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About
the Plan

A fresh vision
A community’s comprehensive plan is its blueprint for
future development. Authorized by the Pennsylvania
Municipalities Planning Code (MPC), such a plan lays
out local 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, and

•

A public policy guide to community decisionmaking adopted by the governing body.

Waynesburg Borough last adopted a Comprehensive
Plan in 1970. Local trends and conditions have changed
dramatically during the last 45 years along with regional
settlement patterns and cyclical patterns in the economy
at all scales. Thus, the vision and policies established
in the borough’s last comprehensive plan reflect the
priorities of its time, but they are decreasingly relevant
to the current challenges facing the borough.

The completion of a comprehensive plan is not
mandated for municipalities in Pennsylvania. However,
with resources becoming scarce and the demand for
additional community facilities and services increasing,
planning for the future is one of the most important
steps to ensuring a community’s future viability.
In 2014, borough officials and staff joined with partners
at Waynesburg University and the Greene County
Planning Commission to initiate the creation of a wellcoordinated strategic vision for the borough. This project
will culminate in the adoption of a new comprehensive
plan that will provide a new vision and strategies to
guide public priorities and decisions for the next decade.
Unlike traditional comprehensive plans, which study
topics in isolation (housing, transportation, etc.),
Waynesburg’s new comprehensive 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,
the plan frames each key issue within the context of all
of the planning topics it touches. For instance, the plan
includes a downtown land use and parking analysis that
necessarily involves themes of economic development,
municipal services, transportation and other areas.

Intro //
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Crowds peruse fresh, locally grown fruits, vegetables, flowers and herbs at Downtown Waynesburg’s weekly farmers’ market.

This Document
Before analyzing difficult challenges that combine
multiple planning topics, it was necessary to build an
updated set of basic data to set the context, to survey
existing trends and conditions that explain how the
borough has developed and how we can expect that it
will change in coming years.
This document provides an overview of the latest
available demographic, housing and economic data as
well as an inventory of community services, facilities
and conditions as they relate to a variety of MPC topics.
The background studies also incorporate relevant
existing reports completed for Waynesburg Borough,
Greene County and any other jurisdictions that have
implications for the borough’s comprehensive planning
process.
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History and
Character

Waynesburg Borough, settled in 1796 and incorporated
in 1816, has retained an identity rich in hard work and
community-centered life. The borough’s economy
was originally rooted in agriculture, including crops
as well as livestock that freely roamed spaces that are
now public parks. The extraction of coal became the
lifeblood of the area and a major economic generator
in the early 1890s.
The region around Waynesburg is underlaid with
several layers of coking coal, including the Pittsburgh
No. 8 seam, the Waynesburg seam and the Sewickley
(Mapletown) seam. The value of the county’s coaldriven economy declined by the late 1970’s due to a
nationwide recession and shifts in global economies
that changed energy demands. The county’s economic
and social welfare declined, and its population faced
challenges associated with limited employment
opportunities: high poverty rates and increasing social
problems.

During the past decade, the area experienced a
significant increase in economic prosperity associated
with resource extraction from the Marcellus Shale play.
Along with industrial activity came concerns for public
welfare: natural resource pollution and the volume and
speed of heavy truck traffic, increasing pressure on the
temporary housing market that pushed housing costs
upward. The more recent downtown in drilling activity
has provided pause for the borough to consider how
to handle these issues.
At the same time, the borough maintains a central
business district that combines a wide variety of local
retail and services with the significant architectural
value of a well-preserved registered historic district. Its
neighborhoods are largely stable, and it benefits from
a strong partnership with Waynesburg University.
Active local groups and public agencies collaborate
on an ongoing basis to achieve improvements to the
borough and engage its residents in community life.

History //
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“Waynesburg 1905.” Photo credit: Greene County Photo Archives Project, GCHS-AN027-0001-0001
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A Changing
Population

Benchmarks for Comparison
Population and household growth trends drive changes
in community character. They also indicate the amount
and type of public services and amenities that residents
require. For instance, a community with an expanding
population of elderly citizens may require more services
related to health care and community programs
focused on home maintenance, while one with a large
concentration of children younger than age five will
require an emphasis on recreation and child-care needs.
This section profiles the residents of Waynesburg
Borough, highlighting trends as they compare to what’s
happening in contiguous municipalities and across
Greene County and Pennsylvania.

Waynesburg University accounts for significant
differences in the demographic composition of the
borough as compared to the region’s other municipalities.
Therefore, a second level of analysis compares the
borough to other university towns, particularly five
other municipalities of comparable size that host private
colleges or universities. Three of these comparison
municipalities are also county seats. This analysis applies
in categories where the university’s presence explains
why Waynesburg differs from its neighbors — its roughly
1,200 university students skew the borough younger, less
affluent and more diverse than its permanent population.
Students represent a resource the borough can further
engage in the local economy and community life as well
as a pool of potential future residents. Therefore, it is
important to understand how students fit in to life in
the borough.

Demographics //
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Leveling Out
Waynesburg Borough’s population has receded slowly
each decade since peaking at 5,514 in 1950. The 2013
estimated total of 4,157 represents a loss of less than
1% since 2000. Each decade’s population loss has
been less significant than the last, which indicates
increasing stability. Greene County and some of its other
municipalities hit population peaks in later decades,
reflecting sprawling settlement patterns, and lost a
greater share of residents since 2000. These trends
appear in Figure 1.

The borough’s population
has stabilized in recent
decades and was
estimated at 4,157 in
2013.

The Census Bureau includes the student population of an
educational institution in in the total for a municipality,
i.e. students are counted in the place they reside during
the school year. The bureau reported that 837 students
lived in university housing in 2010, in addition to students
living off campus. In total, Waynesburg University
enrolls roughly 1,200 students each year. While data was
not available to determine how many students living
off campus resided within the borough (as opposed
to surrounding communities), the student population
continues to represent a considerable portion of all
Waynesburg residents, at least one in five.
Waynesburg Borough covers less than one square mile of
land, while no other municipality in the vicinity covers
less than 20 square miles. As a result, the borough
is nearly 30 times as densely populated as Franklin
Township, the next most dense nearby community.

Figure 1: Decennial Population Change
1970

1980

10-Year
Change

1990

10-Year
Change

2000

10-Year
Change

2010

10-Year
Change

% Change
1970-2010

Waynesburg

5,152

4,482

-13%

4,270

-4.7%

4,184

-2%

4,176

0.2%

-18.9%

Greene County

39,108

42,253

8%

44,164

4.5%

40,672

-7.9%

38,686

-4.9%

-1.1%

11,793,909

11,855,687

0.5%

11,881,643

0.2%

12,281,054

3.4%

12,702,379

3.4%

7.7%

Pennsylvania

Sources: Census 1990, 2000 and 2010 SF-1, National Historical Geographic Information System: Version 2.0. University of Minnesota,
2015
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Figure 2: Borough Population Trends
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Figure 3: Population and Density
Land
Area
(sq mi)

2000
Population

2013
Population

Change

2013 Density
(persons per
sq mi)

Waynesburg

0.8

4,184

4,157

-0.6%

5,196

Center Township

48.6

1,393

1,334

-4.2%

27

Franklin Township

40.9

7,694

7,185

-6.6%

176

Jefferson Township

21.6

2,528

2,524

-0.2%

117

Morgan Township

24.5

2,600

2,572

-1.1%

105

Morris Township

35.8

1,040

817

-21.4%

23

Washington Township

27

1,106

1,001

-9.5%

37

Whiteley Township

31.3

754

739

-2.0%

24

Greene County

576

40,672

38,362

-5.7%

67

44,819.2

12,281,054

12,731,381

3.7%

284

Pennsylvania

Sources: 2000 Census SF-1, 2009-2013 Five-Year ACS
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Figure 4: Population Projections through 2040
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Sources: 2000 Census SF-1

Future Stability

Smaller Households

The Southwestern Pennsylvania Commission (SPC) has
projected that Waynesburg’s population will reach 4,207
by 2020 and 4,302 by 2030, which represents decennial
growth ranging from 0.7% to 2.3%. This translates to
stability in the long term, compared to expected growth
and loss rates among nearby communities. SPC projects
that Greene County will grow by more than 3% by 2020
and again between 2020 and 2030, while it expects the
most rapid growth in Morgan Township (6.1% followed
by 5.7%) and the least growth in Jefferson Township (-3.3%
followed by -2.7%).

In 2013, there were 1,619 households in Waynesburg, an
increase of 127 (8.5%) since 2000. The proliferation of
households despite population loss in the borough points
to a phenomenon common in Western Pennsylvania.

SPC projects that the
borough’s population will
remain generally stable
in coming decades.
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Nationally and regionally, growth in households has
outpaced growth in population between 2000 and 2013,
which has translated to a smaller average household
size. The trend reflects changing demographics and
lifestyle preferences as the number of single-person
households expands. This held true for Greene County,
where the average household size fell from 2.48 persons
in 2000 to 2.36 in 2013, and for Waynesburg, where the
average fell from 2.24 to 2.22.
In both the borough and the county, this was due to
growth in non-family households, which in addition
to single persons would include non-related persons
living together, and a loss in the total number of family
households. Between 2000 and 2013, the borough gained
41 non-family households and lost 168 family households.
Locally, student households living off campus and the
expanding elderly population contribute to the gain in
non-family living situations.

Figure 5: Households by Type, 2000 and 2013
Family Households
Married Couple Families
Total
Households

Total

Waynesburg

1,619

Greene County

Female-Headed Households

Male-Headed Households

Non-Family
Households

Total

With
Children

Without
Children

Total

With
Children

Without
Children

Total

With
Children

Without
Children

53.7%

621

44.6%

55.4%

188

60.6%

39.4%

60

46.7%

53.3%

46.3%

15,060

70.3%

8,342

43.0%

57.0%

1,635

61.6%

38.4%

611

60.4%

39.6%

29.7%

Waynesburg

1,492

47%

621

58.0%

42.0%

141

71.6%

28.4%

53

66.0%

34.0%

53.0%

Greene County

14,417

66%

8,342

35.2%

64.8%

1,566

51.5%

48.5%

612

46.9%

53.1%

34.0%

2000

2013

Sources: Census 2000 (SF-1, QTP10); 2009-2013 American Community Survey (B11001, B11003)

Figure 6: Changing Household Types
60%
50%
40%
30%

2000
2013

20%
10%
0%

Married
Couples with
Children

Married
Couples
without
Children

Female
Households
with Children

Female
Households
without
Children

Male
Households
with Children

Male
Households
without
Children

Non-Family
Households

Sources: Census 2000 (SF-1, QTP10); 2009-2013 American Community Survey (B11001, B11003)

Non-family households
are becoming
increasingly common.
They now account for
more than half of all
Wayneburg households.
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Figure 7: Age Distribution of Borough Residents, 2000 and 2013
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Getting Younger
Though the median age in Waynesburg skews low due to
the student population, it would be safe to assume that
the median age among non-student residents would be
comparable to other jurisdictions in the area, where it
ranges between 39.9 years and 47.9 years, compared to
41.5 across Greene County.
On the whole, Waynesburg got younger between 2000
and 2013. The median age fell from 30.5 to 25.0, reflecting a
25.9% growth (299 people) in the student-age population
(between 15 and 24) and a loss of 22.7% (169 people) age
60 and up. The borough also gained 22.1% in the 50-59
age group (78 people).
To some extent, this may be related to the aging Baby
Boomer generation. Expansion among the student-age
and nearing-retirement age cohorts calls for focus on
the communitiy needs specific to those groups.
During the same years, Greene County’s median age
increased from 38.2 to 41.5. This more moderate aging
of the population is more in line with regional trends
than Waynesburg’s dramatic youth growth, which
is presumably related to increased enrollment at
Waynesburg University.
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Figure 8: Median Age, 2013
Waynesburg

25.0

Surrounding Municipalities
Center Township

43.9

Franklin Township

39.9

Jefferson Township

47.8

Morgan Township

42.6

Morris Township

43.6

Washington Township

47.9

Whiteley Township

47.4

Comparable University Towns
Greensburg City

41.2

Greenville Borough

36.6

Grove City Borough

25.2

Meadville City

37.5

Washington City

36.5

Greene County

41.5

Pennsylvania

40.3

Sources: 2000 Census SF-1, 2009-2013 FiveYear ACS

700

800

Lack of Diversity

Waynesburg’s median
age is 25, compared to
41.5 across all of Greene
County.

The borough’s population consists nearly entirely of
white individuals. In 2013, 96.6% of Waynesburg was white
alone, which rates higher than all other comparable
university towns in Figure 9.
Unlike much of the nation, western Pennsylvania
does not have a large or especially rapidly growing
Hispanic population. Hispanics account for 1.3% of the
county’s population and 0% of Wayneburg’s population,
compared to 5.9% of the state’s population and 16.6% of
the nation’s population.

