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CHAPTER 3
LAND USE
BACKGROUND
STUDIES

Land use planning, in its most basic form, should address the simple questions of
“WHAT, WHERE, and HOW” regarding land use and development within a given
community. In the case of the City of Monongahela and the Borough of New Eagle, both
communities are older communities, developed in traditional layouts with a main street
and commercial corridor, residential neighborhoods along street grid patterns, and a
riverfront lined with heavy industrial uses. The Monongahela and New Eagle Joint
Comprehensive Plan examines how the land in the Project Area is currently being used,
identifies a future vision for the communities, and offers recommendations for how the
communities should plan for future development.
The WHAT involves developing an overall vision for the communities and identifying
what the communities want to “look like” in 10 or 20 years. The public involvement
process helps to identify the WHAT by asking residents and business owners to identify
their vision for Monongahela and New Eagle.
The WHERE should address the capability and sensitivity of the land by identifying
current land use and areas that are suitable for future development. This section will
emphasize the WHERE.
The HOW is often the most challenging as many variables play a role, such as financing,
timing, and a commitment to implementation. It is important for both planners and
municipal officials to understand that implementation often comes with an associated
cost and public resources and/or financial incentives may be needed to achieve the vision
(Governor’s Center, 2000). The HOW will be discussed in the implementation plan.
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EXISTING LAND USE
The existing land use inventory was produced using 2000 land use - land
cover Level III categories from the Southwestern Pennsylvania
Commission (SPC). The Level III categories provide the highest level of
detail for the SPC region. For purposes of this land use plan, compatible
Level III categories were grouped together as discussed within this
section. Land use data was updated through windshield surveys and
steering committee input. The current land use for the Project Area is
depicted on Map 3.1: Existing Land Use. Figures 3-1: Monongahela
Land Use and 3-2: New Eagle Land Use show the percentage of land
classified under each land use category.
Figure 3-1: Monongahela Land Use (2000)
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Residential is the dominant land use in the City of Monongahela,
accounting for about 44 percent of all land area, with open space second,
at 24 percent. In order to see how land use in the City has changed, the
1962 Monongahela Comprehensive Plan was reviewed for land use
comparisons. By comparing the existing land use map and corresponding
land use percentages from 1962 to 2007, the following observations can be
made:
Residential still accounts for the largest land use category, increasing
slightly since 1962.
The commercial and services category has increased, from three
percent to seven percent.
Institutional has decreased from 15 percent to nine percent, due to the
reclassification of the land adjacent to the Monongahela Cemetery,
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which is agricultural land, and the Monongahela Valley Country Club,
which is recreational.
Open space, light industrial, and heavy industrial have all remained
approximately the same.
Figure 3-2: New Eagle Land Use (2000)
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Residential is also the dominant land use in the Borough of New Eagle, at
a percentage slightly higher than in the City. There are higher percentages
of open space and heavy industrial land uses in New Eagle than in
Monongahela but a smaller percentage of commercial and services. Land
use comparisons over time were unable to be performed since the 1962
New Eagle Comprehensive Plan was unavailable for review.
As shown in Figures 3-1 and 3-2, there are a total of 12 land use categories
in the Project Area. Each category is defined below, along with the
minimum mapping unit for each. This is important to keep in mind, as
only those land uses that meet this size criteria are categorized as such.
For example, a residential property or a municipal complex that is less
than three acres in size are not identified as such and will be absorbed into
the dominant surrounding land use category.
Agriculture (minimum 5 acres)
The agriculture category includes land covered by hay, wheat, grass or
other vegetation of the like, including cropland, pastures, orchards, and
groves, regardless of whether or not it is actively being farmed.
Agriculture accounts for three percent of total land use in both
Monongahela and New Eagle. The agricultural land in Monongahela lies
between the Mon Valley Country Club and the Monongahela Cemetery.
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In New Eagle, the only agricultural land is found between Overlook Drive
and Sixth Avenue.
