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Foundations

Downtown Bridgeville, Photo Courtesy of Bridgeville’s Facebook Page
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What is this document?
Authorized by the Pennsylvania Municipalities Planning 
Code (MPC), a community’s Comprehensive Plan lays out  
strategies for the nature, pace and location of physical 
development as well as plans for future economic and 
social conditions.

In short, a Comprehensive Plan is: 

• An educational tool for understanding        
current conditions, issues and opportunities.

• An assessment and prioritization of needs.

• A statement of the optimally desirable vision of future 
growth and development.

• A public policy guide to community decision-making 
adopted by the governing body.

Unlike traditional Comprehensive Plans of the past, which 
studied topics in isolation (housing, transportation, etc.), 
Bridgeville’s updated plan is organized to address priority 
community issues. In keeping with the implementable 
plan model promoted by Pennsylvania’s Department of 
Community and Economic Development (DCED), the 
plan frames key issues within the context of all of the 
planning topics it covers.

Using the plan
This document identifies a future vision for Bridgeville 
and includes a playbook of projects and strategies that 
will help the Borough realize its vision. The plan will 
function as a decision-making guide for the Borough’s 
elected and appointed officials.  The project’s Steering 
Committee assisted with gathering input to identify key 
issues and devise strategies to address them. 

The Demographic Outlook includes information from the 
2020 Census.

The Vision & Guiding Principles includes the vision 
statement developed for the Comprehensive Plan as well 
as the statements guiding the plan development. 

Four Focus Areas were developed as targeted areas 
for the plan (Downtown & Business; Traffic, Parking, 
& Signage; Quality of Life; and Flooding). This section 
includes priority action steps for each Focus Area. 

The Implementation Tools section provides detail on how 
the Borough can set this plan into motion. This section 
includes detail on responsible party, partners, cost, and 
potential funding sources for all the priority action steps.

Appendices include supporting information for the plan 
including additional action items that were identified 
during the planning process, but not ranked as priority.

In addition, a Market and Financial Feasibility Study was 
prepared by 4ward Planning as a companion document 
and can be found in the Appendices. This includes a 
socio-economic trends analysis, labor market analysis, 
real estate analysis, and improvement to land value 
analysis along with key findings and takeaways. The data 
shown in this study may differ from information in the 
Demographic Outlook due to the different sources and 
years used for the information.

Planning 
Context
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Figure 1:    Reference Map

Data sources:  PASDA  Allegheny County

Bridgeville Borough
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Previous studies
The Comprehensive Plan incorporates and builds 
upon the research and direction established by various 
planning studies completed on behalf of Bridgeville 
Borough. Recommendations from these documents 
were considered and, where relevant, have been carried 
forward into the analysis and recommended action steps 
for this project.

These documents included, but were not limited to:

Bridgeville Comprehensive Plan (2005)
Bridgeville’s latest Comprehensive Plan outlined 
Community Development Objectives and Goals for the 
overall plan and detailed an existing conditions analysis 
and recommendations plan elements including history 
and character, community facilities and infrastructure,  
transportation, housing, economic development, parks and 
recreation, natural resources, and land use. 

Prior to beginning this planning process, the Borough 
Planning Commission completed an audit of the existing 
plan. Many of the concepts and recommendations are 
still valid including enhancing traffic flow and circulation, 
improve pedestrian safety, attract new businesses, expand 
parking capacity, improve areas prone to flooding, and 
enhance the park system.

Baldwin Street Corridor Study (2017)
This study analyzed flooding conditions on a parcel by 
parcel basis along McLaughlin Run in the Borough and 
provided concept plans and design recommendations  to 
reduce flood events and property damage. 

McLaughlin Run Flood Study (2021)
This study built upon the 2019 U.S. Army Corp of 
Engineers flood reduction investigation. The Borough 
implemented several improvement projects to react to 
flood events and subsequently commissioned the Flood 
Study to evaluate additional improvements to reduce 
flooding in the Borough. The study developed options 
to address all structure flooding along McLaughlin 
Run including earthen levees, structural levees, bridge 
removal and replacements, flood control tunnel and 
detention basin. Currently the Borough is seeking 
funding to begin implementing Phase I of the project.

Active Transportation Plan (2022)
This plan was designed to improve mobility and 
safety of all citizens throughout Bridgeville Borough 
by “identifying popular destinations and provided 
strategies to interconnect them for non-motorized users”. 
The Borough is currently working on implementation 
by including this topic quarterly on the Planning 
Commission agendas, a grant application was submitted 
for the reconstruction of the Gregg Avenue steps, and 
Council approved partnering with PennDOT to add bump 
outs on Bank Street at Gregg Avenue and Winfield Street 
in 2024.



1010 Bridgeville Comprehensive Plan

The Planning Process
Borough staff, elected and appointed officials and 
community stakeholders worked together on this update 
to the Comprehensive Plan with assistance from Mackin 
Engineering & Consultants, Denny Puko, and 4ward 
Planning. Following the Borough’s selection of Mackin as 
a planning consultant in the Spring of 2022, the project 
began as staff, elected officials and appointed leaders 
identified a wide range of community stakeholders 
whose points of view should be reflected in developing 
an understanding of current conditions, developing 
community goals and devising practical, effective strategy 
alternatives.

Initial research included demographic and socio-economic 
analysis, an inventory of local resources and amenities 
and a review of recommendations from prior plans and 
their implementation status.

The consultant team then worked with elected and 
appointed municipal officials, staff, community leaders, 
business owners, students, the residents to develop 
a Vision for the plan update. The Vision was revisited 
throughout the planning process to ensure that it 
continued to reflect the input received. The Vision was 
also used to prioritize recommendations and strategies 
developed during the planning process.

April 2022

Project Kickoff

Background Research

Winter 2023/2024

Public Hearing 

Adopt Plan

Fall 2022

Community Event

Draft Visions & 
Goals

Summer 2022

Stakeholder &

Public Surveys

Winter 2022/2023

Downtown/Business Focus Group

Additional Plan Research

Spring/Summer 2023

Develop Draft Actions

Public Input Session

Fall 2023

Draft Plan

Public Comment Period

Finalize Plan

Timeline of milestones
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Public and Stakeholder 
Outreach Summary
In addition to regular meetings with a Borough appointed steering committee, which included 
Borough Council, planning commission, staff and residents, the planning process included a variety 
of outreach methods designed to publicize the plan, generate excitement, and get people involved 
in determining what the future of Bridgeville could be. 

Stakeholders
The Steering Committee constructed a list of more 
than 30 people they believed could provide insight and 
perspective on the plan, all of whom were contacted 
to participate. Stakeholders represented agencies 
and organizations while others were long-standing 
business owners or community leaders. The primary 
goal of all stakeholder input was to collect information 
that would help the Borough understand and prioritize 
local issues and formulate practical, well-calibrated 
strategies to address them.

Public Input Sessions
An initial public event was held at the Fleet Depot Lot 
in October of 2022. The event offered opportunities 
for attendees to provide input on their vision for the 
future and key issues that need to be addressed. Food 
trucks, entertainment and local EMS and Fire Trucks 
were also available for everyone’s enjoyment.

A second Public Input Day was held after 
recommendations were developed for the plan. 
People were given the option to participate in 
one of three ways: online survey available all day, 
virtual meeting at lunch or an in-person evening 
meeting. Results from all three options showed that, 
in general, the recommendations are on track and 
supported.

 
 

 
 

 
 
 
Bridgeville Borough has been working with Mackin Engineers & Consultants to 
update the Borough’s 2005 Comprehensive Plan. Through prior public input and 
work sessions, citizens and businesspeople told their vision for the future of the 
community. What steps are needed to turn the vision into a reality? 

Provide your input. How? Choose one of the three ways to participate. Consider 
recommendations that will be presented to address problems and undertake 
improvements for: 

• TRAFFIC, PARKING & WAYFINDING 
• DOWNTOWN & BUSINESSES 
• QUALITY OF LIFE 
• FLOODING 

Rate which recommendations should have priority. Provide your comments and 
ideas. Your input will help choose the best courses of action.  
 
Recommendations will be finalized, and a draft plan completed in September.  
A final public comment period will take place in October and November. 
Borough Council will consider the plan for adoption in December and January. 
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Survey
An online survey was made available to the 
general public early in the planning process to gain 
information about key local priorities. There were 
286 responses to this survey and results showed 
that respondents felt that public works/fire/police, 
community safety, access to high-speed internet, 
and schools were major strengths while pedestrian 
and bike safety, parking, traffic movement and safety 
were major weaknesses. 

Downtown/Business Development 
Focus Group
A focus group was held in March of 2023 with 
Bridgeville business owners and representatives 
from the Borough, Allegheny County and Mt. 
Lebanon. Allegheny County and Mt. Lebanon 
representatives were invited to discuss assistance 
available from the County and successes from a 
neighboring business district.

Priority action items identified the attendees included: 
Establishing a Main Street Organization; Focus on 
identity; Install traffic calming measures to increase 
walkability; and Provide better wayfinding and signage 
for parking.

Public Comment Period & Public 
Hearing
Once the draft plan was finalized, copies were sent 
to adjacent municipalities, Allegheny County and 
Chartiers Valley School District. The plan was also 
published online and in print for the general public to 
review and comment. Comments received during the 
comment period were reviewed and considered prior 
to adoption.

Council held a public hearing on INSERT DATE to 
solicit final comment on the plan prior to its adoption.
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Borough  
population

Population:  4,804

Land area:  1.1 sq. miles

Households: 2,476 

Median household income: 
$48,105

2020 Census:

Population patterns in Bridgeville reflected rapid 
growth in the years following the municipality’s 
incorporation as a Borough in 1901 followed by 
its peak starting in the 1960s. After its high point, 
Bridgeville’s population has been on a steady 
decline losing roughly 32.5% of its population over 
the last 60 years.

The Census figures here describe characteristics 
and trends for the Borough of Bridgeville using the 
most recent 2020 data when available.

1960

7,112 The Borough has steadily been losing population for the 
last 70 years, although the decline slowed after 1990.6,717

6,145

5,445 5,341 5,148 4,804

Demographic 
Outlook

4,679

1970 1980 1990 2000 2010 2020 2022
(estimate)
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In keeping with a regional and national trend, non-family households represent an 
increasing share of all Bridgeville households. These include non-related people 
living together and people living alone. Non-family households now represent 54%, 
compared to 49% in 2010. At the same time, the total number of households with 
children decreased from 540 in 2010 to 392 in 2020. 

Bridgeville’s age distribution has shifted sporadically over 
the last decade, reflecting a loss of 258 (-8.9%) working-age 
people (20 to 60) and a gain of 67 (7.7%) people age 19 and 
lower. Even though Bridgeville’s median age of 43.8 years in 
2020 was lower than 2010, it was still notably higher than 
the 40.8 median age in Allegheny County. 

Non-Family 
households are on 
the rise

20102020 Sources: U.S. Census Bureau, 2020 Five-Year ACS

0 100 200 300 400 500 600 700 800 900 1000

Under 10 years

10 to 19 years

20 to 29 years

30 to 39 years

40 to 49 years

50 to 59 years

60 to 69 years

70 to 79 years

80 years and over

Bridgeville’s median age 
decreased from 45.2 in 2010 to 

43.8 in 2020, possibly reflecting 
the gain of residents under 19.

20102020
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of people who work each day in 
Bridgeville live elsewhere.92%

The census estimates that Bridgeville employed 1,382 people in 2020, 92.1% of which were filled by people who lived 
elsewhere. The number of workers who commute into the Borough was roughly equivalent to the number of residents 
who commute out each day (95.6%).

The largest category of jobs within the municipality was Health Care & Social Assistance (18.5%), Accommodation and Food 
Services (18.3%), and Retail Trade (15.1%).

Bridgeville’s workforce is well-educated, with 95.3% of those age 25 and over having attained at least a high school diploma 
and 25.6% with a bachelor’s degree or higher. This is comparable to Allegheny County for high school diplomas (94%) but 
lagging behind in bachelor’s degrees (42%). 

1,273

Live in Bridgeville and work elsewhere

Live and work in Bridgeville

Work in Bridgeville and live elsewhere

109
2,381

Local   
Economy

Jobs in Bridgeville Borough by Business/Industry Type
2020 2018

Number % Number %

Health Care & Social Assistance 255 18.5% 273 17.9%

Accommodation & Food Services 253 18.3% 214 14.0%

Retail Trade 208 15.1% 228 14.9%

Professional, Scientific, & Technical Services 160 11.6% 166 10.9%

Other Services (excluding Public Administration) 146 10.6% 140 9.2%

Construction 99 7.2% 153 10.0%

Wholesale Trade 80 5.8% 91 6.0%

Finance & Insurance 44 3.2% 65 4.3%

Manufacturing 33 2.4% 45 2.9%

Other 104 7.5% 151 9.9%
Source: US Census Bureau

The table below shows the principal types of businesses and industries in the Borough for the 
most current year available (2020) and the most recent year prior to the pandemic (2018).
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Commute

The Borough’s workers scatter to a variety 
of destinations across the region, including 
regional employment hubs such as Pittsburgh, 
county hubs such as Washington and nearby 
municipalities such as Bethel Park, Dormont and 
Carnegie. The Borough’s highway connections 
afford its workers access to a variety of job 
markets. However, as shown at left, more than 
one fourth of employed residents have less than 
a 10 minute drive each day.

Strongest sectors:
Health care and social 
assistance, accommodation 
and food services, retail trade

Households by income level, 2020Over half of household incomes 
in the Borough (55%) fall between 
$25,000 and $100,000 per year, 
as shown at right. An additional 
26.8% of households made less than 
$25,000, and 18.1% make more than 
$100,000.

The median household income 
was $48,105 in 2020, much lower 
than the Allegheny County median 
($62,320). 

In 2020, 10.6% of Borough residents  
fell under the poverty threshold, 
compared to 11.3% at the County 
level. 

Income

 
44% of 

residents work within 
15 to 29 minutes 

from home

28.4%
less than 10  

minutes

14.2%
residents work 
30-59 minutes 

8.9%
Over an    

hour

0.0% 5.0% 10.0% 15.0% 20.0% 25.0%

    Less than $10,000

    $10,000 to $14,999

    $15,000 to $24,999

    $25,000 to $34,999

    $35,000 to $49,999

    $50,000 to $74,999

    $75,000 to $99,999

    $100,000 to $149,999

    $150,000 to $199,999

    $200,000 or more
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The Borough’s homes are 
renter-occupied.

Housing Stock

Housing type
Approximately three quarters of Bridgeville homes are single-family 
detached structures. (72.8%) The next most common type is units in large 
buildings (10 or more apartments), of which there were 414 units in 2020.

The Census Bureau counted 2,587 total housing units 
in Bridgeville in 2020, compared to 2,677 in 2010, a net 
loss of 90 homes. This includes new units in single-
family or multi-unit configurations minus any units 
lost to demolition, abandonment or conversion. 

As the graph below illustrates, the housing 
construction in Bridgeville was at its peak during the 
40’s and 50’s. New housing construction decrease 
steadily up to the latest 20-year period in which 
minimal new housing occurred.

Across the region, household incomes have kept 
pace with rising housing costs since 2010. Adjusted 
for inflation, the median income of Bridgeville 
residents has risen by approximately 23% since 
2010. In addition, housing costs have also increased 
by 17%. The cost of rent has increased compared to 
income rising 39% Thus, while the actual median 
dollar amount of rent or home value in Bridgeville 
has climbed substantially since 2010 (from $558 and 
$114,000, respectively), housing has become more 
affordable due to the higher increase of the median 
household income.

Median 
housing value

Median gross 
rent

Median 
household 

income

2010 $114,000 $ 558 $36,839

2020 $134,200 $776 $48,105

Change 17.7% 39% 23.4%

Housing costs v. income, 2010 and 2020Housing  Costs

38.8%
This  represents stability since 
2010, when the rate was 38.4%. 

0

100

200

300

400

500

600

700

800

900

1000

1939 or earlier 1940 to 1959 1960 to 1979 1980 to 1999 2000 to 2019

Year Structures Built



1919Bridgeville Comprehensive Plan

Same house,
86.2%

Moved; within 
the same 

County 9.0%

Moved; from a 
different County; 
same State 1.9%

Moved; from a 
different State 2.3%

Bridgeville’s exceptional residential stability is evident in the share of residents who remained in their 
homes in 2020: 83.3%. During the same year, 15.5% moved in from elsewhere within Allegheny County, 
0.4% moved in from a different county and 0.8% moved from a different state or country. The rate of 
those in the same home is slightly lower than Allegheny County, which was 86%.

Mobility

Allegheny  
County

Same house,
83.3%, 

Moved; within 
the same County, 

15.5%

Moved; from a 
different County; 
same State, 0.4%, 

Moved; from a 
different State, 

0.8%, 

Bridgville 
Borough
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Below is the vision for the future of Bridgeville that was developed through public input collected during 
the planning process. The vision expresses the hopes and goals of the community, drives the goals and 
actions in the plan and sets a strategic benchmark or “test” for projects going forward.

Bridgeville Borough will continuously strive to enhance the quality of life 
for its residents and be a place people are proud to call their hometown.

The Borough will preserve and build on its small-town charm and sense 
of community including:

• Public places – like the downtown, parks, and the library – and 
community events and organizations that connect people to each 
other.

• An authentic downtown – traditional, human-scaled, and sidewalk-
oriented – filled with popular and successful businesses.

• Walkable neighborhoods.

The Borough will give priority to public safety and sound and reliable 
public services.

The Borough will seek to improve its position as:

•  A hub in a growing greater Bridgeville region.
• A destination of its own.
• A small town well connected to a major city and metro area and all 

they have to offer.
• An attainable community, affordable and welcoming to a diverse 

population.

Vision & Guiding 
Principles
The Vision:
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In general, the vision is the foundation upon which all other plan elements were 
formed. The following generally accepted principals informed the vision and the plan 
focus areas that followed:

The Borough should develop an identity and further enhance the 
local business environment to attract entrepreneurs and retain 
existing businesses.

The Borough’s transportation network should balance the needs 
of all of its users, creating routes that, beyond conveying vehicles 
efficiently, represent a safe and inviting public space.

The Borough should promote and further develop assets to build a 
reputation as a desirable living environment with housing options 
and a full complement of cultural and recreational amenities.

The Borough should address its flooding issues to sustain existing 
neighborhoods and promote new development/redevelopment and 
preservation opportunities.

Guiding Principles:

Bridgeville residential neighborhood, Photo Courtesy of: Mackin
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Old Train Station, Photo Courtesy of: Mackin

Focus Areas
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Priority Issues:
The following areas were identified as priority for the Comprehensive Plan. These focus areas were developed from the 
issues gathered for the plan. The Action Items developed are categorized in the appropriate focus area. The four Focus 
Areas are: 

• Downtown & Business
• Traffic, Parking & Signage
• Quality of Life
• Flooding

Art in downtown Bridgeville, Photo Courtesy of: Mackin
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Downtown & Business
The Borough should further develop an identity and further 
enhance the local business environment to attract entrepreneurs 
and retain existing businesses.

Guiding  
Principle:

Downtown Bridgeville, Photo Courtesy of Mackin

Bridgeville Borough is largely defined by its downtown. 
By far, the downtown business area with its shops and 
restaurants is the favorite place of Bridgevillites according 
to the public survey. A popular and successful downtown 
is a main ingredient of the community vision at the heart 
of this plan. The downtown is the part of the community 
outsiders see when traveling through in large numbers on 
Washington Avenue.

Bridgeville has an authentic, pedestrian-oriented 
downtown. Sidewalks line both sides of Washington Avenue. 
Most businesses are oriented and built to the sidewalk. 
There are streetlights, benches, and other streetscaping 
features.