Racial and ethnic
minorities comprise
only 3.4% of all borough
residents.

Figure 9: Race and Ethnicity, 2013
White

Black

Other

Hispanic*

96.6%

1.8%

1.6%

0.0%

Center Township

99.5%

0.1%

0.4%

0.1%

Franklin Township

70.7%

23.2%

6.1%

5.5%

Jefferson Township

90.1%

8.4%

1.5%

1.0%

Morgan Township

98.7%

0.0%

1.3%

0.0%

Morris Township

96.9%

2.0%

1.1%

0.0%

Washington Township

98.7%

0.0%

1.3%

0.3%

Whiteley Township

100.0%

0.0%

0.0%

0.1%

Greensburg City

90.6%

4.3%

5.1%

2.0%

Greenville Borough

95.0%

2.7%

2.3%

1.8%

Grove City Borough

96.1%

1.5%

2.4%

1.2%

Meadville City

90.1%

5.1%

4.7%

1.3%

Washington City

78.8%

15.5%

5.7%

1.4%

Greene County

92.4%

5.3%

2.4%

1.3%

Pennsylvania

82.2%

10.9%

6.9%

5.9%

Waynesburg
Surrounding Municipalities

Comparable University Towns

* The Census Bureau counts Hispanic ethnicity independently of race.
Note: The relatively large non-White population in Franklin Township is related to
the presence of the State Correctional Institution, a maximum security prison with a
population of 1,727 as of March 2016.
Source: 2009-2013 Five-Year ACS (B02001, B03003)
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A Mobile Population
About two-thirds of all borough households in 2013
were living in their same house or apartment as the
year before, compared to 88% of both Greene County
households and Pennsylvanians. This high mobility rate
is indicative of the often temporary nature of student
living arrangements.

Due to the borough’s
large student population,
a full third of Waynesburg
households moved within
the prior year.

Of all Waynesburg households, 13.8% had moved from
elsewhere within Greene County, while 10.9% had moved
from a different county in Pennsylvania and 5.1% had
moved from another state. Less than 1% of all persons
moved to Waynesburg from another country.

Figure 10: Where Residents Lived One Year Prior, 2013
Greene
County
Same house,

88%

Waynesburg

Moved within
county, 13.8%

Moved from
different PA
county, 10.9%

Moved from
abroad, 0.1%
Moved from
different state,
2.5%
Moved from
different PA
county, 4.7%

Same house,
Moved within
county, 7.5%

67.5%

Moved from
different state,
5.1%

Source: 2009-2013 Five-Year ACS (B07001)

Moved from
abroad, 0.3%
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University Town Context
Compared to other Western Pennsylvania municipalities
where a private higher education instituation is located,
Waynesburg Borough is the smallest, in terms of both
geography and population, and the most densely settled.
While all but one comparison community has lost
population since 2000, Waynesburg’s loss was the least
significant, both in raw numbers and percentage.

Figure 11: Characteristics of University Towns, 2000 and 2013
Land
Area
(sq mi)

Estimated
Higher
Education
Enrollment

2000
Population

2013
Population

Change

2013 Density
(persons per
sq mi)

Waynesburg*

0.8

1,200

4,184

4,157

-0.6%

5,196

Greensburg City, Westmoreland County*

4.2

1,200

15,899

14,787

-7.0%

3,521

Greenville Borough, Mercer County

2.1

1,100

6,380

5,911

-7.4%

2,815

Grove City Borough, Mercer County

2.7

2,500

8,024

8,267

3.0%

3,062

Meadville City, Crawford County*

4.4

2,100

13,685

13,368

-2.3%

3,038

Washington City, Washington County*

3.0

3,500

15,268

13,803

-9.6%

4,601

Greene County

576

-

40,672

38,362

-5.7%

67

44,819.2

-

12,281,054

12,731,381

3.7%

284

Pennsylvania
* County seat
Sources: 2000 Census SF-1, 2009-2013 Five-Year ACS

Waynesburg is smaller
and more densely
populated than
municipalities of similar
character.
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The Local
Economy

Indicators of Vitality
This section examines the borough’s work force
within the context of the local and regional economy,
covering major industries, employers and job centers
as well as income and employment levels. The economic
composition of a community influences its long-term
viability in several ways. Because municipal services are
supported by tax dollars, a resident population that has
a higher income level will be better able to afford more
intensive services and facilities, including recreational
facilities, police services and infrastructure expansion.
Conversely, a municipality that has a population with a
lower income level may see its municipal services suffer
from a limited tax base. Other economic influences
include the existing business and industrial base present
in the community.

Waynesburg University is an important local economic
driver, in terms of both its role as a major employer and
the economic status of its student body, which comprises
a large share of the borough’s total population. The impact
of student households is apparent in the borough’s
comparatively low median household income, high
individual poverty rate and high unemployment rate.
However, where the Census data allows for isolation of
the non-student population, it resembles characteristics
of other Greene County municipalities.

Economics //
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Boom and Bust
The Wall Street Journal profiled Waynesburg Borough’s
economy in August 2015, measuring the local impact of
tumbling natural gas prices on what had, until recently,
been an eight-year wave of prosperity in Greene County
and other areas rich in Marcellus Shale resources. The
Journal noted that many small businesses that emerged
to support the industry in Waynesburg — from
supplying meals to replacement valves and everything
else needed to drill — had been caught off guard by the
deep downturn, along with landowners who depend on
monthly royalty checks.
According to the Pennsylvania Department of Labor
and Industry, the seasonally adjusted unemployment
rate for Greene County in December 2014 was 3.9%,
which ranked as the lowest rate in the entire state. It
has since increased to 5.7% for July 2015, with 1,100 total
unemployed people in a civilian labor force of 18,600,
higher than the statewide rate of 5.4%. The county’s
unemployment rate is currently on par with the 5.4%
rate it had in December 2007, the official start of the
national recession. However, compared to 2007, the
labor market is larger now, which signals a net gain of
workers. The Bureau of Labor Statistics counted 18,216
among Greene County’s civilian labor force in December
2007 and 18,722, an increase of 2.8%, in June 2015.

20

While there is no data source available to provide a
recent unemployment rate for the borough alone, the
borough’s rate generally appears higher in Census data
due to the number of students who are counted within
the labor force but are not employed. Employment
levels are calculated by identifying all residents who
are between the ages of 16 and 65 and are not listed as
active duty in the military. Residents who are employed
are those who worked more than 15 hours a week for
a family farm or business or a person who worked as
a paid employee for any amount of time. Persons were
considered to be unemployed if they were available for
work but had not worked within the last four weeks.
As Figure 12 illustrates, the unemployment rate is
highest among borough residents age 20 to 24, reflecting
statewide and national trends. More seniors age 65 and
up (88%) work than across Pennsylvania and the country,
though the sample size for this group is small.

Supporting the Marcellus
Shale drilling industry
has provided years of
prosperity for local
businesses, though
falling prices have
created a recent serious
downtown.

Figure 12: Employment Status, 2013
Waynesburg

Total

Age 20-24

Age 25-64

Age 65+

Greene County

United States

#

%

#

%

#

%

2,287

100%

16,286

100.0%

158,301,426

100.0%

Employed

2,011

87.9%

15,104

92.7%

141,806,566

89.6%

Unemployed

276

12.1%

1,182

7.3%

16,494,860

10.4%

547

23.9%

1,883

11.6%

16,287,617

10.3%

Employed

474

86.7%

1,598

84.9%

13,414,631

82.4%

Unemployed

73

13.3%

285

15.1%

2,872,986

17.6%

1,395

61.0%

12,885

79.1%

128,375,577

81.1%

Employed

1,291

92.5%

12,177

94.5%

117,232,738

91.3%

Unemployed

104

7.5%

708

5.5%

11,142,839

8.7%

83

3.6%

9,922

60.9%

6,899,918

4.4%

Employed

73

88.0%

9,912

99.9%

6,434,073

93.2%

Unemployed

10

12.0%

10

0.1%

465,845

6.8%

Source: 2009-2013 American Community Survey (S2301, C23002A)

Local Jobs and Workers
According to the Census Bureau’s Longitudinal
Household-Employer Dynamics database, there were
1,575 jobs in Waynesburg Borough in 2013. Of these,
16.6% were held by persons under age 30, while 51.7% are
held by persons between the ages of 30 and 54 and the
remainder are held by those age 55 and up. More than
50% of workers in the borough’s jobs have completed at
least some college coursework.
The largest employment sector was educational services
(25.8% of jobs), owing to the number of people employed
by the university. The next largest employment sector
within the borough was public administration (17%)
related to the location of county government offices
within the borough. The following most popular
categories of jobs within the borough were health care
and social assistance (12.1%) and finance/insurance
(10.3%).

In 2013, 179 people both lived and worked in Waynesburg.
A total of 1,396 people worked in the borough but lived
elsewhere, and a total of 1,030 people lived in the
borough and worked somewhere else. This amounts to a
net inflow of workers, with 366 more people commuting
into the borough than out each day. In-commuters
represent an asset to the borough to the extent that they
participate in the local economy.

There were 1,575 jobs
in the borough in 2013,
89% of which were
occupied by workers who
live elsewhere.

Economics //
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The Dollar Stretches
The 2013 median household income for Waynesburg
was $40,121, lower than the Greene County median
and those of all neighboring communities, but
higher than nearly all comparable university
towns. The borough’s median family income of
$53,125 was closer to the countywide median.
Most students are counted in the former category
only, accounting for the disparity between the two
figures.1 The borough’s poverty rate of 22.7% seems
exceptionally high when compared to the county
and nearby municipalities, but falls below poverty
rates in some other university towns, which
suggests that the generally low incomes of student
households drag down this figure.
Mean earnings for 1,284 households with work
earnings in the borough (86.1% of all households)
were $47,155.
The wages paid to employees vary by occupation.
For Waynesburg residents working in office
and administrative support, the most common
occupation among borough residents, the median
earnings in 2013 were $17,250. The median for those
working in food service, the next most common
occupation, was $13,706. Wages were much
higher for health care practitioner ($124,444) and
computer, engineering and science occupations
($60,962), though the
number of borough
residents employed in those fields is very limited.
The Census Bureau reported in 2013 that 347
households (23.3%) received an average of $16,154
in Social Security, and 39 others (2.6%) averaged
$2,449 in cash public assistance income. More
than 250 borough residents received food stamp
benefits. Finally, 233 households (15.6%) received
retirement income.

1
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As the Census Bureau defines these terms, a family
consists of two or more people (one of whom is the
householder) related by birth, marriage or adoption
residing in the same housing unit, whereas a
household consists of all people who occupy a
housing unit regardless of relationship.

Figure 13: Measures of Income, 2013
Median
Household
Income

Median
Family
Income

Poverty
Rate

$40,121

$53,125

22.7%

Center Township

$63,942

$64,559

17.2%

Franklin Township

$47,426

$58,100

14.8%

Jefferson Township

$45,200

$48,875

12.4%

Morgan Township

$42,075

$48,500

14.9%

Morris Township

$54,904

$70,500

7.9%

Washington Township

$56,350

$58,523

4.8%

Whiteley Township

$63,705

$66,042

7.7%

Greensburg City

$39,827

$60,725

17.3%

Greenville Borough

$35,536

$45,401

21.5%

Grove City Borough

$44,963

$67,361

5.8%

Meadville City

$31,397

$45,771

24.2%

Washington City

$33,844

$42,623

24.0%

Greene County

$44,388

$55,745

14.7%

Pennsylvania

$52,548

$66,646

13.3%

Waynesburg
Surrounding Municipalities

Comparable University Towns

Source: 2009-2013 Five-Year ACS (B19013, B19113)

The 2013 median
income among borough
households was $40,121,
lower than surrounding
communities but on
par with comparable
university towns.

Figure 14: Household Income, 1999 and 2012
1999
Median
Household
Income

2012
Median
Household
Income

InflationAdjusted
Change

$30,014

$40,121

-3.0%

Center Township

$31,208

$63,942

48.7%

Franklin Township

$30,060

$47,426

14.5%

Jefferson Township

$32,109

$45,200

2.1%

Morgan Township

$33,106

$42,075

-7.8%

Morris Township

$36,250

$54,904

9.9%

Washington Township

$38,804

$56,350

5.4%

Whiteley Township

$30,000

$63,705

54.1%

Greensburg City

$30,323

$39,827

-4.7%

Greenville Borough

$31,126

$35,536

-17.2%

Grove City Borough

$34,347

$44,963

-5.0%

Meadville City

$25,499

$31,397

-10.7%

Washington City

$26,113

$33,844

-6.0%

Greene County

$30,325

$44,388

6.2%

Pennsylvania

$40,106

$52,548

-4.9%

Waynesburg
Surrounding Municipalities

Comparable University Towns

When comparing actual dollars earned, the
median household income for borough residents
rose 33.7% between 1999 and 2012, increasing
$10,107 to $40,121. However, when adjusted
for inflation, the median actually fell by 3%
during those years. In inflation-adjusted dollars,
borough households were making $1,242 less in
2013 than in 2000. This was also the case across
Pennsylvania, though on the whole, incomes
in Greene County grew at a pace greater than
inflation. A decrease in real income makes it
more difficult for residents to afford the expenses
of daily life.
The median income
did not keep pace with
inflation between 2000
and 2013, which means
that living expenses are
relatively less affordable
than they once were.

