ORDINANCE NO. 73 /

AN ORDINANCE OF THE TOWNSHIP OF SPRING, BERKS
COUNTY, PENNSYLVANIA, AMENDING THE TOWNSHIP OF
SPRING ZONING ORDINANCE OF 2015, ORDINANCE NO. 415 OF
2015 (CHAPTER XXXII ENTITLED “ZONING” OF THE CODE OF
ORDINANCES OF THE TOWNSHIP OF SPRING), BY:
(1) AMENDING SECTION 202 ENTITLED DEFINITIONS OF PART 2
ENTITLED “DEFINITIONS”, TO ADD DEFINITIONS FOR
“BUILDING AREA, TOTAL”, “CENTRAL GREEN”, “FLOOR AREA
RATIO (FAR)”, “GREENWAY”, “MIXED-USE DEVELOPMENT",
“PEDESTRIAN MALL”, AND “PLAZA”; (2) AMENDING SECTION
314 ENTITLED “PENN AVENUE COMMERCIAL DISTRICT (PAC)”
AND SECTION 318 ENTITLED “PLANNED OFFICE / BUSINESS
DISTRICT (POB)", OF PART 3 ENTITLED “ZONING DISTRICTS
AND USE REGULATIONS” TO ADD MIXED USE DEVELOPMENT
AS A USE PERMITTED BY RIGHT; AND (3) AMENDING SECTION
324 ENTITLED “COMPLIANCE AND PERFORMANCE STANDARDS
FOR CERTAIN PRINCIPAL USES”, OF PART 3 ENTITLED “ZONING
DISTRICTS AND USE REGULATIONS” TO ADD A NEW
SUBSECTION ENTITLED “MIXED-USE DEVELOPMENT” TO
ESTABLISH REGULATIONS INCLUDING PURPOSE, USES
PERMITTED BY RIGHT WITHIN THE PAC DISTRICT, USES
PERMITTED BY RIGHT WITHIN THE POB DISTRICT,
ADDITIONAL USES PERMITTED BY RIGHT WITHIN ALL MIXED-
USE DEVELOPMENTS, SPECIAL EXCEPTION USES, CONDITIONAL
USES, USES PROHIBITED WITHIN A MIXED-USE DEVELOPMENT,
LAND USE GROUPS, MIXING REQUIREMENTS FOR LAND USE
GROUPS, OVERALL DEVELOPMENT INTENSITY, EXAMPLES OF
FLOOR AREA RATIO (FAR) CALCULATIONS, MIXED-USE
DIMENSIONAL REQUIREMENTS, ADDITIONAL REQUIREMENTS
FOR GARDEN APARTMENTS AND TOWNHOUSES, SPECIAL
EXCEPTION CRITERIA FOR ADDITIONAL BUILDING STORIES,
GENERAL LAYOUT, STANDARDS FOR APPROVAL OF A MIXED-
USE DEVELOPMENT, EXEMPTIONS FROM CERTAIN
COMPLIANCE AND PERFORMANCE STANDARDS, BUILDING
DESIGN STANDARDS FOR MIXED-USE DEVELOPMENTS,
PARKING DESIGN STANDARDS FOR MIXED-USE
DEVELOPMENTS, PROVISIONS OF PENN AVENUE OVERLAY
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DISTRICT (PAO), PEDESTRIAN DESIGN STANDARDS FOR
MIXED-USE DEVELOPMENTS, SIDEWALK DISPLAYS OF RETAIL
MERCHANDISE, OPEN SPACE AND PLAZA DESIGN STANDARDS
FOR MIXED-USE DEVELOPMENTS, LIGHTING STANDARDS FOR
MIXED-USE DEVELOPMENTS, OUTDOOR DINING AND SIGNS.

NOW THEREFORE BE IT ENACTED AND ORDAINED by the Board of
Supervisors of the Township of Spring, Berks County, Pennsylvania (the “Township of
Spring”) and it is hereby enacted and ordained by the authority of the same as follows:

SECTION 1. Section 202 entitled “Definitions”, of Part 2 entitled “Definitions”,
of Chapter XXXII entitled “Zoning” of the Code of Ordinances of the Township of
Spring is amended to add definitions for “Building Area, Total”, “Central Green”,
“Floor Area Ratio (Far)”, “Greenway”, “Mixed-Use Development”, “Pedestrian Mall”,
and “Plaza”, as follows:

BUILDING AREA, TOTAL - the total gross square footage of all floors of
a building, including any covered outdoor space, as measured from the outside
of all exterior walls and supporting columns. This definition shall apply only for
purposes of determining the floor area ratio (FAR) of a mixed-use development.