Most Borough businesses are located in or adjacent to the 
downtown. There is a mix of retail and restaurants, some 
popular across a larger region, plus services and offices. 
Most are local, non-chain establishments.

Bridgeville does not have an area of heavy industry (or 
a liability of underused legacy industrial properties) 
common to cities and boroughs in Southwest Pennsylvania. 
Bridgeville does, however, have light industries and other 
operations that provide employment opportunities. 
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Market Analysis was prepared

A market analysis was prepared to provide support data for the Comprehensive Plan. The analysis examined 
socio-economic conditions and potential within a primary market area (PMA) based on a 15-minute drive from 
Downtown Bridgeville.   

Borough’s business environment and housing market is stable

The market analysis describes the PMA as having strong recent population growth, middle and upper-middle 
income consumers, and a steady housing market with stable middle-income values, a moderate pace of 
new construction, and robust housing markets surrounding Bridgeville. The Borough itself is not as strong 
as surrounding areas. Population has declined. People on average are older and household incomes are 
lower than the PMA overall. Still, the Borough’s business environment is stable, and the Borough’s housing 
market was rated as steady – average housing values, average levels of foreclosure, and low levels of vacant 
lots and poor property conditions – in a 2021 Market Value Analysis prepared by Allegheny County Economic 
Development.

There will be a demand for housing

The market analysis dug further with housing. It says there will be demand in the PMA in the next ten years 
for housing, and Bridgeville could capture as many as 220 new housing units. Demand could come from young 
professionals and empty-nesters seeking rental housing with low maintenance and higher-end amenities who 
would value living in a walkable community near a vibrant downtown.

The Borough’s location is a positive

The Borough is well positioned. Its location on PA Route 50 (Washington Avenue) by an I-79 interchange sends 
high commuter and other traffic through town. Daily traffic volumes average 14,000 to over 21,000 vehicles 
in the heart of downtown, and higher in the southern and northern ends. Those are all potential customers. 
Demand for new housing and retail and service offerings is expected to originate from within the PMA and, 
according to the market analysis, “the Borough is well positioned to leverage the market area’s relatively high 
educational attainment and household income levels in support of this private investment activity.”

The market can support an increase in local businesses and additional housing

The market analysis recommends increasing the number of small-scale, locally owned businesses, particularly 
restaurants, entertainment venues, and recreational based service businesses, to add to the downtown’s 
unique, authentic experience. The market analysis also recommends promoting development of housing 
targeting young professionals and empty-nesters. Attracting new residents is an economic development 
strategy. New residents in a walkable environment in or near downtown will grow the customer base for 
downtown businesses.

Related findings
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Related findings (con’t.)

Results from Business Focus Group
Assessment of Downtown

• There is a good mix of existing businesses. 
The challenge is keeping it.

• Bridgeville is a different market than 
surrounding suburban areas. It relies more 
on foot traffic.

• Square foot rents are low and inhibit 
financial feasibility of renovations and new 
buildings.

• Washington Avenue traffic is both a liability 
and an asset.

• Parking problems are partially a matter of 
perception, but business people do have 
concerns and lack consensus on how best to 
address them.

Priority Needs

• There is a need for a “Main Street” 
organization, some organized 
manner for businesses to network 
and promote improvements.

• Downtown needs an “identity”. What 
makes it unique as a destination.

• Traffic calming and other measures 
are needed to make downtown more 
walkable.

• Better signage and wayfinding are 
needed for public parking.

Businesses owners provided input

To discuss how to capitalize on market potential, the Borough staged a business focus group 
workshop as part of the Comprehensive Plan process. Participants included business people, 
community leaders, a business professional from nearby Mt. Lebanon and one from Allegheny 
County, and the consultant team. The focus group provided a mixed assessment of downtown 
Bridgeville. It also identified needs for improvements.   

The Bottom Line

• The success of Bridgeville’s downtown is important - Bridgeville and its character as a 
community are largely defined by the downtown. Most of the Borough’s businesses and 
employers are located in or adjacent to the downtown. 

• Bridgeville’s downtown is unique - Surrounding suburban development is largely corporate, 
chain, and auto-oriented. Downtown Bridgeville is local, authentic, and people-oriented. It 
offers a place-based experience to go along with the shopping

• The market area around Bridgeville has potential for new investment - Bridgeville is positioned 
to capture a share, but it must be more organized in marketing and improving its unique 
“product,” its authenticity, walkability, and place-based experience. Also, Bridgeville must 
include attracting new residents as a big part of its economic development strategy.
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How do we address the issues and achieve goals?
Action Items:

Action Get downtown businesses organized and working together.
Establishing some form of “Main Street” organization was the top priority for action suggested by participants 
at the business focus group meeting. Currently there is no organization dedicated to downtown businesses. 
Bridgeville businesses can and do participate in the South West Regional Chamber of Commerce, but the 
chamber serves a broad area of the South Hills and I-79 corridor in Allegheny and Washington Counties. Also, 
some business owners say they do informally communicate with each other, but that effort can be grown.

A downtown organization can be informal, simply, a forum for networking. It can base itself on a verbal 
agreement to meet, communicate, and coordinate. Examples:

Kane, McKean County

• “Coffee Shop Partnership”
• Borough, businesses and community leaders meet regularly for coffee to discuss the improvement projects.
• Whether the project is large or small, the participants agree to “pitch in” to complete it.

Carnegie, Allegheny County

• Has a building and business owners committee
• Works with the Community Development Corporation and Borough to plan and carry out events/projects.

1

Or, a downtown organization can be formal, based on a written agreement, even incorporated with 
a decision-making board. Examples include Mt. Lebanon and McKees Rocks, which have community 
development corporations involved in downtown activities and improvements.

A downtown organization in Bridgeville should be informal to start. Creating a business and building owners 
group is a good approach. The group should focus on tasks not talk.

• Agree on common goals, small at first, to enhance downtown.

• Provide organized efforts to market and improve Bridgeville’s unique “product.”

• Exercise the clout of the group members pitching in and working together in good faith to get things 
done.

Over the long-term, as the organization becomes more firmly established, it could seek to capitalize 
on bigger project opportunities and available funding by establishing a community development 
corporation. Zelienople in Butler County is a good example of a volunteer organization becoming formal. 
A case study regarding the Borough can be found in the Appendices.

Bridgeville Borough should be active with a downtown organization. The borough along with South West 
Regional Chamber of Commerce, could be the convener for start-up of this organization as well as be a 
partner, addressing matters within its sphere of involvement, in undertaking downtown enhancements.

What is a community development corporation?
A community development corporation (CDC) is a 501(c)(3) non-profit organization created to support and 
revitalize a community. A CDC can focus on a downtown or neighborhood or serve a whole community. 
A CDC may work closely with a local government, but it is not a government entity. CDCs are tax-exempt 
and may receive funding from private and public sources not available to local governments. An example is 
Pennsylvania’s Neighborhood Assistance Program, a major state program which offers tax credits to for-profit  
companies that donate funds to CDCs and other non-profits for community  revitalization projects.
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Action Create a Business Development Director position with the Borough. 
Bridgeville can make an impact in partnering with and providing real help to a downtown organization by 
creating and hiring a business development director position. Relying on volunteer business and property 
owners to undertake projects will have ups and downs, and will practically limit what can be accomplished. 
Volunteers must provide primary attention to their own businesses and properties. A business development 
director will provide capacity, working in conjunction with volunteers, for sustained effort and follow-
through on downtown enhancements.

The following tasks should be assigned to the position:

• Develop and maintain a property inventory, to be aware of vacant and/or for sale spaces and buildings.

• Recruit occupants and investors for vacant properties.

• Facilitate planning, projects, and events with a downtown organization.

• Help with promotions and marketing and be the single point of contact for Downtown Bridgeville.

2

What Bridgeville should do: 
Create the position on a part-time basis, at least initially. It will be challenging to attract a qualified candidate 
half-time, but it is successfully being done in nearby Canonsburg. 

Undertake a recruitment and hiring process with assistance from the South West Regional Chamber of 
Commerce.

What Bridgeville should do:
Arrange a meeting of downtown business and building owners. In advance, actively recruit interest and 
participation. 

Set an outcome of the first meeting to decide a goal and a project, small at first, to add value to or improve 
downtown, and decide how to pitch in to get it done.

Sustain the effort. Focus on tasks not talk. Don’t meet as a routine: Meet to plan goals and projects and to 
sustain progress, to exchange ideas on what works, to plot strategy to attract business. 

Coordinate with the South West Regional Chamber and Allegheny County, Economic Development 
Department. They have both offered assistance.

As the group gets established, be a cooperating, not dominant, partner. If the Borough creates a business 
development position, that person should be a prime resource for generating ideas and facilitating action of 
the group.
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Action Develop a Bridgeville identity.
Establishing an “identity” for Bridgeville and its downtown was the second highest priority for action 
suggested by participants at the business focus group meeting.

The key to establishing an identity is to ask the question, “What makes Bridgeville and its downtown unique 
as a destination?” Similarly, “What makes Bridgeville stand out in the competitive landscape of places to 
shop, dine, and spend time and money?”

What Bridgeville should do: 

3

Undertake an organized effort to create an identity for downtown Bridgeville. 

• The process could range from an “in house” effort of the Borough and a business and building owners 
group to a larger effort involving a paid professional consultant. A consultant is not necessary, but could 
facilitate the process and provide data analysis and experience with successful downtowns. The choice 
would depend on the goals of the Borough and businesses and availability of funding for a consultant. 
Another option would be to work with the Allegheny Together Program (out of the Allegheny County 
Economic Development Department) or the PA Downtown Center. The PA Downtown Center offers  
discounted, fee-based technical assistance for these types of projects to member municipalities and 
downtown organizations.

• Start with the information gathered for the Comprehensive Plan. The Vision Statement emphasizes 
Bridgeville’s small town charm, safety, and welcoming feeling and emphasizes the goal of Bridgeville 
being a destination of its own, not a pass-through community. The market analysis says Bridgeville 
should capitalize on its local authenticity, walkability, and place-based experience.

Ensure that the identity is folded in with any marketing done for the Borough (see page 44) and included on 
all information for the Borough, including the website, social media, newsletter, etc.

Art installation at Bridgeville Library, Photo Courtesy of Denny Puko
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Community Branding Case Studies:

Denison, Texas

Denison, Texas, sought to distinguish itself from similar 
communities along the shore of Lake Texoma, one of the nation’s 
largest lakes. Like Warren, Denison is situated in a region rich with 
outdoor recreation attractions but needed to determine the local 
assets and advantages that made it a unique destination. 

Research during the community branding process revealed what 
set the community apart: Denison was not only a lakeside resort, 
but could draw upon a storied history as the home of Dwight D. 
Eisenhower, wine industry hero Thomas Volney Munson and famed 
pilot Sully Sullenberger. 

Thus, Denison’s identity became a combination of “get-it-done 
gumption with a relaxed, easy-going nature that makes getting 
ahead a lot more fun.” The City adopted a slogan of “moving 
forward, kicking back” and a sailboat logo that incorporates the 
letter D and symbolizes forward progress “in an easy, breezy way.” 
The logo appears on all communications and on its website, in 
advertising materials and in gateway signage.

These case studies represent ways communities have developed and 
identity and used it to brand themselves for visitors, new businesses, 
new residents, etc. These communities may not be exactly like 
Bridgeville, but the concepts are able to be replicated.

Wall, South Dakota

More than 90 years ago, The Wall Drug Store in Wall, South Dakota 
used the promise of free ice water to jump start a marketing 
campaign that has turned into an enterprise that attracts millions 
of visitors each year. The owner of the local drug store and his wife 
determined that the numerous visitors to Mt. Rushmore, etc. need 
a drink of water on their long journey so they developed signage to 
be put on the highway indicating that travelers could stop in to the 
drug store for a glass of ice cold water. This led the store becoming 
a stop for thousands of travelers, who can still get a free glass of 
water.
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Action Create a zoning ordinance district for the downtown.
The Bridgeville Borough zoning ordinance, last comprehensively updated in 2015, lacks a key 
component for promoting a unique and vibrant downtown. The ordinance does not have a distinct 
zoning district covering the downtown, which would be able to better accommodate downtown uses.

Downtown Bridgeville is situated within a larger Mixed-Use (M) Zoning District that covers Washington 
Avenue two to four blocks deep and Baldwin Street and McLaughlin Run Road out to McLaughlin Run 
Park. The M district is the Borough’s only commercial zoning district. It provides for the full array 
of commercial uses from retail to offices to auto sales/repair/gasoline to even light industry and 
warehouses.

A zoning district for the downtown should be more carefully tailored. It should target uses and building 
designs that cater to pedestrian traffic and enhance the local experience.

Additional zoning recommendations, outside of the Downtown District, are included on pages 63-
64.

What Bridgeville should do: 

Hire a planning consultant to update the zoning ordinance to create a separate, distinct zoning 
district for the downtown. 

• The boundaries should include: Washington Avenue from bridge to bridge with a depth that 
would capture properties strategically integral to the downtown experience. 

Ensure that the process includes the following for the district:

• Give preference with first floor and sidewalk facing spaces to customer-oriented uses for retail, 
eating and drinking, arts, and entertainment.

• Allow a mix of uses with nonresidential on the ground floor and offices or residential in upper 
floors or back spaces.

• Not allow uses that are auto oriented, not frequented by customers, or overly expansive in 
land consumption such as gas stations, car washes, kennels, and warehouses (all of which are 
currently permitted in the M district).

• Make sure uses as defined are appropriate for downtown, and accommodate new and 
emerging uses which would be appropriate downtown such as craft brewery or distillery or 
artisan workspace.

• Flexibility in permitting temporary uses like entrepreneurial pop-ups and other small-scale 
start-up enterprises.

• Consider exempting downtown uses from requirements to provide off-street parking, or make 
it easier to obtain an exemption.

• Consider revising some design standards, currently applicable in the M district, to be more 
suitable for a downtown district. Sample downtown design standards are included on page 65.

4
Washington Avenue Business District, Photo Courtesy of Mackin
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Action Pursue a mixed-use redevelopment opportunity.
The planning process identified an opportunity to redevelop a four-acre area (4-blocks) along Washington 
Avenue north of Bower Hill Road (see concept on the following page). This is a big idea to significantly 
enhance the downtown and the whole Borough. The proposal aims to capitalize on the potential of the 
primary market area around the Borough. It aims to establish a competitive product that offers both 
exciting new development and an addition to the authentic downtown experience. 

The concept plan calls for a mixed-use development. Buildings fronting on Washington Avenue would 
extend the downtown and be pedestrian oriented. First floors would offer space for customer-oriented 
businesses with a focus on small-scale, locally owned businesses that are a competitive key to downtown 
Bridgeville’s unique experience. Upper floors and other parts of the development would provide needed 
housing opportunities and choices. The market analysis completed for the planning process recommends 
development of 100-125 rental units offering higher-end amenities and low maintenance – such as 
townhome, cottage court, and apartment housing – targeted to young professionals and empty-nesters. 
The concept plan also calls for creating green and open space for residents’ enjoyment and for community 
events, a farmers’ market, and other activities.

The business and residential components would have a synergistic effect. Street-front businesses would add 
walkability and tailored retail offerings attractive to young professionals and empty-nesters. New residents 
would add to the customer base for new businesses and for the entire downtown. New residents would also 
plant seeds of new households to later “move up” to buy homes in the Borough.

There are challenges to overcome. Almost the entire redevelopment area sits within a designated 100-year 
flood prone area. The designation inhibits development of the property due to building requirements 
and high cost of flood insurance. Bridgeville Borough has a plan and is pursuing implementation funding 
to mitigate flooding of the area and remove it from designation as flood prone. The other challenge is 
property ownership. The majority of area is owned by one party which is interested in the redevelopment 
project. The remaining area includes smaller parcels under a handful of different owners.

The overarching objective of the redevelopment proposal is to expand the downtown and add space, 
otherwise limited in the Borough, to grow businesses and places to live. Specific objectives are designed to 
implement the vision, needs, and opportunities identified in the Comprehensive Plan. They include:

• To make more productive use for the benefit of the community of vacant and underutilized properties, 
and to eliminate their blighting influence.

• To make more land available for development that will enhance the social and economic welfare of 
Borough residents, increase tax revenue to support Borough services, and improve living conditions.

• To better position Bridgeville Borough to capture projected growth in the regional market.

• To encourage development that provides for a mix of uses and a physical design that is consistent with 
and extends the existing authentic small-town experience of Downtown Bridgeville.

• To provide opportunities for new businesses, particularly those that are locally grown and owned.

• To provide opportunities for housing demand in the market area targeted to young professionals and 
empty-nesters who would choose to live in the Borough except for the lack of housing of the type and 
price they desire.

• To provide green space areas to enhance the health of area residents and provide space for community 
events and other activities that bring citizens together and enhance the Borough’s small-town 
character.

5
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What Bridgeville should do: 
Prepare a pro forma for a prospective project. The pro forma could analyze the financial bottom line for 
multiple development scenarios. It would tell what uses, development components, and financing will 
make up a successful project. Having such information would be key to attracting developer interest.

Reach out to developers that have undertaken similar projects. Two benefits would be getting the project 
on the radar screen of prospective developers and learning what they believe are keys to a successful 
project.

Lay the groundwork for the Borough’s role in the project. Contributions from the local government will 
likely be integral to the project’s success. Borough contributions could be funding, a tax abatement, and 
an increase in allowed density of development or other land use regulation waivers or revisions. The pro 
forma will help identify what Borough contributions will be needed for the project.

Mixed Use Concept for northern end of Washington Avenue, Photo Courtesy of Mackin
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The Borough benefits from an extensive transportation 
network, involving roads, transit routes and bicycle and 
pedestrian pathways. Bridgeville connects to the region 
via I-79, a major north-south corridor and highest-volume 
route (approximately 43,000 southbound vehicles and 
31,300 northbound vehicles per day) and State Route 50 
(approximately 21,600 vehicles per day between Millers Run 
and Bower Hill Roads and 17,000 vehicles per day north of 
Bower Hill Road), which is also the Borough’s main street. 

Bridgeville also has sidewalks throughout much of 
the Borough, and Pittsburgh Regional Transit offers a 
Bridgeville route, which has two stops in Bridgeville 
(Washington Ave. at Chartiers St. and Washington Ave. at 
Station St) and connects to Downtown Pittsburgh. 

The planning process revealed that improved traffic flow 
through the Borough is a priority need. 

Additionally, the Borough must ensure that it provides 
safe, inviting routes that support neighborhood and 
economic development and meet the needs of all users. 
A community’s streets represent public spaces with the 
potential to stimulate investment and social inclusion. 
Business districts that are easy to navigate and offer safe 
pedestrian connections can generate tangible economic 
benefits, increasing property values, local business activity 
and the number and frequency of visitors.

Traffic, Parking & Signage
The Borough’s transportation network should balance the needs 
of all of its users, creating routes that, beyond conveying vehicles 
efficiently, represent a safe and inviting public space.

Guiding  
Principle:

Average Daily Traffic for Bridgeville and surrounding areas

Courtesy of: Activate Bridgeville Plan
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Improved safety and connections are needed

Bridgeville adopted “Activate Bridgeville”, the Borough’s active transportation plan in 2022. This plan identified traffic 
calming techniques, pedestrian/bicycle improvements, and potential connections with the Borough and larger region. 

The Borough does have an extensive sidewalk network, but  according to “Activate Bridgeville”, there are issues with 
gaps in the network, sidewalk maintenance, missing lighting, and non-ADA compliant curb ramps.