Sources: 2000 Census (HCT012), 2009-2013 Five-Year ACS (B19013)
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Brain Power
Compared to Greene County and surrounding
municipalities, Waynesburg is well educated, in
that more than 24% of residents age 25 and up hold
a bachelor’s degree or higher. This represents an
increase since 2000, when 20.1% of those age 25
or older held at least a four-year degree. Across
the board, the proportion of residents in area
communities that have not graduated high school
has fallen substantially since 2000, indicating that
the local labor market is increasingly qualified.

The borough boasts
a high percentage of
residents at advanced
education levels, an asset
that can be marketed to
attract employers.

Figure 15: Educational Attainment, 2013
Did Not
Graduate
High School

High
School
Graduate
or Higher

Bachelors
Degree or
HIgher

6.5%

93.5%

24.2%

Center Township

14.2%

85.8%

17.1%

Franklin Township

17.1%

82.9%

11.9%

Jefferson Township

9.9%

90.1%

15.1%

Morgan Township

13.4%

86.6%

15.3%

Morris Township

9.7%

90.3%

12.6%

Washington Township

9.9%

90.0%

20.1%

Whiteley Township

16.5%

83.5%

11.6%

Greensburg City

6.4%

93.7%

33.3%

Greenville Borough

10.8%

89.2%

15.8%

Grove City Borough

8.0%

92.0%

35.0%

Meadville City

12.7%

87.3%

26.5%

Washington City

15.8%

84.1%

15.4%

14.9%

85.1%

15.5%

7.7%

88.7%

27.5%

Waynesburg
Surrounding Municipalities

Comparable University Towns

Greene County
Pennsylvania

Source: 2009-2013 Five-Year ACS (S1501)
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The Housing
Market

Taking Stock
Maintaining a desirable quality of life and a tax base that
can be sustainable in the long term requires the borough
to take proactive steps to ensure that its housing stock
is safe, affordable and available. Well-maintained homes
contribute to a residential character that is attractive
to both current and potential residents. Home and
property values directly reflect the housing conditions
within a community.
This section covers general trends in the number of
homes and number of households as well as projections
of household growth and changes in types of housing.
Additionally, it contains an overview of housing tenure,
median rents, sales trends, age of housing and conditions
of structures.

In addressing the conditions unique to each of its
three main residential neighborhoods, Waynesburg
faces a complex challenge. To accommodate university
students and anticipate the needs of a large generation
preparing to retire, the borough will need to provide
a variety of affordable rental options, such as smaller
units with single-level floor plans with efficient and
accessible features. At the same time, residents wish to
stem the encroachment of rental conversions in singlefamily neighborhoods in order to grow property values
and maintain the existing character. Addressing both
of these concerns will require land use strategies that
proactively identify the best use of space and encourage
development, rehabilitation or preservation accordingly.
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The Big Picture
In 2014, Greene County commissioned a countywide
housing market study to quantify and analyze changes
occurring in the market and understand what has
been driving those changes. Particularly, the study
investigated the extent to which growth in the Marcellus
Shale gas industry was impacting the market.
The study determined that as many as 2,188 workers
associated with the natural gas industry were likely
working in Greene County, 39% of whom already lived
in the county. The remaining 1,334 workers were in
the market for some type of accommodation, largely
temporary. This increased demand caused prices in
the rental market to push upward by as much as
65%, increasing the proportion of county residents
considered to be overly burdened by rent costs.

More than half the
county’s rental units are
located in its three most
populous municipalities:
Franklin Township,
Cumberland Township
and Waynesburg
Borough.

Seven of the county’s
eight public housing
developments are in the
borough.
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The report concluded, among other issues,
that growth in the gas industry had magnified
the existing problem of availability of
adequate housing stock. One of the county’s
greatest needs is workforce housing at
price points affordable to households with
low and moderate incomes. The study
recommended encouraging development
and redevelopment in existing residential
neighborhoods in densely populated areas with
infrastructure — such as Waynesburg.

Figure 16: Change in Total Housing Units

Losing Units
As illustrated in Figure 17, residential construction
took off in Greene County in the early 1990s,
though at that point Waynesburg was largely built
out.
Between 2000 and 2013, Waynesburg and other
Greene County municipalities lost total housing
units, a trend acknowledged but not explored in the
county’s study. The reduction of housing inventory
is due primarily to demolition, properties falling
into uninhabitable condition or conversion to
other use. A net loss from the inventory paired
with rising total households results in increased
competition (and potentially price) for existing
units.

2000

2013

Change

1,811

1,754

-3.1%

Center Township

566

614

8.5%

Franklin Township

2,291

1,830

-20.1%

Jefferson Township

1,087

1,170

7.6%

Morgan Township

1,117

1,190

6.5%

Morris Township

375

390

4.0%

Washington Township

435

441

1.4%

Whiteley Township

320

354

10.6%

Greensburg City

7,734

7,757

0.3%

Greenville Borough

2,723

2,606

-4.3%

Grove City Borough

2,745

2,835

3.3%

Meadville City

5,985

6,438

7.6%

Washington City

7,111

6,566

-7.7%

16,678

16,427

-1.5%

5,249,750

5,565,653

6.0%

Waynesburg
Surrounding Municipalities

Comparable University Towns

Consistent with a
countywide trend,
Waynesburg experienced
a net loss in housing
units between 2000 and
2013.

Greene County
Pennsylvania

Sources: 2000 Census (SF-3 DP4), 2009-2013 ACS (B25001)

Figure 17: Building Permits Issued Countywide, 1980 to 2013
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Units in Single-Family Structures

Sources: HUD State of the Cities Data Sytem
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Multi-Family Buildings
Multi-family housing is far more common in Waynesburg
than in surrounding communities. It comprised 47.3%
of all borough housing in 2013, compared to 21.6% in
Franklin Township and less than 3% in other nearby
areas. See Figure 18. However, the borough is on par
with other university towns, where multi-family housing
represents 32.8% to 42.9% of the total stock.

Waynesburg’s multifamily housing, which
comprises 47.3% of all
units, mostly takes the
form of single-family
homes converted to
rentals.

About three-quarters of the borough’s multi-family
housing takes the form of buildings housing two to four
households. Many are large single-family homes that
have been subdivided to create multiple student rental
units. Off campus, the borough has only a few large
apartment buildings housing 20 or more units.

Figure 18: Housing Units by Structure Type, 2013
Multi-Family Units

Total Units

SingleFamily
Units

2 to 4

5 to 9

10 to 19

20 or more

Total

1,754

889

636

55

26

113

830

35

614

424

11

3

0

0

14

176

Franklin Township

1,830

1,197

96

77

142

81

396

237

Jefferson Township

1,170

941

30

0

0

0

30

199

Morgan Township

1,190

881

0

6

0

0

6

303

Morris Township

390

273

9

0

0

0

9

108

Washington Township

441

352

0

0

0

0

0

89

Whiteley Township

354

244

0

0

0

0

0

110

Greensburg City

7,757

4,632

1,334

483

448

832

3,097
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Greenville Borough

2,606

1,776

536

143

0

97

776

54

Grove City Borough

2,835

1,860

595

83

119

133

930

45

Meadville City

6,438

3,558

1,488

465

188

620

2,761

119

Washington City

6,566

3,734

1,347

524

369

562

2,802

30

16,427

11,940

986

191

193

316

1,686

2,801

5,565,653

4,194,297

494,372

187,336

141,133

317,217

1,140,058

231,298

Waynesburg

Other*

Surrounding Municipalities
Center Township

Comparable University Towns

Greene County
Pennsylvania

* Includes manufactured homes, boats, recreational vehicles, etc.
Source: 2009-2013 ACS (DP04)
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Renters, Owners and Vacancy
The relationship between tenure (owner or renter
occupancy) and vacancy rates typically corresponds
with the availability of and demand for housing.
Owner-occupied homes are often regarded to be a
more desirable land use because they retain a higher
resale value and are generally more likely to be well
maintained than rental units. Renters are considered to
be less connected to a community because they are less
financially tied to its well being.

Vacancy rates are an important indicator of supply and
demand. A low rate of vacant-for-sale units can show a
lack of supply and may make homes less affordable due
to demand exceeding limited supply, for instance.
Waynesburg’s high rental vacancy rate of 14.9% in 2013
would indicate that local demand has not outpaced
supply. The particularly problematic category is the
nearly half of vacant units that are vacant for “other”
reasons, which usually translates to uninhabitability or
abandonment.

In 2013, 53.8% of units in Waynesburg were renteroccupied. This is precisely the same rate as in 2000. The
borough is more heavily renter-occupied than other
Greene County communities, but the rate is similar in
comparable university towns.

In 2013, Waynesburg
had 118 units that were
vacant, but not for rent,
sale or occasional use.

Figure 19: Tenure and Vacancy, 2013
Occupied
Total Units

Vacant

Total

Renter

Owner

Total Vacant

Seasonal,
recreational
or other use

For sale or
rent

Other

1,754

1,492

53.8%

46.2%

262 (14.9%)

16.8%

38.2%

45%

614

542

24.9%

75.1%

72 (11.7%)

27.8%

4.2%

68.1%

Franklin Township

1,830

1,721

36.5%

63.5%

109 (6%)

80.7%

10.1%

9.2%

Jefferson Township

1,170

1,096

19.8%

80.2%

74 (6.3%)

20.3%

59.5%

20.3%

Morgan Township

1,190

1,071

18.8%

81.2%

119 (10%)

32.8%

13.4%

53.8%

Morris Township

390

291

19.9%

80.1%

99 (25.4%)

30.3%

8.1%

61.6%

Washington Township

441

395

14.9%

85.1%

46 (10.4%)

17.4%

0.0%

82.6%

Whiteley Township

354

285

26.0%

74.0%

69 (19.5%)

27.5%

0.0%

72.5%

Greensburg City

7,757

6,825

49.1%

50.9%

932 (12%)

16.4%

34.9%

48.7%

Greenville Borough

2,606

2,230

42.8%

57.2%

376 (14.4%)

0.0%

59.6%

40.4%

Grove City Borough

2,835

2,669

40.7%

59.3%

166 (5.9%)

13.3%

31.9%

54.8%

Meadville City

6,438

5,516

55.6%

44.4%

922 (14.3%)

12.7%

52.5%

34.8%

Washington City

6,566

5,811

56.4%

43.6%

755 (11.5%)

7.8%

38.0%

54.2%

16,427

14,417

27.0%

73.0%

2,010 (12.2%)

29.7%

20.0%

50.3%

5,565,653

4,958,427

30.2%

69.8%

607,226 (11%)

168,812

207,155

230,866

Waynesburg
Surrounding Municipalities
Center Township

Comparable University Towns

Greene County
Pennsylvania

Source: 2009-2013 ACS (B25003, B25004)
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Age of Housing
The age of a home demonstrates the time it has been
in the inventory and the duration of time over which
substantial maintenance is necessary. The age threshold
commonly used to signal a potential deficiency is 50
years old or over (i.e. built prior to 1965). However, the
age of a structure alone cannot be used to determine
the condition of housing. Many older units are wellmaintained. Older units, however, have a greater need
for maintenance, including the replacement of expensive
building systems. Newer housing units that have bigger
rooms and modern amenities generally have higher
sales values, reflecting a market preference for newer
units and the amenities they typically include.

The housing inventory in Waynesburg is older than in
surrounding areas and across the state, as shown in
Figure 21, with 46.3% of all homes built prior to 1939.
Across Greene County, 30.8% of units were built before
1939. Regionally, suburban home construction has
pushed newer development outside of established, more
densely filled areas to greenfields. Consistent with this
trend, the oldest housing stock in the county is located in
its boroughs and villages, while townships tend to have
newer housing stock. The age of housing in comparable
university towns is similar to in Waynesburg.
The borough’s rental stock is generally newer than its
owner stock, as illustrated in Figure 20. However, as of
2013, 33 owner units and only six rental units had been
built since 2000.

