the intersections of: 
 

· Gray’s Woods Blvd. at Meeks Lane 
· Gray’s Woods Blvd. at Geisinger Drivew ay 
· Gray’s Woods Blvd. at I-99 NB Ramps/Ghaner Road 
· Gray’s Woods Blvd. at I-99 SB Ramps/Curve Hill Road 
 

· Roadw ay Conditions  
 

· Circleville Road Connector 
· Gray’s Woods Master Plan 
 

Table 1 provides an overview  of the unique components included in each analysis scenario. 
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   Source:  Trans Associates Inc., 2010  
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Table 1 – Land Use Scenario Overview 
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Exhibit 2 – Circuitous Roadway Network 
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Exhibit 3 – Direct Roadway Network 
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The above map depicts the future land uses that were identified by the steering committee and used to establish potential build-out numbers for the traffic 
analysis.  The future land uses identified above will help inform the Centre Region Comprehensive Plan update for this specific area.   