Improved traffic flow is a priority for Bridgeville

In a public survey conducted for the planning process, traffic congestion was the highest rated item for what needs to 
change in the Borough. Bridgeville is in the center of major traffic generators with increased development in South 
Fayette Township to the south and Collier Township to the north. I-79, a major regional transportation corridor also 
funnels traffic into the Borough from the Collier exit (north of the Borough) and the Bridgeville exit (just south of the 
Borough line). This creates a bottle neck through the center of the Borough along Washington Avenue at certain times 
of the day.

Traffic improvements are being made in the Borough

In 2023, PennDOT District 11 widened the bridge over Chartiers Creek on Washington Avenue to seven 
lanes using Accelerated Bridge Construction techniques as part of the $10.78 million improvement project. 
Additionally, an exclusive lane from southbound Washington Avenue to northbound I-79 was constructed, and 
Chartiers Street was widened to add an additional turning lane. 

In addition, Bower Hill Road Bridge, owned by Allegheny County, is scheduled to be replaced in 2026.

Additional traffic improvements are needed in the northern end of the Borough

While improvements have been made regarding traffic congestion in the southern end of the Borough, there 
are additional needs in the northern end. Washington Avenue decreases from two lanes to one lane from Collier 
Township as it enters the Borough causing traffic congestion entering the Borough. There are constraints in this area 
due to the railroad bridge crossing over Washington Avenue in between Prestley Road and Brookfield Street.

Improved signage and connections is a necessity for Borough destinations

There is a perception that the Borough does not have enough off-street parking. Field views of parking lots within the 
Borough at various times of the day indicate that parking is available. The issue may be that motorists may not know 
where the parking exists or how to safely get from parking to destinations.

Related findings

Traffic improvements at south end of Washington Avenue, photo courtesy of Mackin
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Action Install traffic calming and pedestrian safety features Downtown Bridgeville.
Various physical design measures can improve safety as well as enhance the street environment for 
non-motorists, regarding the street as something more than a conduit for vehicles to shoot through a 
neighborhood as quickly as possible. 

To begin addressing multiple modes of traffic, the Borough completed Activate Bridgeville in 2022. 
The plan aims “to provide a blueprint for modernizing the transportation network withing the Borough 
to provide safe connections between local destinations and provide residents with amenities to keep 
Bridgeville as a desired location to reside”. This process further supports the efforts to improve safety 
and connections for all modes of traffic including vehicles, pedestrians and bicyclists. 

The Borough has already started implementation of Activate Bridgeville. Additional street lighting has 
been added to Murray, Station and Sarah Streets and the re-establishment of McLaughlin Run Park to 
Romano Drive Trail. The Borough is also seeking grant funding for the Gregg Avenue Steps Project and 
the Chartiers Park Greenway Trail. 

What Bridgeville should do: 
Pursue funding for priority recommendations from Activate Bridgeville including:

• Incorporate strategies such as lane narrowing, vegetative plantings, textured cross walks and 
signage

Coordinate efforts with PennDOT District 11, due to the fact that Washington Avenue is a state route. 

Additional traffic calming tools, which can be pursued by the Borough, are found on the following page.

1

Pedestrian improvements along Washington Avenue, Courtesy of: Activate Bridgeville Plan

Examples of pedestrian safety amenities 
in downtown areas

How do we address the issues and achieve goals?
Action Items:
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Traffic-calming tools

Neighborhood traffic circles
Small roundabouts can replace intersections of local or collector 
streets to reduce mid-block speed by about 10% and impact an 
area about 200 feet upstream and downstream. Traffic is only 
minimally diverted, and collisions are typically sharply reduced by 
this configuration.

Bulbs, chokers and neckdowns
Extensions of sidewalk and/or landscaping at intersections narrow 
the road to about 20 feet for two-way traffic, which improves 
pedestrian safety and typically reduces speeds by up to 14%. Some 
applications use an island that allows drainage and bicyclists to 
continue between the choker and original curb line. Islands also 
represent an opportunity to incorporate stormwater infiltration 
features. 

Narrowing streets and traffic lanes
Lane widths on a local road should be determined by intended 
function, traffic volume, intensity of adjacent uses and 
neighborhood design (lot sizes, setbacks, parking needs, etc.). Local 
and internal roadways tend to fall into one of three categories:

• Primary distributor: Moves traffic from neighborhoods 
or subdivisions to larger arterial or collector roads at 
speeds of 25-45 mph and daily volumes of 750-2,500. 
Access  should be more limited than on the following 
two local road types. On-street parking is inappropriate 
except in more dense villages.

• Secondary distributor: Moves traffic through a 
neighborhood or subdivision to a primary distributor, 
or directly to larger roads, at speeds of 15-25 mph and 
daily volumes of 200-1,500. 

• Local access: Speeds should be 15 mph or less, daily 
volumes below 500. Design features will vary: A narrow 
cartway would be appropriate for a subdivision of large 
lots with off-street parking, but not necessarily for a 
local access street serving large commercial or industrial 
development.

Lanes as narrow as nine feet can still be safe for driving on certain 
local roads, particularly local access. Primary and secondary 
distributors can carry traffic safely in lanes of 10-12 feet. 

Primary distributor

Secondary distributor

10’ - 12’ 10’ - 12’

10’ - 11’ 10’ - 11’

9’ 9’

Local access
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Action Improve signage and pathways between parking lots and Borough destinations.
During the planning process, it was consistently mentioned that parking is an issue and people do not 
feel comfortable walking from Borough parking lots to downtown businesses. The Borough does not 
have on street parking along Washington Avenue, but there are 7 lots with a total of 273 spaces nearby 
to the downtown business district (some of which are permit only). These lots are metered and patrons 
can pay by coins or credit card. There are three mobile payment options as well. In addition, there are 
metered street parking spaces on Shady Avenue, Station Street, Hickman Street and Railroad Street. 

It seems that there may not be a need for additional spaces, but rather a need for more education 
about where these lots are located and how to safely navigate from the lots to the area businesses.

What Bridgeville should do: 
Analyze the connections from the various parking lots and develop a plan to install well defined pathways 
with sidewalk markings, lighting and signage to easily lead pedestrians from the parking areas into the 
Borough’s downtown district. 

Ensure the wayfinding signage is consistent with current signage in the Borough. Bridgeville is currently 
undergoing a project to replace street signs through the Borough. These signs have a consistent look and 
feel and utilize the updated Borough logo. Duplicating the look and feel of these signs in any future signage 
development is critical to develop and promote the identity discussed previously. 

Place the wayfinding signs along major routes throughout the Borough leading motorists and pedestrians 
to parking areas, other businesses and other destinations. 

Design clearly marked and lighted pathways from parking areas to the downtown business district. This 
will greatly improve the feeling of safety and ease for people to access Borough businesses. 

2

Examples of directional signage using the updated Borough logo
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Pictures of the upgraded streetscape project in 2012, Photos Courtesy of Pittsburgh Tribune Review

Action Pursue walkability and streetscape upgrades in the north end of the Borough 
along Washington Avenue.
The Borough underwent a streetscape project in 2011. This project removed trees (due to the shallow 
soil), installed/replaced sidewalks from Hickman Street to Bower Hill Road with a two-toned cement, 
installed numerous trees and other shrubbery, installed new garbage cans and updated the light poles 
with upgraded wiring and fixtures for LED lighting. 

What Bridgeville should do: 
Seek funding to continue the streetscape on Washington Avenue north from Bower Hill Road to the 
Borough line and south from Hickman Street to the Borough line. This would be especially important if 
a mixed-use redevelopment project would take place in this area (as discussed on page 32).

Explore opportunities to install pedestrian crossings upgrades, similar to what is discussed on page 36 in 
this area of Washington Avenue. 

3

Existing conditions along northern end of Washington Avenue, Photo Courtesy of Mackin
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Action Seek funding to undertake North End Intersection Improvements.

In 2015, a Route 50 Task Force was created, which included officials from Bridgeville and neighboring 
communities, commercial developers, and state and county officials. This Task Force developed 
concept plans to address several areas within the Borough that are the source of traffic congestion. 
One plan was for the south end of Washington Avenue. A PennDOT sponsored project has recently 
been completed to widen the bridge that connects Bridgeville to South Fayette Township, add 
lanes onto the ramp connecting to I-79 and widen Chartier’s Street. A concept plan was also 
developed by the Task Force for the northern end of Washington Avenue to address the bottleneck 
between Chartiers Valley Shopping Center in Collier Township and Prestley Road. This plan widens 
Washington Avenue to two lanes in each direction. Traffic coming from Prestley Road onto 
Washington Avenue would get one lane dedicated to right turns and another for left turns. There 
is an obstacle with the barriers that were placed next to the bridge beams to prevent vehicles from 
hitting the bridge. These could potentially be moved back to allow room for widening in this area.

The Southwestern Pennsylvania Commission (SPC) works with PennDOT and partner counties to 
develop a Long Range Plan. The Transportation Improvement Plan (TIP) is included as part of this 
process and outlines priority transportation and bridge projects designated for funding for the 
next four years. Major transportation projects, like those discussed above, need to be reviewed and 
added to the Long Range Plan and TIP in order to be eligible for funding.

What Bridgeville should do: 
Coordinate with PennDOT to determine if this concept (for the northern end of Washington Avenue) 
or something similar can be added to the TIP for funding. 

Coordinate with Collier Township. Due to the project being multi-municipal, Collier should also be 
brought into the process and consulted. As of 2023, Collier Township was also working on an update to 
their Comprehensive Plan, which provides an opportunity for coordination. 

Stay updated on opportunities to become involved with County and SPC programs, particularly those 
regarding resources that could benefit Bridgeville and strengthen its transportation connections both 
internally and to the region.

4

Rendering for north end improvements along Washington Pike in Bridgeville. Courtesy of Gateway Engineers
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Neighborhoods are complex systems. It is fairly easy to 
sense the status of a neighborhood by simply walking or 
driving through it: Are there people around? Are buildings 
occupied and well cared for? Does this place feel safe? Is 
it beautiful? It is much more difficult to determine why 
certain places do or do not prosper.

In Bridgeville, it is obvious that pride of place is especially 
important. The Borough has high quality, well maintained 
residential neighborhoods (while there are some 
areas that need additional attention, blight was not 
mentioned as a high priority need during the planning 
process). There are beautiful  recreational areas and 

cultural resources such as the Bridgeville Library offering 
numerous amenities and facilities for all ages. In addition, 
Public Art Bridgeville is a public/private cultural initiative 
that celebrates the history and the future of Bridgeville 
through art installations throughout the Borough.

The Borough will also need to prioritize broadening its mix 
of housing options and building programs that will allow 
all of its current and future residents to maintain a high 
quality of life.

Quality of Life
The Borough should promote and further develop assets to build 
a reputation as a desirable living environment with housing 
options and a full complement of cultural and recreational 
amenities.

Key Principle:

Bridgeville Library, Photo Courtesy of Denny Puko
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The Borough must lead the repositioning of its housing inventory

Bridgeville is characterized by quaint neighborhoods with primarily single-family detached housing. 
The market analysis that was completed for the Comprehensive Plan estimates that the Borough could 
capture about 2-5% of the regional demand for housing over the next 5-10 years. This would equate to 
approximately 80-220 units. The report further highlights that housing choices such as town homes, 
cottage courts and rental units along with improvements to the downtown business district could 
attract young professionals and young families.

Changing demographics makes imperative the need to serve all

The Borough’s median age is higher than Allegheny County and is projected to remain higher than 
surrounding communities over the next 5 years. The Borough will need to find ways to preserve the 
quality of life for households as their needs change and mobility is limited, making the option to age in 
place a viable one supported by adequate and accessible infrastructure, programs and services.

Borough parks are local gems

The Borough has four well used parks, Chartiers Park, Cook School Park, McLaughlin Run Park and 
Triangle Park, which provide a multitude of opportunities for recreation for Bridgeville residents.

Additional events and programming is needed 

Bridgeville does sponsor community events throughout the year, including the very popular “Day on 
the Avenue” each June, input collected through the planning process indicated there is a need for more.

Regional trail connections could strengthen recreation options

While there are currently no direct connections to regional trails from Bridgeville, opportunities 
do exist. This would primarily be for connections from the Borough to the Montour Trail in Peters 
Township.

For a small town, Bridgeville has a lot to offer in terms of recreation, culture and arts

In addition to four community parks and the Bridgeville Library, there is a robust public arts 
program that includes placing large sculptures in public spaces throughout Bridgeville and an 
annual, juried exhibit of smaller sculptures.

Related findings

Homes along Gregg Avenue, Photo Courtesy of Denny Puko
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Action Actively market the Borough as a place for young adults, families and seniors.  
Bridgeville has a lot to offer residents, business owners and visitors. As identified during the planning 
process, the Borough has a walkable downtown with local businesses; safe and affordable neighborhoods; 
and cultural and recreational facilities; and an array of community events. Finding ways to promote what 
makes the Borough a great place to live and visit, will help solidify it as a unique regional destination. 

What Bridgeville should do:
Develop a marketing plan to promote the “identity” of Bridgeville (as discussed on page 29) to attract 
additional residents and businesses. Marketing Plans vary greatly depending on the needs and resources 
of the user. Ideas for what a marketing strategy may look like were discussed during the planning process 
and are included in the call out box below. 

Include the following components in the marketing plan:

• Ensure all public material (website, social media, newsletter, signage, etc.), is consistent and promotes 
the same message for the Borough.

• Develop a strategy to launch the marketing plan and ensure that the message is widespread and hits 
targeted audiences (new businesses, residents, etc.). Utilizing local realtors can help spread the message.

Work with the South West Regional Chamber of Commerce as a resource for building and promoting the 
marketing plan.

1

How do we address the issues and achieve goals?
Action Items:

Marketing Ideas for Bridgeville

The following “programs” could be developed and promoted through the Bridgeville marketing strategy:  

• Corridor Program - Establish “corridors” and market these as companions to Bridgeville’s Downtown Corridor:

* Arts and Cultural Corridor: Continue to promote and fund the outdoor sculpture exhibition and Art/Literature/
History Exhibitions/Programs at and with the Bridgeville Library and the Historical Society. A “Visual Bridge” 
between the library, neighborhoods and downtown could be established with this by working with volunteers to 
clean up brush along the railroad.

* Recreational/Nature Corridor: Bridgeville is surrounded by Borough Parks - Chartiers Park, Cook School Park and 
McLaughlin Run Park. This “Nature Ring” could be defined and marketed. This could also tie into connections with 
regional trails discussed on page 45.

• Local Organizations/Volunteer Program - Partner with volunteer organizations such as the library, VFD, EMS, Historical 
Society and market their creative programming such as the “Sculpture Crawl”, which also supports local businesses.

• Sustainability and Quality Municipal Program - market code enforcement programs, existing recycling programs (and 
invest in others) and sustainable initiatives as they are developed (investigate alternative energy options, additional 
stormwater best management practices, etc.)

• Housing and Development Program - market affordable housing options, walkability, downtown business district, recreation, 
events, etc.
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Action Investigate options to connect Bridgeville to regional trails.
“Activate Bridgeville” identified potential trail connections for Bridgeville to connect to the larger trail 
system, particularly the Montour Trail. This was further discussed as a viable opportunity during the 
Comprehensive Plan process. These connections were identified in Allegheny Places, the Allegheny 
Comprehensive Plan and would be longer term options including: 

• Connecting south along Chartiers Creek and the Pittsburgh & Ohio Central Railroad corridor to the 
trails in nearby Wingfield Pines and Boyce Mayview Park in Upper St. Clair. 

• If a connection can be established into Boyce Mayview Park, there remains only a one-mile gap 
through Upper St. Clair and Cecil Townships to the Montour Trail in Peters Township. 

• Connecting north along Chartiers Creek along a proposed regional rail trail that follows the 
Pittsburgh & Ohio Central Railroad into Carnegie.

• Other high-level views of corridors identified in Allegheny Places include the McLaughlin Run 
Road pedestrian corridor and bicycle route from Bridgeville into Upper St Clair. 

What Bridgeville should do:

Contact regional trail organizations, like the Montour Trail Council to determine if connections are 
possible or are currently being considered.

Hire a consultant to conduct a feasibility study for trail connections from Bridgeville to regional trail 
systems (include regional trail organizations in this process).

Search for funding to implement feasible connections that are identified.

Develop a Park and Recreation Plan for the Borough. This plan could help with maintaining existing 
park facilities as well as identify new opportunities for facilities (including trails). A sample scope of 
work for a Park and Recreation Plan can be obtained from the PA Department of Conservation and 
Natural Resources (www.dcnr.pa.gov).

2 

Regional Park and Trail network near Bridgeville
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Action

3
Promote the development of new housing types. 
Information gathered during the planning process indicates that Bridgeville’s existing housing stock is 
currently not suited to accommodate the type of housing often sought by young professionals, young 
families and aging seniors. The Borough’s existing housing stock is primarily single family detached 
(72.8%) and built prior to 1980.

Market research indicates a preference for smaller easily maintained living spaces with upgraded 
amenities in walkable communities. As mentioned earlier, options such as town homes, cottage courts 
and rental units are needed in Bridgeville.

In addition, the Borough’s population is aging. Seniors may be looking for options to age in place. They 
may not want to care for a larger home and yard. Bridgeville does have Bridgeville Towers, which is a 
senior, affordable housing community with apartment units. Offering additional housing choices, however, 
could help to keep seniors in Bridgeville, which does offer the walkable downtown with amenities often 
sought by this age group.

What Bridgeville should do:
Ensure that the Zoning Ordinance allows for the type of housing units described above and at a density 
greater than a single-family district. This is especially important in a downtown zoning district, discussed 
on page 31.

Allow accessory dwelling units (ADUs) in appropriate districts, which would empower owners to build 
small units for family or rent out garage apartments, for example. This is a means of expanding affordable 
housing opportunity without materially changing a neighborhood’s character.

Work with developers to promote residential infill that both respects the architectural context of 
existing buildings and meets anticipated demand for smaller, manageable, energy-efficient housing. 
This would be especially important if the mixed-use redevelopment opportunity along Washington 
Avenue (discussed on page 32) is pursued.

Bridgeville Towers, Photo Courtesy of bridgevillertowersbc.com 
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Age-Friendly Communities
Age-Friendly Greater Pittsburgh is dedicated to making our region more inclusive and respectful of all ages.

Our population is growing older—and fast. Every day across the country, 10,000 Baby Boomers turn 65. Here in 
Southwestern Pennsylvania, between 2015-2030, we will experience a 40% increase in the number of people ages 
65+. Between 2030-2045, we will experience a 75% increase in people ages 85+.

At Age-Friendly Greater Pittsburgh, we see this new demographic reality as an opportunity. It means our region 
has a new, growing resource—people with career expertise, lived experience, buying power and diverse skills and 
interests.

And it means it’s time for us to take action. A region that’s more accessible and welcoming is one that’s better for 
older people—and better for everyone.
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Action Offer additional Borough sponsored recreation programs and community 
events.
The Borough currently offers a number of community events throughout the year including:

• Movies in the park on Fridays throughout the summer (Cook School Park)

• Day on the Avenue - Community Day in June (Washington Avenue Business District)

• Easter Egg Hunt (Chartiers Park)

• Trunk or Treat (VFD Parking Lot)

Public input received during the planning process indicated that there is a need to offer additional 
Borough sponsored events.

Currently there is no indoor community center in the Borough. The library, however, does have 
space for programming and does offer numerous events each month. During the planning process, 
the library was identified as a potential partner for the Borough to offer more programming for 
Bridgeville residents and visitors. 

What Bridgeville should do:

Begin discussions with the library regarding the possibility of partnering on future events and 
programs to determine their interest and capability to handle more or larger events.

Catalog what programming is currently offered through the Borough, library and other local 
organizations to identify gaps in types of programs, ages served, etc.