Low Density Residential (minimum 3 acres)
The low density residential category includes areas
that contain a mix of medium density and low
density single family units in an urban or rural
context. Low density residential accounts for 24
percent of land use in Monongahela and only eight
percent in New Eagle. Most of the low density
residential can be found in the eastern end of the
City, after the SR 88 / 837 split. In New Eagle, the
new housing along Seventh Street and homes
between Wood Street and Vine Street are classified
as low density.

Homes on 7th Avenue

Medium Density Residential (minimum 3 acres)
The medium density residential category includes
areas that contain medium density single-family
units in a tight spatial arrangement, such as in an
urban “downtown” setting or in a cul-de-sac-type
development.
Medium density residential
comprises 20 percent of land use in Monongahela,
primarily encompassing the residential area between
Main Street, SR 481 and SR 136. In New Eagle,
medium density residential is the most prevalent
land use category, accounting for 42 percent of the
total land area in the borough. Almost all of the
Homes on Hoon Street
housing in New Eagle is classified as medium
density. One area can be found between Chess Street and Sixth Street,
while the majority can be found along Keenan Hill Road to SR 88.
Mixed Urban (minimum 3 acres)
The mixed urban category is reserved for areas
where there is a mixture of developed land but no
individual category can be separated at the given
mapping scale. The land along Main Street in
Monongahela between 5th Street and 12th Street is
classified as mixed urban. This area contains the
City’s municipal complex, the Monongahela
Historical Society building, and the Monongahela
Area Library along with many commercial
establishments. New Eagle also has an area
Mixed Urban on Main Street
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classified as mixed urban, located along Main Street and Chess Street
between SR 136 and Vine Street. This area is a mix of commercial and
residential and also contains the municipal building, the New Eagle
Volunteer Fire Hall, and other public facilities.
Commercial and Services (minimum 1.5 acres)
The commercial and services category includes
central business districts, shopping centers, strip
developments adjacent to major highways, and other
commercial and service uses. Commercial and
services account for seven percent of land use in
Monongahela and four percent in New Eagle. In the
City, commercial uses are concentrated along Main
Street with a small area found along SR 481.
Commercial areas in New Eagle can be found along
Main Street, along SR 88 near the borough
boundary, and along the Monongahela River.

Commercial on Main Street

Light Industrial (minimum 1 acre)
The light industrial category includes warehouses,
large parking lots, and other types of light industrial
uses. Light industrial accounts for just two percent
of the land use in Monongahela and there is no land
classified as such in New Eagle. The light industrial
area can be found along the railroad spur in the City,
near SR 481.
Heavy Industrial (minimum 1 acre)

Light Industrial near Pigeon
Creek

The heavy industrial category includes shipping
ports or depots; freight trains, trucks or cars;
manufacturing (fabrication, steel); chemical plants;
and other types of heavy industrial uses. Heavy
industry comprises four percent of land use in the
City and seven percent in the Borough. As
Monongahela and New Eagle are both river towns,
almost all of the heavy industrial uses can be found
along the Monongahela River. Most of these
businesses are still in operation and consist largely
of scrap metal and junkyards. There is also an area
Heavy Industrial between
Main Street & Monongahela
along Main Street in New Eagle, between Vine
River
Street and Memorial Street, which is classified as
heavy industrial. This area is part of the former Maple Creek mining
operation.
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Extraction (minimum 2.5 acres)
The extraction category includes extractive mining and other activities that
result in significant surface alteration, such as strip mines and stone
quarries. The only area classified as extraction in the Project Area is a
former strip mine site just south of SR 837 near the New Eagle / Carroll
Township border.
Parks and Recreation (minimum 1.5 acres)
The parks and recreation category includes land
currently used for passive or active recreation
purposes, such as public parks, ball fields, golf
courses, and campgrounds. Parks and recreation
account for three percent of land in Monongahela
and just one percent in New Eagle. Monongahela
parks and recreation lands include the municipal
parks and ballfields as well as a portion of the
Monongahela Valley Country Club Golf Course.
New Eagle’s largest recreation sites are Tubby
Hall Park and the Maple Street Ballfield.