CENTRAL GREEN - a centrally-located open space area available for
unstructured recreation, its landscape consisting of grassy areas and trees.

FLOOR AREA RATIO (FAR) - the square footage of the total building
area, divided by the total square footage of the lot area or tract size.

GREENWAY - an open space conservation area that provides passive
recreation opportunities and may have pedestrian and/or bicycle trails.

MIXED-USE DEVELOPMENT - a development consisting of one or more
lots established as a cohesive project and designed with a blend of various
compatible uses such as commercial, residential, institutional and open space.
The uses may be located in the same building or in separate buildings.

PEDESTRIAN MALL - an open space area of street-like proportions given
over entirely to pedestrian traffic, where the need for a vehicular right-of-way is
minimal and vehicular traffic can be routed elsewhere.

PLAZA - an open space that may be landscaped, or paved, typically
surrounded by buildings or streets and used for passive recreation and
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relaxation. A plaza shall be designed as an area where people can gather and

special events can be held. A plaza shall contain a defined central element such

as a fountain, sculpture, gazebo or pond and other amenities such as public art,

shade trees, trash containers, benches, decorative pedestrian lights and other

similar features.

SECTION 2. Section 314 entitled “Penn Avenue Commercial District (PAC)” of
Part 3 entitled “Zoning Districts and Use Regulations”, of Chapter XXXII entitled
“Zoning” of the Township of Spring Code of Ordinances is hereby amended to add

Mixed-Use Development as a use permitted by right, as follows:

(B)

Uses Permitted by Right. Each of the following principal

uses and their accessory uses are permitted by right in the Penn Avenue
Commercial District by the Zoning Officer, provided that the use, type,

dimensional,
satisfied:

(1)
(2)
()
(4)

and all other applicable requirements of this Chapter are

Adult day care*,**.

Ambulatory surgical center*,**.

Animal hospital*,**.

Apartments on the upper levels of buildings containing a

permitted nonresidential use*,**.

()
(6)
(7)
8)
©)
(10)
(11)
(12)

Art or photography studio*.

Beverage distributor*,**.

Bakery*.

Catering establishment™.

College, excluding those with dormitories*,**.

Combination of uses permitted by right*,**.

Community center*,**.

Construction company, excluding those that have

substantial outdoor storage of equipment or materials***.

(13)
(14)
(15)
(16)
(17)
(18)
(19)
(20)
(21)
(22)
(23)

N

23
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Convenience store*,**,

Copy center®.

Cultural center*.

Financial establishment*,**.

Food stand*,**.

Forestry, including, but not limited to, timber harvesting*,**.
Funeral home*.

Health Club*,**.

Holiday tree sales**.

Hospital or medical center*,**.

Indoor civic or social organization®,**.



(24) Indoor membership club or lodge*,**.
(25) Medical clinic or medical office*,**.
(26) Miniature golf (outdoor)*,**.
(27)  Mixed-use development*,**.
(28)  Multiple use building*,**.
(29) Nursery school or day care center*,**.
(30)  Office*.
(31) Personal service establishment*,**.
(32) Pet grooming establishment®. **.
(33) Recreation, municipal®.
(34) Recreation, non-municipal indoor*,**.
(35) Restaurant, fast food*,**.
(36) Restaurant, fast food with drive-through service*,**.
(37) Restaurant, standard*,**.
(38) Retail greenhouse/nursery*,**.
(39) Retail store*,**.
(40) Temporary retail sales*,**.
(41) Township-owned use, including Township park and fire
station.
(42) Vocational school*,**.

* Gite Plan Review required (see Section 409)
** See Section 324 for additional requirements.

SECTION 3. Section 318 entitled “Planned Office / Business District (POB)” of
Part 3 entitled “Zoning Districts and Use Regulations”, of Chapter XXXII entitled
“Zoning” of the Township of Spring Code of Ordinances is hereby amended to add
Mixed-Use Development as a use permitted by right, as follows:

(B)  Uses Permitted by Right. Each of the following principal
uses and their accessory uses are permitted by right in the Planned
Office/Business Commercial District by the Zoning Officer, provided that
the use, type, dimensional and all other applicable requirements of this
Chapter are satisfied.

(1)  Apartments on the upper levels of buildings containing a
permitted nonresidential use*,**.

(2)  Artor photography studio®.

(3)  Civic or social organization*,**.

(4)  Combination of uses permitted by right*,**.

(6) Communications antennae mounted on an existing public
utility transmission tower, building or other structure, and

communications equipment buildings*,**.
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6)  Conference/training center*,**.
7)  Convenience store*,**.
8)  Copy center™.
9)  Cultural center*.
10) Forestry, including but not limited to, timber harvesting*,**.

