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Housing choice, housing supply and demand, and development patterns are issues that all
communities address to meet the needs of present and future residents. The City of
Monongahela and Borough of New Eagle are both densely developed without much open
space to accommodate future development. Therefore, the communities need to focus on
redevelopment and infill development; the conservation and rehabilitation of residential
neighborhoods; and identifying strategies geared to increase housing options and provide
appropriate housing densities.

HOUSING TRENDS
An overview of housing trends and conditions is provided in Chapter 2:
Demographic Profile using data acquired from the United States Census Bureau
2000 Census. A summary of key findings follows:
Approximately 10 percent of all housing units in the Project Area are
vacant; most of which are rental units.
In the City, 65 percent of occupied housing units were owner-occupied;
compared to 81 percent in the Borough.
There are more elderly homeowners and renters in the City than in the
Borough.
Single-family homes are the dominant housing type. Duplexes are second
in the City, while mobile homes fall second in the Borough. Apartments,
at varying densities, are more prevalent in Monongahela than in New
Eagle.
The housing stock is almost 15 years older in the City than in the
Borough.
Median housing values are slightly lower in Monongahela than in New
Eagle, and while both are significantly lower than Washington County and
Pennsylvania, values have increased in both communities.
Since 2000, median housing values have risen in both Monongahela and New
Eagle, though each is still much lower than Pennsylvania. Estimated 2005
median housing values put Monongahela at $75,600 (it was $57,700 in 2000) and
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New Eagle at $80,800 (it was $61,700 in 2000).
median housing value in 2005 was $131,900.

Pennsylvania’s estimated

As both Monongahela and New Eagle are predominantly built-out communities, it
is no surprise that there are few building permits issued for new housing
construction. However, between the two communities, there have been 19 new
homes constructed since 2000. Map 7.1: Housing depicts the location of the new
construction. For the most part, the construction has been fairly evenly
distributed throughout the communities and is primarily infill development in
established residential neighborhoods.
Between 2000 and 2006, there have been six building permits issued in the City
of Monongahela for the construction of new single-family homes, ranging in cost
from $45,500 and $176,350. New Eagle Borough has issued 13 building permits
for the construction of new residential structures. Eleven of the permits were for
single-family homes, ranging in cost from $40,000 to $176,000. One mobile
home was added that cost $8,000 and a senior living facility was constructed for
just under $3,000,000. The senior apartment building is located at 110 Chess
Street and contains 42 housing units.
As part of the planning process, an interview was conducted with a local realtor
who made the following observations:
Many homes for sale in Project Area – ranging from $35,000 to $140,000
but most are around $50,000
Most homes sell within six months of listing date
Buyers are typically from the region
Housing prices are low – buyers get a lot of house for their money
School taxes are high – deterrent to potential homebuyers
Lenders pose the biggest obstacle to buying homes in Project Area – they
will not finance under $50,000 and some even under $75,000. Many nice
homes are in the area for that amount but people cannot get loans from
larger banks and lenders without perfect credit
Absentee landlords is an issue – property owners live outside of the
community and do not maintain their rental properties
Many homes in single-family residential neighborhoods are being
converted into apartments
Not many rental single-family homes in the area
Loans for rehabilitation of homes / buildings are hard to get and have high
interest rates associated – deters rehabilitation efforts
Buildings downtown would support second story residential if they were
rehabilitated
Need to promote safety and friendliness of community to prospective
residents
There are a wide variety of housing choices – from starter homes, to larger
homes, to senior housing, etc.
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HOUSING NEIGHBORHOODS
Residential development comprises the largest use of land within the two
communities, accounting for 44 percent of land in Monongahela and 50 percent in
New Eagle. As discussed in Chapter 3: Land Use, the residential areas in
Monongahela and New Eagle were divided into “neighborhoods” for planning
purposes in order to identify the most pressing concerns within each
neighborhood.
Monongahela Neighborhoods
There are seven residential neighborhoods in Monongahela:
Black Diamond
The existing land use in the Black
Diamond Neighborhood is low-density
residential and wooded open space.
Roads within the neighborhood are fairly
steep and steep slopes are prevalent
throughout.
Single-family residential
homes are on medium to larger sized lots
south of SR 837 and in fairly good
condition. A portion of the neighborhood
lies north of SR 837 along the Railroad
and the Monongahela River – this section
of the neighborhood has smaller lots with
Railroad Street—Black Diamond
single-family homes that are not as wellmaintained. There are no sidewalks in this
neighborhood with the exception of along SR 837 / Main Street
where they are in poor condition and in need of maintenance
and/or replacement. The Black Diamond Neighborhood is zoned
both R-1 Suburban Single Family Residential and R-2 Urban
Single-Family Residential.
Williams Hill
SR 88 runs through the Williams Hill
Neighborhood
and
divides
the
neighborhood into two parts. The portion
that is found west of SR 88 and is
predominantly low-density residential,
though there is some commercial (medical
and professional office space) found along
Country Club Road. Housing in this
neighborhood is comprised mainly of
Country Club Road—Williams Hill
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single-family homes (good condition) on medium-sized lots.
There are no sidewalks present.
The eastern portion of Williams Hill is
also single-family homes, with one new
home constructed on Maple Avenue in
2006. Steep slopes can be found east of
SR 88, separating Maple Avenue from
Warne Street. There are also singlefamily homes found along Factory Street
near the Railroad and Monongahela River,
where the homes are in need of some
maintenance and improvements. Like
Black Diamond, the only sidewalks
present are found along SR 837 / Main
Street, where residential homes abut
heavy industrial, and they are in need of
maintenance and/or replacement.