Maple Street Ballfield

Open Space (minimum 5 acres)
The open space category contains all land that is
currently not developed and includes a mix of
forest land, rangeland (shrub, brush, sparse trees,
etc.), barren land, and other open space. The
open space category for the Project Area includes
all lands not developed, which accounts for 24
percent in Monongahela and 31 percent in New
Eagle. Being older communities in an urban
setting, most of these areas encompass steep
topography and/or floodplains along Pigeon
Creek, Mingo Creek, and Dry Run. There are a
Open Space along SR 481
few areas in New Eagle that are undeveloped
now and could be developed in the future. These locations include the
land between Seventh Street and the New Eagle / Carroll Township
boundary and the area between Vine Street and Memorial Street. The
open space along Mingo Creek encompasses the Riverview Floodplain
Biodiversity Area (BDA) and is not recommended for development due to
the presence of a plant of special concern.
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Institutional (minimum 3 acres)
The institutional category includes land that is
owned or operated by a government agency or
nonprofit community service provider open for
public uses with or without a fee that provides a
service to the public, such as schools, hospitals,
churches, cemeteries, and other facilities. Since
the minimum mapping unit for this category is
three acres, many of the public facilities in the
Project Area (such as municipal buildings, fire
halls, etc.) can be found in the mixed urban land
use. However, the institutional land use category
Monongahela Area Library
does account for nine percent of land in
Monongahela, which is almost entirely due to the Monongahela Valley
Cemetery.
Utilities (minimum 3 acres)
The utilities category includes major substations
and power line and pipeline right of ways that
have a major impact on the landscape. Also
included are water and sewage treatment plants
and water and communication towers. Utilities
accounts for one percent of land use in
Monongahela, which includes the sewage
treatment plant along the Monongahela River
and the water tower near the Riverview Ballfield
on Country Club Road.

Sewage Treatment Plant
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NEIGHBORHOOD IDENTIFICATION
To assist both Monongahela and New Eagle with planning efforts, each
community has been divided into neighborhoods, as shown on Map 3.2:
Neighborhoods.
The neighborhoods and land use districts were
developed based upon input from the steering committee and both natural
and manmade boundaries. These neighborhoods and districts will be
referenced throughout the Comprehensive Plan.
Monongahela Neighborhoods
It is the intent of the neighborhoods to encompass the predominantly
residential areas of the communities and allow for more specific
recommendations to be developed that are unique to certain
neighborhoods (see Chapter 7 – Residential Development for more
information on residential neighborhoods and recommendations for each).
Monongahela has been divided into seven residential neighborhoods:
Black Diamond
The Black Diamond Neighborhood is found at the eastern end of
the City and includes the residential area south of SR 837 from
Poplar to the City boundary. The existing land use in this
neighborhood is low-density residential, open space, and includes
Hillcrest Park, located off Ridge Road. The steep slopes between
Poplar and Maple are what separate this neighborhood from the
Williams Hill Neighborhood.
Williams Hill
The Williams Hill Neighborhood is found between the Black
Diamond Neighborhood and the Monongahela Cemetery. This
neighborhood is divided by SR 88, which was reconstructed in the
1960’s, however it is still considered one neighborhood for
planning purposes. Predominantly low-density residential, there is
some commercial found along Country Club Road, along with
Harry Sickels Ball Field.
Stockdale Town
Stockdale Town is a small, low-density residential area found east
of SR 481 along Pigeon Creek. This neighborhood encompasses
Wall and Watt Streets and is surrounded by open space and light
residential. The Norfolk Southern Railroad spur runs through this
neighborhood.
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Stevens Plan
The Stevens Plan is another small low-density residential
neighborhood that can be found behind Westminster Field and
Penos Plaza along Borland Road. This small neighborhood
borders the Mounds Neighborhood and is almost entirely
surrounded by steep slopes and open space.
Mounds
The Mounds Neighborhood is the medium-density residential area
between the Stevens Plan, the Historic Neighborhood, and the City
Residential Neighborhood. Mounds Park is located in this
neighborhood off Mounds Street.
Historic
The Historic Neighborhood is roughly bounded by 4th Street, 6th
Street, Chess Street, and SR 136. This area is known for its
historical homes in a medium-density residential setting.