Coordinate with other communities in the region to determine what they provide and if similar 
programming should be duplicated in Bridgeville

Survey program participants and residents in general to identify what types of events or 
programming they would attend or utilize.

Develop a catalog of events and programs and promote through the marketing initiative (page 44), 
Borough newsletter/website, etc.

Consider closing Washington Avenue for other community events in addition to Day on the Avenue 
(examples of open street programs can be found on the next page).

Identify volunteers who would be willing to clear out brush on either side of the railroad tracks to 
improve visibility from downtown and the library (and vice versa).

4

A Day on the Avenue
Photo Courtesy of Bridgeville Borough
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Streets are for People!

OpenStreetsPGH
Hosted by BikePGH, OpenStreetsPGH is a community-building, family-friendly, 
city-transforming event series held every summer in Pittsburgh. The events 
connect neighborhoods together with safe spaces where friends and families 
can experience the best the city has to offer on a summer day. All programs 
are free of charge and open for all to participate. 

The annual event brings together tens of thousands on the last weekend of 
May, June and July to run, walk, bike and skate in some of Pittsburgh’s most 
iconic streets. OpenStreetsPGH offers something for everyone, from fitness 
workshops to kids’ activities, shopping, brunch, community arts, and special 
promotions presented by over 100 local businesses and organizations. Three 
event hub stages around the routes feature free fitness classes by the YMCA of 
Greater Pittsburgh providing dance, strength and mind/body workshops.

https://openstreetspgh.org/ 

These case studies present Open Streets events that could be adapted for 
Bridgeville to reinforce the suitability of its main thoroughfares for active 
transportation, attract visitors and spur local economic activity.

Philly Free Streets
Philly Free Streets is a people-powered initiative of the City of Philadelphia.  
Managed by the City’s Office of Transportation & Infrastructure Systems, the 
event temporarily closes streets to cars, inviting people to walk, bike and 
play. Free Streets Philly provides an opportunity to educate participants on 
how street design can promote, “healthy, livable neighborhoods,” by making 
walking and biking in the city easier. Organizers also include educational 
programming on benefits of good street design.  

http://www.phillyfreestreets.com/

Open Streets Carnegie
Open Streets Carnegie offers residents and visitors an opportunity to see what 
Main Street looks like without vehicles. The event closes West Main and East 
Main Streets to allow individuals to choose what they would like to do in a 
safe environment such as walking, running, biking, skating, etc. Many local and 
surrounding businesses and organizations offer demonstrations and lessons 
that will include yoga, dance, physical therapy, skateboarding, bicycling, and 
other activities, including a scavenger hunt.

openstreetspgh.org
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Bridgeville has a long history of flooding. For decades, 
McLaughlin Run, which discharges into Chartiers Creek, 
has flooded adjacent residential and commercial areas. 
Most recently, there was a major flood event in 2018 with 
two additional major events in 2021. These flood events 
destroyed or damaged numerous businesses and homes 
in the Borough. 

In 2021, the Borough’s engineer reviewed a previous study 
completed after the 2018 flood and developed a Flood 
Study for McLaughlin Run that identified four options (with 
multiple phases) for flood mitigation in Bridgeville. Once all 
phases are completed, these mitigation efforts will benefit 
172 structures within the Borough.

The Borough sought funding for Option 1, Phase 1A 
and was awarded a FEMA grant in August 2023 for over 
$5 million to construct a soldier beam and levee wall 
along the west bank of the creek from Commercial Street 
through Chartiers Creek along Carol Avenue and other 
improvements. This grant, along with others received 
by the Borough (including $1 million from a Local Share 
Account grant) has fully funded this project. This will 
make a significant improvement to decrease the flooding 
issues along McLaughlin Run.

Flooding
The Borough should address its flooding issues to sustain existing 
neighborhoods and promote new development/redevelopment 
and preservation opportunities.

Key Principle:

Flooding in Bridgeville, Photo Courtesy of Bridgeville Borough
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Catastrophic flood events caused the need for intervention

As a result of the 2021 flooding, the Borough has reconfigured a flood-prone ball field in McLaughlin 
Run Park, purchased and demolished six flood-prone houses along Baldwin Street, reconstructed 
existing flood walls, and installed a trash rack in the creek to capture debris. 

Former flood prone areas can be reused for community enjoyment

The former ball field at McLaughlin Run Park was converted into a flood retention area and is going to be 
further redeveloped into a meadow with walking paths.

The Borough received over $1 million to buy and demolish the flood-prone properties along Baldwin 
Street. These lots will be limited to passive or open space areas but can be used for community 
gathering spaces.

Additional major funding is still needed 

While the Borough was fortunate to receive a large amount of aid for clean up and remediation after the 
2021 flooding, and numerous grants to assist with the first phase of flood mitigation along McLaughlin Run, 
significant additional investment will be needed to fully address the flood issue. 

Additional community space is beneficial

The Borough can serve many purposes by increasing the number of “third spaces” beyond home and work 
where people can gather, relax and socialize. Ray Oldenburg introduced the concept in his book, “Great 
Good Place”, describing neutral, low-stress hang-out places such as cafes, parks and barber shops as the 
core settings of informal public life and essential for social cohesion.

Neighborhood gathering spaces such as community gardens, libraries, parklets or walking paths can 
promote intergenerational interaction, increase public safety (eyes on the street) and promote enjoyment 
of the natural environment. They can also host activities that make people feel more engaged in 
community life.

Related findings

Partial schematic for Option 1A - Phase 1 from McLaughlin Run Flood Study
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Action Implement Option 3 from the McLaughlin Run Flood Study.
While the Borough has begun implementing portions of the Flood Study, there is still work that will 
need to be done and significant funding that will need to be secured. 

As part of the Comprehensive Plan process, the additional options from the Flood Study were 
reviewed by Mackin’s engineering division to determine which phase would provide the most benefit 
as a next step for the Borough. It was determined that Option 3, while the most costly and affects the 
most structures, would be a logical next step. Major tasks included with this option include:

• Closing Bower Hill Road from Railroad Street to McLaughlin Run Road

• Reducing the size of Bower Hill bridge (this should be coordinated with planned PennDOT work being 
done to the bridge)

• Reconfiguring Baldwin Street, Bower Hill Road and Railroad Street into a plus intersection

• Condemning 37 properties

• Installing a roundabout at Baldwin Street and McLaughlin Run Road

• Various flood control measures along McLaughlin Run

What Bridgeville should do:

Work with property owners to determine needs moving forward if properties are condemned.

Coordinate with local, state and federal representatives to build support for the project.

Meet with funding agencies to discuss project and ensure they are aware of Bridgeville’s needs.

Apply for funds to implement the project (potential funding sources are listed in the Implementation 
Matrix on page 68).

1
How do we address the issues and achieve goals?
Action Items:

Schematic for Option 3 - Phase 2 from McLaughlin Run Flood Study
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Action Utilize best management practices for stormwater management.
Controlling stormwater was identified as high priority in the planning process, for quality of life as well as to 
assist with flooding. Currently the Borough has one rain garden at the library, but has the desire to implement 
more tools throughout the Borough. 

The Southwestern Pennsylvania Commission’s Water Resource Center has compiled stormwater management 
best management practices (BMPs). Their website identifies two types of BMPs: structural (engineered systems) 
and non-structural (planning and design approaches) as well as BMPs for various types of land uses since the 
approaches differ based on land use. 

In addition, The US Environmental Protection Agency (EPA) identifies green infrastructure tools that can be 
incorporated into infrastructure projects such as roads and sidewalks. These include permeable pavements, 
which infiltrate, treat and/or store rainwater right where it falls; bioswales; trees; and rain gardens. 
Additionally, projects to control vegetation along creek banks; riparian buffer fencing and planting as well as 
stream bank restoration can all assist with managing and controlling stormwater. Links to these tools can be 
found in the Appendices.

2 

Example of stormwater control measures in State 
College, PA

What Bridgeville should do:

Identify locations for additional stormwater management tools such as rain gardens.

Utilize best management practices, when possible, when replacing/repairing streets, Borough lots, sidewalks 
and other infrastructure.

Provide education to property owners about stormwater BMPs. Post on Borough website, place articles in 
newsletter, etc.

Best Management Practices (BMPs) are methods used 
to manage stormwater runoff by controlling the rate 
and volume of runoff and improving water quality. 

The most proactive form of stormwater BMP is the 
type of control that avoids the problem: low-impact 
development principles. These would include such 
measures as reducing impermeable surface area 
(removing parking minimums, reducing street 
widths, promoting reduced building footprints, 
preserving green spaces) as well as promoting green 
infrastructure such as bioswales, rain gardens, rain 
barrels, porous pavement and green roofs. 

On the whole, it is far less expensive to handle excess 
runoff by implementing green solutions than to 
expand water treatment facilities.

What are BMPs?

Rain gardens such as this help control the 
volume of water entering the runoff path.
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Action Turn the lower end of McLaughlin Run Park into a flood meadow.
The ball field at McLaughlin Run Park was experiencing significant flooding issues due to its location 
next to the horseshoe curve of McLaughlin Run. Since the field was inundated and unplayable for 
periods of time, the ball field was removed and the area was lowered to the elevation of the floodplain 
acting as a large detention facility during periods of heavy rainfall.  This helped alleviate flooding of 
the community downstream. After heavy rainfall, however, the Borough typically has to remove debris 
and garbage left over from flooding.   As a result, this space cannot facilitate any permanent structure 
including fencing.

The concept plan that was created is shown on the following page. This goal of this design was to provide 
a user experience in this space while helping to screen the park from McLaughlin Run Road.   The design 
needed to be tolerant of flooding and easy to maintain. As such a series of interconnected walking paths set 
within meadow plantings were included. The park user would be led through the space via interconnecting 
“destination nodes”. These nodes could include elements of interpretive signage, park benches and art 
sculptures.   

The meadow plantings are to be large swathes of meadow seed mixes providing contrast of 
texture and color. The paths are to be regular turf grass and designed at a width of the Public Works 
Department’s lawn mower for easy maintenance. Once established over the course of two growing 
seasons, the meadow grass could be mowed down at the end of the fall season.  This would allow 
for easy cleanup of debris when flooding occurs through the spring. Removal of any invasive species 
currently growing in the park should also be considered.

The plantings along McLaughlin Run stream not only help screen the park from the road but also help with 
streambank stabilization at the horseshoe curve. Canopy trees such as American Sycamores and understory 
plantings such as Arrowwood Viburnums are species which thrive along a streambank providing filtered 
views to and from the park.   The meadow mix specified along the streambank is specifically designed 
detention basins and will be appropriate for long periods of saturation. 

What Bridgeville should do:

The Borough has already begun implementation of this project. Bridgeville was chosen by the PA 
Department of Conservation and Natural Resources (DCNR) for their Lawn to Meadow Conversion Program. 
Through this program, DCNR will complete the planting portions of the project. It is expected to be 
completed in 2024. The Lions Club and Bridgeville Rotary are in the process of raising funds for signage and 
benches to be incorporated into the site.

3

Potential meadow at McLaughlin Run Park, Photo Courtesy of Mackin
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Conceptual Rendering for meadow at McLaughlin Run Park, Photo Courtesy of Mackin
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Action Reuse vacant lots on Baldwin Street for passive open space and gardens.
Following the flooding event in 2021, the Borough received $1.2 million to purchase six flood-prone 
properties on Baldwin Street. These properties are deed restricted and cannot have structures built on 
them. In October 2023, the Borough partnered with Tree Pittsburgh to plant a dozen trees on a lot on 
Baldwin Street that is too steep to be used as gathering space or gardens.

The Borough currently is maintaining the other properties as green space. As part of the planning 
process, various renderings were created to depict future scenarios for the lots. An online survey was 
also made available asking residents what their preference would be for the future of these properties. 
Survey options included:

• Butterfly and Pollinator Garden

• Baldwin Street History Walk

• Community Space (for occasional parking and community functions such as farmers markets)

• Raised garden Beds (for residents to maintain)

Over 350 people responded. The majority of respondents, 44.4%, would like to see Community Space.

What Bridgeville should do:

Continue the partnership with Tree Pittsburgh.

Identify volunteers and organizations, such as the Rotary and Lions Club, to assist with developing 
community space on one of the other five lots on Baldwin Street. Once established, it could be duplicated 
on other lots. Determine what types of community events or functions could be offered.

Coordinate with other towns who have successful Farmers Markets to determine the feasibility of offering 
a market in Bridgeville. An organization will need to be established to operate the market. This could be 
the downtown organization or Business Development Director discussed in the Downtown and Business 
Focus Area of the plan.

4

Potential reuse of vacant lot on Baldwin StreetPotential community space on Baldwin Street Lot, Photo Courtesy of Mackin
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Implementation Tools

Mural on Bridgeville Business, Photo Courtesy of Mackin
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General 
Action Steps
Overall Implementation
Successful implementation of the Comprehensive Plan will require 
continued commitment from the Borough, specifically the following:

Assign the Planning Commission to oversee the implementation of 
the Comprehensive Plan. The commission would not be responsible 
for directly carrying out actions, but would initiate tasks and 
coordinate with agencies, volunteers, staff, local organizations and/
or other groups to help carry them out. 

Submit priority implementation projects as part of Borough budget 
discussions. If projects require municipal approval and/or funding, 
ensure that they are presented to Council with plenty of time for 
deliberation.

Continue efforts to secure funding for projects and initiatives 
through lobbying state/federal officials and agencies.

Annually evaluate implementation of the Comprehensive Plan, 
documenting actions taken during the past year to help achieve 
the vision and address goals, and make recommendations to 
Council of modifications to the Comprehensive Plan. Append the 
annual update to the Plan document to create an ongoing record of 
progress. 

Update the zoning ordinance to achieve consistency with the 
Comprehensive Plan. Specific methods to implement the Plan’s 
goals are included in this chapter.
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This map represents catalytic points for change as well as shows existing land use for the 
Borough. Not to be confused with current mechanisms for regulating development, such as the 
zoning ordinance, the Investment Priority Map identifies areas the planning process identified 
as ripe for redevelopment or improvements as indicated. 

Because the Borough is effectively built out, the realization of its vision is necessarily gradual, at 
least as it relates to the built environment. This is particularly true where current development 
patterns are inconsistent with what is envisioned for the future. However, this map establishes 
a picture that local leaders can begin to create by channeling market forces in desired directions 
and by collaborating with partner agencies to focus funding and efforts in these targeted areas.

Investment Priority Map
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Recommendations to update Bridgeville’s Zoning Ordinance occur throughout the Comprehensive Plan 
according to the topic area where they are most relevant. Additional updates to be considered for the 
Borough’s Zoning Ordinance are included below.

Promote infill residential development

The Borough zoning ordinance currently provides for two residential zoning districts. The R-2 zone is open 
to infill development in the form of single-family and multi-family residential. The R-1 zone permits only 
single-family residential. An option is to establish and permit in R-1 an “infill residential” use allowing 
limited, small-scale multi-family residential fitting the context of the surrounding residential uses and/
or neighborhood. Infill residential could require an applicant to demonstrate compatibility of density and 
design features with existing buildings.

Establish a cultural corridor (option: Dewey Avenue)

Zoning could play a part in an active effort to establish a cultural corridor. An option, for example along 
Dewey Ave., which is zoned part R-2 and part M, is to create an overlay zone promoting culture-oriented 
uses. The overlay could separate uses like museums and libraries from the public buildings definition 
and permit them along with select other uses like art galleries and performing venues. Preference via 
by-right approval instead of conditional use approval can be given for any public establishments and for 
private establishments that are adaptive reuses of existing buildings. Requirements could be set for design 
compatibility.

Reuse vacant lots on Baldwin Street for gardens, passive open space, community gathering space

Baldwin St. is currently in the M mixed-use zoning district. The M district permits by right public open space 
and recreation. However, those uses are limited to “public” (operated by government agency) and may not 
be interpreted as including gardens. An option is to establish and permit uses for community gardens (for 
use by individuals) and, possibly, market gardens (for use by a commercial grower), whether publicly or 
privately owned and operated. Such uses could be added to the neighborhood zoning overlay which covers 
Baldwin St. (The overlay also covers McLaughlin Run Road where the addition of garden uses may also be 
compatible.)

Utilize BMPs for stormwater management

Though uncommon, there are examples of zoning ordinances that contain low-impact stormwater 
management provisions. Sewickley Borough is one. The Borough’s zoning ordinance contains requirements 
to lessen stormwater runoff and incentivize on-site infiltration. That said, Bridgeville has a separate 
stormwater management ordinance containing a current set of regulations. The ordinance requires 
development to utilize green infrastructure or other low-impact development methods in the Pennsylvania 
Stormwater Best Management Practices Manual. If the Borough desired to strengthen those requirements, it 
would be better to do so in the stormwater management ordinance.

Ordinance  
Updates
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Urban agriculture
A growing number of communities like Bridgeville are allowing and controlling by zoning 
small-scale keeping of fowl, goats, sheep, and bees as accessory uses on residential 
properties. Urban agriculture has economic, health, and environmental benefits. A good 
source of information and sample zoning regulations is the University of Pittsburgh 
publication Urban Agriculture, A Guide for Municipalities.

Short-term rentals
Short-term rentals (AirBnB, Vrbo) are a current zoning hot topic. Bridgeville’s zoning 
ordinance could contain regulations establishing short-term rentals as a distinct use. 
It could permit them in certain zoning districts and set requirements for outward 
appearance, occupancy, use and conduct, and management designed to minimize impacts. 
Bridgeville could alternately enact a standalone licensing ordinance that would allow 
short-term rentals anywhere in the Borough and set impact requirements similar to those 
mentioned for zoning.

Accessory dwelling units
Interest in accessory dwelling units is growing along with the age of residents of 
communities. ADUs are a means of allowing, typically, family members to remain with 
other family as they are less capable of keeping up a home of their own. ADUs can be 
either additions to a home or detached small dwellings on the same lot as a home. 
Bridgeville’s zoning ordinance could permit an ADU as an accessory to a principal 
residence and set requirements to minimize impact.
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Reduce or eliminate setbacks

In walkable downtown areas, buildings are commonly 
required to be set at a build-to line, with exceptions for 
specified architectural elements, in order to create a 
cohesive street wall and sense of space. A consistent setback 
and continuity of building height would help reinforce this 
effect in Bridgeville’s business district.

Design Standard Tools 

Concentrate local retail

Use a downtown district to target the location of smaller-
scale retail to the exclusion of most other uses —for 
instance, larger general commercial or light industrial uses.

Let go of parking minimums

Many communities set no minimums for downtown off-
street parking, allowing the market to determine what is 
actually needed. Another option is to allow a developer to 
leave some required parking spaces as unpaved green space 
unless it’s later determined that they need to be built (which, 
in practice, they rarely are). 

Demand quality form

Municipalities may impose certain architectural 
requirements, such as prohibiting blank facades along 
street frontages, the incorporation of recesses, projections, 
windows or other elements to break up wide facades and a 
minimum percentage of window coverage. Municipalities 
can also suggest specific design considerations that would 
advance neighborhood goals, such as the use of brick and 
the limitation of large logos and/or proprietary colors used 
over large expanses of buildings.

Envision landscaping and lighting

Design standards should include specific provisions 
for the type and placement of amenities such as street 
furniture, landscaping and lighting in a downtown district. 
In Bridgeville this should be consistent with the existing 
streetscape.
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Implementation 
Matrix
Bringing it all together
The Implementation Matrix on the following pages outlines all the priority 
recommendations with the supporting information for each. This is to 
allow easy access to all the action items in one place.