Hudson Street—Williams Hill

The Williams Hill Neighborhood is zoned both R-1 Suburban
Single Family Residential and R-2 Urban Single-Family
Residential, where the R-2 District is found adjacent to SR 88 and
along SR 837 / Main Street to the Monongahela River.
Stockdale Town
Stockdale Town is a small, low-density
residential area comprised of singlefamily homes accessible via Wall Street
from SR 481. The neighborhood is
surrounded by wooded open space and
abuts light industrial.
The Norfolk
Southern Railroad spur runs through this
neighborhood and industrial uses can be
found along Watt Avenue and Coulter
Aveneue.
No sidewalks are present.
Stockdale Town is zoned R-2 Urban
Single-Family Residential.
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Stevens Plan
The Stevens Plan is a small low-density
residential neighborhood comprised of
single-family homes that is surrounded by
steep slopes and wooded open space. The
plan does abut the Peno’s Plaza
commercial
and
light
industrial
development found along SR 481. No
sidewalks are present. Stevens Plan is
zoned
R-2
Urban
Single-Family
Residential.
Progress Street—Stevens Plan

Mounds
The Mounds Neighborhood is mediumdensity
residential
comprised
of
predominantly single-family homes, with
three new homes constructed between
2000 and 2006. There are areas where the
single-family homes have been converted
into apartments and in 2002, a building
permit was issued for the conversion of a
single-family home on Decker Street.
Primarily, the homes are in good to
excellent condition in the Mounds
Neighborhood. Sidewalks are present
along Fourth Avenue and can be found
intermittently
throughout
the
neighborhood but are not consistent. The
Mounds Neighborhood is zoned R-2 Urban
Single-Family Residential.

Decker Street—Mounds

Historic
The Historic Neighborhood contains a
number of large, beautiful historic homes
in a medium-density residential setting. A
large neighborhood, it is comprised of a
mixture of single-family and duplexes.
Two single-family homes have been
constructed on Lincoln Street between
2000 and 2006 whereas the duplexes are
largely found closer to Main Street and
the business district. Similar to the
Mounds
Neighborhood, there
are
Lawrence Street—Historic
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sidewalks along some of the streets, though again intermittently.
There are no sidewalks connecting the residential neighborhood to
the Monongahela Elementary School on 12th Street.
The Historic Neighborhood is zoned R-2 Urban Single-Family
Residential and R-3 One and Two-Family Residential. The R-2
District is found south of Lincoln Avenue while the R-3 District
can be found between Lincoln and Chess Street and along SR 136 /
Dry Run Road.
A Redevelopment Plan was developed for the City of
Monongahela to address the severe landside conditions that exist
near the homes along Bluff Street. The City utilized their 2005
CDBG allocation of funds to purchase the properties along Bluff
Street, relocate the residents, and implement a slope stabilization
project to address the existing unstable conditions. Improvements
consisted of acquiring four properties, demolishing three
structures, relocating three residential households, and implement
slope stabilization measures. Bluff Street from Lincoln Street to
Stanton Street will be vacated by the City. The plan estimated the
project budget to be $487,000.
The plan called for the entire redevelopment area to be rezoned
from R-3 to a newly created zoning district: R-5, Residential
Conservation District. This designation of R-5 limits the Permitted
Use to open space and allows single-family dwellings only as a
Conditional Use. A conditional use is one that is allowed only
after approval by City Council following a recommendation by the
City Planning Commission and a subsequent public hearing.
City Residential
The City Residential Neighborhood is a
medium-density residential neighborhood
adjacent to the commercial district along
Main and Chess Streets. Housing in this
neighborhood is a mixture of singlefamily and multi-family homes with many
duplexes. There has been no new housing
construction since 2000.
Housing
conditions
vary
throughout
this
neighborhood from fair to good, though
there are a few areas near Chess Street and
the central business district that are in
need of maintenance improvements.
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The City Residential Neighborhood is zoned R-3 One and TwoFamily Residential and R-4 Multi-Family Residential. The R-4
District is found between Chess and Marne Streets while most of
the rest of the neighborhood lies in the R-3 District.
New Eagle Neighborhoods
There are six residential neighborhoods in New Eagle:
Riverview
The
Riverview
Neighborhood
is
predominantly medium-density singlefamily residential, with some commercial
found along SR 88 near the New Eagle
boundary. The homes are on smaller lots
and in good condition. There are no
sidewalks in this neighborhood.
In
addition, Riverview is home to two mobile
home parks: Eagle Point Drive and one
along SR 88 and Mingo Creek. Eagle
Point Drive contains homes in excellent
condition and attractive landscaping and
roadways. The mobile home park along
SR 88 and Mingo Creek has much older
homes and has some property maintenance
concerns. There were four new homes
constructed in Riverview between 2000 and
2006, of which two were modular homes on
Eagle Point Drive.