Monongahela Elementary School is located at the edge of this
neighborhood.
City Residential
The City Residential Neighborhood is the medium-density
residential area located directly south of the commercial area along
Main and Chess Streets.
The land outside of the residential neighborhoods is divided into five land
use districts:
Downtown Monongahela
The Downtown area of Monongahela can be described as
encompassing the land along Main Street (between Chess Street
and Railroad Street / Norfolk Southern Railroad) beginning at the
SR 88 / SR 837 split to SR 136 / Dry Run Road. The Downtown is
comprised of a mixture of commercial, residential, and public
facilities (such as churches, schools, municipal complex, library,
etc.).
The Downtown contains the informal Historic District (Main Street
between Fifth and Tenth Streets), the Central Business District
(Main Street between First and Fifth Streets), and the more
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highway-styled commercial district (Main Street between Twelfth
Street and SR 136).
Monongahela Riverfront
The Riverfront District in Monongahela is comprised of the land
adjacent to the Monongahela River and contains a mixture of
heavy industrial uses (found near the Black Diamond
Neighborhood), light industrial, residential, utilities (Monongahela
Sewage Treatment Plant), etc. Two public river access areas can
be found in this District: the Monongahela Aquatorium (Third
Street) and the Monongahela Access Area (Nelson Street – Black
Diamond Neighborhood).
SR 136 / Dry Run Road
SR 136 / Dry Run Road provides access to the Project Area from
Pennsylvania Toll Road 43. Most of the corridor is wooded and
contains steep slopes, though there are some single-family
residential homes as it approaches Main Street.
SR 481 / Park Avenue
SR 481 / Park Avenue provides access to the Project Area from
Interstate 70. The corridor contains a mixture of light industrial,
commercial, residential, and wooded open space. Both steep
slopes and the Pigeon Creek floodplain prevent development along
portions of this corridor.
Conservation – Monongahela Cemetery
Due to the immense land area of the Monongahela Cemetery, it
encompasses its almost its own land use district. Bordering the
Cemetery are the Monongahela Valley Country Club golf course
and an agricultural farm area.
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New Eagle Neighborhoods
New Eagle has been divided into six residential neighborhoods:
Riverview
The Riverview Neighborhood is the western most neighborhood in
New Eagle and is roughly bounded by Mingo Creek, Main Street,
Memorial Street and 3rd Street and includes Eagle Point Drive.
This neighborhood is predominantly medium-density residential,
with some commercial found along SR 88 near the New Eagle
boundary.
Riverview Hill
The Riverview Hill Neighborhood is the area just south of the
Riverview Neighborhood. The neighborhood is entirely mediumdensity residential.
Keenan Hill
The Keenan Hill Neighborhood is bounded by Spruce Street,
Memorial Avenue, Vine Street and continues to the New Eagle
Borough boundary. This neighborhood is mostly medium-density
residential, with agricultural characteristics near Overlook Drive.
Maple Avenue Ballfield is located in this neighborhood.
7th Avenue
The 7th Avenue Neighborhood lies to the east of the Keenan Hill
Neighborhood. This neighborhood contains newer low-density
residential homes along Seventh Avenue. There is an area of open
space to the south.
Walnut-Vine
The Walnut-Vine Neighborhood is one of the smallest
neighborhoods in New Eagle. This neighborhood lies between
Vine and Walnut Streets and is a mixture of medium-density and
low-density residential. The Vine Street Ball Field is close to this
neighborhood, on the opposite side of Vine Street.
Sycamore-Wood
The Sycamore-Wood Neighborhood includes the area between the
Walnut-Vine Neighborhood and the 7th Avenue Neighborhood,
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immediately south of the main commercial area of New Eagle. It
is predominantly medium-density residential with some lowdensity residential and commercial areas. This neighborhood
encompasses what used to be known as “Hospital Hill,” prior to
the demolition of the Memorial Hospital of Monongahela in 1972.