Bridgeville Comprehensive Plan 6767

Action Item Timeframe Responsible for 
Implementation Potential Partners Cost Funding Sources

Downtown & Business

Get downtown businesses 
organized and working together Short-term Bridgeville Borough (staff and 

council)

Southwest Chamber of Commerce; 
Allegheny County Economic 
Development Department

Staff time (minimal costs for meeting 
arrangements) N/A

Create a Business Development 
Director position within the 
Borough

Short-term Bridgeville Borough (staff and 
council)

South West Chamber of Commerce; 
Canonsburg Borough

$40,000-$45,000 annually  (salary or 
contract cost for part-time position) Borough Budget

Develop a Bridgeville identity Short-term 

Business & Building Owners 
Group (discussed in first 
action item) and Business 
Development Director

Allegheny County Economic 
Development Department (Allegheny 
Together Program); PDC

$10,000 (if a consultant is used or PDC 
performs services for a fee); Annual 
cost for PDC is $375-$775 (depending on 
membership type)

PA DCED Municipal Assistance Program or Keystone Communities Program

Create a zoning ordinance district 
for the Downtown Short-term Bridgeville Borough Planning 

Commission

Business & Building Owners Group 
(discussed in first action item) and 
Business Development Director

$10,000-$15,000 PA DCED Municipal Assistance Program or Keystone Communities Program

Pursue a mixed-use development 
opportunity Long-term Bridgeville Borough (staff and 

council)
Allegheny County Economic 
Development Department $5,000-$7,000 for Pro Forma analysis 

PA DCED Keystone Communities Program (facade improvements, streetscaping, 
infrastructure, building rehab or demolition and housing development; RCAP, 
Office of the Budget (major economic development projects); PA DCED LSA 
(acquisition; construction, demolition, infrastructure for projects that improve 
quality of life), PA DCED & PennDOT multi-modal funds (enhance road, bike 
and pedestrian facilities); PA Housing Finance Agency Community Revitalization 
Fund Program (development and site improvements for mixed-use properties to 
promote affordable housing and commercial corridor development)

Traffic, Parking & Signage

Install traffic calming and 
pedestrian safety features 
downtown

Short-term Bridgeville Borough (staff and 
council)

PennDOT; Business & Building Owners 
Group (discussed in first action item) 
and Business Development Director

See Activate Bridgeville Plan See Activate Bridgeville Plan

Improve signage and pathways 
between parking lots and 
Borough destinations

Short-term Bridgeville Borough (staff and 
council)

PennDOT; Business & Building Owners 
Group (discussed in first action item) 
and Business Development Director

$1,000 - $1,500 per sign Borough Budget

Pursue walkability and 
streetscape upgrades in the 
north end of the Borough along 
Washington Avenue

Short-term Bridgeville Borough (staff and 
council)

PennDOT; Business & Building Owners 
Group (discussed in first action item) 
and Business Development Director

$30,000 - $50,000 (dependent on scope) PA DCED Keystone Communities Program; PA WalkWorks

Seek funding to undertake north 
end intersection improvements Long-term Bridgeville Borough (staff and 

council)

PennDOT; SPC; Business & Building 
Owners Group (discussed in first action 
item) and Business Development 
Director

Dependent on scope IIJA Grants; SPC TIP & Long Range Plan

Bridgeville Comprehensive Plan

Table Key: FEMA = Federal Emergency Management Agency; IIJA = Infrastructure Investment & Jobs Act; LSA = Local Share Account; PA DCED = Pennsylvania Department of Community & Economic Development; PA DCNR = Department of Conservation and Natural Resources; PDC = 
Pennsylvania Downtown Center; RCAP = Redevelopment Assistance Capital Program; SPC = Southwest PA Commission; TIP = Transportation Improvement Plan
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Action Item Timeframe Responsible for Implementation Potential Partners Cost Funding Sources

Quality of Life

Actively market the Borough as a place for young 
adults, families, and seniors Short-term 

Business & Building Owners Group 
(discussed in first action item) and Business 
Development Director

South West Chamber of Commerce Staff time. If a consultant is hired - 
$15,000-$25,000 (dependent on scope) Borough Budget

Find ways to connect Bridgeville to regional trails Long-term Bridgeville Borough (staff and council) Regional trail organizations such as Montour 
Trail Council

Park and Recreation Plan = $30,000-
$40,000 (to hire consultant) PA DCNR

Promote the development of new housing types Short-term Bridgeville Borough (staff and council)
Business & Building Owners Group (discussed 
in first action item) and Business Development 
Director

Staff time N/A

Offer additional Borough sponsored recreation 
programs and community events Short-term 

Business & Building Owners Group 
(discussed in first action item) and Business 
Development Director

Bridgeville Library; Rotary Staff time N/A

Seek funding to construct a pedestrian 
connection between the library and downtown Long-term Bridgeville Borough (staff and council) Bridgeville Library See Activate Bridgeville Plan See Activate Bridgeville Plan

Flooding

Implement Option 3 from the McLaughlin Run 
Flood Control Project Long-term Bridgeville Borough (staff and council) Property Owners See McLaughlin Run Flood Control Project FEMA; LSA; Act 13 Flood Mitigation 

Program

Utilize best management practices for stormwater 
management. Long-term Bridgeville Borough (staff and council) DEP; SPC - Water Resource Center Dependent on scope DEP Loan, Grant & Rebate 

Program

Reuse vacant lots on Baldwin Street for passive 
open space and gardens Short-term Bridgeville Borough (staff and council) Rotary; Lions Club Dependent on scope Borough budget

Turn lower end of McLaughlin Run Park into a 
flood meadow Short-term Bridgeville Borough (staff and council) Rotary; Lions Club

$20,000 for tilling, seeds, cover crop and 
trees; $8,000 for benches; $4,500 for 
interpretive signage 

PA DCNR, Lawn to Meadow 
Program

Table Key: DEP = Department of Environmental Protection; FEMA = Federal Emergency Management Agency; LSA = Local Share Account; PA DCED = Pennsylvania Department of Community & Economic Development; PA DCNR = Department of Conservation and Natural Resources; 
RCAP = Redevelopment Assistance Capital Program; SPC = Southwest PA Commission; TIP = Transportation Improvement Plan

Bridgeville Comprehensive Plan
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Benchmarking 
Implementation
The Borough should collect baseline data following the adoption of the 
Comprehensive Plan and revisit these benchmarks in future years to gauge the 
effectiveness of implementation. Should the completion of action steps fall short 
of achieving progress by the benchmarks, the Borough will know to re-evaluate 
its approach to realizing the vision for its long-range future.

Downtown & Business

The Borough’s transportation network should balance the needs of all its 
users, creating routes that, beyond conveying vehicles efficiently, represent 
a safe and inviting public space.

The Borough should develop an identity and further enhance the local business 
environment to attract entrepreneurs and retain existing businesses.

Benchmarks:

Number of crosswalks improved for pedestrian safety

New/Updated directional signage in Downtown Bridgeville

Streetscape extended the length of Washington Avenue

Discussions with PennDOT and Collier have begun for north end 
traffic improvements

Benchmarks:

Downtown Business Group Formed

Hired Economic Development Director

Created downtown zoning district

Began discussions regarding potential redevelopment 
opportunity

Traffic, Parking & Signage
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The Borough should promote and further develop assets to build a reputation as 
a desirable living environment with housing options and a full complement of 
cultural and recreational amenities.

The Borough should address its flooding issues to sustain existing neighborhoods 
and promote new development/redevelopment and preservation opportunities.

Benchmarks:

Market strategy in place

Discussions started with trail organizations regarding connecting 
Bridgeville to regional trails

Increased housing units other than single-family detached units

Number of Borough-sponsored events increased

Benchmarks:

Additional flood-prone properties acquired

Completion of Phase 1A of Flood Study

Begin work on next phase of Flood Study

Meadow completed in McLaughlin Run Park

Community Space created along Baldwin Street

Quality of Life

Flooding
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Additional 
Provisions
This section includes themes and language incorporated into Bridgeville’s 
plan to comply with Pennsylvania’s Municipalities Planning Code (MPC). The 
Code was the primary framework for the plan’s formulation, and its process 
was designed to satisfy and exceed MPC requirements.

Adjacent communities
As per Article III, Section 301 (5) of the MPC, the relationship of the existing 
and proposed development in Bridgeville should be analyzed in relation to 
the existing and proposed development in adjacent communities and the 
region. The planning process for Bridgeville involved providing a copy of the 
draft plan to all adjacent communities surrounding Bridgeville as well as to 
Allegheny County Economic Development Department.

Interrelationship
The synthesis of interrelated activities to resolve issues and problems is an 
important foundation to good community planning. In this regard, there 
are linkages among the elements, goals and action items of the Bridgeville 
Comprehensive Plan. All are related and should further the overall vision, of 
the plan.

State water plan
In recognition of the Pennsylvania Municipalities Planning Code, 
Article III, Section 301 (b), the Bridgeville Comprehensive Plan supports 
efforts to provide a reliable supply of water and provisions aimed at 
adequately protecting water supply sources. These should be developed 
in consideration of current and future water resources availability and its 
uses and limitations. The Comprehensive Plan is in conformance with the 
Pennsylvania State Water and recognizes that:

• Lawful activities such as extraction of minerals impact water 
supply sources and such activities are governed by statutes 
regulating mineral extraction that specify replacement and 
restoration of water supplies affected by such activities.

• Commercial agriculture production impact water supply sources.
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Additional Action 
Items

Downtown & Business Development
• Help existing businesses “reinvent themselves” 

every 5-7 years

• Promote strong office market (upper stories)

• Market low rents as entrepreneurial opportunity

• Promote technical and financial resources to 
entrepreneurs 

• Encourage membership in the Chamber

• Adopt complete street policies

• Address parking (more lots, no hassle parking, 
limited free parking, tiered parking rates in lots, etc.)

Traffic, Parking & Signage
• Enforcement (Stop Signs/Speeding)

• Bower Hill/Railroad St. Intersection 
Improvements

• Roundabout at Bank/Lesnet

• Parking Garage

• Public Parking in North End

These are additional action items identified during the planning process that did not rank as high priority. Bridgeville 
should consider them if priorities change or funding sources become available.

Quality of Life
• Redo the streetlights on Washington Avenue to 

• be more inviting (go bridge to bridge)

• Make Railroad Street more attractive (expand 
streetscape)

• Promote walking paths through Bridgeville (could 
be  visual paths with paint)

• Utilize alternative energy solutions (i.e. solar) to 
power municipal buildings

• Coordinate with County and State officials to 
address businesses that pollute

• Expand the yard waste program (composting and 
include grass clippings)

• Formalize the art program so it is sustainable

• Ensure that future improvements to utilities be 
installed underground, where practical.

• Seek funding for the pedestrian bridge included 
in Activate Bridgeville to connect the library to 
downtown

• Continue communications with train operators to 
ensure safety

• Promote infill residential development

• Support progressive code enforcement rather than 
reactive

• Work with homeowners to promote programs to 
keep housing safe and marketable

• Complete the fitness trail in Chartiers Park 

• Develop a dog park

• Offer parks/tot lots on the west side of Bridgeville
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Web 
Links
Stormwater Best Management Practices (BMPs)

• PA Stormwater Best Management Practices Manual – PA Department of Environmental Protection Bureau 
of Watershed Management (www.depgreenport.state.pa.us/elibrary/GetFolder?FolderID=4673): Stormwater 
management approach to land development projects

• Southwestern PA Commission – Water Resource Center (spcwater.org/topics/stormwater-management/stormwater-
best-management-practices-2/): List of Non-Structural BMPs and Structural BMPs (by land use)

PA Department of Conservation and Natural Resources: Sample scope of work for Comprehensive Park, Recreation and 
Open Space Plan (https://www.dcnr.pa.gov/Communities/Grants/CommunityParks%20andRecreationGrants/Pages/default.
aspx)  
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Downtown Case Study:
Zelienople, Butler County
The downtown revitalization project for Zelienople began when a stakeholder group, consisting of council members and 
business owners, was formed in 2009/2010. Nonprofit status was obtained and stakeholders contributed initial funds 
to leverage additional money through grants for an initial study and facade program.  The downtown revitalization 
of Zelienople is based upon existing assets of the historic central business district. These include two and three story 
buildings that line Main Street, the Four Corners Park, the restored Strand Theatre, retail stores/commercial offices, 
restaurants, library, churches, premier and expanding retirement community and adjacent location to interstate highways. 

Downtown Revitalization 
A consultant was hired to develop a plan for the continuation of the downtown revitalization. At this point, the 
project broken into three phases. The first phase focused on parking and included a $3 million project to bring in 
more parking spaces. The second phase  included buying and refurbishing “The Kaufman Building” which brought in 
jobs by adding a restaurant on the first floor and offices in the upper floors. The final phase of the project included the 
use of a Redevelopment Assistance Capital Program (RCAP) grant for continued development.

Partners
The downtown revitalization project process was led by the Zelienople, PA Revitalization, Inc., a nonprofit corporation, 
the Borough of Zelienople, and the consulting firm of E.G.&G. Z

Funding
Funding sources included fundraising event such as a Wine & Cheese Tasting, Golf Outing, and others. Other funding 
sources include Facade mini-grants through Explore Zelie’s Facade Improvement Grant Program which is intended to 
promote reinvestment and restoration of commercial buildings in the downtown district and grants through Butler County.



7777Bridgeville Comprehensive Plan

Bridgeville 
Market Analysis
The following pages include a Market Analysis that was completed by 4ward Planning as a companion document to 
the Comprehensive Plan. Please note: the information included in this report was derived primarily from estimates 
provided by ESRI. This is why some of the information included in this report may vary slightly from the demographic 
information included in the Comprehensive Plan, which is from the US Census Bureau, 2020 Census.
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Phase I: 

Cursory Market Analysis

•Socio-Economic Trends Analysis

•Labor Market Analysis

•Real Estate Analysis

•Improvement-to-Land Value Analysis

Phase II: 

Evaluating Implementation Strategies 
(To Be Completed)

•Focus Groups

•Financial Feasibility Analysis

Serving on a team with Mackin Engineering, 4ward Planning is providing market and financial feasibility

analysis in support of the borough of Bridgeville’s Comprehensive Plan. In Phase I of this analysis, 4ward

Planning will conduct a cursory market analysis to better understand demand driver trends, setting forth

expectations for local market potential and the identification of land uses which will be most market-receptive

within Bridgeville Borough, over the near and long term. As part of this analysis, 4ward Planning also conducted

a real estate trends and supply/demand analysis for residential and retail land uses, inclusive of interviews

with knowledgeable real estate development professionals. Market analysis findings will help guide the

visioning process and identify redevelopment opportunities promoting new household growth and supporting

retail and restaurants in Bridgeville Borough’s north end.

Phase II of this analysis will include focus group sessions with municipal officials to identify perceived real

estate related challenges and opportunities. The subsequent financial feasibility analysis will reveal whether

gap financing will be necessary and to what extent.

Background: Project Scope
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Pittsburgh 

MSA

Source: Esri; 4ward Planning Inc., 2022

Background: Study Areas

15-Minute 

Drive Time

Allegheny 

County

• Study Area: As presented on the following page, 

this includes the portions of Washington Avenue 

that span Bridgeville Borough, as well as some 

adjacent blocks. 

• Bridgeville Borough: As defined by borough 

boundaries

• 15-Minute PMA: The primary market area (PMA) 

typically represents that catchment area from 

which 70 percent or more of consumer patronage 

originates. Here, it is defined as a 15-minute 

drive-time contour from the intersection of 

Washington Avenue and Bower Hill Road. 

• Allegheny County: For comparative purposes, 

some data is presented for the county.

• Pittsburgh Metropolitan Statistical Area (MSA): 

Represents the labor market area, as defined by 

Pittsburgh MSA boundaries. It is composed of 

Allegheny, Armstrong, Beaver, Butler, Fayette, 

Washington, and Westmoreland Counties. 

Bridgeville 

Borough
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Background: Study Areas (continued)

Bridgeville 

Borough

Study Area

Study Area

Study Area

North End -

Area of focus



[Project Name]

4WARD PLANNING Inc.

September 18, 2022

Page 7

[Project Name]

4WARD PLANNING Inc.

September 18, 2022

Page 7

[Project Name]

4WARD PLANNING Inc.

September 18, 2022

Page 7

Borough of Bridgeville Comprehensive Plan

4WARD PLANNING INC.

September 18, 2022

Page 7

Study Takeaways: Housing Opportunities

New housing options can help attract commuting workers and new households from the PMA.

By 2032, there will be an estimated net demand of 4,400 residential units within Bridgeville’s primary market

area (PMA), largely due to unmet housing demand from primary workers commuting into the 15-minute PMA

(77 percent of PMA workers).

Assuming the borough could potentially capture between two and five percent of the PMA’s net housing

demand, the study area could capture between 80 and 220 units by 2032. The study area is located within a

relatively steady housing market (e.g., with stable middle-income housing values, moderate pace of new

construction, etc.), and new housing could potentially leverage its adjacency to robust housing markets

located to the north and south of Bridgeville.

Interviews with local real estate professionals suggest that creating greater housing choice in the study area

(e.g., townhomes, cottage courts, and rental units) could help the borough better retain those desiring low-

maintenance housing with higher-end amenities. Feedback is mixed, however, regarding the likely audience

for such housing, as young professionals looking to live near more vibrant business districts may opt for other

areas of the Pittsburgh market. Tailoring commercial offerings within the central business district and

improving walkability would make the borough more attractive to young professionals and empty-nesters

alike.
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Study Takeaways: Retail Opportunities

Better leveraging commuter and visitor spending can help create new jobs and stimulate the economy.

Given that household expenditures by borough households across a variety of purchases for goods and

services are reported to be 30 percent less than national average household expenditures for similar goods

and services, combined with the broad contraction of traditional brick-and-mortar retail, there will be little, if

any, significant new major retail development in the study area over the foreseeable future. Nevertheless,

carefully planned small-scale retail in the study area (e.g., locally owned restaurants, entertainment venues,

or recreational businesses) could help vitalize the area and attract middle- and upper-middle-income

consumers.

Furthermore, increasing the number of locally owned businesses in the study area could better capture

spending from commuters traveling along Washington Avenue/Route 50 (between 14,000 and 30,900 cars

each day), further stimulating the local economy, as much of the money spent at these businesses would stay

local.
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Develop Multi-family Rental Units to Diversify Housing Supply

• Develop 100 to 125 low-maintenance, multi-family rental units offering higher-
end amenities, in the borough’s north end - improving housing choice and 
encouraging new household formation.

Foster a Walkable Retail Corridor to Attract Young Professionals:

•Carefully tailor the commercial district’s retail offerings and improve its walkability 
- making the borough more attractive to young professionals and empty-nesters, 
its targeted residential audience.

Leverage Locally Owned Businesses to Capture Retail Sales

•Increase the number of small-scale, locally owned businesses (e.g., restaurants, 
entertainment venues, or recreational based service businesses) along the 
commercial corridor – to better capture spending from commuters traveling along 
Washington Avenue. 

Study Recommendations: Redevelopment Opportunities

After assessing Bridgeville Borough’s challenges and opportunities, summarized on subsequent pages, we

offer the following study area recommendations, based on our market analysis findings herein.
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Increasing PMA population suggests opportunities for the borough
From 2010 to 2020, the population in the PMA grew by 0.8 percent per year, while it declined by -0.7 percent

per year in the borough over the same decade. Although the borough may be, based on population trends, a

relatively less attractive market for goods, services, housing, and labor than the PMA, its proximity to downtown

Pittsburgh and adjacency to more robust markets of the surrounding PMA suggest there are redevelopment

opportunities for which to take advantage in Bridgeville.