(11) Financial establishments, including banking and banking
operations center and automated banking machines*,**.

(12) Garden apartments located on college-adjacent property, as
defined in Section 202*%,**.

(13) Indoor sports facility*,**.

(14) Medical office or medical clinic*,**.

(15) Membership club*,**.

(16) Miniature golf (outdoor)*,**.

(17)  Mixed-use development*,**.

(18) Multiple use building*,**.

(19) Nursery school or day care center*,**.

(20)  Office*.

(
(
(
(
(

(21)  Recreation, municipal®*.
(22) Recreation, non-municipal indoor*,**.
(23)  Recreation, non-municipal outdoor*,**.
(24) Restaurant, standard*,**.
(25) Retail greenhouse/nursery*,**
) Retail store, having a total floor area less than 50,000 square

(27) Township-owned use, including Township park fire station.

* Site plan review required. (see §409)
** See §324 for additional requirements.

SECTION 4. Section 324 entitled “Compliance and Performance Standards for
Certain Principal Uses”, of Part 3 entitled “Zoning Districts and Use Regulations”, of
Chapter XXXII entitled “Zoning” of the Township of Spring Code of Ordinances is
hereby amended to add a new Subsection (65) entitled “Mixed-Use Development” as
follows, and thereafter, to renumber the remaining Subsections accordingly:

(65) Mixed-Use Development

(@) Purpose. The purpose of a Mixed-Use
Development is to create a walkable, livable, and attractive
development center in the community intended to:

1) Encourage economic development through the
creation of a variety of compatible uses.
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2) Provide opportunities for multi-family housing
in a manner that would integrate well with a mixture of
retail, personal service and businesses, while maintaining
the livability of the residences.

3) Promote a walkable community with
pedestrian-oriented buildings and open space that connects
to nearby destinations.

4) Ensure that new development is consistent
with and enhances the nearby streetscape.

5) Promote the adaptive reuse of existing
buildings.

(b)  Uses Permitted by Right within the PAC District.
Except for the prohibited uses listed below, each principal use
permitted by right within the Penn Avenue Commercial (PAC)
District, as listed under Section 314(B), shall be permitted by
right within a Mixed-Use Development located within the PAC
District, provided that the use, type, dimensional, and all other
applicable requirements of this Chapter are satisfied.

(c)  Uses Permitted by Right within the POB District.
Except for the prohibited uses listed below, each principal use
permitted by right within the Planned Office Business (POB)
District, as listed under Section 318(B), shall be permitted by
right within a Mixed-Use Development located within the POB
District, provided that the use, type, dimensional, and all other
applicable requirements of this Chapter are satisfied.

(d) Additional Uses Permitted by Right within all
Mixed-Use Developments. Each of the following uses, which
are otherwise permitted by special exception within the Penn
Avenue Commercial (PAC) District or the Planned Office
Business (POB) District, are permitted by right within all
Mixed-Use Developments, without the requirement to obtain
Zoning Hearing Board approval:

1) Amusement establishment®.
2) Auditorium®.

3) Off-street parking not located on the same lot
as the permitted principal use*.

4) Place of worship®.
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*See Section 324 for additional requirements

(e)  Special Exception Uses. Each of the following
principal uses and their accessory uses may be permitted in
any Mixed-Use Development by Special Exception by the
Board in accordance with the standards contained in §325 of
this Chapter:

1) Garden apartments®*,**.
2) Micro-brewery, micro-winery or micro-
distillery™.

3) Single family attached dwellings
(townhouses)*,**.
4) Tavern®.

* See Section 324 for additional requirements
**See Section 324(B)(43) for additional requirements for
garden apartments and single family attached dwellings

® Conditional Uses. The following principal use
and its accessory uses may be permitted in any Mixed-Use
Development by Conditional Use by the Board of Supervisors
in accordance with the standards contained in §326 of this
Chapter:

1) Hotel™.
* See Section 324 for additional requirements

(g) Uses Prohibited within a  Mixed-Use
Development. Despite the following uses being permitted
within the Penn Avenue Commercial (PAC) District or the
Planned Office Business (POB) District, such wuses are
prohibited within a Mixed-Use Development:

1) Any wuse which contains drive-through
facilities.

2) Beverage distributor.

3) Communication antennae.

4) Convenience store which contains fuel pumps.

5 Forestry.

Funeral home.
Holiday tree sales.

N O
et N e’
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8)
9)
10)
11)
12)

(h)

Indoor sports facility.

