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INTRODUCTION
The Monongahela and New Eagle Joint Comprehensive Plan is based upon the
belief that these two political bodies are inherently linked to and affected by one
another. The Comprehensive Plan builds upon the synergy between the two
communities and establishes a series of interrelated activities and
recommendations to address the identified concerns of the City of Monongahela
and the Borough of New Eagle. Each plan recommendation is related and all
serve to achieve, in a holistic fashion, the vision for the future as expressed by the
residents, stakeholders, and elected officials of Monongahela and New Eagle.
The recommendations contained in the Joint Comprehensive Plan were developed
after investigating the demographic trends of the two communities and how such
trends might fluctuate or change in the future. Additionally, the plan recommends
specific actions based upon the assessment and evaluation of the built and natural
environment. With this in mind, the Comprehensive Plan identifies priority
rehabilitation needs, infill development goals, remediation measures for
transportation deficiencies, and offers methods to enhance the local economic
development potential.
The fundamental approach behind the Monongahela and New Eagle Joint
Comprehensive Plan based the planning process on the concepts of Leadership in
Energy and Environmental Design - Neighborhood Development (LEED – ND).
LEED-ND places an emphasis on the elements that create cohesion for
neighborhoods and understanding the elements that relate the community to its
larger region and landscape. A thorough public involvement process was
employed throughout the planning process to gauge the public support of the
LEED – ND philosophy and corresponding plan recommendations. This effort
created a succinct set of priority projects that are fundamentally intertwined to
coincide with the realization of the Monongahela and New Eagle vision for their
future development.
The true measure of a successful planning effort is determined through its
implementation. To provide a fiscally sustainable implementation strategy, the
Comprehensive Plan was coupled with the Early Intervention Program (EIP) to
gauge the fiscal solvency of Monongahela and New Eagle and the financial
impacts of the Comprehensive Plan recommendations.
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Community Development Objectives
Together the City of Monongahela and Borough of New Eagle will take proactive
approaches to implement strategies that foster a sustainable community and
encourage future developers to implement LEED-ND practices.

We will retain our strong heritage and thriving local economy, exemplified by our
historic and vibrant downtown that is attractive and welcoming to visitors.

A variety of commercial developments will strengthen our economic future by
preserving the traditional Central Business District while offering modern retail
pursuits geared to a regional market.

New and infill development will align with the existing community character and
instill a sense of identity and pride.

While industry will continue to operate along the peaceful banks of the
Monongahela River, it will be intermixed with upscale housing, retail stores and
greenways.

The Monongahela Auqatorium is a focal point of the communities and will be a
destination for cultural festivities and pleasure boating pastimes.

Parks will be located within safe and walkable distances of revitalized
neighborhoods and children can play safely along tree-lined streets.

Our communities will provide alternative transportation choices (park-n-rides,
transit, etc.) to reduce motor vehicle use and traffic.

We will strive to provide attractive and safe pedestrian connections to local
destinations and neighborhood centers.

