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No. 2004-238

AN ACT

HB 994

Empowering municipalities,counties and public transportationagenciesto work
cooperativelyto establish Transit RevitalizationInvestment Districts (TRID),
including partnershipswith the National Railroad PassengerCorporation
requiringplanning studies, comprehensiveplan and zoningamendmentsand use
of existing statutesand techniquesto achieve transit-orienteddevelopment,
redevelopment,community revitalization and enhancedcommunity character
throughTRID creation; establishingvalue capture areasasa meansto reserveand
use future, designatedincrementaltax revenuesfor public transportationcapital
improvements, related site development improvements and maintenance;
promotingthe involvement ofandpartnershipswith theprivate sectorin TRID
developmentand implementation;encouragingpublic involvement duringTRID
planning and implementation;and providing for duties of the Departmentof
CommunityandEconomicDevelopment.

The General Assembly of the Commonwealth of Pennsylvaniahereby
enactsasfollows:

CHAPTER 1
GENERAL PROVISIONS

Section101. Shorttitle.
This act shall beknown and may be cited asthe Transit Revitalization

InvestmentDistrict Act.
Section 102. Declaration of policy.

The GeneralAssemblyfinds and declares as follows:
(1) The overall purpose and legislative intentof this act is toauthorize

public transportationagenciesthroughout this Commonwealth to work
cooperatively with counties,local governments,transportationauthorities,
the private sector and the National Railroad Passenger Corporation
(AMTRAK) and otherprovidersof public transportationand passenger
rail services tocreateand designateTransit Revitalization Investment
Districts (TRIDs).

(2) Thespecific purposes and intent of a designated TRIDare to:
(i) Promotelocal,county and regional economic development and

revitalization activitiesthroughprivatesectorinvestment,reinvestment
and joint development activities in conjunction withpublic
transportation improvements.

(ii) Encouragemultimunicipal,cooperative approaches to generate
new investment, reinvestment and revitalizationthrough transit-
oriented development around rail transitstations and along public
transportation corridors.

(iii) Increase overall ridershipon public transportationsystems,
including AMTRAK, while generatingadditional revenues for current
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and expanded services, capital improvements and related ongoing
maintenance.

(iv) Encourage andsupport municipal and multimunicipal
comprehensive planimplementation,including consistency ofplans at
the local, county and regional levels.

(v) Stimulate public-private partnershipscreatedby prospective
development opportunitiesaround, within or adjacent to the transit
system,stationareas and transit systemcomponents.

(vi) Establish appropriatemechanismsto capture the real estate
taxation and othervalues addedby joint developmentactivities for
reinvestment in thetransit systemandlocal communities.

(vii) Encourage greatercommunity involvementin TRID location,
designand implementation andresultinginvestmentactivities.

(viii) Promote flexible, cooperative, coordinated and enhanced
supportfor innovative,intermodalsolutionsin TRID developmentand
implementation activities by municipal officials, public agencies,
nonprofit organizations and the privatesector.

(ix) Support TRID implementationby maximizinguse of existing
Federal andState laws and programs that areconsistentwith the
purposesof this act.

Section103. Definitions.
The following words and phraseswhen used in this act shall have the

meaningsgiven to them in thissection unlessthe context clearly indicates
otherwise:

“AMTRAK.” The National RailroadPassengerCorporation.
“Department.” The Department of Community and Economic

Developmentof theCommonwealth.
“Public transportationagency.” A public transit authority or similar

entity, createdthrough the laws of this Commonwealth,charged with the
provision of mass transit services to the traveling public, thatowns and
maintains or is authorized to own and maintain a physical plant, including
rolling stock,stations,maintenance andsupportfacilities.

“Public transportationprovider.” A public or private entitythat operates
or is authorized to operate intercity or local commuter passenger railservices
within this Commonwealththat are open to thegeneralpublic andthat owns
and maintains or isauthorized to own and maintain a physical plant,
includingrolling stock,stations,maintenance andsupportfacilities.