Higher share of borough residents ages 55 and over
The median age in Bridgeville Borough (48 years) is higher than that within Allegheny County (43 years), due to

a relatively high share of borough residents ages 55 and over (generally representing the baby boomer and

silent generations). This aging cohort is expected to create increasing demand for a newer active adult housing,

which may be, potentially, accommodated in the North End focus area of the commercial district.

Lower educational attainment and household income levels
Educational attainment is, currently, relatively low in the borough, where 32 percent of adult residents ages 25

and older hold a bachelor’s degree or higher level of education (compared to 54 percent in the PMA). Since

educational attainment is often correlated with higher income levels, it is not surprising that the 2022 median

household income in the borough ($55,670) is much lower than that in the PMA ($88,700).

Key Findings: Socio-Economic Trends Analysis
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Using a combination of published government data (U.S. Census, Bureau of Labor Statistics, and Pennsylvania

Department of Labor and Industry) and proprietary analysis software (ESRI Community Analyst), 4ward

Planning prepared a series of data tables comparatively illustrating demographic trends for Bridgeville

Borough, the 15-minute PMA, and Allegheny County. Specifically, demographic trends associated with

population, households, age cohorts, income distribution, housing tenure, and consumer expenditure

estimates were analyzed. Additionally, we analyzed income distribution, homeownership rates and tenure, and

consumer expenditure estimates (including restaurant, and arts and entertainment expenditures). Esri provides

estimates for the current-year (2022) and short-term (2027). Esri data for 2022 is based on the initial release

of U.S. 2020 Census data for population, race, and housing.

Study 
Geographies

Socio-
Economic 

Trends

Market 
Demand 
Drivers

Methodology: Socio-Economic Trends Analysis

• Bridgeville Borough

• 15-Minute PMA

• Allegheny County

• Pittsburgh MSA

• Population

• Households

• Education 

• Age

• Income

• Tenure

• Expenditures

• Identification of 

Market Demand 

Drivers in Region
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The size and growth of a region’s population influences

markets for goods, services, housing, and labor. Areas

where population is growing, particularly if it is growing

rapidly, are more attractive than are areas where

population is flat or in decline. Although the 15-minute

PMA experienced strong population growth from 2010 to

2020, Bridgeville experienced relatively strong population

decline over the same decade. From 2010 to 2020, the

population in the PMA grew by 0.9 percent per year, while

it declined by -0.7 percent per year in the borough over the

same decade. The creation of housing attractive to both

young workers and downsizing households will serve to

slow, if not reverse the borough’s population decline, by

attracting residents from outside of the borough.

Source: US Census Bureau; Esri; 4ward Planning Inc., 2022

Population by Geography

2000 2010 2020 2022 2027 2022-2027

Bridgeville Borough 5,340 5,150 4,800 4,710 4,630 -80

15-Minute PMA 178,030 180,310 195,930 197,100 196,830 -270

Allegheny County 1,281,500 1,223,310 1,250,580 1,251,180 1,240,840 -10,340

Pittsburgh MSA 2,431,090 2,356,300 2,370,930 2,366,260 2,348,220 -18,040
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Historical Population Trends

Resident Population (County) Rate of Change (County) Rate of Change (MSA)

Historical Population Trends: Allegheny County

Source: U.S. Census Bureau, Resident Population in Allegheny County, PA [PAALLE3POP], retrieved from FRED, Federal Reserve Bank of St. Louis; 

https://fred.stlouisfed.org/series/PAALLE3POP, June 10, 2022

Negative

Positive

According to population estimates provided by the U.S. Census Bureau, from 1970 to 2008, except for a brief

period of population growth in 1991 and 1992, Allegheny County experienced nearly consistent population

decline. While the county's population grew from 2009 to 2013, after the Great Recession, it began declining

once more in 2014. Similarly, as the population grew again from 2019 to 2020, it declined from 2020 to 2021,

after the onset of the Covid-19 pandemic and subsequent economic crisis. During the last half-century, from

1970 to 2021, there were just eight years in which the county experienced positive population growth.
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Source: U.S. Census, Estimates of the Components of Resident Population Change, 4ward Planning Inc., 2022

Components of Population Change: Allegheny County (continued)

Even before the Covid-19 pandemic, natural population growth in the county (as illustrated in the chart below on

the left) began slowing over the past decade due to declines in births and increases in deaths, partially driven by

falling fertility rates and an aging population. While international migration into the county has remained positive

over the past two decades (as illustrated in the chart below on the right), negative net migration has been largely

driven by domestic out-migration, which has been negative since 2014. Since housing demand is largely driven

by population growth and new household formation, declining rates of population growth mean that housing

demand is lower on a relative basis now than a decade ago.
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Long-distance moves (those across county boundaries) are more likely to be made for work-related reasons, while

short-distance moves are more likely to be made for housing-related reasons. As illustrated in the map and table

below, from 2015 to 2019, the largest inflow of residents (443 persons) to Allegheny County moved from Fayette

County, Pennsylvania. Conversely, the largest outflow of residents (1,313 persons) from the county moved to Berks

County, Pennsylvania. Since the Covid-19 pandemic is still unfolding, it is difficult to assess its impacts on mobility.

Working from home is likely at record-high levels right now, and if even a small portion of this shift proves to be

permanent, it could mean fewer people moving for job-related reasons. Interviews with real estate professionals

suggest that while the county saw a small spike of home sales due to the pandemic, it was mostly among existing

county residents (not out-of-state movers). Interviewees characterized Bridgeville as trans-generational, with many,

particularly older residents opting to purchase or rent within the borough when feasible.

Source: U.S. Census Bureau, Census Flow Mapper; 4ward Planning Inc., 2022

County State Persons 

Top Net Positive (Inflow)

1 Fayette County Pennsylvania 443 

2 Adams County Pennsylvania 371 

3 Montgomery County Pennsylvania 312 

4 Erie County New York 305 

Top Net Negative (Outflow)

1 Berks County Pennsylvania (1,313)

2 Butler County Pennsylvania (1,160)

3 Washington County Pennsylvania (836)

4 Indiana County Pennsylvania (719)

Intercounty Migration: Allegheny County 

Inter-County Movers: 

Allegheny County 2015-2019
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Households by Geography

2000 2010 2020 2022 2027
2022-

2027

Bridgeville Borough 2,540 2,500 2,390 2,390 2,360 -30

15-Minute PMA 74,340 78,170 83,970 84,680 84,760 70

Allegheny County 537,090 533,950 551,010 553,090 551,180 -1,910

Pittsburgh MSA 995,510 1,001,630 1,024,380 1,026,020 1,023,650 -2,370
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Household Formation

Each household represents an occupied housing unit. While

overall household growth in the PMA has been negative,

albeit relatively flat, over the past two decades, non-family

households have experienced stronger growth than family

households (as illustrated in the chart to the right). As

illustrated below, average household size in the borough

(2.0 persons) is lower than that within the other geographies

and has been declining over the past two decades, likely

driven by stronger growth among non-family households.

The growth in non-family households (typically one- and two-

person in size) should continue to increase demand for

smaller housing units, which could be easily accommodated

within multi-family housing in the study area.

Sources: US Census Bureau; Esri; 4ward Planning Inc., 2022

Household Formation Trends
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As illustrated in the chart to the right, the median age in Bridgeville (48

years) is higher than that within Allegheny County (43 years). Although the

median age in all geographies is expected to increase through 2027

(partially due to the aging baby boomer generation), the median age in the

borough is projected to remain higher than that within the larger region. As

illustrated below, compared to all other geographies, the borough has a

higher share of persons ages 75 and older, representing mostly retired

individuals. The relatively higher median age in the borough and PMA

suggests likely demand for 55- and over housing in the borough.

Age Distribution

Source: Esri; 4ward Planning Inc., 2022
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Source: Emerging Trends in Real Estate 2020 survey

The chart below compares population shares by generation across all geographies. Currently, within the

borough, baby boomers (those born between 1946 and 1964) compose the largest share (25 percent) of

residents and will be the principal drivers for active adult residential units over the next 15 years; millennials

(those born between 1981 and 1998) represent the second largest share (22 percent). With the oldest baby

boomers now age 77, as this generation ages and increasingly leaves the workforce, its housing needs will

likely change. Adaptable housing, changing space requirements, and accessibility needs will likely shape the

demands the borough’s largest generation cohort exerts on the local housing supply. Conversely, with

millennials currently between ages 24 and 41, this cohort is increasingly exiting rentership in pursuit of owning

homes and starting families.
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Generation Trends

Research shows that each generation can exhibit distinct priorities and attitudes, goals, lifestyle choices, and

purchasing behaviors. Understanding shifting purchasing behaviors and preferences is important for predicting

changing housing and retail demand.

• Silent & Greatest Generations (those born before 1945) Grew up during the Great Depression and WWII.

• Baby Boomers (those born between 1946 and 1964) With the oldest baby boomers now age 77, this aging

cohort holds the bulk of America’s household wealth and is expected to create increasing demand for a

newer active adult housing, which ranges from lifestyle-focused to a middle-market rental option.

• Generation X (those born between 1965 and 1980) Currently between ages 42 and 57, this cohort is in the

zenith of its career earnings. While Gen X is comparatively younger and still making purchases associated

with family rearing, employment, and new or renovated housing, it is a much smaller generation and never

exhibited the same strong consumer spending might of boomers and were, thus, less impactful on the

bottom lines of retailers.

• Millennials (those born between 1981 and 1999) Currently between ages 24 and 41, this cohort is

increasingly exiting rentership in pursuit of owning homes and starting families. The pandemic has

accelerated the life shift of this cohort.

• Generation Z (those born between 1999 and 2016) Currently between ages six and 23, this cohort is just

starting to enter adulthood and the workforce.

• Alpha (those born before 2017): This cohort is the youngest generation and will likely be the most

technologically savvy generation to date.
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Educational Attainment & Income

The chart below comparatively illustrates estimated 2022 educational attainment across all four geographies.

Educational attainment is, currently, relatively low in the borough, where 32 percent of adult residents ages 25

and older hold a bachelor’s degree or higher level of education (compared to 54 percent in the PMA). Over the

next five years, the median household income in the PMA is expected to increase at a greater rate than in the

borough (3.2 and 2.3 percent per year, respectively), but at a slower rate than those in the county and MSA (3.5

and 3.6 percent per year, respectively). However, given demand for new housing, retail and service offerings will

originate from within the PMA, the borough is well positioned to leverage the market area’s relatively high

educational attainment and household income levels in support of this private investment activity.

Source: Esri; 4ward Planning Inc., 2022

Educational Attainment (% of Adult Population) 2022 Median Household Income 2022-2027

2022 2027 2022-2027 % Change

Bridgeville Borough $55,670 $61,990 $6,320 2.3%

15-Minute PMA $88,700 $102,870 $14,170 3.2%

Allegheny County $71,050 $83,410 $12,360 3.5%

Pittsburgh MSA $68,380 $80,550 $12,170 3.6%
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Vulnerable Households

According to 2020 American Community Survey data provided by Esri, 10 percent of borough residents are below

the poverty level, 10 percent receive nutrition assistance via food stamps/SNAP (Supplemental Nutrition

Assistance Program), and 29 percent live with one or more persons with a disability. According to HUD, households

that spend more than 30 percent of their incomes on housing are considered “cost-burdened” and may have

difficulty affording necessities such as food, clothing, transportation, and medical care. According to 2020

estimates provided by the U.S. Census Bureau, approximately 36 percent of all borough renter households pay

more than 30 percent of their monthly household incomes on rent – suggesting more affordable housing options

(for persons with disabilities, in particular) are, likely, warranted within the borough.

Sources: 2019 American Community Survey; Esri, 2022
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2022 Average Household Expenditures by Geography

Source: Esri; 4ward Planning Inc., 2022

Household Expenditures

Esri combines the latest Consumer Expenditure Surveys from the Bureau of Labor Statistics (BLS) to estimate a

current Spending Potential Index (SPI), which compares the average amount spent locally for a product to the

average amount spent nationally. An index of 100 reflects the average, while an index of 70 means that the area

spends 30 percent less than the national average on that good or service. As shown in the chart below, average

household expenditures within the borough are much lower than the national average, while average household

expenditures within the PMA are relatively high – reflective of the PMA’s higher median household income and a

favorable metric for new investment in restaurant and/or service businesses in the borough.
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87,350 primary workers commute into the PMA
According to 2019 data provided by the U.S. Census Bureau (the most recent data available for this geography),

there are approximately 87,350 primary jobs (the job, if more than one is held, which pays the highest salary or

wage rate) by persons commuting into the 15-minute PMA. Since some of these commuting workers may prefer

to live closer to work, should adequate new housing be potentially accommodated in the study area, these

workers represent potential pent-up housing demand.

Historic high to historic low employment levels
The Covid-19 pandemic and subsequent economic crisis had a significant impact on employment levels in

Allegheny County. Before the pandemic, employment in the county (628,730 jobs in 2019) had nearly reached

historic late 1990s highs. In 2020, total employment in the county (585,950 jobs) was down below historic

2010 lows.

Low unemployment rate partially due to a shrinking labor force
Although the county’s unemployment rate (4.3 percent as of March 2022) has reached the lowest level since

the onset of the Covid-19 pandemic, this decline is likely due to the large number of people dropping out of the

local labor force (e.g., older workers opting to retire early, younger workers reassessing careers or childcare

needs). In March 2022, there were a total of 630,740 workers in the county’s labor force, compared to

653,670 (a difference of 22,930) in March 2019.

Key Findings: Labor Market Analysis
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Methodology: Labor Market Analysis

The quality and availability of labor in a given geography is, perhaps, the most critical determinant of the area's

competitive market advantage, relative to neighboring jurisdictions. Consequently, establishing baseline metrics

for area labor supply and quality, as well as examining trends, will allow the borough to understand its

competitive position, in this key asset area, against their regional competitors (e.g., other boroughs within

proximity). To these ends, our team evaluated the following metrics:

• County travel shed analysis (depicts where people live and work)

• Civilian labor force, employment, and unemployment trends

• 15-minute PMA

• Bridgeville Borough

• Allegheny County 

• Pittsburgh MSA

• Pennsylvania

Study 
Geographies

• Job Clusters

• Travel Shed

• Labor Force
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Primary Job Clusters: 

15-Minute PMA

Source: U.S. Census Bureau, Center for Economic Studies; 

4ward Planning Inc., 2022

A primary job refers to the job an individual has

which provides the greatest income. If an

individual has only one job, this would be

considered a primary job. If an individual is

employed by multiple firms, including part-time

positions, the job that provides the greatest

income would be considered a primary job. The

count of primary jobs is the same as the count

of workers.

According to 2019 data provided by the U.S.

Census Bureau (the most recent data available

for this geography), there are approximately

114,160 primary jobs in the PMA.

15-Minute PMA
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Inflow/Outflow Trends: Primary Workers

According to the U.S. Census Bureau, the share of primary workers both

living and working in the PMA has been falling in recent years. In 2019,

29 percent of PMA workers also lived in the PMA, compared to 33 percent

in 2002. The overall decrease in those working and living inside the PMA

may be a result of an increasing job/housing imbalance. Approximately

87,350 primary jobs are held by persons commuting into the PMA. Since

some of these commuting workers may prefer to live closer to work, they

represent potential pent-up housing demand.

Source: U.S. Census Bureau, Center for Economic Studies; 4ward Planning Inc., 2022
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Historical Unemployment Trends

Based on unemployment data provided by the U.S. Bureau of Labor

Statistics, in March 2022, the unadjusted unemployment rate in

Allegheny County was 4.3 percent (compared to 4.7 in Pittsburgh

MSA and 4.6 percent in Pennsylvania). The current unemployment

rate in the county is lower than that observed in March 2022 (6.8

percent), and much lower than the unemployment rate observed

during the onset of the Covid-19 pandemic (15.4 percent in April

2020). Unemployment rates in all geographies have reached the

lowest levels since the onset of the Covid-19 pandemic.
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Employment Trends: Allegheny County

Historical Employment Trends: Allegheny County

The chart below illustrates historical employment trends within the county, according to data provided by the U.S.

Census Bureau as of March 2022. While the county lost 23,500 jobs during the previous economic recession

(from 2008 to 2010), it increased steadily from 2010 to 2019. By 2019, total employment in the county

(628,730 jobs) had nearly reached late 1990s historic highs. Unfortunately, the Covid-19 pandemic and

subsequent economic crisis had a significant impact on the county’s employment levels. From 2019 to 2020, the

county lost 36,450 jobs, bringing its average annual employment down below 2010 historic lows. While total

employment in the county has increased in the past two years as the economy recovers, it remains far below pre-

pandemic levels. As of March 2022, the county had approximately 600,600 jobs, compared to 624,890 (a

difference of 24,290 jobs) in March 2019.

Note: Average 2022 data is as of March 2022. Not Seasonally Adjusted

Source: U.S. Bureau of Labor Statistics, Local Area Unemployment Statistics
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Historical Labor Force Trends: Allegheny County

The U.S. Bureau of Labor Statistics (BLS) defines the labor force as all civilians classified as employed and

unemployed. The employed are those who work for pay for themselves or someone else, or who work 15 hours or

more as unpaid workers in family-operated businesses. The unemployed include individuals who had no job but

were available for work and looking for employment. According to BLS data, in 2019, before the onset of the

Covid-19 pandemic, Allegheny County’s total labor force (656,480 persons) was the largest it had been since the

1990s. In March 2022, there were a total of 630,740 persons in the county’s labor force, compared to 653,670

(a difference of 22,930 persons) in March 2019. The decline in the size of the county’s labor force is likely due to

people either leaving the county or dropping out of the local labor force (e.g., older workers opting to retire early,

younger workers reassessing careers or childcare needs).

Note: Average 2022 data is as of March 2022.

Source: U.S. Bureau of Labor Statistics, Local Area Unemployment Statistics
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The chart below illustrates recent primary job trends for the county’s top six industries by total jobs in 2021,

according to data provided by the U.S. Census Bureau. The health care and social assistance sector has been the

county’s top sector by total employment and employment growth over the past two decades. From 2002 to 2021,

the health care and social assistance sector experienced the greatest job increase (20,350 jobs gained), while

the retail trade sector experienced the greatest job decline (13,520 jobs lost). From 2019 to 2020, nearly all top

sectors by employment experienced job losses likely due to the Covid-19 pandemic (except for the professional,

scientific, and technical services sector, which gained 790 jobs). Notably, from 2019 to 2020, the

accommodation and food service sector alone lost 15,160 jobs.

Source: U.S. Census Bureau, Center for Economic Studies; 4ward Planning Inc., 2022

Historical Employment Trends by Top 6 Industries: Allegheny County
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Methodology: Real Estate Analysis

Our primary objective, here, is to gain an understanding of local supply, demand, occupancy, and pricing

factors for existing land uses within the Bridgeville Borough market area, inclusive of mixed-use residential

development and supportive retail and restaurants. Using a variety of primary and secondary resources,

4ward Planning examined and identified prospective real estate opportunities and challenges for each land-

use category within the study area. We examined the following land-use metrics for multi-family residential in

terms of units; vacancy trends; apartment rental rates, and residential price points; and building permit

activity. Quantitative analysis was supplemented by interviews with local real estate professionals, in order to

“ground truth” data findings.

• Residential

• Retail & 
Restaurants

Land Uses

•Inventory

•Asking Rent

•Vacancy

Real Estate 
Trends •Unit Demand

Identifying 
Development 
Opportunities
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Residential
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2,263 units permitted in the county in 2021
Based on data provided by the U.S. Census Bureau’s Building Permits Survey, the number of housing permits

dipped after the previous economic recession (2007 to 2009) and has recovered over the past decade. In

2021, 2,263 units were permitted in the county (although none in Bridgeville Borough).