The land outside of the residential neighborhoods is divided into four land
use districts:
Downtown New Eagle
Like in Monongahela, the Downtown area of New Eagle is
comprised of the land along Main Street (between Chess Street and
the Norfolk Southern Railroad) beginning at SR 136 and ending at
the SR 88 / SR 837 split. The Downtown of New Eagle is not as
densely developed and contains a heavy mixture of commercial,
residential, and public facilities (borough building, fire department,
etc.).
New Eagle Riverfront
Just as in Monongahela, the New Eagle Riverfront District is
comprised of the land along the Monongahela River. Much of the
land is developed for industrial uses, though there is also a
privately-owned commercial marina and Tubby Hall Park.
Conservation – Mingo Creek Area
The Conservation – Mingo Creek district is mostly undeveloped
open space along Mingo Creek. The district contains the
Riverview Floodplain Biodiversity Area (BDA) (see Chapter 4 –
Natural Resources for more information) and a species of special
concern.
SR 136 / Dry Run Road
The corridor within New Eagle is wooded interspersed with lowdensity single-family residential homes.
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LAND USE CONTROLS
Municipalities in Pennsylvania are provided the authority to enact land use
controls in order to regulate the location and use of land, the timing of
development, to protect natural resources and open space, and to minimize
the impacts of development to a community. The City of Monongahela
has enacted a zoning ordinance and subdivision and land development
ordinance, both of which are summarized below.
The Borough of New Eagle currently has neither a zoning ordinance nor a
subdivision and land development ordinance. In the past, efforts to
develop a zoning ordinance were unrealized. The support for land use
controls is being investigated as part of this planning process.
Monongahela Zoning Ordinance
The most common method used by municipalities to regulate the
development of land is through a zoning ordinance. Zoning is a land use
tool that allows a community to regulate the use of land and the location
and intensity of development. A zoning ordinance is used to protect the
public health, safety, and welfare as well as guide growth. Such land use
regulations are used to protect natural resources and agricultural land and
promote reasonable community growth. Zoning ordinances may regulate
the following:
1. Uses of land, water courses and other bodies of water;
2. Size, height, bulk and location of structures;
3. Areas and dimensions of land to be occupied or to be unoccupied
by uses and structures;
4. Density of population and intensity of use;
5. A variety of residential dwelling types; and,
6. All basic forms of housing.
The Zoning Ordinance for Monongahela addresses land use controls for
nine Zoning Districts encompassing four residential districts, two
commercial districts, two industrial districts, and one riverfront
development district. Figure 3-1: Official Zoning Map for the City of
Monongahela (page 3-13) depicts the current zoning districts.
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Figure 3-1: City of Monongahela Official Zoning Map
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(R-1) Suburban Single-Family Residential District
The purpose of the R-1 District is to provide for low-density
single-family development in areas of the City where residential
development has occurred recently or will occur in the future.
Principal uses include farms, single-family dwellings, group
residence, church, school, public park/playground, public
buildings, and essential services.
Minimum lot sizes allow 10 acres for farms, and 8,800
square feet for single-family dwellings with public
sewerage or one-acre lots for dwellings without public
systems.
Maximum lot coverage for farms is five percent (5%) and
twenty percent (20%) for all others, with a minimum front
yard of 30 feet.
The R-1 District is comprised of the southern portions of
the Black Diamond and Williams Hill Neighborhoods,
close towards Carroll Township, and the Monongahela
Cemetery.
(R-2) Urban Single-Family Residential District
The purpose of this district is to accommodate existing higher
density single-family development in areas that have public water
and sewer facilities available. Principal uses include single-family
dwellings,
group
residences,
church,
school,
public
park/playground, essential services.
Minimum lot sizes for single-family lots are 4,000 square
feet and 7,500 square feet for all other uses.
Maximum lot coverage is 35 percent (36%), with a
minimum front yard of 15 feet.