Economic development will not take place at the expense of environmental health
and we will continue to promote the extraordinary quality of life our river and its
valley offer our citizens and visitors.
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EARLY INTERVENTION PROGRAM - SUMMARY
A review of revenues and expenditures was conducted of all funds to assess the
financial condition of the City of Monongahela and the Borough of New Eagle.
Revenue falls under two categories: taxation and non-taxation revenues. Nontaxation revenues are those that come from charges for services, such as licenses
and permits. Taxes include real estate and Act 511 taxes (occupation, earned
income, realty transfer, mechanical devices, amusement, etc.). Expenditures were
divided into the following categories: general government, police, fire,
planning/zoning, public works, liquid fuels, recreation, debt service, and
employee benefits. All changes in revenue and expenditures were adjusted for
inflation. Indicators to establish changes in revenue and expenditures were then
examined to determine positive and negative trends.
The operating position of the City and Borough was also examined to better
understand the fiscal solvency of the municipalities. Trends in fund balances and
cash positions are the best method to examine the operating position of
municipalities. A fund balance acts as a reserve for the municipality and can
affect its ability to function in financial emergencies and ability to accumulate
funds for capital purchases. Cash position determines a municipality’s ability to
pay its short-term obligations.
One trend that was observed for both the City of Monongahela and the Borough
of New Eagle is the decrease in real estate tax revenue. One of the main reasons
for this trend is the lack of an updated property assessment in Washington
County. The City of Monongahela does assess real estate at a higher value than
Washington County but is still not at market value. Another reason for the loss of
revenue in real estate taxes is the lack of new development within the city and
borough.
City of Monongahela
Real estate tax generates approximately 53.6 percent of the total revenue
for the City and Act 511 taxes generate 17.4 percent. Overall the revenues
during 2002 to 2006 showed an annual growth of 3.9 percent. However, a
concern is that real estate tax constitutes a huge percentage of revenue
received, while non-tax revenues do not.
Expenditures of about 1.7 percent increased annually from 2002 to 2006.
The biggest expenses were police, public works, and employee benefits.
Police spending was approximately 34.5 percent of all expenditures in
2006. However, police per capita costs are the second lowest to other
cities with the same population and similar issues. A factor in the low per
capita cost could be the arrangement between the city, Borough of New
Eagle, and Finleyville in sharing police. Public works expenditures
consist of 19.5 percent of all spending in the city. However, the report
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determined that it is not uncommon to see a growth in public works
spending due to the older and aging infrastructure. Employee benefits
consist of 20.9 percent of the overall city costs due to increases in health
care premiums. Total expenditures grew $122,412 in the four year period,
which is an indicator of a good handle on spending.
Financial Condition Assessment
Utilizing the information derived from the analysis of revenues and
expenditures the study prepared baseline financial projections that
estimate the city’s position from 2007 to 2010. It was determined
that without any corrective action by the city the annual surplus
will deteriorate and will result in a deficit in 2008. The following
is recommended:
1. Implement special levies to provide revenues for recreation and
debt service in the 2008 budget.
2. City assessor should establish assessed values of real estate in
the city at three times the Washington County values to create
room under the state maximum millage rate.
3. Request Washington County to pursue a county-wide
reassessment of real estate.
4. If none of the above actions are successful, the city should raise
the Earned Income Tax.
5. Review all of the charges for service to ensure the city is
charging proper rates.
6. The city should impose the maximum local services tax of $52.
Borough of New Eagle
Real estate taxes comprise 40.5 percent of the total revenue and Act 511
taxes comprise 22 percent of the revenue. However, the borough’s
revenue did not keep up with inflation and the buying power of the
borough dollar diminished. Revenue in 2002-2006 increased in only
charges for services. Revenue decreased in real estate tax revenue and
earned income tax in the same time period.
Real estate declined over the four year period when factoring in inflation.
Earned income tax decreased as well as the occupational privilege tax.
The decrease in the occupational privilege tax indicates a decline in jobs
during the four year period.
Expenditures increased in 2002 to 2006 at 3.2 percent annually. The
biggest increases were police, fire, refuse, public works, debt service,
recreation, and employee benefits. Public works, at 28.2 percent, makes
up the largest expenditure for the borough. Police expenditures accounted
Adopted 2008
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for 25.1 percent and general government 12.1 percent.
Police
expenditures are not increasing as a percentage of overall expenditures,
which is a good sign that few municipalities have shown. The police
sharing arrangement between the city and the borough could play a factor
in this positive trend. Another positive trend is the debt service of the
borough. In 2006, the borough had no debt service and this allows the
borough significant borrowing capacity.
Fire expenditures are a concern due to a major increase in expenditures
between 2005 and 2006, an increase of 74 percent. If the increase was a
one time spike then there should be no problems, however if spending
continually increases it will not be favorable for the budget. Public works
expenditures have also increased yearly, 8.7 percent per year. The report
indicates that a priority of the borough is public works activities. The
spending is more than inflation and could be a long-term concern if
continued. Personnel and benefit costs were examined and these costs are
relatively low in terms of the whole budget. However, employee benefits
have increased at approximately 5.6 percent per year.
Overall, between 2002-2006 the borough has had an increase in
expenditures of 3.2 percent, but has only had an increase of 1.5 percent in
revenue. This leads to the borough having a 1.7 percent gap and if this
continues the borough will dilute its reserves and by 2009 expenditures
will surpass revenues leaving a deficit situation.
Financial Condition Assessment
Utilizing the information derived from the analysis of revenues and
expenditures the study prepared baseline financial projections that
estimate the borough’s position from 2007 to 2010. It was
determined that the borough will experience a continued structural
deficit through 2010. Projected revenues are 0.6 percent annually
with expenditures rising 2.5 percent, leaving an annual deficit in
2010. The borough is expected to increase reserves by over
$29,000 in surpluses during the next three years. The following is
recommended:
1. The borough should impose the maximum local services tax of
$52.
2. Request Washington County to purse a county-wide
reassessment of real estate.
3. Review various fees and adjust accordingly.
4. Consider a redesign of its health care plan and further consider
the creation of high deductible health reimbursement
arrangement plan and examine the financial impact of the plan.
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IMPLEMENTATION PLAN
The underlying factor that both Monongahela and New Eagle support for the
implementation of recommendations is LEED-ND. LEED-ND stands for
Leadership in Energy and Environmental Design - Neighborhood Development.
Instead of focusing solely on green building design, LEED-ND places the
emphasis on the elements that create cohesion for neighborhood, and relate the
neighborhood to its larger region and landscape. Based upon principles from
Smart Growth, New Urbanism, and other rating systems, LEED-ND offers
guidelines for design and decision-making, to serve as an incentive for better
location, design, and construction of new residential, commercial, and mixed
developments.
While in its infancy stages, having just begun its pilot programs in February of
2007, LEED-ND will help spur development that offers mixed-use, pedestrianoriented neighborhoods that are environment-friendly. Potential developers
within Monongahela and New Eagle should be encouraged to utilize LEED-ND
concepts in their design plans. The goals of LEED-ND are in alignment with the
priority recommendations of the Monongahela and New Eagle Joint
Comprehensive Plan. The following criterion should be used when implementing
LEED-ND concepts:
Choose an Environmentally Sound Location: convert abandoned urban
lots, redevelop old buildings and choose new sites close to existing
communities and infrastructure
Reduce the Need to Drive: locate projects within easy walking distance to
dependable, frequent public transit stops and provide wide sidewalks,
inviting streetscapes and other design elements that encourage people to
walk to nearby conveniences
Use Less Land to Create More Benefits: ensure that new buildings are
placed within a short, easy walk to a neighborhood park or other public
green space
Conserve Energy, Water and Other Natural Resources: construct buildings
that utilize water- and energy-saving features such as solar panels, shade
trees, natural light and ventilation, rainwater collection systems and
graywater recycling and use green building materials
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Economic Impact of Short-Term Projects
The Implementation Plan lists a number of projects categorized as short-term (0-5
years) and long-term (5-10 years). The Early Intervention Program (EIP) report
estimates the economic impact of high-priority projects in terms of municipal
expenses and municipal revenues. As many of the projects are eligible for state
and federal funding assistance, the economic impact analysis addresses municipal
costs, less any potential state and federal funding assistance that may be available.
Main Street Revitalization
One of the most important aspects for economic development is to first
and foremost, provide a safe and attractive community that is welcoming
to visitors and potential developers. Monongahela and New Eagle must
focus their attention on the appearance of Main Street to maintain a viable
central business district.