Figure 20: Year Structure Built, 2013

Figure 21: Age of Housing, 2013

100%

Median
Year
Built

90%
2010 or later
80%

2000 to 2009

70%

1990 to 1999

60%

1980 to 1989

50%

1970 to 1979

40%

1960 to 1969
1950 to 1959

30%

1940 to 1949

20%

1939 or earlier
10%
0%
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Owner

Renter

Waynesburg

1945

Surrounding Municipalities
Center Township

1969

Franklin Township

1971

Jefferson Township

1959

Morgan Township

1955

Morris Township

1973

Washington Township

1978

Whiteley Township

1978

Comparable University Towns
Greensburg City

1955

Greenville Borough

1939

Grove City Borough

1944

Meadville City

1946

Washington City

1944

Greene County

1960

Pennsylvania

1961

Source: 2009-2013 ACS (B25035)

Figure 22: Median Home Values, 2013

Housing Values
Waynesburg’s housing stock comes in at a variety of
affordability levels. This variety is apparent in Figure
23, which shows the share of units at each price point.
The median value of homes in the borough, as selfreported in the Census by owners (which makes the
statistic prone to overestimate), was $85,800, in the
ballpark of the median price for all homes within
Greene County but lower than some other nearby
communities. See Figure 22.

2013

$62,200

$85,800

2.0%

Center Township

$65,900

$103,600

16.2%

Franklin Township

$80,000

$118,300

9.3%

Jefferson Township

$59,200

$79,900

-0.2%

Morgan Township

$41,100

$58,400

5.0%

Morris Township

$59,100

$120,700

51.0%

Washington Township

$80,700

$115,200

5.5%

Whiteley Township

$72,400

$113,100

15.5%

Greensburg City

$83,600

$119,700

5.8%

Greenville Borough

$56,800

$79,300

3.2%

Grove City Borough

$83,100

$117,800

4.8%

Meadville City

$70,900

$92,800

-3.2%

Washington City

$64,100

$90,600

4.5%

Greene County

$55,800

$89,400

18.4%

Pennsylvania

$97,000

$143,600

9.4%

Waynesburg
Surrounding Municipalities

As reported by the Census, the median home value for
Waynesburg climbed by $23,600 between 2000 and 2013
-- however, it would be inaccurate to conclude that the
home is worth 37.9% more in 2013 than in 2000 because
the value of a dollar also changed during those years.
Because $62,200 in 2000 dollars was worth $84,146 in
2013, the median value only really increased 2% during
those years.
Median values fluctuated drastically across the area
between 2000 and 2013, with relative stability in
Waynesburg, Franklin Township and Jefferson Township
compared to drastic gains in Morris Township.
Comparatively low home purchase prices represent
a selling point to would-be buyers in the area and
could attract young families to settle in the borough.
On the other hand, rising valuation is desirable from
the borough’s perspective in maintaining a viable and
sustainable tax base in the long term.

2000

InflationAdjusted
Change

Comparable University Towns

Sources: 2000 Census, 2009-2013 ACS (B25077)

Figure 23: Percentage of Homes by Estimated Value, 2013
18%
16%
14%
12%
10%
8%
6%
4%
2%
0%

Pennsylvania

Greene County

Waynesburg

Source: 2009-2013 ACS (B25075)
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Rental Costs
After adjusting for inflation, the median gross rent for a unit in Waynesburg,
which includes utilities, rose by 12.2% between 2000 and 2013. At the same
time, the median household income fell in real dollars by 1.2%. Thus,
housing costs became relatively less affordable for renters since 2000 due
to costs outpacing changes in real household income.
Additionally, the borough experienced a loss in real numbers of relatively
inexpensive rental units. Between 2000 and 2013, the borough lost 367
units renting for less than $500 due to price increase or removal from the
market, but at the same time added 46 units renting for $1,000 or more.
This trend was even more pronounced at the level of Greene County, which
lost more than 1,502 units at the low end of the price scale, more than half
its inventory renting for below $500, and added 164 units priced at or above
$1,000.
Figure 24: Rising Housing Costs
Median
Housing
Value
(in 2013 $)

Median Gross
Rent
(in 2013 $)

Median
Household
Income
(in 2013 $)

2000

$84,146

$557

$40,604

2013

$85,800

$625

$40,121

Change

2.0%

12.2%

-1.2%

Sources: Census 2000 (SF3: H076, H063, P053), ACS 2009-2013 (B25077, B25064, B19013)

The borough’s housing
stock is older than in
surrounding areas, with
nearly half of all units
built prior to 1939.

The median value of
owner-occupied homes,
$85,800, has held steady
since 2000 and is lower
than in surrounding
communities.

Incomes in the borough
have not kept pace with
rising housing costs.
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Figure 25: Shifting Rental Prices
2000

2013

Less than $500

620

$500 to $699

Change
#

%

253

-367

-59.2%

124

251

127

102.4%

$700 to $999

43

228

185

430.2%

$1,000 or more

0

46

46

-

787

778

-9

-1.1%

2,575

1,073

-1,502

-58.3%

$500 to $699

437

1,100

663

151.7%

$700 to $999

135

985

850

629.6%

$1,000 or more

21

185

164

781.0%

3,168

3,343

175

5.5%

Waynesburg Borough

Total with cash rent
Greene County
Less than $500

Total with cash rent

Sources: Census 2000 (SF3, H062), ACS 2009-2013 (B25063)
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6

Borough
Amenities

Providing Public Value
This section inventories the public amenities available to
residents of Waynesburg Borough. The range of services,
facilities and opportunities a municipality provides has
a substantial impact on the quality of life available in the
community. While a municipality’s service provision is
often driven by demand among residents, officials must
create priorities and apply limited resources to provide
an appropriate and sustainable complement of public
safety, recreation and other amenities.

Local governments such as Waynesburg Borough provide
a selection of services that may include public safety,
garbage collection, sewage collection/treatment, water
resources, repair and maintenance of local roads, code
enforcement and local planning and zoning. Waynesburg
maintains a public works department, a sewage plant,
and a zoning/code enforcement office as well as a police
department and a volunteer fire department.
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Municipal Government

Streets Department

Waynesburg Borough is led by a mayor and ninemember council that establishes and implements an
overall vision through passing ordinances and voting on
appropriations.

The borough’s streets department is responsible for
general road improvements and maintenance, including
the removal of snow. The department also has general
public works responsibilities such as maintaining
publicly owned grounds and parks.

A borough manager serves as chief administrative officer
overseeing the activities of municipal departments.
The manager is responsible for the preparation and
implementation of the borough’s budget and serves
council in an advisory and administrative capacity, in
addition to any non-legislative and non-judicial powers
the mayor chooses to delegate.
The borough’s assistant manager is involved in many
facets of administration, including zoning/code
enforcement, public works and other areas. The borough
enforces the 2006 International Property Maintenance
Code and most commonly cites violations related to
lawn care, snow removal and garbage/junk. Neighbor
disputes are the most common complaint.
As required by the Pennsylvania Municipalities
Planning Code (MPC), borough council has appointed
a zoning hearing board to ensure that the application
and administration of the zoning ordinance is fair
and equitable. The board also presides over hearings
involving appeals of the zoning officer’s decisions, the
granting of variances for certain hardships imposed by
the ordinance and applications for special exceptions.
The borough does not have its own planning commission
and has opted instead to use the Greene County Planning
Commission and its staff for planning services and
review related to subdivision and land development. The
County Planning Commission is based in Waynesburg.
Waynesburg’s municipal building is located at 90 East
High Street and is open to the public for regular business
hours Monday through Friday.
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In addition to the borough’s assistant manager, the
department is staffed by three full-time workers and
one-part time worker dedicated to parks and recreation.
Within Waynesburg are 23.5 miles of local roads in
addition to 3.24 miles of roads owned and maintained
by the state.
The borough’s inventory of vehicles and equipment
for public works is generally in good condition. No
centralized capital improvements plan exists for the
acquisition of new equipment or the prioritization of
projects, which are determined by council based on a
description of needs provided by the assistant manager.
Typical operations include plowing and salting in winter
storm events, repaving a few streets per year as resources
allow, patching potholes as found or reported, managing
signage, sweeping streets as manpower allows and
painting or repainting road markings such as crosswalks,
parking lines and speed lines.
Areas of specific concern include all intersections in the
borough that involve state roads. The frequency, weight
and speed of truck traffic has increasingly damaged
road surfaces in recent years and exacerbated unsafe
conditions. In June 2015, two borough police officers
completed certification to conduct truck inspections, an
effort that will help enforce weight limits and other safety
provisions. Council has also requested that PennDOT
conduct a traffic study related to trucks using state roads
in the borough, specifically to examine whether reducing
the speed limit for trucks, particularly on Richhill Street,
would be appropriate.

Borough police officers survey the scene during the annual Rain Day festival. Photo source: Mackin

Police Department
Waynesburg Borough maintains a full-time police
department that employs a chief, lieutenant and 10
patrol officers, in addition to two part-time parking
enforcement specialists, a police secretary and a crime
scene analyst. Eight officers are full-time, and the
department provides 24-hour protection.
The police department’s administrative office is located
on East High Street. General calls for service can be
routed through the administrative office during normal
business hours, while emergency calls are dispatched
through county 911.
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Fire Protection

Utilities

The Waynesburg-Franklin Township Volunteer Fire
Department was established in 1926. The department
has stations in both municipalities.

Households in Waynesburg receive water service
from the Southwestern Pennsylvania Water Authority,
which serves parts of Greene, Fayette and Washington
counties. Its tap fees start at $2000. As of September
2014, residential customers pay $4.11 per 1,000 gallons in
addition to a monthly user fee based on meter size.

In 2014, the department responded to 236 total alarms,
equivalent to about 20 per month. In addition to an
authentially restored 1926 engine that appears in local
parades and festivals, the department maintains three
pumper engines, a 3,000-gallon tanker and a 95-foot
tower platform, among other equipment.

The borough’s sewage department oversees wastewater
and sewage removal and treatment infrastructure.
The borough owns and maintains all lines within its
borders, which extend service to 100% of households. Its
treatment plant is located at Meadowlark Park Road.
Waynesburg is working with the state Department of
Environmental Protection (DEP) to determine the best
way to avoid combined sewer overflows. The cost of
updating the system and plant remains unknown, but is
likely in the range of $4 million to $6 million, a cost that
may be passed to rate payers unless the borough can
secure grants to offset the cost. The borough anticipates
collaborating with the Franklin Township Sewer Authority
to address mutual challenges.
The borough has until February 2017 to submit to DEP a
new long-term control plan for sewage overflows. The
plan must address overflows at the borough treatment
plan that occur during heavy storm events and partly
result from the fact that some stormwater and sanitary
sewers are combined.

40

Education
Public Schools
Waynesburg’s children attend schools in the Central
Greene School District, which serves the borough and
five nearby townships (Franklin, Perry, Washington,
Wayne and Whiteley). The district covers 168 square
miles and a population area of about 15,000. As of 2013,
the district employed 191 faculty and staff.
The district operates three schools: Waynesburg Central
Elementary, Margaret Bell Miller Middle and Waynesburg
Central High. The middle school is located along Lincoln
Street in the borough, while the elementary and
high schools are in Franklin Township. An additional
elementary school, Perry, closed in 2011 as a costsaving measure. The district’s facilities include a football
stadium, auditorium, soccer field, basketball courts and
a pool.

The district’s total K-12 enrollment has fallen by 24%
from 2,505 in the 1993-94 school year to 1,903 in 201213, reflecting overall demographic patterns. The trend
is illustrated in Figure 26. Household size in the area
continues to decline as increasing numbers of baby
boomers move into retirement age and younger
individuals more commonly defer marriage and having
children.
In the 2013-14 school year, 41.2% of all district students
qualified as low-income by state standards. This was
slightly lower than the statewide rate of 43.9%.
With regard to performance, the Pennsylvania System of
School Assessment judged 81% of eighth-grade students
in the district to be proficient or advanced in math in
2012, the latest year for which data was available, while
74% were proficient or advanced in reading. Statewide,
76% of eighth-graders were proficient or better in math,
and 79% were proficient or better in reading.

Figure 26: Total Annual Enrollment, Central Greene School District, 1993-2012
2,800
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Sources: Pennsylvania Department of Education
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Waynesburg University
Waynesburg University is a private non-profit Christian
university founded in 1849. In addition to a main
campus located in the borough, the university has three
adult centers in Monroeville, Seven Fields and Cecil
Township. The university enrolls approximately 1,400
undergraduates in more than 70 academic majors and
employs 80 full-time and 180 part-time faculty members.
Top study areas include business, communication,
criminal justice, education, forensive science and
nursing. The university is especially dedicated to service
and reports that its students, faculty and staff spend
more than 50,000 hours per year working to improve
the lives of others.

Miller Hall. Photo source: Wikimedia Commons
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The university requires all students to live on campus
for the duration of their time as students unless they
commute from a parent’s home address. About 10% to
20% of students now live off campus. The university
provides 10 residence halls in addition to its academic
buildings and other facilities, such as a fitness center
built in 2010, Eberly Library and the Benedum dining
hall.
The university is actively engaged in community
affairs, such as the development of the Comprehensive
Plan Update, and represents a key partner in the
implementation of the plan’s recommendations.