“Transit-orienteddevelopment.” Developmentconcentrated around and
oriented to transitstations in a manner that promotes transit riding or
passengerrail use. Theterm does not refer to a single real estateprojectbut
represents a collectionof projects, usually mixed use, at a neighborhood
scale thatareorientedto a transit node.

“TRID.” A Transit Revitalization Investment District created in
accordance with thisact.
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“TRID planning study.” A study required to be undertakenby one or
moremunicipalities, with the activeinvolvementof a public transportation
agencyand the pertinentcounty or counties, for the purposeof establishing
the boundaries, existing environmentalconditions, existing and proposed
land use,propertyavailability, real estate marketconditions,development
potential, including use of air spacerights, required zoning amendments,
desiredinfrastructure and necessarytransportation-relatedimprovements:and
a financial plan, includingfunding sources,a proposedamortization schedule
where applicable andestimatedfuture maintenance requirements, tosupport
the designation and implementation of a proposed TRID.

“Value capture area.”An area coincident with theboundariesof a TRID,
establishedsimultaneouslywith TRID designation, in accordance with this
act, inwhich real estate tax revenues andany other designatedtax revenues
shall, at a minimum, be sharedby the participatinglocal jurisdiction or
jurisdictionsandpublic transportationagencyor agenciesfor the purpose of
implementinga TRID.

CHAPTER3
TRID CREATION AND LOCATION

Section301. Criteria forproposedTRID.
Local municipalities, counties, transportationauthorities and public

transportation agenciesproposingto define and develop a TRID shall use the
followingcriteria andprocess:

(1) Eligible TRID locations may include any geographic area of a
municipality or municipalities, including vacant, underutilized or
potentially redevelopable land, within an area generally formedby a
minimum radius of one-eighth mile and not to exceed a radius of one-half
mile from a railroad,transit, light rail, buswayor similar transit stop or
station, measuredfrom the centerline of thetrackor roadwaytraversing
the station or stop location. TRIDdesignationmay also include new
station locations proposed in conjunction with a planned public
transportation service,as definedon an adopted county, regionalorpublic
transportationagencyplan.

(2) The specific boundariesof a TRID may be expanded or reduced
basedon local circumstances suchas local economic development and
planning goals, community character, property boundary andscale
variations but onlywhen:

(i) authorized bythe governing body orbodies of the affected
jurisdiction or jurisdictions in cooperation withthe pertinentpublic
transportationagency;and

(ii) the rationalefor the boundaries is supportedby the findings of
the required TRIDplanningstudy.
(3) A local municipality ormunicipalitiesshall further define and

support the rationalefor the TRID designationthrougha TRID planning
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studyas well as appropriateamendmentsto the municipalcomprehensive
plan, zoningordinance and other pertinent regulations.

(4) A local municipalitymaydesignatethe countyplanningagencyto
undertake or assist the TRIDplanningstudyon its behalf.

(5) An existing neighborhoodimprovementdistrict, tax increment
district or urbanrenewal areamay be usedas the basis for theboundaries
of a TRID whenjustified by the TRID planningstudy required insection
304.

Section302. TRID designation.
(a) Designation.—Local municipalities andcounties workingwith public

transportation agencies, transportationauthorities,AMTRAK, passenger rail
transportation providers orany combinationthereofmay designate TRJDs in
advance of implementation of a new public transit service or inconjunction
with an existing public transportationservice and in advance of or in
conjunction with actual developmentproposals.

(b) Agreement.—Tocreate a TRID, inadditionto the planning study
described insection301(3), the municipalityor municipalities shallenterinto
an agreement with thetransit agency that defines the activities and
commitmentsof each party to the TRID, including anyspecific actions or
financial participation to help implementthe TRID. The agreement shall
include the development agreement specified insection 504 as well as a
descriptionof the TRID managemententity described in section502(4).
Section303. Implementingauthority.

A participating county, localmunicipality, transportation authority and
public transportationagency may designateon their behalf the county
redevelopmentauthorityto assumeresponsibility for TRIDimplementation.
Section304. TRID planningstudy factors.