Extend Streetscape Amenities
Monongahela recently implemented a streetscape program that
consisted of themed lighting, street signs, parking meters, traffic
signals, etc. along Main Street between First and Fifth Streets and
between Twelfth Street and SR 136. The existing gap creates an
inconsistency and the streetscape should be extended from Fifth
Street to Twelfth Street to complete Main Street.
New Eagle currently does not have streetscape amenities. The
Borough should extend a similarly themed streetscape along Main
Street from SR 136 / Dry Run Road to the convergence of Main
Street and Chess Street.
Existing Streetscape in Monongahela

If both Monongahela and New Eagle were to jointly pursue a Main
Street Affiliate project, funds would be available 100% during the
first year, applicable to developing design guidelines, partial
facade grants/loans to merchants/building owners, etc. Thereafter,
a cost sharing model follows, decreasing each year up to the fifth
and final year of the DCED program. Each year would require that
the municipalities increase local funds for project continuation.
Below lists projected local costs to be incurred in order to leverage
DCED funds over a five-year period:
Monongahela Cost
$
0/year 1
$ 7,500/year 2
$10,000/year 3

New Eagle Main Street
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New Eagle Cost
$
0/year 1
$ 7,500/year 2
$10,000/year 3
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$12,500/year 4
$15,000/year 5
$38,000 over 4 years
Equivalent to 1 mill

$12,500/year 4
$15,000/year 5
$38,000 over 4 years
Equivalent to 4.1 mills

Anchor Buildings & Downtown Reinvestment

Monongahela City Trust Building –
potential Anchor Building

Main Street Affiliates are eligible to apply for Anchor
Building and Downtown Reinvestment Grants through the
DCED New Communities Program. The purpose of the
Anchor Building Program is to spur revitalization of the
downtown and new economic activity within the
downtown. It is vital that the communities focus on
sustainability through new and existing businesses rather
than just the aesthetics of the Main Street. Anchor
Building Grants are grants-to-loans to a public or private
non-profit entity that are borrowed by the developer and
repaid to a local revolving loan fund. The municipality
where the Anchor Building is located must be a participant
in the revolving loan fund. Eligible activities include
acquisition, renovation, and installation of fiber-optic
wiring.
Potential anchor buildings include the Monongahela City
Trust Building or the Marble Hotel in the City of
Monongahela. Renovation activities should be done by the
private sector with financial assistance via the Anchor
Building Grants. No local funds should be expended
toward the renovations and future reuse of these two
buildings. Upon full renovation and occupancy of these
buildings, annual local real estate taxes would be realized
to both municipalities. The effective dates of these
revenues are subject to the completed renovations and
reuse.
Monongahela City Trust Building
While the true value of this building could not be
determined under the scope of the Joint Comprehensive
Plan, local real estate taxes can be calculated using the
following concept. Assuming there were both private and
state public funds invested toward the renovations of this
building over the next 5 years and that the Market Value
(MV) of the building would be $1,000,000, the estimated
annual real estate revenue to the City of Monongahela,
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effective 2012, would be a minimum of $6,250/year: ($1M
market value assume $250k Assessed Value (AV) x 25
Monongahela City mills = $6,250).
Marble Hotel
While the true value of this building could not be
determined under the scope of the Joint Comprehensive
Plan, local real estate taxes can be calculated using the
following concept. Assuming there were both private and
state public funds invested toward the renovations of this
building over the next 5 years and that the Market Value
(MV) of the building would be $1,200,000, the estimated
annual real estate revenue to the Borough of New Eagle,
effective 2012, would be a minimum of $9,000/year:
($1.2M market value assume 25% ratio=$300k Assessed
Value (AV) x 30 New Eagle Borough mills =$9,000).

