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Moderator Questions 

 Can you explain how the process of land 
development has evolved over the years? 
a. The Municipalities Planning Code (MPC) 

began as a very simple process directed by 
the municipalities with little involvement of 
the State. Now there are overwhelming 

regulations that have been added to the 
process. 

b. What has been the most complicated part of 
the process? 

 The State regulations are the 
complex portion of the process 

 What are Pros and Cons of the lengthy process? 
a. Pro: There is a lot of flexibility in the process 

– i.e. Conditional uses; Overlay districts; 
b. Con: The MPC may be too specific in some 

areas of the process. 
c. Con: Unpredictability in the process and the 

differences between municipalities. 
 Is the State level more predictable than the local 
level? 
a. No, the State is just as unpredictable. One 

reason for this is due to dealing with the 
different Conservation Districts who are 
dealing with different issues across the State. 
Permitting processes may need to be 
changed to allow for more coordination 
among state agencies.  Specifically, PennDOT 
has made some improvements while DEP 
has been focused on regulations for the 
Shale market. 

 
Panelists encouraged the attendees to deal with 
challenges on a local level to bring about resolution to 
issues rather than waiting for the State to work it out. 
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 What examples do you have on good and bad 
projects? 
a. On a local level, what has been experienced 

to be a good process requires looking at a 
project very early in an informal setting 
between developer and municipality. 

 This allows for better planning of the project 
by the developer. 

b. The MPC process that is in place today 
protects the public interest and that is why it 
is the way it is. 

c. Failure: Allegheny County project in which a 
municipality did not follow their own 
process/regulations for a site being 
developed by a “Big Box” developer. A large 
amount of fill material was improperly 
placed on the site that eventually created a 
landslide. 

d. Success: Land Development Ordinances 
when properly followed are to the benefit of 
the project. 

e. Good Practice: Develop an early sketch plan 
as a means of discussing the project with the 
municipality. 

 What can be done to improve the process? 
a. A local permitting process study has been 

conducted to understand how the process 
can be improved. 

 Unified development ordinance 
has been discussed to simplify and 
enhance the process. Details not 
yet established 

b. More interaction between local 
municipalities to get ordinances and 
processes to be similar. 

c. Berks County has established a process 
where they take the lead on projects and 
are not relying on the State to make 
decisions. 

d. Make it easier for smaller developments to 
get through approval quicker than larger 
ones that have more impact. 

e. Create an expediting process which would 
include additional costs. 

f. Combination of Preliminary and Final 
planning processes as a possible change 
towards improvement. 

g. The MPC was enacted in 1968. The only time 
it has been reviewed since then was in 1988. 
It is due for another review and discussion 
on the process. 

 What should a developer do to help this process 
move along quicker and easier? 
a. An attitude change would help. Don’t go in 

with preconceived ideas regarding the 
municipality where you are looking to do a 
project. 

b. In the early meetings, leave the attorney at 
home. Many municipalities are threatened 
by that. 

c. Have a positive view rather than a negative 
one. 

d. Read and understand the local ordinance. 
e. Transparency of project 
f. Engage the municipality with which you 

want to work with to better understand 
their process and to help if an improvement 
of the ordinance needs to take place. 

 How do we compare to other States? 
a. PA Planning Code is based on what was 

established in the 1920’s.  
b. The difference in PA is the additional levels 

of government that exist in the 
municipalities. 

c. A North Carolina developer that did a project 
in Lancaster County was “flabbergasted” by 
our regulatory and approval process for 
projects. 

d. We aren’t as competitive with other States 
when it comes to the speed of the approval 
process therefore causing some out of town 
developers to go elsewhere. 

 What are some trends happening moving 
forward? 

a. The amount of regulations is going to be 
increasing. 

b. Storm water management continues to be 
an issue 

c. The Chesapeake Bay also continues to be a 
challenging issue 
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d. Redevelopment opportunities will be 
increasing. 

e. Dealing with transit and 
incorporating that into new 
development projects. 

f. Place matters to future generations 
 10 years from now where do you see PA going? 

a. Begin by looking back and learn from the 
past and what others have gone through 
during growth periods 

b. Embracing the energy market and our 
natural resources 

c. Good water is available which will help with 
growth 

d. The changes in the Panama Canal and 
shipping industry is going to impact PA 

e. More team work between developers and 
municipalities will be required for growth 

 

Audience Questions 

 How can the use of existing sites become more 
attractive to developers? 

a. It is difficult for developers to look at 
redeveloping an existing site due to layout, 
size and other existing site related issues 
that don’t exist with a Greenfield site. 

b. Philadelphia has enacted a storm 
water tax to encourage more 
redevelopment of existing sites.   
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