Relatively steady housing market
According to a 2021 Market Value Analysis (MVA) study, the block group containing most of the study area was

identified as having a MVA of “D,” representing a relatively steady market characteristic of having average

housing values, average amounts of new construction, average levels of foreclosure, more renters than owners,

and low levels of vacant lots and poor or worse condition properties. Investment in the study area could

potentially leverage being surrounded by block groups to the north and south that have relatively robust

housing markets (MVAs of A through C).

80 and 220 units by 2032
By 2032, there will be an estimated net demand for 4,400 residential units within the PMA, largely due to

unmet housing demand from primary workers commuting into the 15-minute PMA (77 percent of PMA

workers). Assuming Bridgeville Borough could potentially capture between two and five percent of the PMA’s

net housing demand, the study area could accommodate between 80 and 220 units by 2032.

Key Findings: Residential
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Housing Choice: Unit Type and Bedroom Size

According to 2020 American Community Survey (ACS) data, single-family detached homes represent a relatively

higher share of the borough's housing stock (69 percent), compared to the PMA (66 percent). Medium-density

multi-family units (located in buildings with between 10 and 49 units) represent the borough’s second largest

share (11 percent) of housing stock type.

Source: U.S. Census Bureau, 2019 American Community Survey, 4ward Planning Inc., 2022

Bridgeville Borough 15-Minute PMA Allegheny County Pittsburgh MSA

Other (mobile home, boat, RV, van, etc.) 0.1% 0.8% 0.7% 3.4%

High-Density MF (50+ units) 7.7% 7.2% 6.4% 4.4%

Medium-Density MF (10-49 units) 10.7% 7.9% 7.3% 5.5%

Low-Density MF (3-9 units) 8.2% 5.9% 8.7% 7.0%

Duplex 2.6% 2.8% 4.7% 4.1%

SF Attached 2.1% 9.4% 10.5% 8.3%

SF Detached 68.6% 66.0% 61.7% 67.4%

68.6% 66.0% 61.7% 67.4%

10.7% 7.9% 7.3% 5.5%

Housing Units Built & Structure by Type, 2020
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Housing Pipeline: Allegheny County

These charts illustrate housing permit trends for Allegheny County based on

data provided by the U.S. Census Bureau’s Building Permits Survey.

Approximately 27 percent of this development (11,590 units), built since

2001, is characteristic of multi-family housing with five or more units.

Notably, the number of housing permits dipped after the previous economic

recession (2007 to 2009) and has recovered over the past decade. In 2021,

2,263 units were permitted in the county (although none in Bridgeville

Borough).

Source: U.S. Census Bureau’s Building Permits Survey, 2022
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One way to measure whether existing housing stock is suited to the local population is to compare household

size to the number of bedrooms (unit size) within dwelling units in the local market’s housing inventory. The

share of one-person households (56 percent) in the borough is double the share of studio and one-bedroom

units, combined (23 percent). In other words, there is likely a mismatch between housing unit bedroom counts

and household size among small households. While the development of one- and two-bedroom units in the

borough could help relieve the existing shortage of small housing units, relative to household size, the greatest

housing demand is for one-, two-, and three-bedroom units. Interviews with local real estate professionals

suggest that two-bedroom units, in particular, see the highest demand among smaller households in and

around Bridgeville Borough.

Household and Unit Size: Bridgeville Borough

Source: 2020 ACS 5-Year Estimates, B11016; DP04

Borough Household Size vs. Unit Size, 2020

56% 24% 10% 7% 4%

0% 20% 40% 60% 80% 100%

Household Size

1 person 2 people 3 people 4 people 5+ people

23% 38% 32% 6%1%

0% 20% 40% 60% 80% 100%

Bedrooms

1 or less Bdr. 2 bdr. 3 Bdr. 4 Bdr. 5+ Bdr.
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As illustrated below (left), 44 percent of all occupied housing units in Bridgeville Borough are renter-

occupied, a share higher than that found in the 15-minute PMA (27 percent). While the shares of renter-

occupied housing units in Bridgeville Borough increased from 2010 to 2022, Esri projects those shares will

decline across geographies, albeit remain relatively flat through 2027. This may be due, in part, to fewer

people seeking to live in more densely populated housing complexes, due Covid-19 concerns. Further, larger

single-family homes (whether renter- or owner-occupied) are likely to see a rise in demand, as those who

have lost jobs or work hours move in with family and friends for cost-reducing purposes.

Housing Tenure Trends

Source: Esri; 4ward Planning Inc., 2022
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In general, a vacancy rate of between four and seven percent is an indicator of balanced supply and demand in

a housing market. Although the average housing vacancy rate Bridgeville Borough is slightly higher than the

healthy range (7.4 percent in 2020), this rate includes seasonal and other vacant units (units which are vacant

due to a sales or leasing transition, repairs being conducted, or for the owner’s personal reasons). When

seasonal and other vacant units are excluded, the 2020 vacancy rate for owner- and renter-occupied units

within the borough falls to 1.9 percent and 5.7 percent, respectively. From 2010 to 2020, the vacancy rate

among renter-occupied units in the borough increased (from 3.8 to 5.7 percent), while the vacancy rate among

owner-occupied units in the borough decreased (from 2.3 to 1.9 percent), suggesting an increasing tightening

ownership market. Consequently, developing new housing units within the study area could address its

relatively tight housing vacancy rate.

Housing Vacancy By Tenure

Note: Rental and homeowner vacancy rates do not include "other vacant" or "seasonal" units in the calculation of vacancy rates.

Source: American Community Survey 5-Year Estimates; 4ward Planning Inc., 2022
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Source: Esri, 2022 

Median Home Value

Compared to those in the PMA, county, and MSA, the

borough’s owner-occupied housing stock is relatively

affordable. According to median home value data

provided by Esri, the median home value in the

borough ($176,850) is $80,200 lower than that within

the PMA ($257,050). Over the next five years, Esri

predicts that median home values in the borough will

increase by 3.8 percent per year (at a rate comparable

to that within the PMA).
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Median Home Value

Bridgeville 

Borough

15-Minute 

PMA

Allegheny 

County

Pittsburgh 

MSA

2022 $176,850 $257,050 $215,660 $212,230

2027 $210,440 $304,890 $266,920 $263,850

Annualized 

Change
3.8% 3.7% 4.8% 4.9%
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Source: Realtor.com Market Hotness Index, Source: Realtor.com Market Hotness Index, https://www.realtor.com/research/reports/hottest-markets/

Average Median Listing Price: Bridgeville Borough 

As of April 2022 data provided by Realtor.com, the zip code containing Bridgeville Borough (15017) had an

average median listing price of $419,900 - a price higher than the average of all Pennsylvania zip codes

provided ($352,090), but lower than the average of all United States zip codes provided ($548,160). The

average median listing price in the zip code containing Bridgeville Borough has fluctuated widely over the past

few years and is currently $155,000 more than it was in April 2020 ($264,900).
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Source: Realtor.com Market Hotness Index, Source: Realtor.com Market 

Hotness Index, https://www.realtor.com/research/reports/hottest-markets/
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Market Hotness Index: Bridgeville Borough 
Realtor.com’s Market Hotness Index scores and ranks housing markets down to the zip code level

based on days on market (supply index) and realtor.com views per property (demand index). The

Hotness Index is ranked out of 100 points, with 100 points being the hottest (or most desirable).

As of April 2022, the zip code containing Bridgeville Borough (15017) had a relatively warm

market, with a Hotness Index of 53 - a score higher than the average for all Pennsylvania zip codes

provided (49). In April 2022, the median home in zip code 15017 was on the market for 41 days

(compared to 42 days in April 2021).
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Source: Realtor.com Market Hotness Index, Source: Realtor.com Market 

Hotness Index, https://www.realtor.com/research/reports/hottest-markets/
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Market Value Analysis
In 2021, Allegheny County Economic Development (ACED) completed a Market Value Analysis (MVA) for Allegheny

County to identify areas that are the highest demand markets as well as areas of greatest distress. The block

group containing most of the study area was identified as having a MVA of “D.” As presented on the following

page, the “D” market is a steady market characteristic of having average housing values, average amounts of new

construction, average levels of foreclosure, more renters than owners, and low levels of vacant lots and poor or

worse condition properties. As illustrated below, investment in the study area could potentially leverage being

surrounded by block groups to the north and south that have robust housing markets (MVAs of A through C).

Source: Allegheny County and City of Pittsburgh Market Value Analysis (MVA), 2021
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Market Value Analysis: Market Characteristics by Cluster

Robust Markets

• “A” markets have the highest housing values, experience the 

greatest abundance of new construction, have the highest 

owner occupancy levels, and experience little housing distress 

(such as residential vacancy and foreclosure).

• “B” markets have elevated housing values, experience 

substantial amounts of new construction, have more renters 

than owners, and experience little housing distress.

• “C” markets have above average housing values, average 

levels of new construction, the highest levels of owner 

occupancy, and little housing distress.

Steady Markets

• “D” markets have average housing values, experience half the 

countywide average amount of new construction, have more 

renters than owners, experience average levels of foreclosure, 

and have low levels of vacant lots and poor or worse condition 

properties.

• “E” markets have slightly lower than average housing values, 

experience little new construction, have high levels of owner 

occupancy, have above average amounts of vacant land, and 

have average levels of foreclosure.

• “F” markets have slightly lower than average housing values, 

experience slightly above average amounts of new 

construction, have more owners than renters, and have high 

levels of renters with a subsidies.

Transitional Markets

• “G” markets have below average housing values, experience 

little new construction, have more owners than renters, and 

experience above average levels of foreclosure and residential 

vacant land.

• “H” markets have housing values well below the countywide 

average, experience little new construction, have about even 

numbers of renters and owners, have the highest share of 

residential vacant land, and have the highest levels of 

foreclosure.

Stressed Markets

Source: Allegheny County and City of Pittsburgh Market Value Analysis (MVA), 2021

Robust

Steady

Transitional

Stressed

• “I” markets have the second lowest housing 

values, experience very little new construction, 

have the highest share of renters with 

subsidies, experience the highest levels of 

building violations, and have elevated shares 

of poor or worse condition properties, vacant 

residential, and foreclosure.

• “J” markets have the lowest housing values 

(although there is a substantial amount of 

variability in prices), more renters than 

homeowners, the highest share of poor or 

worse condition properties, and elevated 

shares of building violations, vacant lots, and 

foreclosure.
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Multi-Family Trends: Pittsburgh MSA

According to first-quarter 2022 data provided by National Association of Realtors (NAR), the Pittsburgh MSA

had a similar multi-family unit vacancy rate (4.9 percent) to that of the nation (4.9 percent). The vacancy rate in

both geographies have been declining in recent years, suggesting a tightening multi-family real estate market.

The average multi-family asking rent in the MSA ($1,213 per unit) is relatively affordable compared to the

nation ($1,587 per unit). While rent within the MSA represents 13.9 percent of a two-person household’s

annual wage income (quite low), the national rent metric represents 16.5 percent of two-person household

income. Additional multi-family market indicators provided by NAR are presented on the following page.

Source: National Association of Realtors, Commercial Real Estate Metro Market Report, 2022.Q1
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Multi-Family Trends: Pittsburgh MSA (continued)

Source: National Association of Realtors, Commercial Real Estate Metro Market Report, 2021.Q4

Pittsburgh MSA U.S.

2021 Q1 2021 Q4 2022 Q1 2021 Q1 2021 Q4 2022 Q1

Demand Indicators

Vacancy rate 5.6% 4.5% 4.9% 6.0% 4.8% 4.9%

Absorption of units over the quarter 579 237 -246 187,113 61,951 58,097

Absorption of units in past 12 months 567 2,999 2,174 498,721 697,378 568,362

Absorption in past 12 months as % of inventory 0.6% 3.2% 2.3% 3.0% 4.1% 3.3%

Market asking rent per unit $1,142 $1,192 $1,213 $1,425 $1,553 $1,587

Market asking rent per unit, YOY % chg 1.6% 5.8% 6.2% 2.4% 11.3% 11.4%

Effective rent per unit $1,131 $1,185 $1,205 $1,406 $1,543 $1,578

Effective rent per unit, YOY % chg 1.0% 6.5% 6.5% 1.8% 12.2% 12.2%

Rent as a % of 2-person annual wage income 13.6% 14.2% 13.9% 15.4% 16.3% 16.5%

Supply indicators

Inventory 92,108 94,523 94,276 16,685,925 17,194,020 17,251,546

Net delivered units in past 12 months 606 1,422 1,551 417,342 391,271 387,022

Net delivered units, as % of inventory 0.7% 1.5% 1.6% 2.5% 2.3% 2.2%

Units under construction 2219 2833 2659 732,144 744,997 774,864

Units under construction, as % of inventory 2.4% 3.0% 2.8% 4.4% 4.3% 4.5%

Ratio of jobs created to net delivered units -126.1 23.6 17.6 -159 17.2 17.1

Sales transactions

Total investment acquisitions (in million $) $33 $542 $107 $30,199 $113,844 $50,395 

Transaction sales price per unit $83,155 $95,522 $204,907 $157,676 $227,367 $220,078 

Market cap rate 6.5% 6.6% 6.4% 5.2% 5.1% 5.1%
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Apartment Rent Trends by Bedroom: Bridgeville Borough

According to data provided by Zumper, a rental platform that allows landlords to post rental listings, as of May

2022, the average annual median rent in the borough ranges from $820 for one-bedroom units to $2,050 for

three-bedroom units. From 2019 to 2022, the average rent for a one-bedroom unit increased by just $70 per

month; during that same period, three-bedroom units increased by $600 per month. It is likely that asking rents

for larger units in the borough experienced the greatest increase as a result of the Covid-19 health crisis, with an

increase in persons working from home desiring more living space or sharing living quarters due to financial

hardships associated with disruption to the labor market.

Source: Zumper. Not average 2022 rents are as of May 2022
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Median

Family One Two Three Four Five

Income1 Person HH Person HH Person HH Person HH Person HH

80 Percent of AMI (Low-Income)

Allegheny County, PA $95,400 $53,424 $61,056 $68,688 $76,320 $82,426

30 Percent of HH Income $28,620 $16,027 $18,317 $20,606 $22,896 $24,728

Monthly Rent/Mortgage Payment $2,385 $1,336 $1,526 $1,717 $1,908 $2,061

50 Percent of AMI (Very Low-Income)

Allegheny County, PA $95,400 $33,390 $38,160 $42,930 $47,700 $51,516

30 Percent of HH Income $28,620 $10,017 $11,448 $12,879 $14,310 $15,455

Monthly Rent/Mortgage Payment $2,385 $835 $954 $1,073 $1,193 $1,288

Average Rents by Bedroom (2021)
Studio 1-BR 2-BR 3-BR 4-BR

Average Monthly Rent:

(Zumper) Bridgeville Borough
NA $820 $1,180 $2,050 NA

Affordable Rents: Allegheny County & Bridgeville Borough

The table below compares affordable rents by household size for low- and very low-income households in

Allegheny County and average monthly rent-by-bedroom data provided by Zumper for Bridgeville Borough.

Affordable rents are based on the U.S. Department of Housing and Urban Development (HUD) estimate for

the Fiscal Year 2022 Median Family Income of $95,400 for the county (more generally referred to as area

median income or AMI and displayed below in green). Generally, average rents by bedroom (displayed below

in yellow) are affordable to low-income households (80 percent of AMI) and very low-income households (50

percent of AMI). For example, average one-bedroom apartment rents in the Bridgeville Borough ($820)

would be affordable to a one-person, low-income household (can afford $1,336 per month) and a one-

person very low-income household (can afford $835 per month).

1 Represents a median household-income for four-person households within Allegheny County, PA Source: FY2022 provided by HUD; Zumper
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Supply/Demand Analysis: Key Demand Scenario Assumptions

Net Household Formation from 2022 to 2032 Based on Esri’s Household Growth Forecasts

The number of PMA households are projected to increase by 170 from 2022 to 2030 (by 0.02 percent per year).

Employment Change Based on Average Annual Growth Rate of -0.20 Percent over 2019 Base Employment

Based on 2019 primary worker data provided by the U.S. Census Bureau for the PMA and average 2018 to 2028 industry

employment growth rate projections by industry provided by the Pennsylvania Department of Technology, Management and

Budget for the Allegheny County, the number of PMA workers is expected to decrease by 2,920 from 2022 to 2032 (by -0.20

percent per year).

Five of Every 100 PMA Workers Would Trade Commute for Adequate Housing Choice

Currently, approximately 77 out of every 100 workers commute from outside the PMA. It is assumed that five out of every 100 

of these workers would trade their commutes if adequate housing choice was available. 

Housing Inventory Expected to Grow at Just 0.3 Percent per Year

Housing within the PMA is projected to grow by 0.03 percent per year, increasing by  270 units from 2022 to 2032.

PMA will Maintain a Natural Average Annual Housing Vacancy Rate of Five Percent

These units represent the supply of units in a given market that are not leased or occupied, allowing for housing turnover. 

Remaining Vacant Housing within the PMA is Physically Obsolescent or Unmarketable

With an estimated housing vacancy rate of 6.1 percent, it is assumed the remaining share of vacant housing (1.1 percent) 

within the PMA is not available for sale or for rent, but is vacant due to repairs, foreclosure, or other personal reasons.

1.5 Percent of the PMA’s Remaining Housing Stock Becomes Obsolescent Annually 

All housing stock gradually wears out over time and, on average, 1.5 percent all housing units becomes obsolescent, annually.
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Net Dwelling Unit (DU) Demand Through 2032
2022 2032

Housing Demand Metrics

Estimated Households in 15-Minute PMA (0.02% growth rate) 84,680 84,850

Estimated Primary Workers in 15-Minute PMA (-0.2% growth rate) 114,160 111,240

Estimated Primary Workers Residing Outside 15-Minute PMA (76.5%) 87,900 85,650

Estimated Pent-Up Housing Unit Demand from Commuting Area Workers (5%) 4,400 4,280

Estimated Number of Naturally Occurring Vacant Housing Units (5%) 4,510 4,520

Estimated Aggregate Housing Unit Demand in 15-Minute PMA 93,590 93,650

Housing Supply Metrics

Estimated Housing Units in 15-Minute PMA 90,180 90,450

Physically Obsolescent Units (1.1% of total units, 1.5% annual obsolescence rate) 990 1,150

New Units Added in 15-Minute PMA (0.03% growth rate) - 270

Estimated Net Marketable Housing Units in 15-Minute PMA 89,190 89,300

Net Housing Demand/Supply Calculation

Estimated Aggregate Housing Unit Demand in 15-Minute PMA 93,590 93,650

Subtract Estimated Net Marketable Housing Units in 15-Minute PMA 89,190 89,300

Net Housing Unit Demand/(Excess Units) 4,400 4,350

Study Area Unit Capture (2%) 88 87

Study Area Unit Capture (5%) 220 218

Supply/Demand 

Analysis: PMA

Source: 4ward Planning Inc. 2022

Despite relatively flat projected population and employment growth, as of 2022,

there will be an estimated net demand of 4,400 residential units within the

PMA, largely due to unmet housing demand from primary workers commuting

into the 15-minute PMA (77 percent of PMA workers). Assuming Bridgeville

Borough could potentially capture between two and five percent of the PMA’s

net housing demand, the study area could accommodate between 87 and 218

units by 2032, based on current year metrics the below assumptions.
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Retail & Restaurants
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14,000 and 30,900 average daily traffic counts
Vehicle traffic is key to a successful retail location, as commuters represent potential customers. According to

average daily traffic volume data provided by Esri, between 14,000 and 30,900 cars travel along Washington

Avenue (Route 50) each day. These traffic counts suggest opportunity for a redeveloped commercial corridor in

Bridgeville Borough.