First Street—Riverview

Riverview Hill
The Riverview Hill Neighborhood is a
medium-density residential area that
contains a mixture of traditional singlefamily homes and mobile homes. Housing
conditions vary from good to fair and there
are no sidewalks in this neighborhood.
Riverview is home to Crestview Estates, a
mobile home park that has attractive street
lights and landscaping. Two new modular
homes were constructed on Marion Street
since 2000.

Fourth Street—Riverview Hill
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Keenan Hill
The Keenan Hill Neighborhood is
medium-density residential comprised of
single-family homes and mobile homes.
Housing conditions range from excellent
to fair and since 2000, there have been two
single-family homes constructed and one
mobile home placed within the
neighborhood. There are no sidewalks in
this neighborhood.
7th Avenue
Kennan Hill Rd—Keenan Hill

The 7th Avenue Neighborhood contains
newer
low-density
single-family
residential homes along Seventh Avenue
with room for new housing starts to the
south. This neighborhood had one new
single-family home constructed in 2003
on the corner of Seventh Avenue and
Sycamore Street.
The lots in this
neighborhood are much larger than in
most areas of New Eagle. There are no
sidewalks in this neighborhood.
Seventh Avenue—7th Avenue

Walnut-Vine
The Walnut-Vine Neighborhood is the
smallest neighborhood in New Eagle and
contains single-family homes in a
medium-density setting close to Main
Street and in a low-density residential
setting to the south. One new doublewide
modular home was constructed on
Hawthorne Street in 2001.
Housing
conditions are fair to good within this
small neighborhood.
There are no
sidewalks in this neighborhood.
Morton Street—Walnut-Vine
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Sycamore-Wood
The Sycamore-Wood Neighborhood is
predominantly single-family homes in a
medium-density residential setting. In
2000, a new single-family home was
constructed on Fifth Avenue. Housing
conditions range from good to fair. There
are no sidewalks in this neighborhood.

Morton Street—Sycamore-Wood
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The largest percentage of land use in the Project Area is residential, with singlefamily home as the predominant housing choice in both the City of Monongahela
and the Borough of New Eagle. The primary focus for both communities is the
rehabilitation of dilapidated housing, with a secondary focus of diversifying the
housing stock by providing more upscale townhouses and other multi-family
housing choices.
GOAL: Rehabilitation of dilapidated / abandoned housing
Issue: There are locations within both the City and the Borough where
housing is older and in need of rehabilitation efforts. However, there are
many homeowners that cannot afford to update their homes and are in
need of assistance.
Recommendation: Enact a regional program that includes the inventory
of and continual monitoring of the quality of existing housing. Funding
can be targeted towards spot demolition in the identified priority
deteriorated areas.
Recommendation: Encourage the renovation of existing blighted
properties to low and moderate first time homeowners.
Recommendation: Implement a joint local revolving loan fund for local
homeowners at low interest rates. Washington County Redevelopment
Authority offers a program; however, there is a 10-year waiting list and so
it is recommended that the communities offer their own.
Recommendation: Publicize tax programs that provide tax abatement for
home improvements.
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Issue: Lack of property maintenance is an issue in both communities.
Residents feel that strong enforcement is needed but that the communities
need to assist property owners who cannot afford to maintain their
property.
Recommendation:
Monongahela and New Eagle should adopt
complimentary property maintenance codes to ensure consistency
throughout the Project Area.
Recommendation: To further improve consistency, the communities
should hire one code enforcement officer to provide service to the entire
Project Area.
Recommendation: The code enforcement officer should target the
priority areas (identified on Map 10.1: Priority Recommendations).
Recommendation: Assist low to moderate income homeowners who
cannot afford standard property maintenance care.
Recommendation:
homeowners.