Fountain Park. Photo source: Mackin

late 1980s included the construction of
an octagonal Victorian bandstand in the
park to replace the original bandstand
that was erected in 1901. This bandstand
area is also known as “Gazebo Park.”

Recreation
The availability of recreational facilities and services
impacts the quality of life within a municipality. Typically,
families prefer to reside within a community that affords
access to an extensive recreation system.

»» College Park, also known as Fountain
Park, features a fountain built in the
1920s that has become a favorite spot
for students to study and relax. Middle
school students use this park for a
traditional shaving cream battle on the
last day of school.

Borough facilities
Waynesburg Borough offers a variety of passive and
active recreational amenities, including the following,
which are mapped in Figure 27:
•

Sunset Park is a stretch of open green space
located along N. West Street.

•

The Waynesburg Commons is a system of five
parks used at one time for the pasturing of
farm animals permitted to run at large:
»» West Park is the westernmost section of
the Commons, dedicated as such when
the borough was formed in 1796 It has a
small bridge.
»» Ritchie Park was converted from pasture
to park in 1883 by petition to the court
by J.G. Ritchie. A major renovation in the

»» Monument Park is centered by a 65foot “Soldiers and Sailors” memorial
honoring Civil War veterans. The park
was dedicated in 1899.
»» East Park has 22 trees planted in 1922 as
part of a national historic tree program.
•

Central Park Playground, located along E.
Greene Street, has been updated with new
equipment, fencing and a pavilion. This park is
the site of an annual summer camp held free
for community youth ages 5-12. It also features
a skate park.
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Figure 27: Recreation Sites
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Sunset Park
West Park
Ritchie Park
College Park

5
6
7
8

Monument Park
Central Park Playground
Sunrise Park
College Field

•

Sunrise Park is a passive recreational space
located across the street from the playground.

•

Hooper Park, located in the center of
downtown, is home to the Rain Day fountain
statue. The park represents a collaborative
effort on the part of the borough, Waynesburg
Prosperous and Beautiful, Greene County and
the Western Pennsylvania Conservancy.

Other assets
In addition to parks maintained by the borough,
residents have access to the region’s ever-expanding
system of trail connections. The proposed Central
Waynesburg Trail would create a hiking and biking
path along Ten Mile Creek from the Waynesburg College
fields to Evergreene Technology Park, connecting Central
Greene High School, the Greene County Fairgrounds, the
Greene County Airport, the Greene County Historical
Museum and other sites of interest.
The bicycle community in Greene County has worked for
the designation of six bicycle routes, including:
•

Waynesburg Workout Ride (11 miles)

•

The Road to Prosperity (35 miles)

•

The Crucible Cruise (12.6 miles)

•

The Ryerson Roundabout (19 miles)

•

The Brave Ride (34 miles), and

•

Mount Morris to the Monongahela (37.5 miles)

These are on-street bikeways that require bicyclists to
contend with vehicular traffic. PA Route 19 doubles as
BicyclePA Route A and traverses Greene County in a
north-south direction through Waynesburg. Route A
is one of seven state-designated bicycle routes. The
bikeway is approximately 199 miles, beginning in Greene
County at the Pennsylvania / West Virginia border and
ending at Lake Erie in Erie County. Of its 199 total miles,
about 26 are located within Greene County.

Community Partnership
Waynesburg Prosperous and Beautiful is a nonprofit
community organization formed to preserve and
revitalize the Borough’s historic downtown and raise
awareness of the educational, cultural and historical
opportunities, as well as the convenience of shopping,
associated with the town. The organization is supported
by the State Department of Community and Economic
Development and is accredited through the National
Main Street Center to operate its Main Street program,
through which it has reinforced Waynesburg’s historical
identity and strengthened the vitality of the core
business district along High Street.
Currently, Waynesburg Prosperous and Beautiful is
focused on events, business attraction, education and
supporting existing businesses. It has also assisted in the
development of a recent affordable housing project for
seniors.
Many of the organization’s funding sources, including
those dedicated to the Main Street program, have dried
up, which has presented a challenge to organizational
growth. The board of directors has opted not to
undertake large projects again until funding is more
reliably available. However, it is looking into options to
fund the completion of streetscape improvements.
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Historic Places
Waynesburg’s historic district was added to the National
Register of Historic Places in 1984 with 183 contributing
buildings in the central business district and surrounding
areas (“roughly bounded by Second Alley to the north,
Sycamore Street to the east, First Street to the south and
Bowlby Street to the west”). According to its nomination
form, the district captures about 36% of the borough’s
total land area, including the entire campus of what was
then Waynesburg College.
The important architectural styles of the district are:

Source: Pennsylvania Historical and Museum Commission

•

High Victorian Italianate, with segmented,
arched windows and cornices that contain
highly decorative brackets

•

Second Empire, with tall, boldly remodeled
buildings with high mansard roofing and
three-dimensional appearances

•

Stick, characterized by tall proportions with
high, steep roofs and complex floor plans, roof
eaves supported by large brackets and exposed
framing in the gable end of the roof

•

Queen Anne, having an irregular floor plan
and massing, a variety of color and texture
in addition to the use of several types of wall
surface materials, and

•

Georgian Revival Neo-Colonial, characterized
by a very rectangular floor plan and minimum
of minor projections, in addition to central
cupola and a hipped roof topped with a flat
deck.

The nominantion summarizes defining traits of the
district that may be helpful as the borough deliberates
the use of a form-based zoning approach in designated
neighborhoods. In particular, it notes that most
residential structures in the district are two stories high
with full-height attic space, that they are 35-40 feet wide
and 55 feet long, and that they incorporate front porches.
The High Street “center city” buildings are typically two
stories high. The oldest among them bear a Federal or
Greek Revival style, while larger structures built between
1880 and 1910 are larger, contain a third floor and are
more Italianate in style. Buildings circa 1920, such as the
First Federal Bank Building, are “modern” Greek Revival
in design.
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Waynesburg University’s Miller Hall and Hanna Hall are
separately listed on the National Register. All historic
sites are shown in Figure 28.

Figure 28: Designated Historic Sites

Miller Hall
(listed)

Hanna Hall
(listed)

Registered
Historic District

Post Office
(eligible)
South Ward School
(eligible)
Penn Mfg. and
Supply
(eligible)

Sayers House
(eligible)

Source: Pennsylvania Cultural Resources GIS

Amenities //

47

48

7

Environmental
Considerations

Mitigating Human Impact
The borough’s land and water resources have shaped its
development patterns. They will continue to represent
important assets that merit protection and promotion
as the borough formulates its future land use plan and
associated priorities.

Particularly, slopes of greater than 25% limit the type and
extent of development feasibile in those areas, and the
environmental impacts of mining represent an ongoing
potential risk. Some areas of the borough fall within the
100-year flood plain, which is associated with higher
insurance costs.
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Land Form and Composition
Steep slopes within Waynesburg are limited, having
only minimally impacted the build-out of the borough’s
neighborhoods. Slopes greater than 25% potentially
inhibit development, adding cost, risk and practical
infeasibility. Development has generally avoided these
areas. They are shown in Figure 30.
Greene County is located within the Main Bituminous
Coal Field of Pennsylvania. Extensive areas of operating
surface and deep mines, old stripping areas and
reclaimed areas are dispersed throughout the landscape.
Coal mined here is primarily high volatile bituminous
coal typically used for electricity production.
The local economy in and surrounding Waynesburg
has long been associated with coal extraction, which
represented the lifeblood of the County and its primary
source of jobs from the early 1900s to around 1980.
Of the 12 most productive underground coal mines in
the United States, five are located in Greene County.
Decades of mining have created environmental impacts
in the region, such as pollution via acid mine drainage
or particulate matter from coal-fired plants and changes
to the water table.
As shown in Figure 29, Waynesburg’s nearest facility
is Emerald Mine, owned by Foundation Coal Holdings,
Inc. and located approximately a half of a mile south
of the borough, just north of the Cumberland Mine, in
Center, Franklin and Whiteley Townships. It has been in
operation since 1977. All of Emerald’s coal is processed
through a preparation plant before being loaded into
unit trains operated by Norfolk Southern or CSX.

Figure 29: Deep Coal Mines

Source: Greene County Comprehensive Plan
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All active mines in Greene County utilize either the
room and pillar or the longwall method, which are both
underground techniques. Thus, the local landscape has
been extensively undermined. The state Department of
Environmental Protection (DEP) defines mine subsidence
as the movements of the ground surface as a result of
the collapse or failure of underground mine workings.
In active underground mining methods, subsidence
can occur concurrently with the mining operation in a
predictable manner; however, in abandoned mines, it is
virtually impossible to predict if and when subsidence
would occur. While no methods exist to accurately predict
the potential for mine subsidence, the state Department
of Environmental Protection acknowledges that risk
always exists in areas that have been undermined.
Data gathered for the county’s Comprehensive Plan
indicates that no areas of the borough itself have been
undermined.
With regard to soil, the borough is located within
the Glenfield-Dormont-Library association, which
is moderately well drained and somewhat poorly
drained, deep, nearly level to sloping soils, on terraces
and surrounding uplands. This association consists of
terraces, hills, ridges and benches. Slopes are dominantly
less than 15%, though some areas are steeper. These soil
types are suited well to farming and trees. The main
limitation for community development in such areas
is the slow permeability. A relatively large portion
of Waynesburg is covered in soils classified as Prime
Agricultural Soil, but such areas exist nearly exclusively
in neighborhoods that have already been developed into
residential and commercial uses of considerable density.

Figure 30: Slope
e
Lib
rty
E
AV
N Fruit ST

N Cherry ST

Hessel ST

Jim ay ST

N Findley AL
Y
S Findley ALY

Wood ST

N East ST
S East ST

ST
S Morgan

S Cum berland ST

N Washington ST

S Washington ST

S Fruit ST

VE
Cecil A

S Porter ST

VE
dA
la n
h
Hig

DR
pion
Cham

eR

rR
un

n
Mi

E
AV
ok
Co

RD

E First St

Water ST

D

Su
ga

S Morris ST

S Blackberry St

S Richhill ST

S Church ST N Chu
rch ST

S Spring ST

E High ST

ve
dA
la n
ood
SW

N
yL

e
Av

ad
Sh

E
AV

AVE
Sherman

Pe

Crooked ALY

Sycamore ST

S West ST

AV

nd

W First St

E Locust ST

ing
r sh

Fruit ST

W Locust ST

E Elm ST

N Maid en ST

E Lincoln ST

E High ST

AVE

E Greene ST

J ALY

S Cherry ST

E Cherry AV

Nazer ST

la
ood
NW

E Franklin ST
E Strawberry ST

6th ST

S Porter ST

W Elm ST

E College ST

erty

Walnut ALY

E Wayne ST

E South ST

Ashland

7th ST

S Lib

W South ST

8th ST

N Porter ST

W Cherry AV

VE
aA
s in
Ro

N
RU

W High ST

9th ST

Wine ALY

E. College St

W Wayne ST

W Strawberry ST

Walnut ST

Braden ST

Anne B Call

W College ST

N Fruit ST

e

N Rich hill ST

N Morris ST

N Spring ST

Bowlby ST

Huffman ST

Ross ST

at
llg
To

N West ST

1st AL

W Franklin ST

Park AVE

South ALY

Bridge ST

Sho rt ALY

North ALY

N Maid en ST

E
AV

Rinehart AV

10th ST

Race ST

2nd AVE

1st AVE

11th ST

Veterans WAY

Walnu t AVE

rty

3rd AV

Rinehart ST

Short ST

ibe
NL

4th AL

Point ST

5th AL

E
Bonar AV

Birch ST

5th AV

4th AVE

Porter WAY

ST

Hillcrest AVE

ST

e
dg
Ri

ns
arde

Oak DR

6th AV

ory
Hick

Crabapple DR

iew G
Mt V

E
4th AV

Washington RD

Data Source: Southwestern Pennsylvania Commission

Slope
0-8%
>8-15%
>15-25%
>25-40%
>40%
Municipal Boundary
Roads
Parcels

Environment //

51

Hydrology
The Environmental Protection Agency defines a
watershed as the area of land that catches rain and snow
and drains or seeps into a marsh, stream, river, lake or
groundwater. Watersheds are delineated based not on
municipal boundaries, but by topography and ridgelines.
Because watersheds are defined by natural hydrology,
they represent the most logical basis for managing water
resources.
All of Greene County is within the Ohio River watershed,
which is Pennsylvania’s second largest river basin,
covering 15,614 square miles of the state west of the
Allegheny Mountains. The Monongahela River watershed
is a sub-watershed of the Ohio River watershed. Therefore,
any watercourse that drains into the Monongahela River
is not only part of that watershed, but it also part of
the larger Ohio River watershed. The Monongahela
River forms the eastern boundary of Greene County
and is one of the two major rivers that converge in
Pittsburgh to form the Ohio River. Watercourses in the
central and eastern portions of the county, including the
Waynesburg area, drain east into the Monongahela River
sub-watershed.
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The South Fork of Ten Mile Creek, which runs along
Waynesburg’s southern border, is one of eight main
tributaries in Greene County that drain into the
Monongahela River watershed. The creek is a 4th
order stream that originates in Center Township and
flows northeast until it empties into Ten Mile Creek on
the northeast boarder of Morgan Township. It has a
drainage area of 199 square miles. The DEP has classified
this stream under Chapter 93 Water Quality Standards
as a High Quality WWF (HQ-WWF) from its source to
Browns Run and the remaining length as a WWF. The HQ
designation means that this stream has excellent quality
waters and contains environmental or other features
that require special water quality protection.
Local advocates are reconsidering the way in which
residents relate to the South Fork of Ten Mile Creek and
are searching for opportunities to connect people with
various forms of recreation, such as kayaking, canoeing
or fishing on the creek. Taking advantage of this natural
asset represents a way in which the borough can broaden
and enhance its recreation system.
Figure 31 illustrates the sub-watersheds and stream
locations within the borough.