The scope and scale of transitimprovementsand community facility
improvements,as well as any neededsupportfacilities, shall be assessed in
the TRID planning study. The TRJDplanning study shall alsoserve as the
basis for a comprehensive plan amendment to establish the TRID if the
municipality has acurrently adopted comprehensive plan. The following
shall apply:

(1) The planning study shall consider the needfor capital
improvements to transit-related facilities and adjacent public
infrastructure, including roads,sidewalks and water, sewer and storm
drainageserviceandpublic facilities, aswell as opportunities forprivate
sectorreal estate development andways in which suchfacilities, services
and development can be financed.

(2) Municipalities undertaking a TRIDplanning study shall receive
priority consideration for planning and implementation grants and
technical assistance from thedepartment,working in partnership withthe
pertinent countyplanning agency or agenciesand other Stateagencies
with grant orloan programsthat may be applicable to TRIDplanningor
implementations. Any funding appropriated to the Department of
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Community and EconomicDevelopmentfor the purpose of carrying out
this act is intended to assist counties and localgovernmentson a 25%
matching basis to undertake TRID planning studies and related
implementationactivities. Individual grantsfor a TRID planningstudy or
implementationproject shall not exceed$75,000. The department in
consultation with the Department ofTransportationshall administer the
supplemental TRID programthroughthe existingland useplanning and
technicalassistanceprogram,with applicationguidanceas necessary.

(3) Commonwealthagenciesare directedto provideState resources,
programs and new capital investments thatwill assistlocal governments,
transportationauthoritiesandtransit agenciesto implement TRIDS.

Section305. Roles and responsibilities ofpublic transportation agencies and
municipalities.

As guidelinesto implementthe findings andrecommendationof the TRID
planningstudy, the following roles and responsibilitiesare defined:

(1) The scope and scale of needed or proposed transit capital
improvements within the TRID area are the responsibility of the
partneringpublic transportationagency.The cost,financing,phasing and
schedule ofall transit-relatedimprovementsshall be included inthe
public transportationagency’sadopted capitalprogram.

(2) The scope andscaleof needed or proposedsupport facilities,
highway accessways and community orneighborhood facility
improvements,for example, sidewalksand recreation facilities, are the
responsibility of the partnering county and localjurisdiction or
jurisdictionsandmay includesupportfrom the privatesector.

(3) Notwithstanding these statedroles and responsibilities, the parties
to a TRID shall be responsible for definingthe administrative and
managementroles and responsibilitiesthat will be most appropriateto
achieveimplementation of the TRID in theircommunity.

Section306. Amendmentsto TRID planningstudy.
Proposed real estate development or redevelopmentmay trigger

additional needs for transit improvements and community facility
improvements or support facilities and shall beaccommodatedthrough
pertinent amendments ofthe TRID planning study and county,
multimumcipalor localmunicipalcomprehensive plan.
Section307. Municipal cooperation.

Nothing in this act shall precludetwo or more municipalities or a
municipality and a transportationauthority from working together
cooperativelywith a public transportationagencyto define and establish one
or more TRIDs along apublic transportation corridor, using the criteria
established under thisact.

CHAPTER5
LAND DEVELOPMENT POWERS OF PUBLICTRANSPORTATION

AGENCIES
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Section501. Authority to acquire and improveproperty.
Consistent with the existing authority or limitations of public

transportationagenciesto condemn and acquireland for public transportation
purposes,suchentitiesare herebyauthorized to acquire and improve property
located within a designated TRID for real estate development purposes
providedsuchacquisition andimprovement:

(1) Is consistentwith any pertinentmunicipal comprehensiveplan and
TRID planningstudy.

(2) Is coordinated with pertinent county and localjurisdictions and
redevelopment or other special purposeauthorities.

(3) Furthers thestatedpurposes of thisact.
(4) Does not exceedthe minimum land area necessary to accomplish

the needsspecified in the TRID planning study and the development
agreement.