Miniature golf, outdoor.
Recreation, non-municipal outdoor.
Retail greenhouse/nursery.
Temporary retail sales

Land Use Groups. Uses within a Mixed-Use

Development are categorized into the following land groups:
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Group 1 Uses: Office, entertainment, institutional

and related uses, including:
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10)
11)

Adult day care.

Ambulatory surgical center.

Amusement establishment.

Animal hospital.

Auditorium.

Civic or social organization.

Conference /training center.

Copy center.

College, excluding those with dormitories.
Community center.

Construction co., excluding those that have

substantial outdoor storage of equipment or materials.

12)
13)
14)
15)
16)
17)
18)
19)
20)
21)
2)
3)
4)

N NN

Cultural center.

Financial establishment.

Health club.

Hospital or medical center.
Indoor civic or social organization.
Medical office or clinic.
Membership club.

Nursery school or day care.
Office.

Place of worship.

Recreation, non-municipal indoor.
Township-owned use.

Vocational school.

Group 2 Uses: Retail, restaurant, and related uses,

including;:

1

Art or photography studio.



2) Bakery.
3) Catering establishment.

4} Convenience store.

5) Hotel.

6) Micro-brewery, micro-winery or micro-
distillery.

7) Personal service establishment.

8) Restaurant, fast food.

9) Restaurant, food stand.

10)  Restaurant, standard.
11)  Retail store.
12)  Tavern.

Group 3 Uses: Residential, including:

1) Apartments on the upper levels of buildings
containing a permitted nonresidential use.

2) Garden apartments.

3) Single family attached dwellings (townhouses).

(i) Mixing Requirements for Land Use Groups.
Mixed-Use Development shall comply with the following
requirements for the relative percentages of land use groups,
depending upon the size of the development:

Tract Size Mixing Requirements (percent of total floor area)

Less than No mixing requirements. Developments may consist of
3 acres one or more uses.

3 acres to less Mixed-Use Development shall include at least two of the
than land use groups listed above, with each of the required
5 acres groups comprising at least 10% of the development’s

building floor area. In addition, Group 2 uses and Group 3
uses shall each not exceed 45% of the development’s
building floor area.

5 acres to less Uses According Minimum Maximum

than 15 acres to Group Floor Area Floor Area
Group 1 Uses 20% 70%
Group 2 Uses 20% 50%
Group 3 Uses 10% 50%
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15 acres or Uses According Minimum Maximum

greater to Group Floor Area Floor Area
Group 1 Uses 10% 70%
Group 2 Uses 10% 50%
Group 3 Uses 20% 75%
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G) Overall Development Intensity.

1) The maximum overall intensity of a Mixed-Use
Development shall be based upon the permitted Floor Area
Ratio (FAR) in accordance with the provisions listed below.
FAR is defined as “the square footage of the total building
area, divided by the total square footage of the Lot Area or
Tract Size”. The Total Building Area in this calculation takes
into account the number of floors of a building.

2) The Floor Area Ratio (FAR) shall be utilized to
determine the total floor area allowed within a development
based upon the size of the tract being developed; the higher
this number, the more floor area that may be developed.
The floor area ratio shall be applied to the entire Mixed-Use
Development, not to individual lots within the development.
(See examples of FAR calculations in § 324(B)(62)(k)).

3) Any Mixed-Use Development may have a
Floor Area Ratio (FAR) up to 1.5. This maximum may be
increased by the Township where a Mixed-Use
Development qualifies for the bonuses listed below by
providing the increased amenities or services specified.

4) The maximum permitted Floor Area Ratio
(FAR) may be increased by the Township to 2.0 if it is
determined that a Mixed-Use Development qualifies for
such bonus based upon the provision of any of the
following:

i) The provision of high quality open space
and amenities which increases the retail viability and

attractiveness of the development.

ii) A high potential to revitalize adjacent
parcels, in particular neighboring commercial areas.
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iii) A high level of architectural design. This
may include diversity of building types and sizes,
articulated facades to increase visual interest and
conformity to the surrounding community’s character
and scale, street level windows with visually
prominent framing, variations in roof lines,
compatible building materials and colors, and
entryway design elements and variations.

5) A Mixed-Use Development that qualifies for

the bonuses listed above and also has been determined by
the Commissioner of Public Safety to include significant
safety, firefighting, fire prevention or emergency access
facilities or features, beyond those which are required by
applicable regulations, shall qualify for a maximum Floor
Area Ratio (FAR) of 2.5.

(k)

Examples of Floor Area Ratio (FAR) Calculations.

These examples are provided solely for the purpose of
demonstrating how the FAR calculations should be performed.
They are not intended to demonstrate buildings or layouts that
are in full compliance with all provisions of the Mixed-Use
Development regulations.
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