Figure 31: Streams and Watersheds
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Flood Plains and Wetlands
Areas of Waynesburg are at risk of significant property
damages due to their location in the 100- and 500-year
flood plain, as illustrated in Figure 32 according to the
following categories:
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•

Zone A areas (shown in middle blue running
down the borough’s east side) are subject to
inundation by the 1%-annual-chance flood
event generally determined using approximate
methodologies. Detailed hydraulic analyses
have not been performed. Mandatory flood
insurance purchase requirements and
floodplain management standards apply.

•

Zone AE areas (shown in dark blue) are subject
to inundation by the 1%-annual-chance flood
event determined by detailed methods. Base
flood elevations, mandatory flood insurance
purchase requirements and floodplain
management standards apply.

•

Zone X areas are comparatively minimal risk
places where flood insurance is not mandatory.

•

0.2% Chance areas (shown in light blue) form a
thin border along parts of the borough’s Zone
AE areas. An 0.2% annual chance is equivalent
to a 500-year floodplain.

Flood management and insurance rates are coordinated
through the National Flood Insurance Program. The
Federal Emergency Management Agency (FEMA)
conducts routine flood insurance studies that investigate
the existence and severity of hazards. The results of these
studies are then used to develop risk data useful to land
use planning and flood plain development.
FEMA has been systematically updating Flood Insurance
Rate Maps (FIRMs) for Pennsylvania communities over
the past several years. For Greene County, FEMA has
released maps that become effective in October 2015. Any
changes in the flood map do not affect continuing flood
insurance policies for structures built in compliance with
local regulations and the flood map in effect at the time
of construction. However, substantial improvements
or damages to a structure (where improvements reach
50% or more of previous market value) would trigger
compliance with any new requirements or base flood
elevation determinations.
Wetlands are transitional layers between terrestrial and
water environments where the water table often exists
at or near the surface, or the land is inundated by water.
As of June 2015, the National Wetlands Inventory had not
identified any wetlands within the borough.

Figure 32: Flood Hazard Areas, 2015
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8

Transportation
Network

Balancing User Needs
The existing transportation system within the borough
encompasses a variety of modes — a road network
capable of handling various vehicular traffic loads, access
to a regional public transit system and routes to move
pedestrians or non-motorized vehicles throughout the
community. In addition, air, rail and water travel are
important elements of the regional system, each with its
own constraints and benefits.

This section reviews the layout and capacity of the
borough’s transportation systems. The primary challenge
is ensuring that the combination of travel options meets
the needs of those who live, work and do business in the
borough. Traffic safety is a top concern given the volume,
speed and weight of truck traffic on state routes crossing
the borough, and this traffic also impacts the appeal
and walkability of the Uptown business district. Bicyling
within Waynesburg is generally considered to be a risky
venture given current road configurations. Parking,
covered elsewhere in the developing Comprehensive
Plan Update, is another key issue.

Transportation //
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Streets
The capacity of a road network to safely and efficiently
move people or goods to a desired destination has longranging implications and is an important factor in land
use decisions. The activity hubs where people work and
shop must be efficiently accessible. Additionally, the
layout and capacity of the road network impacts the
ability of local government to provide services.
Waynesburg has 23.5 miles of locally owned and
maintained roads and 3.24 miles of roads owned and
operated by the state. The road network across Greene
County has not changed substantially since 1978, as
Interstate 79, State Route 21 and State Route 88 remain
as major thoroughfares. With the exception of I-79,
State Route 21 between Waynesburg and Fayette County
remains the county’s most heavily traveled road. The
traffic on this road is a result of both local Waynesburg
traffic and through traffic, or motorists using State Route
21 to access I-79.
Figure 33 labels roads within and surrounding the
borough according to their average annual daily traffic,
or annualized average 24-hour volume of vehicles
passing through a given point or section of road. Notably,
average daily volume along High Street was 7,400 in 2013,
while volume along parallel Greene Street, running one
way in the opposite direction, was even higher at 8,700.
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Because some of the borough’s most critical
transportation priorities are related to roads owned and
maintained by the state, the borough must work with
PennDOT to achieve desired changes. As noted previously
in the report, Waynesburg is enhancing its enforcement
efforts related to truck operations, but must appeal to
the state to consider reducing speed limits in dangerous
areas.
Greene County has noted that of the four interchanges
along I-79 within the county, the Waynesburg Interchange
in Franklin Township has the most growth potential. The
interchange is already associated with highway and retail
commercial development and provides direct access to
Waynesburg, the EverGreene Technology Park, Greene
County Fairgrounds and the Greene County Airport. A
future park-n-ride is slated for development at the Ruff
Creek Interchange, which provides access to State Route
221 and U.S. Route 19.

Figure 33: Traffic Volume Map, 2013

Source: PennDOT Annual Average Daily Traffic Counts
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Alternative Modes
As noted in the recreation section of this report,
Waynesburg is located within an ever-expanding system
of trail connections. The proposed Central Waynesburg
Trail would create a hiking and biking path along Ten
Mile Creek from the Waynesburg College fields to
Evergreene Technology Park, connecting Central Greene
High School, the Greene County Fairgrounds, the Greene
County Airport, the Greene County Historical Museum
and other sites of interest. This is in addition to the
six planned bicycle routes described in the recreation
section.
Pedestrian traffic between major activity hubs in the
borough, primarily the vicinity of High Street and
Waynesburg University’s campus, is served by sidewalks
that are in generally good condition. Sidewalks extend to
some, but not all, residential neighborhoods.
The greatest obstacle to encouraging pedestrian and
bicycle travel within the borough is a perceived lack
of safety, as Waynesburg’s transportation system
caters principally to the efficient movement of vehicles
through the borough. One-way travel on streets in
the downtown area expedites through traffic, but
encourages higher speeds that make crossing the
street potentially dangerous. The noise and speed of
traffic in the High Street vicinity limit the practicality of
streetscape improvements, such as outdoor dining, that
are designed to encourage spending time in downtown’s
public thoroughfares.
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Public transit
Greene County has no mass public transportation
provider. Currently, there is only one transit route
available to county residents, which is a service between
Morgantown and Pittsburgh with a stop at the Greene
County Airport. However, the county operates a
paratransit program that provides on-demand service
for older adults and persons with special needs. Rides
are available on weekdays and must be scheduled in
advance. Rides to destinations outside the county are
available on certain days.
The county is considering expanding its public transit
options. This would require preparation of a transit study
and coordination with the Southwestern Pennsylvania
Commission, which serves as the 10-county region’s
federally designated metropolitan planning organization.

Air and Rail
The Greene County Airport is located in Franklin
Township, two miles from Waynesburg’s central business
district. This county-owned, public-use facility is not only
an important element in the county’s transportation
system, but is also a significant influence in its economic
development strategy. According to the county, the
airport contributes more than $300,000 directly to the
local economy. Future improvements will increase the
economic importance of this transportation facility. For
the 12 months ending June 2015, the airport had 13,030
total operations, equivalent to about 36 per day, the
majority of which were local general aviation flights.

Rail freight service within Southwestern Pennsylvania
is provided primarily through two national (Class 1)
railroad systems, Norfolk Southern Railway (NS) and
CSX Transportation (CSX). These lines ship coal and other
goods to distribution and manufacturing destinations
along the east coast. Greene County is served by the
Norfolk Southern line, which extends in a mostly eastwest direction, connecting Chicago and points west with
the New York area. There is no regional rail line serving
Greene County, though there is one short-line railroad,
the Cumberland Mine line, that crosses the Monongahela
River to connect to the Norfolk Southern line in Fayette
County. As shown in Figure 34, active rail lines trace
Waynesburg’s southern border.

Figure 34: Active Rail Map, 2014

Source: PennDOT
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9

Land
Use

Achieving Desired 				
Settlement Patterns
This section reviews the current regulations that impact
land development within the borough as well as patterns
of existing land use. It also provides an overview of
recommendations from existing planning documents as
they relate to land use and, where possible, comments
on the extent to which the borough has implemented
these recommendations.
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Current Land Cover
The existing land use inventory for Waynesburg Borough
consists of land cover data from the Southwestern
Pennsylvania Commission (SPC), including satellite
imagery combined with orthophotographs. This data
was verified with local field views.
According to SPC data, the borough spans 0.83 square
miles and is largely built out, as illustrated in Figures 35
and 36. The largest category is residential medium density,
consisting of detached residential units on moderatesized lots. The borough’s commercial areas are centered
on High Street and branch out to form a full downtown
business district, along with additional stretches of
business activity along the borough’s southern border
and east of Liberty Avenue. The borough’s residential
neighborhoods are diverse, ranging from stately singlefamily dwellings on the north side to a predominance
of apartments and conversions within the densely
developed downtown vicinity south of downtown.
Figure 35: Land Use Classification
Square
Miles

% of Total
Area

Residential medium density

0.42

50.1%

Open space

0.13

16.0%

Commercial and services

0.10

12.4%

Residential low density

0.07

7.9%

Institutional

0.05

6.3%

Parks

0.03

3.7%

Cemetery

0.02

2.0%

Residential high density

0.01

0.9%

Transitional

0.00

0.3%

Reservoir

0.00

0.3%

Total

0.83

100%

Use

Data source: Southwestern Pennsylvania Commission
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Figure 36: Current Land Cover
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Existing Controls
The Commonwealth of Pennsylvania provides authority
for powerful land use controls to local governments.
Municipal officials apply these tools to achieve their
community’s development goals and fulfill the vision
established in the comprehensive plan, if applicable.
Such regulation is essential to maintain the orderly
growth of a municipality. Land use controls include
zoning ordinances as well as subdivision and land
development ordinances (SALDO).
A zoning ordinance establishes regulations regarding the
use of land and the intensity of development that may
occur on a particular parcel or parcels. A SALDO contains
requirements for the creation of new lots or changes in
property lines and ensures that the new roads, water
and sewer lines and drainage systems are constructed to
municipal standards.
Waynesburg Borough does not administer its own
SALDO. Instead, the borough relies on the Greene County
SALDO to provide the legal measures to ensure that
future subdivision and land development plans conform
to county and borough development goals.
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The borough’s zoning ordinance is currently undergoing
an update to achieve consistency with the following:
•

The goals and objectives of the comprehensive
plan

•

The most recent amendments to the
Pennsylvania Municipalities Planning Code
(MPC)

•

The Commonwealth’s Keystone Principles for
Growth

•

The 2010 State Land Use and Growth
Management Report

•

Recommendations from Greene County’s
Comprehensive Plan

Additionally, the update will be driven by the future land
use map that results from this comprehensive planning
process. It is planned to address new community
development objectives and build in creativity and
flexibility that will address specific needs.
Figure 37 delineates the borough’s zoning districts
currently in effect.