East Main Street

Main Street Renovations
Although, streetscape amenities are recommended only for the
central business districts within Monongahela and New Eagle, it is
also other portions of Main Street be improved, which can be. The
following improvements are recommended for East Main Street in
Monongahela and along Main Street in New Eagle:
Sidewalk improvements:
the City should prioritize
sidewalks by block according to condition and develop a
funding plan to repair / replace as needed.
Screening / fencing: the City should work with owners of
heavy industrial sites to improve their screening / fencing
in areas visible from East Main Street. The City should
also update their zoning ordinance to include better
provisions addressing screening / fencing.
Bus stops: the City should work with the Mon Valley
Transit Authority to improve the signing, seating, etc. at
bus stops.
Street trees: the City and Borough should work with
community organizations to plant street trees that line East
Main Street and Main Street.
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Main Street in New Eagle has a number of vacant and/or
underutilized sites that could be redeveloped as commercial
businesses. Priority funding should be targeted towards the
renovation of these sites / buildings and then marketed to interested
developers and potential business owners.
Redevelopment
Riverfront Development
Both Monongahela and New
Eagle should capitalize on their
location
along
the
Monongahela
River.
Redevelopment should occur as
sites become available with a
focus on mixed-use residential
(townhouses, apartments, etc.) /
commercial (i.e. retail). As
new sites are developed along
the riverfront, it is imperative
that the communities work with
Riverfront
the developers to provide
public river access / space and
pedestrian connections to the downtown. There is a real need to
connect the riverfront to the commercial district along Main Street.
Potential sites include:
Abandoned junkyard along the Monongahela River near
Hemlock and Marina Streets in New Eagle
Area surrounding the Aquatorium in Monongahela
Area near the Monongahela Bridge
Maple Creek Mine Parcel
The vacant Maple Creek Mine site along Rt. 837, once
demolished, remediated, and certified as a clean-site could
be developed as either a multi-purpose recreation area or
re-use as a community facility to support educational or
municipal service needs for the borough and the immediate
region. No local funds are anticipated toward the eventual
demolition, remediation, and recreation development over
the next five years.
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Transportation

Park-n-Rides
The high traffic volume within Monongahela and New Eagle,
coupled with the fact that more than 20 percent of local residents
carpool to work (see Chapter 2 – Demographic Profile, Chart 2-16,
page 2-25), indicates the need for Park-n-Rides within the local
communities. If done properly, the Park-n-Rides could spur
economic activity within the central business district.
Currently, the Aquatorium is classified as a Park-n-Ride by the
Mid Mon Valley Transit Authority (MMVTA) and is used as such,
despite there being no sign at the site or directional signing along
Main Street. However, the highest and best use of the Aquatorium
would be as a recreation facility. The preferred location for a
Park-n-Ride is near the intersection of Main Street and First Street.
This area would be ideal due to its location on Main Street near the
beginning of the central business district and the proximity to bus
routes. However, to construct a Park-n-Ride in this area would
require the City to acquire property and funding and establish a
partnership with MMVTA.
A second Park-n-Ride location was identified in New Eagle at the
intersection of Main Street and Memorial Avenue across from the
Ringgold School Administration Building. This site is ideal due its
location on Main Street and the bus routes as well as across from
the Honor Roll, which could provide parking for visitors.
Transportation Improvement – Main Street / Fourth
Street
The intersection of Main Street and Fourth Street was noted to be a
safety concern due to vehicles traveling westbound on Main Street
using an informal left turn lane to make a left onto Fourth Street.
To improve both vehicular and pedestrian safety, it is
recommended that the City work with PennDOT to add a formal
left turn lane and signal at this intersection.
Based off field views and traffic spot counts, both a left turn lane
and left turn phase are warranted. The addition of a left turn lane
would be cheaper because the existing roadway is 33’ and can be
re-striped to provide three 11’ lanes. All of the parking spaces
(approximately nine) along the southern side of Main Street,
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between Fourth Street and Third Street would need to be removed
to accommodate a left turn lane. By providing a left turn phase,
the westbound Main Street approach would get an advance,
helping several left turns turn onto Fourth Street before the
eastbound Main Street traffic starts. This would require the
installation of a five-headed traffic signal and appropriate signing.
Mackin recommends that the City of Monongahela have a traffic
study conducted for this intersection. Any changes to the signal or
to pavement markings would be the responsibility of the City.
Finally, this intersection sits
directly
in
front
of
Monongahela Manor, a senior
citizen high rise.
ADA
approved wheelchair ramps
should be constructed at this
intersection to allow for
wheelchair access from the
northern side of Main Street to
the various stores and shops
along the southern side of Main
Street.