The R-2 District is comprised of six distinct areas:
The northern portion of the Black Diamond
Neighborhood
The northern portion of the Williams Hill
Neighborhood
The Stockdale Town Neighborhood
The Stevens Plan Neighborhood
The Mounds Neighborhood
The southern portion of the Historic Neighborhood
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(R-3) One and Two Family Residential District
This district is to accommodate existing neighborhoods that have a
combination of single-family and two-family dwelling in locations
that are served by public water and sewerage. Principal uses
include single-family dwellings, two-family dwellings, group
residences, church, school, public park/playground, essential
services. Townhouses are allowed through a conditional use
approval.
Minimum lot sizes are 3,000 square feet for a single-family
dwelling, 6,000 square feet for a two-family dwelling, and
all other uses must have a minimum lot size of 20,000
square feet.
Maximum lot coverage is 40 percent (40%), with a
minimum front yard of 15 feet.
The R-3 District is comprised of the northern portion of the
Historic Neighborhood and most of the City Residential
Neighborhood.
(R-4) Multi-Family Residential District
This district accommodates existing neighborhoods that have a
combination of housing uses including single, two, and multifamily dwellings, which are served by public water and sewerage.
Permitted uses include single and two family dwellings,
townhouses, garden apartments, group residence, church, school,
park/playground, public building, and essential services.
Minimum lot sizes allow for 3,000 square feet for singlefamily dwellings, 5,000 square feet for two-family
dwellings, while all other uses must have lot sizes of
20,000 square feet.
Maximum lot coverage is 40 percent (40%), with a
minimum front yard of 15 feet.
The R-4 District is comprised of the northern most blocks
of the Historic Neighborhood and the City Residential
Neighborhood that abut Chess Street and the B-1 District.
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(B-1) Restricted Commercial District
The purpose of this district is to encourage the preservation of
large, older homes on Main Street, some of which are
architecturally or historically significant, for residential uses and/or
their re-use for professional offices and limited commercial uses
which are compatible with the residential and historic character of
the area. Principal uses include single-family and two family
dwellings,
townhouses,
garden
apartments,
churches,
parks/playgrounds, public buildings (including museums and
libraries), bed and breakfast, inn/tearoom, antique shop, interior
decorating, art/book/stationary store, music/photography store,
bakery shop, candy or ice cream shop, card and gift shop, day care,
financial institution, florist shop, personal services, professional
offices, specialty food store or retail store.
Minimum lot sizes allow for 3,000 square feet for singlefamily dwellings, 5,000 square feet for two-family
dwellings, while all other uses must have lot sizes of
10,000 square feet.
Maximum dwelling unit density is 12 units per acre for
townhouses and 24 units per acre for garden apartments.
Maximum lot coverage is 85 percent (85%), with a
minimum front yard of five feet.
The B-1 district is located along Main Street from Fifth to
Tenth streets.
(B-2) Central Business District
This district is to provide for retail and service facilities which
serve the needs of the general community and which are located in
high volume traffic corridors to allow convenient access and to
minimize the traffic impact on neighborhoods and local roads.
Permitted uses include high-rise apartments, apparel stores,
appliance/home furnishing stores, bakery, catering service,
drugstore, grocery store, business offices, garden center, funeral
home, restaurant, and theatres. Apartments in combination with
retail business or office are permitted by special exception.
Maximum lot size is 6,000 square feet.
Maximum lot coverage is 35 percent (35%), with a
minimum front yard of five feet.
The B-2 District is located along SR 837 / Main Street.
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(R-D) Riverfront District
This district is to provide for a variety of uses which are
compatible with the Aquatorium and which encourage public use
of the riverfront and promote recreation, economic development
and protection of the environment along the riverfront. Permitted
uses include townhouses, garden apartments, high-rise apartments,
parks/playgrounds, public buildings, bed and breakfast, financial
institutions, hotel/motel, marina, boat sales and services,
professional offices, restaurants, retail stores and theatres.
Apartments in combination with retail business or office are
permitted by special exception.
Minimum lot size is 6,000 square feet.
Maximum dwelling unit densities are 12 units per acre for
townhouses, 24 units per acre for garden apartments, and
36 units per acre for high-rise apartments.
Minimum lot coverage is 35 percent (35%), with a
minimum front yard of ten feet.
The R-D District is located between Railroad Street /
Norfolk Southern Railroad and the Monongahela River
from approximately Factory Street to Fifth Street.