Figure 37: Current Borough Zoning Map

Source: Greene County Planning Commission

B1 - Business
R1 - Residential
R2 - Residential 2
R3 - Residential 3
C - Conservation
M1 - Industrial
U - University
Parcels
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10

Needs
Assessment

Vision and
Community Development
Objectives Summary
A Comprehensive Plan is primarily based on a process
that hopefully provides a guide to providing what a
community needs and wants for its future. For the
Waynesburg Borough Comprehensive Plan, the first
phase of the planning process focused on gathering
background information to set the stage for the plan.
The second phase was used to identify key needs and
issues for Waynesburg Borough and develop a vision
for the community’s future. The third and final phase
honed in on developing and ranking recommendations
or action items to address the issues.
It is important to remember that a Comprehensive
Plan belongs not just to the elected officials who
commissioned it, or the Steering Committee who
helped develop it, but also to the larger Waynesburg
community. The Borough firmly believes that an open
and transparent public input process is key to the
success of implementing the Comprehensive Plan. In
order to address this desire, the planning process not
only engaged the public early on but also continued
throughout the planning process. This inclusive process
helped to identify and reflect the concerns and desires
of the people who live, work and visit Waynesburg

Borough. This public input contributed to development
of the Vision Statement, the identification of Assets,
Opportunities and Challenges, and then ultimately the
Action Plan and recommendations; leading to a plan that
is supported by the public and the community at large.
The primary goal of a vision statement is to provide
a focus for the future of the community. A vision
statement is the answer to the question: What do
residents want to see in the community five, 10 and 20
years from now? The vision statement identifies the
community’s most important values. It is the result of
the public involvement process, during which elected
and appointed officials; residents; and business owners
had a chance to discuss and identify the most important
features they would like to see in their community.
The vision statement that has been developed for
Waynesburg Borough will serve as the core for the entire
Comprehensive Plan, and will be achieved through:
•

The development of citizen-supported goals
and objectives

•

The development of targeted strategies and
solutions

•

The development and prioritization
recommendations and strategies

of
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Waynesburg Vision Statement
“In the year 2025, Waynesburg is a unique and growing
community, offering a small town atmosphere with
regionally competitive business opportunities and is
widely known for providing quality municipal services, a
vibrant business district, attractive neighborhoods, and
a safe and efficient transportation system.”

1

Community Development Objectives

Issues Considered:
»» Truck safety issues (excessive speed and
weight)

Generally, the purpose of Community Development
Objectives (CDOs) is to provide a basis for Comprehensive
Plan goals and objectives. Specifically, the Community
Development Objectives are reflective of Article III,
Section 301 (a)(1) of the Pennsylvania Municipalities
Planning Code (MPC): “A statement of objectives of
the municipality concerning its future development,
including, but not limited to, the location, character and
timing of future development …”
The Waynesburg Borough Community Development
Objectives were developed to provide guidance to
Borough officials, to direct growth and redevelopment to
appropriate areas of Waynesburg, to plan on a broader
scope and to build partnerships in order to promote
development in a positive and orderly manner. The
CDOs are listed below along with the issues they were
developed to address.

Transform the circulation system
through downtown Waynesburg to
achieve a balance between efficient
vehicle access and the creation of a
safe, inviting environment that attracts
activity to the core business district.

»» Minimizing impact of traffic (noise,
pollution, danger to pedestrians) on
retail , service and residential uses
»» Streetscape
»» Ensuring that downtown visitors,
workers and residents all have access
to the right type of parking at the right
price, implementing a parking system
that promotes on-street spot turnover

2

Strengthen the core business district
as the borough’s economic engine and
primary gathering place.
Issues Considered:
»» The possibility of using zoning to rightsize, compact/intensify core retail and
service activity as well as incorporate
form-based
provisions
to
guide
redevelopment and infill construction
»» Identify key development opportunities
such as the theater building
»» Identify ways in which the borough can
incubate and support small business,
connecting owners with the necessary
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resources (funding, technical support,
etc.)

»» Preventing further deterioration of large
single-family homes through conversion
to apartments

»» Getting a larger share of upper-floor
space online as residential or service/
office use
»» Other means of making the district more
vibrant, active and accessible
»» Providing amenities and businesses that
are attractive to the University population

3

Refine and promote a unique
community identity that reflects
commonly held values and assets that
can be marketed to attract visitors and
investment.

»» Potentially
registration
ordinance

5

»» Combating negative perceptions (crime,
poverty)
»» Preserving and enhancing the borough’s
historic character
»» Attracting economic development
»» Better utilization of existing recreation
facilities

4

Encourage investment in the
borough’s housing stock to ensure that
neighborhoods remain stable, safe and
attractive.

rental
permit

Improve public infrastructure
by prioritizing and strategically
implementing upgrades according to
identified need.
Issues Considered:
»» Consent decree compliance and related
costs
»» Additional street, water or other system
needs

Issues Considered:
»» Defining and improving gateways

developing
a
or occupancy

6

Ensure local land use ordinances are
consistent with the Comprehensive
Plan.
Issues Considered:
»» Outdated zoning ordinance
»» Lack of rental ordinance
»» Potential for form based code type
regulations in the Downtown

Issues Considered:
»» Holding owners accountable for property
maintenance, potentially establishing a
system to incentivize/facilitate upkeep
and beautification on a case-by-case
basis
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Assets and Opportunities
With the Waynesburg Vision and Community
Development Objectives established, the next step was
to identify the assets / opportunities and challenges /
obstacles for each CDO. Assets / opportunities are the
strengths of Waynesburg Borough, and they typically
contribute positively to quality of life. These are items
that you want to see maintained and built upon for
future planning. Challenges / obstacles are the opposite.
These items may inhibit California from realizing its
Vision, and they negatively influence a resident or visitor
experience in the community.
Assets / opportunities and challenges / obstacles were
identified for each Community Development Objective
using all of the various public input methods outlined
earlier.

1

Transform the circulation system
through downtown Waynesburg to
achieve a balance between efficient
vehicle access and the creation of a
safe, inviting environment that attracts
activity to the core business district.

Assets / Opportunities:
•

Existing sidewalks

•

PennDOT project on PA-21 (opening up
bottleneck on bridge)

•

Existing transportation routes through the
Borough (Routes 21 and 19)

•

Southwestern Pennsylvania Commission’s
Public Participation Panels (opportunity to
provide input on local transportation projects)

Challenges / Obstacles:
•

Topography

•

Traffic congestion through Downtown

•

Truck traffic creating safety issues

•

Traffic noise through Downtown

•

Lack of public transit or cabs

The Borough is fortunate to be located in close proximity
to I-79, a major transportation route which provides
direct access to Pittsburgh and Morgantown, and have PA
Route 21 and PA Route 19 traverse through the Borough.
There is also a good sidewalk network, although some
sidewalks are in need of repair, in the central portion of
the Borough in and around Downtown. Sidewalks exist
sporadically in other areas of the Borough.

72

2

Strengthen the core business district
as the borough’s economic engine and
primary gathering place.

Assets / Opportunities:
•

Existing businesses

•

Existing Organizations (Downtown Merchant’s
Guild and Waynesburg Prosperous and
Beautiful)

•

Free two-hour parking Downtown

•

Low number of vacancies (even in upper
stories)

•

Streetscape (put utilities underground)

Challenges / Obstacles:
•

Competition with Big Box stores

•

Non-retail businesses downtown

•

How to make Waynesburg a destination

•

Safety

•

Funding (banks are tough for lending to
businesses)

•

Older buildings (code problems)

Unfortunately the age of the business district can also
be a challenge. Due to the fact that the district has been
around for a long time, some buildings are falling in to
disrepair and are very expensive to renovate and bring
up to code, which makes the return on investment for
these buildings very low.
Big box stores, such as the Walmart in the neighboring
Franklin Township, take business away from the
Downtown.
Comments collected through the public input process
have indicated that the variety of options in Waynesburg’s
downtown are limited. There are not a lot of sit down
family restaurants or a wide variety of retail stores.
While Waynesburg has convenient access to major
transportation routes such as PA 19 and PA 21 and I-79,
there is not a lot of outside traffic that travels through
California.

Waynesburg has an established business district with
existing infrastructure and attractive, historic buildings.
The district is also very walkable and is located in close
proximity to Waynesburg University. Many businesses
have been operating in the Borough for quite a long
time. In addition, the Borough has several organizations
whose focus is on Downtown Business Development,
the Waynesburg Merchant’s Guild and Waynesburg
Prosperous and Beautiful.
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3

Refine and promote a unique community
identity that reflects commonly held
values and assets that can be marketed
to attract visitors and investment.

Assets / Opportunities
•

Major transportation routes at entrances to
the Borough

•

Existing businesses and organizations that
could help to create or maintain gateway
features

Challenges / Obstacles
•

Funding

•

Private property

Comments collected during the public outreach process
indicated that the existing gateways into the Borough
could use improvements. While the California would
need to coordinate with PennDOT in terms of right-ofway for signs and gateway improvements along state
routes, the Borough does own property near some of
these entrances.
The reason these gateways were identified in the
public outreach process is that currently they are not
very attractive or welcoming to visitors or residents.
Enhancing the gateways into a community is a great way
to provide a welcoming atmosphere. One of the main
issues or obstacles for enhancing these areas is funding.
There are options the Borough could pursue in terms of
grants and local sponsorships.
In addition to gateways there are other means that
the Borough can use to promote its identity such as
improvements to the recreation system and enhancing
partnerships with local institutions.
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There are many entities in and around the Borough
that could serve as partners for various projects within
Waynesburg, most notably implementation projects
identified in this Comprehensive Plan. Developing more
formal partnerships with local organizations such as the
Historical Society, Business Development Groups, and
Greene County could greatly increase the capacity of the
Borough to undertake community projects.
Institutions such as Waynesburg University and the
Waynesburg School District also present opportunities
for partnerships. The Borough currently meets with
representatives from Waynesburg University on a
quarterly basis. This provides a forum for the Borough
and University to share ideas, discuss issues and identify
ways to address issues.
Greene County has a professional staff serving their
Planning Commission. These individuals can provide
technical assistance and also assist Borough Council and
Borough Planning Commission with various funding
opportunities for planning projects.
There are many recreational assets within the Borough
including Borough owned parks and the Ten Mile Creek,
which has a number of projects occurring along its
length. The Borough could benefit from improvements
to existing parks and water access as currently there are
not a lot of recreational programs or events. This could
be due to a lack of a recreation department or authority
operating within the Borough.

4

Encourage
investment
in
the
borough’s housing stock to ensure that
neighborhoods remain stable, safe and
attractive.

Assets / Opportunities
•

Established neighborhoods

•

Community pride among long standing
residents

•

Affordable cost of living

•

New senior housing project

•

Good school district

Challenges / Obstacles
•

Not enough housing variety

•

Absentee landlords

•

Property maintenance issues

•

High number of rental properties concentrated
in southern portion of the Borough

•

No rental inspection ordinance

Challenges exist in the type of housing that is available,
though. Throughout the planning process, it was
mentioned numerous times that housing options were
lacking in the Borough especially for middle income
residents and families. The high amount of rental
properties in the southern portion of the Borough
was also mentioned as a challenge due to a transient
population, property maintenance, and other issues.
The Borough is fortunate in that there is a code
enforcement officer / zoning officer on staff. This
individual is responsible for administering property
maintenance codes, the Uniform Construction Code
(UCC), zoning and rental inspections. Having this staff
person in house helps to ensure a faster response to
issues and also allows for proactive and not just reactive
measures to property maintenance and zoning issues.
Absentee landlords and property maintenance issues are
also a problem for the Borough. It is often hard to locate
out of town owners and hold them responsible for poor
property maintenance.

Waynesburg Borough has many assets that make it an
attractive place for people, especially families to live.
The safe residential neighborhoods as well as a fairly
low coat of living and good school district all add to
the quality of life for residents and their families. The
Borough is also home to a new senior housing facility.
The cultural and educational opportunities offered by
Waynesburg University also adds to the quality of life in
the Borough.
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5

6

Improve
public
infrastructure
by
prioritizing
and
strategically
implementing upgrades according to
identified need.

Assets / Opportunities

Asset / Opportunities
•

Borough
currently
infrastructure project

•

Most of the Borough is served by public
infrastructure

undergoing

an

Challenges / Obstacles
•

Cost of upgrades

•

Age of infrastructure

As is the case in most established communities, the
age of infrastructure is an issue. The equipment at the
Borough’s existing plant is at least 25 years old, and in
some cases much older than that and at the end of its
useful life. The plant currently meets effluent limits in
their discharge permit, however equipment continues
to fail, which will exacerbate the issue. The Borough
is working with DEP and a private engineering firm to
update their Combined Sewer Overflow (CSO) Long Term
Control Plan (LTCP). The Borough’s sewer system has two
CSOs that discharge during wet weather events. The goal
is to comply with the EPA and PaDEP CSO Policies and
reduce CSO overflows to 4-6 times per year and to retain
85% of the total combined sewage flow.
The Borough is currently determining how to address
the following issues regarding their sewerage system:
•

Upgrade or replace existing wastewater
treatment plant or send flow to FTSA.

•

Construction of flow equalization facilities to
comply with CSO policy.

•

Sewer separation work to reduce the amount
of inflow and infiltration into the sewer system.

The Borough, through this Comprehensive Plan, should
target areas for infrastructure improvements including
water, sewer and transportation.
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Ensure local land use ordinances are
consistent with the Comprehensive Plan.