Main Street / Fourth Street Intersection

Should any changes be made to
this intersection, following a funded traffic study via PennDOT,
the City of Monongahela would need to incur certain costs,
specifically for signalization improvements and street markings.
Although such changes would be on a state-owned roadway, local
municipalities are responsible for signalization and markings.
A general re-engineering and change in traffic signalization at a
typical intersection costs approximately $80,000/intersection. The
recommended left turn lane would, indeed, demand changes to the
intersection, but not necessarily a full change out. It is estimated
that the cost to Monongahela for this activity, inclusive of
signalization change and labor for roadway markings, would be
approximately $38,000.
This is equivalent to 1 mill to
Monongahela real estate millage.
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Gateways
Gateways are entrance points into a community that typically
consist of signing and landscaping to welcome visitors to the
community.
There are a few existing gateways in both
Monongahela and New Eagle, however improvements to existing
and the development of new gateways are recommended for the
following key locations:

SR 136 / Dry Run Road Gateway

Improve the existing gateway at SR 136 / Dry Run Road
and Chess Street as a regional gateway – welcome visitors
to both Monongahela and New Eagle
Improve the existing gateway at the SR 88 / 837 split in
New Eagle on Main Street to include larger signing and
more attractive landscaping
Develop a new gateway at the intersection of SR 481 / Park
Avenue and Wall Street – signing and landscaping is
needed to welcome visitors from the south into the
community
Develop a new gateway that is visible to vehicles traveling
on the Monongahela Bridge / SR 136 into Monongahela –
work with landowners on the hillside to create signing and
landscaping
Potential partners and/or sponsors include the Western
Pennsylvania Conservancy (WPC), the Monongahela Area
Revitalization Committee (MARC), and local businesses.
Proposed Sudan Trail
The Sudan Corridor is an abandoned railroad corridor that
traverses the City of Monongahela and Carroll Township and was
identified in the Washington County Greenways Plan (2007) as a
secondary recreational greenway with potential to become a trail
corridor. In order to become a reality, the first step is for a local
sponsor (local government, non-profit organization, etc.) to come
forward, apply for grant funding, and perhaps become the owner /
manager of the trail. Once a sponsor assumes responsibility, a trail
feasibility study should be conducted.
A feasibility study
determines if there is potential to become a trail based on physical
assessment, ownership information / interest, financial
responsibility, etc.
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Community Facilities & Services
A portion of the planning process was dedicated to identifying areas where
partnership efforts can help reduce cost burdens on the municipalities and
were supported by both Monongahela and New Eagle. With limited
resources and funding opportunities, it is imperative that the two
communities continue to partner not only in grant applications, but also in
the implementation of priority projects and future endeavors.
New Eagle Shared Municipal Complex
Both the Borough Building and the Volunteer Fire Department
have outdated buildings that are too small to house their current
functions. Therefore, the Borough and the VFD should adopt a
memorandum of understanding to partner in the construction of a
new facility for administration and fire protection services. The
preferred location is situated at 191 Main Street in New Eagle
Borough. The borough should apply for funding to purchase the
property and redevelop the proposed shared facility as a LEED
certified green building to reduce energy consumption and
operating costs.
Funding sources are available through the United State Department
of Agricultural (USDA) however, there will be a local share
required.
New Eagle Borough Building