Section502. Development or redevelopment of property.
Development or redevelopment of propertywithin a TRID shall generally

occur in the followingmanner:
(1) The public transportationagency may acquire the property,

improve it for future development,such as site clearance,utility work,
environmental remediation and similar improvements, and work
cooperativelywith the pertinentlocal jurisdiction or jurisdictions and
implementingagencies to offer it forsaleto the private sectorfor use or
usesconsistentwith the adopted TRID plan.

(2) Alternatively, the public transportationagencymay advertise the
presence ofavailabledevelopment sites within a TRID, including amap
of potentially developable or redevelopable properties, and invite
interested developers tosubmit proposals in cooperation with the
pertinentlocal jurisdictionor jurisdictionsandimplementingagencies.

(3) In thecaseof either paragraph (1) or(2), the public transportation
agency may not be the primary real estate developer, andjoint
developmentactivities are confined tothe constructionof support and
accessfacilities: that is, vehicular access, parking, pedestrianways,
building pads, foundationcolumns, signageand similaritems.

(4) The partneringTRID local municipality ormunicipalities shall
designate amanagemententity for the TRID whichmay be amunicipal
authorityor joint municipalauthority, inaccordance with therequirements
of 53 Pa.C.S.Ch. 56 (relating to municipal authorities) tomanageand
facilitate TRID implementation.The local municipality or municipalities
involved in the TRID shall retainpolicy and oversight responsibilities for
all budgetary and programmatic actions of the designated TRID
managemententity.

(5) Creative partnerships with AMTRAK, passenger rail transportation
providers,transportationauthoritiesand the private sector to accomplish
TRID purposes that usethe benefitsof AMTRAK’s and passenger rail
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service providers’ existing real estate developmentpowers are both
desirable andencouraged.

(6) Neighborhoodimprovement districts, business improvement
districts or similar entitiesmay be designated tomanage the TRID
implementationactivities.

Section503. Coordination of developmentactivities.
The public transportationagencyshall coordinate developmentactivities

with the pertinent county or local redevelopmentauthority, planning
commissionand governingbody. If suchentitiesare able toaccommodatethe
land acquisition or marketing needs of the TRID in a more timely fashion,an
agreementmay be establishedbetweenthepublic transportationagencyand
suchentities to implement this aspect of the overall TRIDprogram.
Section504. Developmentagreements.

In furtherance of the agreementspecified in section 302, the partnering
municipality, transportationauthority, public transportationagency and, if
participating, county representatives,including the designatedmanagement
entity, shall enterinto a development agreement with the pertinent private
sectordevelopmentorganizationor organizations to implementthe proposed
TRID. The development agreement shall stipulate thefinal projectscope as
well as thepartners’roles,responsibilities,financingarrangements,schedule
of improvementsandthe exactions or contributions totheproject.

CHAPTER7
VALUE CAPTUREAPPROACHES

Section701. Creationof valuecapturearea.
In conjunction with the formal establishment ofthe TRID boundaries, a

coterminousvalue capture area shallsimultaneouslybe createdto enable
local municipalities,schooldistricts, the county and thepublic transportation
agency to share the increasedtax increment of real estate andother
designated tax revenues generatedby new real estate investmentwithin the
TRID. The participants in the TRID,through the designatedmanagement
entity, shall developan administrative andprojectschedule and budget to
implement the project, including futuremaintenanceneeds,as defined in the
TRID planningstudy, as well as the shares and use ofsuch tax revenues as
are projected to begeneratedfrom the TRID value capturearea. The
participating municipality or municipalitiesmay review and revise the TRID
budget.
Section702. Dedication oftax revenues.

Tax revenuesgeneratedwithin a TRID shall be dedicated tocompletion
and future maintenance of thespecific and necessaryimprovements
designated in thecomprehensiveplan amendment and TRID planning study
asfollows:

(1) Local municipalities and counties shall notuse such revenuesfor
general governmentpurposes,and apublic transportationagencyshall not
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use such revenues for transit capital investments elsewhere on thepublic
transportationsystem.