(I-1) Light Industrial District
This district is to provide for light industrial uses in appropriate
locations consistent with sound planning and environmental
controls. Permitted uses include business and professional offices,
freight and truck terminals, light manufacturing, mini-warehouses,
research and development, warehousing and distribution,
wholesaling, and essential services.
Minimum lot size is 20,000 square feet.
Maximum lot coverage is 50 percent (50%), with a
minimum front yard of 50 feet, a maximum paved area of
40 percent (40%), and a minimum 75-foot rear or side yard
when abutting a residential district.
The L-1 District includes the land along Pigeon Creek and
the Railroad Spur (excluding Stockdale Town
Neighborhood) and the land south of Park Drive along SR
481 to the City boundary; the riverfront from Fifth Street to
the City / New Eagle boundary; and a small area near the
Black Diamond Neighborhood along the riverfront.
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(I-2) Heavy Industrial District
This district is to provide for a mix of light and heavy industrial
uses consistent with environmental controls in appropriate
locations in the City where rail and water transportation exists and
where the impact on residential areas can be minimized. Permitted
uses include business and professional offices, freight and truck
terminals, light manufacturing, mini-warehouses, research and
development, warehousing and distribution, wholesaling, and
essential services.
Minimum lot size is 40,000 square feet
Maximum lot coverage is 50 percent (50%), with a
minimum front yard of 50 feet, a maximum paved area of
40 percent (40%), and a minimum 100-foot rear or side
yard when abutting a residential district.
The L-2 District is located between the Norfolk Southern
Railroad and the Monongahela River, from roughly Factory
Street to Cassidy Avenue.
Monongahela Subdivision and Land Development Ordinance
The second most used method to control land development is the
Subdivision and Land Development Ordinance (SALDO). A SALDO
contains regulations for the creation of new lots or changes in property
lines as well as the construction of public or private improvements to land.
A SALDO offers municipalities a degree of protection against unwise,
poorly planned growth. Subdivision regulations are designed to:
1.
2.
3.
4.
5.
6.

Ensure a well-designed subdivision or land development;
Set minimum standards for the layout or design of developments;
Promote coordinated development;
Insure the installation of necessary improvements;
Minimize existing or foreseen problems; and
Manage storm water runoff and erosion.

The Subdivision and Land Development Ordinance for the City of
Monongahela was enacted in 1988 and amended in 1995. The ordinance
specifies procedural requirements for land development that must be taken
prior to land development activities occurring. The SALDO for
Monongahela includes the basic elements contained in the typical
ordinance as well as special requirements to promote the preservation of
open space and natural landscaping. The SALDO does not specifically
require a mandatory dedication or fee in lieu of open space or require
mobile home parks to provide open space or a public recreation area.
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CHAPTER 3
LAND USE
RECOMMENDATIONS

Land use recommendations have been developed to address the top areas of
concern for Monongahela and New Eagle, which include the aesthetic
appearance, location of uses, and infill development.
The appearance of a community is one of the most important factors when people
choose where to live, shop, and play. The business districts of Monongahela and
New Eagle need to be aesthetically pleasing, in terms of the streets, sidewalks,
storefronts, etc. In addition, the location of development is important to the
vitality of the downtown and overall health of the neighborhood. Living spaces
should be located within walking distances of the business district that encourage
a mixture of residential and commercial retail areas. Parks and open space should
be encouraged, especially in urban areas, to keep the neighborhood “green.”
Infill development is the recycling of vacant or underutilized lands within cities
and suburbs. Virtually every community has these types of properties, ranging
from single, isolated parcels to surface parking lots to abandoned shopping malls.
Infill development is a smart growth tool that tries to bridge "gaps" in
neighborhoods and communities, while playing an important role in community
revitalization and land conservation, by better utilizing existing infrastructure,
increasing walkability and safety, and creating a sense of place. A majority of the
infill that is taking place is residential, due to market demand. Integrating
residential infill development into an existing community can be the catalyst for
further retail and commercial development. At the same time, infill development
should be done sensitively to avoid dramatic changes in community character,
density, intensity, and design.