Assuming a construction cost of $500,000, the United State
Department of Agricultural (USDA), via its Community Facilities
Program, could commit a grant up to $100,000. The DCED
Emergency Responders Resources & Training Program (ERRTP)
could match an additional $100,000. However, there would be a
demand of approximately $300,000 in local cost to the project.
This is a significant cost to the borough and the VFD. Short of any
additional grants and fund raising campaigns, the borough could
seek a 30-year mortgage via its financial institution of record,
collateralized by its taxing authority and/or the value of the
property/building.
If the borough were to take out a $300,000 mortgage over 30 years
at 5.00 percent interest, the estimated annual mortgage payment
would be $10,500/year, equivalent to a bit more than 1 mill in
borough real estate millage.
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Joint Zoning Ordinance / Subdivision and Land
Development Ordinance (SALDO)
A joint zoning and subdivision and land development ordinance
would allow for the municipalities to share cost in the
administration of the ordinances and would also standardize
regulations in both communities. The City of Monongahela and
the Borough of New Eagle should develop and enact a joint zoning
ordinance and subdivision and land development ordinance
(SALDO). Among other benefits, a joint zoning ordinance would
permit the two communities to share uses across municipal
boundaries. The SALDO should include provisions that address
the LEED-ND requirements related to Pedestrian Network and
Open Community.
Joint Code Enforcement
A joint code enforcement officer would provide cost savings but
more importantly, ensure that the ordinances are enforced
consistently. The City and the Borough should hire a joint code
enforcement officer (third-party agency) to provide service to the
communities.
Monongahela and New Eagle could jointly provide code
enforcement services, both building, property maintenance, and
zoning code, via a ‘third party agency’ at no cost to either
municipality. DCED provides funding via its Shared Municipal
Services Program (SMSP). This program is a 50 percent funded
program via DCED with a 50 percent local match. Multiple year
funding requests may be honored by DCED based upon certain
success measures.
Should Monongahela and New Eagle pursue a Joint Code
Enforcement Program, the local 50 percent share could be the
‘municipal fees’ attached to each building permit, property
maintenance fines, and assessed zoning code fees to applicants.
If Monongahela and New Eagle decided not to retain a ‘third party
agency’, but to employ a code professional, the associated
wage/fringe/costs would need to be absorbed by each municipality.
It is recommended that if this alternative is chosen, that the
fees/fines be increased to absorb the actual wage/fringe/costs
associated with the position.
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Joint Refuse & Recycling Efforts
Currently, Monongahela and New Eagle contract separate refuse
haulers and neither have curbside recycling services.
By
partnering, the two communities could bid jointly for refuse
hauling, thereby possibly saving money by contracting with the
same company. The refuse company could then provide curbside
recycling services to both Monongahela and New Eagle.
Joint “Community Clean Up Days”
Both Monongahela and New Eagle cited the need to make their
communities more aesthetically pleasing, both along Main Street
and in the residential neighborhoods. The communities should
establish “Community Clean Up Days,” which could be a
volunteer-based effort that focuses on picking up litter along
roadways, illegal dump sites within the area, graffiti removal on
public facilities / equipment / recreation facilities, and landscaping
/ plantings in public spaces. The communities could establish this
as either an annual or semi-annual event and involve as many
community organizations as possible. Coordination should occur
with the refuse haulers to publicize / promote bulk item pick up
and possibly hard to recycle items.
Stormwater Management
The City of Monongahela and the Borough of New Eagle are in
varying stages of addressing their stormwater issues. All MS4s
should currently be permitted, or in the permit process. Each
permitted MS4 will be responsible for establishing a Stormwater
Management Program (SWMP). A priority project for both the
City and the Borough is to complete the requirements associated
with the MS4 permitting process and implement stormwater
management plans / ordinances. The communities should consider
partnering where appropriate to address stormwater concerns and
pool resources.
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Parks & Recreation
Recreation Improvements
Both Monongahela and New Eagle have a number of parks and
recreation sites. However, it was noted throughout the plan that
the majority of these sites are in need of major renovations. Due to
the number of renovations needed and the expressed interest of
adding a skateboard park to the facilities, it is recommended that
the City of Monongahela and the Borough of New Eagle develop a
Joint Comprehensive Recreation Plan and include a feasibility
study for the skateboard park. An invitation to surrounding
communities such as Carroll Township would enhance the
approach to recreation planning.
Funding is available to develop a joint Comprehensive Plan for
Parks, Recreation & Open Space through the State of Pennsylvania
Community Conservation Partnership Program (C2P2) as
administered by the Department of Conservation and Natural
Resources (DCNR). Assuming a $60,000 cost to develop such a
plan, DCNR requires a 20 percent local match (Monongahela and
New Eagle are applicable) toward the $60,000, or,
$6,000/municipality.
This is equivalent to 0.2 mills for
Monongahela and 0.6 mills for New Eagle to leverage $48,000
from DCNR to conduct such a plan.
The following facilities were identified as being the priority sites
for improvements:
Aquatorium – if the Aquatorium is to become the
recreation and civic center of the community, major
renovations are needed. A master site plan should be
developed. The master site plan should address not only
the aesthetic improvements needed, but also address how to
better promote and market the site and provide connectivity
to the downtown.

Hillcrest Playground
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Hillcrest Playground – the playground is in extremely
poor condition and in need of major renovations; the
existing equipment (swings, basketball court, ball field,
etc.) need to be either upgraded or replaced. A master site
plan should be completed, especially since the City would
like to add a new skateboard park to the playground site.
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Mounds Park – the tennis courts are in need of
resurfacing, the pavilion roofs need to be replaced, and the
restrooms need to be renovated.
Vine Street Ball Field – the site is in need of a major
renovation. New Eagle Borough leases the site and should
work with the current owner to either purchase the property
or expand the leased area. The Borough should implement
the engineering design plan that was completed for the site,
detailing the removal of the ball field to install a skateboard
park, tot lot, or basketball court.
Vine Street Playground