(2) Local municipalities,schooldistricts and the county shallestablish
an amortization schedule for receipt, investment and expenditure ofany
TRID tax revenues,not to exceed20 years, similarto the amortization
schedule in the actof July 11, 1990(P.L.465,No.113),known as the Tax
IncrementFinancingAct. However,where amunicipal or joint municipal
authority has been created, it shall be responsible for fixing the
amortizationscheduleand for defining the TRID capital improvement
plan.

Section703. Applicability of otherstatutes.
Local municipalities, counties, transportation authorities, the public

transportationagencyand local property owners are encouraged andmay
make maximum use of existinglaws andregulationsto advance and further
implement TRIDpurposes.Without limitation, applicationof the following
acts and similar acts aswell as pertinent Federal programs andstatutesare
consistent with the intent of TRIDimplementation:

(1) Act of May 24, 1945 (P.L.982, No.383), known as the
Redevelopment CooperationLaw.

(2) Act of May 24, 1945 (P.L.991, No.385), known as theUrban
RedevelopmentLaw.

(3) Act of December1, 1977 (P.L.237, No.76),known as the Local
EconomicRevitalizationTaxAssistance Act.

(4) Act of July 9,1985 (P.L.187, No.47), known as theTransportation
Partnership Act.

(5) Act of July 11, 1990 (P.L.465, No.113),known as the Tax
IncrementFinancingAct.

(6) Act of July 11, 1996 (P.L.677, No.116), known as the
InfrastructureDevelopmentAct.

(7) Act of October 6,1998 (P.L.705, No.92),known as the Keystone
Opportunity Zone, Keystone Opportunity Expansion Zone and Keystone
Opportunity Improvement Zone Act.

(8) Act of December 20, 2000 (P.L.949, No.130), known as the
NeighborhoodImprovement District Act.

Section704. Private sectorinvolvement.
Nothing described in this act shall preclude a privatesectorentity from

offering to implement orfinanceneededpublic transportationor community
improvementsat theinitiation of or concurrent with proposedTRID-related
real estatedevelopment.

CHAPTER 9
COMMUNITY INVOLVEMENT

Section 901. Public meeting to explain TRID and alternative
implementationapproaches.
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Community and public involvement in theestablishmentof TRIDs is
required.The municipality and thepublic transportationagencyshalljointly
conduct at least onepublic meetingin the proposedTRID areaprior to the
enactment of a TRID, TRID planningstudy, comprehensive plan or zoning
amendment.The meetingis intendedto explain the purpose and components
of the TRID and the alternativeimplementationapproaches.The public
meeting or meetingsshall be in addition to anyrequiredlocal government
public hearing or hearings prior tocomprehensiveor multimunicipal plan
amendment adoption.However, nothingin this act shall relieve the TRID
managemententity from conductingall public meetings required by law
where the TRID is acting or seeking to actunderthe:

(1) Act of May 24, 1945 (P.L.991, No.385),known as the Urban
RedevelopmentLaw.

(2) Act of July 11, 1990 (P.L.465, No.113),known as the Tax
IncrementFinancingAct.

(3) Act of December 20, 2000 (P.L.949, No.130),known as the
NeighborhoodImprovement District Act.

Section 902. Publicmeetingto reviewproposedjoint development plan and
relatedimprovements.

The municipality and thepublic transportationagency shall jointly
conduct at least onepublic meetingin the TRID area to review the proposed
joint development plan and its related publicimprovements prior to
implementation.
Section 903. Cooperation with neighborhood orcommunityrepresentatives.

The municipality and thepublic transportationagency shall encourage
private sectorrealestate entities andland developers to workproactivelyand
cooperatively with pertinent neighborhood orcommunity representatives
during theplanningand implementationof TRID development proposals.

CHAPTER21
MISCELLANEOUS PROVISIONS

Section 2101.Repeal.
All acts and parts of acts arerepealedinsofaras theyareinconsistent with

this act.
Section2102. Effectivedate.

This act shall take effect in60 days.

APPROVED—The8th day of December,A.D. 2004.

EDWARD G. RENDELL