458,000 square feet of major vacant shopping center space in the PMA
According to data provided by the Directory of Major Malls (DMM), there is over 4.9 million square feet of major

shopping center space in the PMA, with approximately 458,000 square feet of its major anchor store space

currently vacant (9.3 percent vacancy).

13 non-chain food establishments in Bridgeville Borough
According to Data Axle data provided by Esri, within Bridgeville Borough, there are 13 food establishments (all

non-chain businesses) including seven restaurants, five pizzerias, and an ice cream shop. Promoting the

creation and growth of additional locally owned, non-chain establishments in the study area can help create a

unique local shopping and dining experience.

Key Findings: Retail & Restaurants
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Access and Traffic: Bridgeville Borough

Source: Kalibrate Technologies, Q1 2022

Vehicle traffic is key to a 

successful retail location, as 

commuters represent potential 

customers. According to 

average daily traffic volume 

data provided by Esri, between 

14,000 and 30,900 cars travel 

along Washington Avenue 

(Route 50) each day. 

Furthermore, up to 84,000 

cars travel along the Interstate 

79 (I-79) corridor each day. 
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Sources: Directory of Major Malls; Esri, 4ward Planning Inc., 2022 

As summarized below (and mapped on the following page), according to data provided by the Directory of Major

Malls (DMM), there is over 4.9 million square feet of major shopping center space (i.e., those containing over

200,000 square feet of retail space) in the PMA, with approximately 458,000 square feet of its major anchor

store space currently vacant (9.3 percent vacancy). Located less than two miles from Bridgeville Borough, South

Hills Village is the PMA’s largest shopping center, containing 1.1 million square feet of super-regional center

space (with 146,000 square feet of its major anchor space currently vacant). Chartiers Valley Shopping Center

and the Great Southern Shopping Center are the two closest shopping centers to the borough.

Major Shopping Centers: 15-Minute PMA

Classification
Super-Regional 

Center

Regional 

Center
Power Center

Lifestyle/Specialty/

Mixed-Use Center
Community Center

Center Name

South Hills 

Village

The Mall at 

Robinson

Chartiers 

Valley 

Shopping 

Center

Village 

Square

Settlers 

Ridge

The Galleria of 

Mt. Lebanon

The Shops at 

Parkway 

Center

Great Southern 

Shopping 

Center

Raceway 

Plaza

Donaldson's 

Crossroads

Year Opened 1965 2001 1976 1982 2009 1989 1982 1956 1989 1963

GLA (SQFT) 1,128,403 900,000 550,000 380,000 470,221 167,100 500,000 341,253 261,621 231,397

Total Number of 

Stores
130 153 33 15 45 38 52 47 6 42

Anchor Stores 

(Open)

DICK'S Sporting 

Goods, Macy's, 

Macy's Furniture 

Gallery, Target

DICK'S 

Sporting 

Goods, 

JCPenney, 

Macy's

Dunham's 

Sports, Giant 

Eagle, Phoenix 

Big Cinemas, 

Sears Outlet 

Store, The 

Home Depot

Burlington, 

Giant Eagle, 

Kohl's, 

Michaels, 

Office Depot, 

The Home 

Depot 

Barnes & 

Noble, 

Cinemark 

Theatres, 

Giant Eagle 

Market 

District, LA 

Fitness, 

Michaels, Ross 

Dress For Less

AMC Theatres Giant Eagle

Big Lots, Fresh 

Thyme 

Farmers 

Market, Jo-Ann 

Fabric & Craft, 

LA Fitness, 

OfficeMax, 

T.J.Maxx

Lowe's, Shop & 

Save Market, 

Walmart 

Supercenter

Giant Eagle, 

T.J.Maxx

Anchor Stores 

(Vacant GLA)
Sears (146,000)

Sears 

(143,344)
Kmart (95,810

Toys R Us 

(46,620)
REI (26,177)
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Sources: Directory of Major Malls; Esri, 4ward 

Planning Inc., 2022 

Major Shopping Centers: 

15-Minute PMA (cont.)

15-Minute PMA
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Retail Trends: Pittsburgh MSA

According to first-quarter 2022 data provided by National Association of Realtors (NAR), the Pittsburgh MSA

had a similar retail vacancy rate to that of the nation (both 4.5 percent). The average retail asking rent in the

MSA ($15.80 per square foot per year) is relatively affordable compared to the nation ($22.90 per square foot

per year). While both the vacancy rate and asking retail rents in the MSA have been relatively flat over the past

year, retail construction and absorption activity, and retail rent growth remains lower than those of the nation,

suggesting a relatively weak retail real estate market. Additional retail market indicators provided by NAR are

presented on the following page.

Source: National Association of Realtors, Commercial Real Estate Metro Market Report, 2022.Q1
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Retail Trends: Pittsburgh MSA (continued)

Source: National Association of Realtors, Commercial Real Estate Metro Market Report, 2021.Q4

Pittsburgh MSA U.S.

2021 Q1 2021 Q4 2022 Q1 2021 Q1 2021 Q4 2022 Q1

Demand Indicators

Vacancy rate 4.5% 4.5% 4.5% 5.1% 4.7% 4.5%

Absorption in sqft. over the quarter -98,045 101870 -17,457 3,996,477 24,416,072 24,405,304

Absorption in sqft. over 12 months -1,244,922 134,454 215,042 -22,757,808 73,627,144 94,035,968

Absorption in past 12 months as % of Inventory -0.8% 0.1% 0.1% -0.2% 0.7% 0.8%

Market rent per sq.ft. $16 $16 $16 $22 $23 $23

Market rent growth, y/y % chg. 2.6% 3.3% 1.3% 1.1% 3.1% 3.9%

Y/Y chg.in retail trade payroll employment ('000) 

(as of latest available month of the quarter)
-2.20 1.20 0.50 -187.70 382.90 570.90

Supply indicators

Inventory in sq. ft. 150,087,888 150,320,384 150,302,928 11,161,937,920 11,231,675,392 11,256,099,840

Net delivered over 12 months, in sqft. -103,028 130,324 216,158 37,703,262 21,905,704 19,624,738

Net delivered units, as % of inventory -0.1% 0.1% 0.1% 0,3% 0.2% 0.2%

Under construction in sqft. 256,524 119,159 130,771 54,297,696 56,052,512 54,194,816

Under construction, as %of inventory 0.2% O.1% 0.1% 0.5% 0.5% 0.5%

Sales transactions

Total Investment acquisitions (in million $) $97 $198 $109 $12,773 $33,245 $22,755 

Transaction sale price per sqft. $131 $154 $136 $182 $226 $219 

Market cap rate 7.3% 7.3% 7.4% 6.8% 6.8% 6.8%
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Food Establishments

This map illustrates the location of food

establishments by type within the PMA,

according to data by Esri.

Source: Esri, 2022

15-Minute PMA

Restaurants

Fast Food

Pizza

Convenience

Grocery

Coffee Shop
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Food Establishments by Type

Promoting the creation and growth of locally owned, non-chain establishments in the study area can help create a

unique local shopping and dining experience, as well as generate stronger local supply chains and community

wealth (as these dollars are more likely to stay in the local economy). According to Data Axle data provided by Esri,

there are approximately 300 restaurants (mostly non-chain restaurants), 130 fast food restaurants (largely

national chain establishments), 80 pizzerias, and 30 coffee shops in the 15-minute PMA, with most of these

establishments located in Pittsburgh. Within Bridgeville Borough, there are 13 food establishments (all non-chain

businesses) including seven restaurants, five pizzerias, and one fast food restaurant (an ice cream shop).

Source: Esri, 2022
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The Piazza in South Fayette

In the shadow of the borough of Bridgeville, a significant commercial retail and entertainment redevelopment

project is currently under construction. The Piazza, announced in the spring of 2020, will feature multiple

restaurants and a limited amount of service retail within approximately 50,000 square feet of space located at the

intersection of Hickory Grade Road and Millers Run Road (PA-50) and immediately off of the I-79 interchange in

South Fayette Township. The developers of the project, Burns Scalo Real Estate, have secured leases from Fire

Birds Wood Fire Grill, Primanti Brothers, Milkshake Factory and Raising Cane’s – all chain restaurants. Additional

leasing opportunities remain, with a fitness center and personal service retailers being solicited.

There are many reasons why the South Fayette location was selected, not least of which is its adjacency to and

visibility from I-79 and the estimated daily traffic volume in excess of 80,000 vehicles. Additionally, dealing with

one property owner (the Township) to acquire the former Star Cinema site facilitated a relatively simple process.

Photo Credits: Burns Scalo Real Estate, 2022
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Challenges for Developing a Commercial Center in the North End

The redevelopment of the former park and ride lot parcel owned by South Fayette Township to accommodate the

Piazza, a 50,000 square foot restaurant and retail plaza, begs the question as to whether Bridgeville could

achieve a similar redevelopment opportunity within the north end section of its central business district (CBD). To

answer this question, 4ward Planning identifies, below, the two major factors for the Piazza’s development

location and the challenges for Bridgeville’s north end area to compete with the site.

Accessibility: Perhaps the most significant factor leading to location of the Piazza on the former park-and-ride lot in

South Fayette Township is its immediate accessibility to the I-79 interchange, as well as the site’s visibility from I-

79 and PA-50. Larger scale retailers and restaurants want locations which make accessing their locations easy

(indeed, the Piazza’s marketing emphasizes its convenience.

The potential redevelopment area within the north end is not easily accessible from I-79, notwithstanding its

proximity, nor does it offer the visibility or traffic counts of Piazza’s location. Additionally, a four-lane roadway

courses in front of the Piazza’s development site as compared to a two-lane arterial running past parcels in the

north end of Bridgeville (not an insignificant factor for retailers and restaurants promoting convenient access).

Parcel Ownership: As for many industries, time is money and to the extent that a developer need only deal with

one or two landowners for purposes of assembling parcels, all other things being equal, the more attractive the

opportunity. Such was the case for the Piazza where Burns Scalo Real Estate needed only to deal with South

Fayette Township to acquire the needed land area. Parcel ownership in the north end, by comparison, and

notwithstanding the substantial holdings of Robert Behling, is relatively diverse (more than five different property

owners) and represents a higher risk to successfully assembling all required parcels in a reasonable timeframe.
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Improvement-to-Land Value Analysis



[Project Name]

4WARD PLANNING Inc.

September 18, 2022

Page 67

[Project Name]

4WARD PLANNING Inc.

September 18, 2022

Page 67

[Project Name]

4WARD PLANNING Inc.

September 18, 2022

Page 67

Bridgeville Borough Comprehensive Plan September 18, 2022

The improvement-to-land value (ILV) ratio analysis is a technique used to identify prospective redevelopment

opportunities within a given locality. The technique’s underlying assumption is that the value of an

improvement (e.g., a house or commercial building), when compared to the value of the underlying land parcel,

should yield a ratio greater than one-to-one and, typically, a ratio greater than two-to-one (for example, a

building assessed at $200,000 and the land on which it sits assessed at $100,000). ILV ratios can and do

vary, based on factors such as area real estate market values, degrees of urbanization, and property

assessment techniques. However, as a general rule, properties that exhibit low ILV ratios typically reflect

economic and/or physical obsolescence (e.g., candidate redevelopment properties).

In order to conduct a land valuation analysis for the study area, 4ward Planning used geographic information

system (GIS) mapping technology and parcel data to calculate ILV ratios. Parcels were grouped according to

land-use category and the ILV ratio statistical median was calculated for each of these uses. This was done for

commercial, mixed use, and vacant properties only, due to their being better suited for redevelopment. While

industrial properties are typically also well-suited for redevelopment and included in and ILV analysis, there

were no industrial uses identified within the Study Area. Properties with particularly low ILV ratios - in this case,

properties whose ILV values are less than half of the median ILV value - were identified as potential

redevelopment sites.

A color-coded GIS-based map was created, displaying the location of commercial, mixed use, and vacant

properties and noting those which had low ILV ratios. Then, based on the size and location of low-ILV properties,

several were identified as targeted redevelopment opportunities.

Methodology: Improvement-to-Land Value Analysis
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Key Findings: Improvement-to-Land Value Analysis

Low-ILV parcels are relatively small and scattered. 
According to the improvement-to-land values (ILV) analysis there are 20 commercial, mixed use, and vacant 

parcels (totaling 6.41 acres) in the Bridgeville Borough Study Area exhibiting low ILV ratios. Many of the low-ILV 

parcels are small (an average of 0.3 acres) and scattered throughout the Study Area, suggesting they may 

provide, at best, opportunities for small-scale infill residential or mixed-use redevelopment.

Several low-ILV parcels share boundaries.
While most low-ILV parcels are small and scattered, there are a few that are clustered (see low-ILV parcels #5 

and #6, #7 and #8, #9 and #10, and #17 and #18). These ILV parcel clusters offer the opportunity for larger 

residential and/or mixed-use redevelopment opportunities. 

Floodplain Challenge.
Many of the clustered ILV properties are located within the northern end of the borough and within a floodplain.  

Absent flood mitigation measures (the borough of Bridgeville is in process of securing funding for installing flood 

control infrastructure which would reduce flooding in the northern end) the redevelopment of sites in the 

northern end would not be viable. 
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The study area is generally

composed of Bridgeville’s central

business district, particularly

Washington Ave, Chess St, Station

St, Church St, James St, Werner

St, and Chartiers St, as shown in

the land-use map at right.

Primary land uses in the study

area include commercial,

residential, and transportation.

There are also a few open space,

mixed use, community facility, and

vacant properties as well. There

were no properties classified as

industrial in the Study Area and

most commercial properties,

particularly those that are larger

in size, are in the northern half of

the study area.

Land Use: Bridgeville Borough Study Area
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There are 60 commercial, 12 mixed use, and 5 

vacant parcels in the Bridgeville Borough Study 

Area, totaling 26.2 acres. There are no zoned 

industrial parcels.

Within the study area, commercial mixed use, and 

vacant properties had the following median ILV 

ratios and target ILV ratios:

• Commercial: Median ILV: 3.43, Target ILV: 1.72

• Mixed Use: Median ILV: 3.10, Target ILV: 1.55

• Vacant: Median ILV: 0.10, Target ILV: 0.05

Based on this measure, 20 commercial, mixed 

use, and vacant parcels in the Study Area exhibit 

low ILV ratios, outlined in yellow in the map at 

right. These low-ILV parcels cover a total of 6.4 

acres and are scattered throughout the Study 

Area. Most parcels are also small, with the largest 

single parcel at 111 Washington Ave (site 2 on the 

adjacent map) occupying 1.24 acres.

Improvement-to-Land Value Analysis

1

2

3

4
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While many of the low-ILV parcels in the Study Area are small,

there are a few waterfront properties and properties with shared

boundaries, particularly on the northern end of the Study Area,

that could offer unique redevelopment opportunities.

Site Address Owner Use

Improvement 

Value Land Value

Land Area 

(Acres)

ILV 

Ratio

1 112 Washington Ave Shoufs II LLC Commercial Garage $         56,500 $       106,600 0.91 0.53

2 111 Washington Ave Robert David Holding Company LLC Daycare/Private School $       236,000 $       184,300 1.24 1.28

4 335 Washington Ave Horan Charles M Office/Warehouse $       174,700 $       225,300 0.82 0.78

5 345 Washington Ave Behling Robert J Auto Sales & Service $            3,300 $         28,900 0.15 0.11

6 345 Washington Ave Behling Robert J Mini Warehouse $         15,000 $         65,000 0.43 0.23

7 345 Washington Ave Behling Robert J Auto Sales & Service $            8,800 $         50,000 0.24 0.18

8 345 Washington Ave Bridgeville Sales Co Auto Sales & Service $            5,600 $         28,200 0.14 0.20

9 0 Carol Ave Behling Robert J Vacant Commercial Land $                    - $         36,200 0.22 0.00

10 0 Darby Way Behling Robert J Vacant Commercial Land $                    - $         21,400 0.09 0.00

ILV Analysis: Target Low ILV Properties in Study Area 1

South-facing view of 112 Washington Ave. Source: Google Maps
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While this analysis identified a number of prospective redevelopment parcels, the small size and scattered

location of most of these parcels will make redeveloping all but a few extremely challenging and, likely, not

financially remunerative.

While this analysis identified prospective redevelopment parcels based on the low ILV methodology employed,

acquisition and redevelopment of non low-ILV parcels immediately adjacent to one or more low ILV parcels

should not be ruled out. For example, there may be properties where an existing business is barely getting by

and willing to be bought out as part of a large redevelopment plan. In some circumstances, the business may

simply look to relocate to another area of the town or within the immediate region.

The north end area of the borough has a light industrial character and, while not insurmountable, will serve as

an impediment to residential redevelopment; however, to the extent that the scale of the residential

development is relatively large (e.g., involving the acquisition and redevelopment of many properties now used

for light industrial purposes in the north end), this impediment should be easy to overcome.

There exists viable commercial and light industrial businesses within the north end area which may choose to

remain, despite financial offers to sell or relocate. This is a typical challenge faced by proponents of

redevelopment.

Takeaways: Improvement-to-Land Value Analysis
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Glossary of Terms

Employment by Industry: The industry is the type of activity that occurs

at a person’s place of work. Industries are classified through the North

American Industry Classification System (NAICS), the standard used by

Federal statistical agencies in classifying business establishments for

the purpose of collecting, analyzing, and publishing statistical data

related to the U.S. business economy.

Empty-Nester Household: A household in which one or more parents

live after the children have left home, typically represented by ages 55

through 74.

Family: A family is a group of two or more people (one of whom is the

householder) related by birth, marriage, or adoption and residing

together; all such people are considered members of one family.

Growth Rates: The chart below outlines how 4ward Planning defines

growth rates. For example, flat growth reflects an annualized rate of

change between -0.75 and 0.75 percent.

Household: A household consists of all the people who occupy a

housing unit. A house, apartment, or other group of rooms or a single

room, is regarded as a housing unit when occupied or intended for

occupancy as a separate living quarter. The count of households

excludes group quarters and institutions.

Household Population: Household population, as compared to total

population, excludes persons living in dormitories, penal facilities,

hospitals, and other institutional settings.

Non-Family Household: A non-family household consists of a

householder living alone (a one-person household) or a householder

sharing the home exclusively with people to whom he/she is not

related.

Primary Job: According to the U.S. Census, a primary job refers to the

job an individual has which provides the greatest income. If an

individual is employed by a single job, this would be considered a

primary job. If an individual is employed at multiple jobs, including

part-time employment, the job that provides the greatest income

would be considered a primary job.

Source: US Census Bureau

Strong Positive Growth Greater than 1.50% annually

Modest Positive Growth Between 1.50% and 0.75% annually

Flat Growth Between 0.75% and -0.75% annually

Modest Negative Growth Between -0.75% and -1.50% annually

Strong Negative Growth Less than -1.50% annually
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Interviews Contacts

Source: US Census Bureau

4ward Planning compiled a list of 15 local real estate professional contacts for feedback regarding multi-

family residential and retail trends in Bridgeville Borough and the surrounding PMA. The following five

individuals responded to our requests for telephone interviews and, subsequently, offered their on-the-

ground perspectives.

• Kaity Alford, Agent, Deacon & Hoover Real Estate, Carnegie, PA

• Angie Flowers, Sales Associate, Coldwell Banker Realty, Pittsburgh, PA

• Chris Murphy, Sales Associate, RE/MAX Select Realty, Pittsburgh, PA

• Bob Stienstraw, Manager, River Point Realty, Bridgeville, PA

• Mike Viera, Agent, Matt Durbin Team, eXp Realty, Bridgeville, PA



For more information, please contact:

Todd Poole

646.383.3611 

tpoole@landuseimpacts.com