Westminster Playground – facilities need to be updated,
more benches / seating should be added, and a sign with the
facility name, and hours should be placed at the site.
The Joint Comprehensive Plan recommends that older recreation
facilities be prioritized for needed renovations. DCNR-C2P2 funds
are available for recreation renovations and require a 20 percent
match for municipalities with populations less than 5,000. No
match is required for projects estimated to be $20,000 or less.
If Monongahela were to project $30,000 in needed improvements
to older recreation facilities, then $6,000 in local funds would be
needed to leverage $30,000 in DCNR-C2P2 funds. This $6,000 is
equivalent to 0.17 mills for Monongahela.
Since New Eagle’s projected recreation improvements to its older
recreation facilities are estimated to be less than $20,000, no local
match is required.
Monongahela River Access Area (owned by the PFBC) –
the parking area needs to be repaved and directional
signing should added to Main Street to promote the site.
The Monongahela River Access Area is owned by the
Pennsylvania Fish and Boat Commission (PFBC), along the
Monongahela River in the City of Monongahela. The Joint
Comprehensive Plan identifies that the adjacent parking lot needs
attention and renovation. It is estimated that improvements to this
area would be approximately $30,000. Funds are available via the
PFBC, but require a 25 percent local cash match. Therefore, at
$30,000 with a 25 percent match, Monongahela would need to
provide $7,500, or 0.25 mills toward this identified project.
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Potential New Recreation Sites
One method to accomplish LEED-ND is to develop community
recreation within each neighborhood that is easily accessible for
children. The following are the priority areas that are in need of a
recreation facility, which require working with landowners to
donate, sell or lease land to the Borough to provide a park / tot lot:
Seventh Avenue Neighborhood
Riverview / Riverview Hill Neighborhoods
In addition, New Eagle should construct a playground at the
proposed site for the shared municipal complex on Main Street.
Public boat docks along the Monongahela River are necessary to
increase accessibility of this waterway and a preferred site was
identified near Seventh Street. The City must establish a
partnership with the Pennsylvania Fish & Boat Commission
(PFBC) and landowners to eventually meet the goal to connect to
the Aquatorium via a pedestrian pathway along the Monongahela
River and along Main Street.
The PFBC offers Boating & Facility Grant funding for boating
facilities such as those provided along the Aquatorium in
Monongahela. Should the cost be approximately $500,000 to
construct new boat docking facilities with needed accessories at a
required 25 percent to the PFBC funds, the City of Monongahela
would be required to provide $125,000 to leverage $375,000 in
PFBC funds. This $125,000 is equivalent to 3.1 mills.
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Historic Preservation

Collaboration
A priority goal is to foster collaboration between existing historic,
civic, and other community development organizations within
Monongahela and New Eagle. Organizations have indicated that
there is a lack of volunteers and available funding to operate as
needed, therefore it is recommended that the communities and
various organizations work together to pool resources and share
volunteers. They should work to create a hybrid “umbrella”
organization that would coordinate the activities of these various
organizations and their individual projects. It is also recommended
that a site is developed to house these organizations and allow
them to share meeting space, rental costs, etc. Potential sites
identified include the Monongahela City Trust Building, also a
potential anchor building, and the Aquatorium, which would
require the construction of a new multi-purpose building.
Monongahela and New Eagle, Progress Bound: an Exploratory
Report on Programming Tools, Techniques and Options was
completed by Kyle Sapkiewicz in 2007 to supplement the Joint
Comprehensive Plan and which identifies programming options
and funding sources related to historic preservation and
collaboration.
Historic District Designation
Monongahela should obtain formal status for the Historic District
in Monongahela to provide eligibility for rehabilitation grants and
tax credits for all property owners within the designated district.
The City should first conduct an historic building survey to
determine eligibility for listing on the National Register of Historic
Places.
Adopted 2008
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Neighborhood Preservation & Housing
Housing Revitalization
The biggest threat to the health and viability of the neighborhoods
in both Monongahela and New Eagle is the condition of the
housing stock. As homes age, their condition deteriorates without
proper maintenance and necessary updates. However, renovations
can be expensive and cost-prohibitive, especially to homeowners
living on fixed incomes, such as senior citizens. With an aged
population and housing stock, conditions could deteriorate and
devalue the surrounding homes, causing neighborhood decline.
Both Monongahela and New Eagle need to take measures to
ensure this does not occur.
Residential Neighborhood