Publicize weatherization programs for elderly

Recommendation: The City of Monongahela and the Borough of New
Eagle should update their property maintenance codes to include a section
on registering residential rental properties, similar to as follows (taken
from the Property Maintenance Ordinance for the City of New Castle,
1998, section 901:
Duty to Register Residential Rental Property
(a) Every Landlord shall be required to register with the
Department of Code Enforcement all Residential Rental Properties
he or she owns within the limits of the City of Monongahela and
the Borough of New Eagle by submitting an application.
(b) All Residential Rental Property existing on the date of the
adoption of this Ordinance shall be registered by the Landlord on
or before (insert date).
(c) All other Residential Rental Property shall be registered by the
Landlord before the Residential Rental Property is let.
Residential Rental Property Permit
Every Landlord shall be required to submit, on a biennial basis, a
Residential Rental Property permit application, on a form
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developed by the Department of Code Enforcement, and obtain
from the Department of Code Enforcement a Residential Rental
Property permit for each Residential Rental Property he or she
owns within the City of Monongahela and the Borough of New
Eagle which is not owner occupied including, but not limited to,
those properties subject to standard written real estate leases;
installment land contracts; articles of agreement; month-to-month
tenancies, and any and all agreements, written or oral, wherein the
possession of said property is divested from the owner of record.
Requirements to Obtain Permit
(a) Upon the application of the Landlord for a Residential Rental
Property permit or the renewal thereof, the Department of Code
Enforcement shall conduct an inspection of the Residential Rental
Property to determine and ensure that the Residential Rental
Property and each Unit contained therein is not a public nuisance
or substandard and meets all zoning, health and safety
requirements of the City of Monongahela and the Borough of New
Eagle, Pennsylvania, as well as general applicable law.
(b) In the event the Residential Rental Property or a Unit contained
therein, is not incompliance, any deficiencies shall be noted on the
inspection form and provided to the Landlord and a reinspection of
the Residential Rental Property shall be scheduled. Depending on
the severity of the violation, a Landlord will be granted a minimum
of seven (7) days to a maximum of thirty (30) days from the date
of the inspection to abate the violation.
(c) If the Residential Rental Property, or a Unit contained therein,
is not brought into compliance within the specified time, or the
permit fee is not paid, the permit of the Landlord, shall be revoked,
or the Landlord shall be precluded from permitting the occupancy
of the Residential Rental Property or deficient Unit, as the case
may be. (Ord. 7361. Passed 04-09-1998).
(d) Upon a determination that all deficiencies have been
satisfactorily corrected and payment of the required permit fee, a
Residential Rental Property permit shall be is sued to the Landlord
by the Department of Code Enforcement permitting the occupancy
of each Unit within the Residential Rental Property that meets the
requirements of this Ordinance.
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GOAL: Preserve historic homes within the Project Area
Issue: The preservation of historic homes is important, especially to the
City of Monongahela. Most residents feel that these homes are currently
well-kept and in good condition but want to ensure that assistance is
available to homeowners as a long-term goal.
Recommendation: Publicize tax credit programs that are available to the
owners of historic homes to encourage renovations.
GOAL: Promote infill development and new housing
development that expands the housing types offered within
the Project Area
Issue: While Monongahela and New Eagle are predominantly built-out,
there are areas that could support new housing development. The
communities would like more of a variety of housing options, such as
townhouses, carriage and garden apartments, and second-story
apartments in the downtown.
Recommendation: Encourage the development of townhouses along
Warne Street and in other appropriate areas within the Black Diamond /
Williams Hill neighborhoods in Monongahela.
Recommendation: Enact a zoning ordinance that allows the development
of a mixture of single-family homes, townhouses, and carriage apartments
for seniors along Seventh Avenue area in New Eagle.
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