With these concepts in mind, the following recommendations have been
developed to address these issues.
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GOAL: To ensure that the City of Monongahela and the
Borough of New Eagle remain safe, attractive, and inviting
communities for residents, visitors, and business owners
Issue: The appearance of the community is extremely important to both
Monongahela and New Eagle and each community would like to focus on
improving the aesthetic appearance of not only Main Street and their
downtowns, but also the residential areas and the riverfront.
Recommendation: Develop general design guidelines for the Project
Area that suggest appropriate architectural styles, forms, and materials
used in new construction and renovation. The design guidelines should be
contained in a single document that is distributed to all potential
developers. The guidelines should be easy to read, include graphics, and
portray the overall vision of the City of Monongahela and the Borough of
New Eagle.
Recommendation: Incorporate the Monongahela historic district and
architectural integrity into the design guidelines.
Recommendation: Require screening / buffers around junkyards and
other heavy industrial uses in future zoning amendments / ordinances.
Recommendation: Encourage the redevelopment of riverfront property
as it becomes available as upscale townhouses / apartments and mixed use
retail.
Recommendation: Acquire funding to implement a streetscape in New
Eagle that seamlessly transitions and connects to the business district in
Monongahela.
Recommendation: Revise the Monongahela Zoning Ordinance to allow
second story residential dwellings as permitted uses in the Restricted
Commercial District.
Recommendation: Restrict development on slopes over 25 percent.
Recommendation: Investigate opportunities to acquire the Riverview
Floodplain around Mingo Creek and develop it as passive recreation.
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GOAL: Focus on sustainable and responsible development
Issue: Similar to other older communities, Monongahela and New Eagle
need to focus on infill development of vacant and underutilized properties
in order to attract new development.
Recommendation: Maintain a current inventory of existing vacant or
underutilized sites within each community that can be marketed to
potential developers. Potential sites include:
Maple Creek Mine Tipple Area (northeast end of town)
Vacant, dilapidated buildings along Main Street in Monongahela
and New Eagle Junkyard / former steel mill and glass house
Vacant land along Mingo Creek, abandoned red brick buildings,
gas well on property
PA 88 by Carroll Township, former distillery
Recommendation: Create an inventory of underused and vacant lots
within walking distance of major bus stops to encourage transit-oriented
development.
Recommendation:
Address areas suitable for residential infill
development through zoning. Establish areas that can accommodate
reduced lot and dwelling sizes and increased density to accommodate the
type of quality and design variations needed for various housing types.
Building Livable Communities: A Policymaker’s Guide to Infill
Development (Local Government Commission, 1995), offers the
following tips:
Use city and county funds, bond revenues, and tax-increment
financing to finance infrastructure.
Educate local lenders about the project and its goals.
Investigate grants through federal programs such as Community
Development Block Grants and the Department of Housing and
Urban Development’s Section 108 and HOPE VI programs.
Help developers obtain financing through tax-exempt bonds, loan
guarantees, or a letter of credit.
Offer developers city-owned land or swap key parcels.
Waive development fees and taxes.
Other strategies for local governments:
Involve local nonprofit housing corporations.
Create a nonprofit organization to guide, champion, and seek
funding for a master-planning effort.
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Subsidize a portion of the costs of marketing and planning studies.
Recommendation: Establish a Community Development Corporation
(CDC) that can be used as a funding source for loans to private
landowners for rehabilitation of commercial and residential structures.
Potential partners include the Monongahela Area Revitalization
Committee (MARC) and similar non-profit community organizations.
GOAL: Initiate the redevelopment brownfields within the
Project Area
Issue: Washington County maintains a list of potential brownfields and
greyfields and these sites should become priority for redevelopment in
both Monongahela and New Eagle.
Recommendation: Work with the Washington County Redevelopment
Authority to update the brownfield list and ensure its accuracy.
Recommendation:
Review the brownfield list and prioritize the
brownfield sites within each municipality based upon feasibility for
remediation.
Recommendation:
developers.
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Promote the brownfields to local or regional