The Municipal Housing Code Avoidance Amendment to Title 18
of the Crime Code, Act 70 of 1998, imposes increased fines and
criminal penalties for repeat offenders in all municipalities. If a
person commits a misdemeanor of the second degree where they
are convicted for a fourth or subsequent violation of the same
subsection of a municipal housing code (building, housing or
property maintenance code), the violation has been continual and
uncorrected, there has been no reasonable attempt to correct the
violation and the violation poses a threat to the public’s health,
safety or property. The penalty includes a fine of up to $5,000 and
imprisonment up to two years. When the offense is based on five
or more convictions and all conditions above apply, a person has
committed a misdemeanor of the first degree and the penalty
includes a fine of up to $5,000 and imprisonment up to five years.
In addition to focusing on the rehabilitation of properties, it is
important that both Monongahela and New Eagle adopt
complimentary property maintenance codes. With a high number
of rental properties, the communities should also update their
property maintenance codes to include a more stringent registration
and inspection process of residential rental properties. To ensure
consistency throughout the area, the two communities should share
a joint code enforcement officer, preferably through the use of a
third-party agency.
Both Monongahela and New Eagle can provide joint code
enforcement (building, property, and zoning) via a shared third
party agency at no cost to either municipality. The enforcement of
property maintenance codes, although such operational costs
absorbed by the municipalities, could be offset with applicable
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fines assessed to property code violators. Efforts should be made
with the local Magisterial District for consistent rulings supporting
municipal enforcement.
Both municipalities could create a low-interest revolving loan fund
available to residents to rehabilitate their properties, especially
those with property code violations. Funds are available via
DCED through its Housing and Redevelopment Program (HRP)
with no matching requirements. There would be no local cost
incurred to leverage HRP funds, other than the administration of
the program, which can be delegated to the Washington County
Redevelopment Authority.
New Housing Opportunity Areas
The City and the Borough should encourage area developers to
construct multi-family housing, such as townhouses, etc. This can
be accomplished through development incentives that encourage
higher density development in exchange for some aspect of
increased densities or through the permitting process. The
proposed multi-municipal zoning ordinance should include the
provision of an expedited review and permitting process or density
bonus incentives for developers proposing multi family structures
at noted locations. Monongahela and New Eagle should also
create a program that rewards developers for locating projects in
the area’s existing neighborhoods and downtown. One such
method that should be explored is to develop an alternative
financing package. This would necessitate the involvement of a
local financier or banking instructions but would involve preparing
a development packages in a manner that allows commercial
lenders to understand and reduce risk to acceptable levels for
reinvestment into noted areas. Monongahela and New Eagle
should investigate methods by which they can facilitate the
appraisal process, and identify alternative sources of financing,
such as real estate investment trusts (REITs), pension funds, and
insurance companies.
Density bonuses are one of several development policies that can
be used both to shape the growth of a community and to realize
community values and goals. A defined density bonus program
would help to standardize the development process. In their most
basic form, density bonuses are a means by which new
development is authorized to exceed a baseline level of density in
exchange for providing support for community goals. A welldefined, but flexible density bonus program has the potential to
Adopted 2008
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provide a more predictable, efficient and equitable process for
development interests and more direct and meaningful benefits to
the community. Recommended components of a density bonus
policy include:
Set baseline requirements for participation in a density
bonus program.
Using the Floor Area Ratio (FARs) as a method to
developments tied to identified community goals.
Exempt from FAR calculations square footage for uses that
embody community values, e.g. historic preservation, space
for non-profits and cultural facilities.
Provide incentives to wrap parking with occupied space or
locate it underground, perhaps through a re-definition of
FAR within the Density Bonus.
Reduce parking requirements or un-link parking spaces
from residential uses as a way to discourage automobile use
and encourage transit use.
Prepare Developer Agreements to achieve district goals
such as open space, streetscape amenities, affordable
housing, density requirements, density bonus options, etc.
(The City or Borough would need to have some financial
assistance package in place or infrastructure incentive
program.
Specific Zoning amendments for consideration include the
following:
Allow development of single-family homes in the noted
locations only by Conditional Use Permit.
Allow multiple family dwellings of four units or less as a
permitted use.
Revise the Floor Area Ratio (FAR) restrictions to
accommodate reasonably sized units at all allowed density
ranges.
Allow smaller lot sizes to allow land divisions at maximum
density.
Allow density to be determined on a net acre (excluding
roads) basis, not a gross acre basis.
Allow open space requirements for infill buildings to be
designed and located on rooftops.
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IMPLEMENTATION PLAN – MATRIX AND MAP
The City Monongahela and the Borough of New Eagle realize that it is may not
be feasible to accomplish every strategy of the Joint Comprehensive Plan.
Therefore, priority projects and recommendations were selected using the
following criteria:
Relative importance: is the action necessary to address a critical situation?
Feasibility: what is the likelihood of success?
Expected outcome: will the project have a major impact on the
community?
Financing: Has funding either been secured or a funding strategy
identified for the project?
Consensus: To what extent does the community favor the project?
With LEED-ND as its guide, methods to conserve energy through building and
landscape design for present and future development are included as guiding
concepts for implementation. The Priority Recommendations Map identifies the
general locations of each priority project while the Implementation Matrix
outlines the responsible party (typically the municipality), potential partners
(organizations who can assist in implementing the strategies), opinions of
probable cost, and potential funding sources for priority plan recommendations.
A yearly review of the Comprehensive Plan will keep the Implementation Plan a
viable and useful document. The municipalities must undertake updates as
needed to ensure ongoing application. Implementation is essential to achieving
the highest and best use of the money and effort dedicated to the plan’s
development. With this in mind, the elected officials and community leaders shall
serve as the guiding force behind achieving the Community Development
Objectives of Monongahela and New Eagle.
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