•

Existing ordinances

•

Borough staff / government

•

Paid police force

Challenges / Obstacles
•

Outdated ordinances

•

Lack of rental ordinance

One of the most important tools for helping a community
achieve its vision is through the local land use
ordinances. Particularly in Pennsylvania, where control
of land use occurs primarily at the local municipal level,
ensuring that land use ordinances not only permit by
also encourage also encourage the types of development
that the community wants is one of the most important
steps of implementation for a Comprehensive Plan.
The Borough is currently undergoing a process to update
the zoning ordinance as part of the Comprehensive Plan
process. Specific areas that need to be addressed include:
•

Outdated regulations

•

Ensuring definitions are up to date and
consistent with state and federal regulations

•

Administrative procedures

A list of specific amendments needed to ensure the
zoning ordinance is consistent with the Comprehensive
Plan can be found in the following chapter.
The need for a rental ordinance has consistently been
mentioned as a need for the Borough. A rental ordinance
would provide oversight to the Borough regarding
location of rental properties, how many residents are in
the units and the overall condition of the units.
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The action items for the Comprehensive Plan were
developed to address the needs and issues identified
through the process. They are also an integral part in
successfully implementing the Vision of the Plan, which
also requires the support of the entire community
including elected and appointed officials, the public,
local businesses owners and other key stakeholders.
A Future Land Use / Investment Priorities Map was
developed for the Plan and was coordinated with the
development of the recommendations. The map along
with a description of each area is found at the end of this
chapter.
The full list of action items is outlined on page 95. These
items were ranked through various methods including
input from the Steering Committee and the public at
the final public meeting. The results identified seven
(7) high priority action items that are included on
the following pages. These high priorities should be
addressed first as resources are available. Along with
the high priority recommendations, information such
as responsible parties (the entity or organization to
lead the implementation), potential partners (to assist
with funding, technical assistance or volunteer hours),
funding sources (if available) and estimated cost (if
available) are included.
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GENERALLY:
In addition to the high priority action items, the following need to be implemented to
ensure successful implementation of the plan:
Identify a committee whose mission is to work with staff and the elected
officials to oversee and implement the Comprehensive Plan
Borough Council appointed a Steering Committee to lead the Comprehensive
Planning process, which includes the four members of Council that make up
their official Planning Committee. This group should continue its work by being
responsible for plan implementation. Regular meetings (perhaps quarterly)
should be held with an agenda to discuss the status of the Comprehensive Plan
including progress of high priority action items. This group will also be responsible
for coordinating with the various entities identified as responsible parties and
potential partners for each action item.
Prepare a yearly report for Borough Council regarding the status of
implementation
An annual report should be completed by the Steering Committee / Borough
Planning Committee and submitted to Council by December 31st each year. This
report should contain the status of all the high priority action items in terms
of stage of completion and resources needed for implementation. The report
should also indicate the action items that are planned for the following year along
with any updates or amendments that are appropriate for the Plan as conditions
will be changing within the Borough.
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Goal: Strengthen the core business district as the
borough’s economic engine and primary gathering
place.
High Priority Action Item:
Explore funding mechanisms to promote and support development
and redevelopment
Development and redevelopment can be very cost prohibitive especially in places
that have older buildings that may need substantial renovations to become code
compliant. There are some funding mechanisms available to promote projects in
communities. A few options are listed below that the Borough should explore to
determine if either would be beneficial in the future.
•

Transportation Impact Fees: This is a locally operated program that
is authorized under the Municipalities Planning Code that allows
municipalities to collect fees from developers that can be used to address
transportation improvements that will address the impacts on local and
state roads caused by the new development. PennDOT has published a
manual (available online: www.dot.state.pa.us/public/Bureaus/Cpdm/
ImpactFees.pdf) to assist communities that wish to pursue these fees.
There are regulations that must be followed and studies that need to be
completed prior to instituting the fee, which can be a significant investment
for the municipality. This type of program is something Waynesburg should
explore in the future if development pressure becomes more significant.

•

Local Economic Revitalization Tax Assistance (LERTA) Act: This is a
mechanism to implement strategic financial opportunities for communities
in order to spark revitalization. Many Pennsylvania municipalities have
developed a LERTA program to initiate reinvestment in the community.
Municipalities that have LERTA in place provide a temporary abatement of
the local, school, and county property taxes as an incentive for development.
New Brighton Borough in Beaver County is one example of a community
that has successfully implemented LERTA. The ordinance used to enact the
LERTA can be found online: www.newbrightonpa.org/LERTA.pdf.

Responsible Party: Borough Council and Staff
Potential Partners: PennDOT, Local Businesses, Greene County Economic
Development Department, local chamber, Greene County and Central Greene
School District (coordination for the LERTA)
Approximate Cost: Staff Time; consultant or solicitor fees to create the ordinances
Funding Sources: N/A
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High Priority Action Item:
Improve existing parking lots and provide better wayfinding signage
Currently there are five parking lots within the Borough in close proximity to the
Downtown area. Some of these lots are open to the public and others are lease only.
Comments received during the planning process indicated that a large number of
parking spaces on High Street are being utilized by long term parkers during peak
business hours, leaving only a small number of spaces for short term shoppers for
the retail stores. The existing lots are not very visible from High Street and there
is not a lot of signage. By improving entrances to the lots items such as additional
lighting and landscaping as well as improved wayfinding signage on High Street, the
long term user of parking spaces could be enticed to utilize these fringe areas. The
Borough could also work with business owners to provide affordable leasing options
for their employee, which would also free up spaces along High Street.

Responsible Party: Borough Council and Staff
Potential Partners: Greene County, Business Owners
Approximate Cost: Staff Time, cost of materials for signage and lighting
Funding Sources: N/A

Left: Simple parking iconography on signs along High Street could identify public parking areas to help
increase turnover in on-street spaces and reduce confusion.
Above: In Brentwood Borough, Allegheny County, signage connect pedestrians from the walkable
commercial district to public parking that is convenient but does not dominate the attractive, welcoming
built environment.
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Goal: Encourage investment in the borough’s housing
stock to ensure that neighborhoods remain stable,
safe and attractive.
High Priority Action Item:
Update the zoning ordinance to restrict single family conversions
In most instances, single family residential is the preferred residential land use in
communities. However, it is not always feasible to keep homes as single family
especially if they are large and require significant maintenance and / or renovations.
In university towns like Waynesburg there is often a demand for apartments as well.
There are options available to the Borough to address single family conversions. The
zoning ordinance can be updated to include the following:
•

Limit the size of apartments (perhaps to 1,000 sq. ft.).

•

Clearly define “family” to limit the number of unrelated persons living
together in a manner that is consistent with the Fair Housing Act.

•

Allow for certain kinds of live-work arrangements, which are limited to
small professional offices and / or studios. This has been successful in
other historic areas like Cleveland Heights and Shaker Heights outside
Cleveland, Ohio.

Responsible Party: Borough Council and Staff
Potential Partners: Greene County
Approximate Cost: Staff Time
Funding Sources: N/A
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Goal: Ensure local land use ordinances are consistent
with the Comprehensive Plan
High Priority Action Item:
Undertake a complete update to the existing Zoning Ordinance
As part of the Comprehensive Plan update project, the Borough is also undertaking a
complete update to their existing zoning ordinance.
The Borough should consider updating the existing ordinance according to the
recommendations on the following page to make the ordinance easier to use and
enforce as well make it consistent with the vision and objectives of the Comprehensive
Plan update.
Responsible Party: Borough Council and Staff
Potential Partners: Property Owners, Borough Solicitor (reviewing ordinances)
Approximate Cost: N/A
Funding Sources: N/A
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Zoning Update Recommendations
Format
•

Combine sections of the ordinance for ease of use – A sample Table of
Contents is below:
I.

General Provisions

II.

Definitions

III.

Districts (Base and Overlay)

IV.

n

Intent of Districts

n

Uses – Permitted, Special Exception and Conditional Use

n

Accessory Uses

n

Dimensional Requirements

General Regulations
n Additional regulations for all uses (i.e. parking, 		
landscaping, lighting, environmental performance 		
standards, etc.)

V.

Supplemental Regulations
n

•

Additional regulations for specific uses

VI.

Signs

VII.

Nonconforming

VIII.

Administration and Enforcement

Create a matrix of all Districts with their appropriate uses as a key for the
ordinance

General Provisions
•

Update to General purposes to include the Community Development
Objectives from the Comprehensive Plan update

Definitions
•

Update to include amendments from the PA Municipality Planning Code
(i.e. electronic notice, updated no-impact home based business, etc.) and
other new technologies (i.e. mini cell towers, oil/gas terms, etc.)

•

Should consider including Adult Uses all under one category rather than a
number of separate definitions

•

Review definitions to ensure all necessary terms are defined and that terms
are consistent among sections of the ordinance.
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Zoning Update Recommendations, cont’d
Districts
•

Review Zoning Map to ensure consistency with the Comprehensive Plan’s
Future Land Use Plan

•

Include Dimensional Requirements (Yard and Height Requirements) in the
District chapter rather than in an Appendix

•

Review for outdated uses or overly specific uses and alphabetize the uses
within the districts so it is easy to find particular terms.

•

Add No-Impact Home Based Business as a permitted use in all Districts

•

Update the purpose statement for R-2 to more accurately reflect the district
(i.e. not just a single family district because higher density residential uses
are permitted by right)

•

Consider allowing mixed use developments in the B-1 District such as
apartments on the 2nd floor of businesses.

•

Consider splitting the B-1 District into two (one for core retail and one
for fringe commercial) or develop a core retail overlay district. This area
(whether base district or overlay) should have the following boundaries:
»» Western Boundary: West Street
»» Southern Boundary: Cherry Alley
»» Eastern Boundary: Cumberland Street
»» Northern Boundary: Strawberry Street

Special Exceptions
•

Review uses to determine if any of the special exceptions should be
conditional uses, which would have a public hearing before council rather
than the Zoning Hearing Board. These should be higher impact uses such
as adult businesses or clinics.

Supplemental Regulations
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•

Parking requirements should be reviewed to ensure that the adequate
number of spaces are required for different types of uses

•

Should consider adding personal expression signs with the section dealing
with signs

Zoning Update Recommendations, cont’d
Form-Based Code Requirements
While it is not part of the scope to update the zoning ordinance, the Borough should
consider including form based code language in the future for the Downtown Area.
Form-based zoning ordinances focus on the form of development, rather than the
specific land use. These ordinances include pictures and graphics to illustrate desired
development outcomes. Form-based ordinances are simpler, more predictable, and
easier to understand than traditional zoning ordinances.
The purpose of these form-based updates to the land use regulations for Downtown
will be to:
•

Protect the unique existing character of the High Street corridor.

•

Promote context-sensitive development and redevelopment.

•

Create a clear and consistent use and development approval processes.

The recommendations below lay the groundwork for the development and ultimate
adoption of a form-based overlay zoning district. The boundaries of this suggested
district can be found on page 93.

Strategy:
Focus on High Street Corridor
•

High Street/Downtown is a priority for the Borough
– maintaining character and promoting economic
vitality.

•

In the absence of a complete overhaul of the Borough
zoning and subdivision ordinances, an approach
that is strategically focused on High Street will be
more manageable and will lay the groundwork for
additional updates that would affect the rest of the
Borough.

•

Implement a Form Based Code
•

Develop a New Zoning District for High Street/Downtown
•

The Borough’s current zoning ordinance and
approval processes are in need of an overhaul and
modification of the current ordinance to address
High Street would be challenging.

•

Creating a new district – an overlay zoning district
– will allow for positive change in the High Street
corridor without taking on all challenges associated
with the current zoning ordinance.

Crafting the new regulations for High Street in the
form of a new overlay district will allow for the
simplest method of adding these new regulations to
enhance and replace regulations of the base zoning
district currently in the corridor. Properties can
easily be added or removed from the overlay, making
it a flexible tool for introducing the new form-based
philosophy to the Borough’s zoning ordinance.
To balance sometime competing goals – facilitate
economic development and require quality
development standards – use the form based code
approach to define clear expectations using graphic
examples and simple design standards, without
making the zoning process cumbersome.

Utilize Article VII-A of the Municipalities Planning Code
(MPC)
•

Developing a form based code using the Traditional
Neighborhood Development (TND) tools in the MPC
allows for stronger legal support and provides more
tools to use, e.g. design guidelines.
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Goal: Transform the circulation system through
downtown Waynesburg to achieve a balance between
efficient vehicle access and the creation of a safe,
inviting environment that attracts activity to the core
business district.
High Priority Action Item:
Extend the Streetscape project throughout the business district
The Borough began a streetscape project in 2012 (approx.) that included locating
utilities underground, landscaping, and sidewalk improvements along High Street
from Cumberland Street west to Washington Street and then north to Waynesburg
University. Unfortunately, the funding for this project was not renewed so there is a
portion of the business district area that was not completed.
This Action Item recommends continuing the Streetscape along High Street from
Washington Street to Richhill Street and south along Washington Street to Greene
Street. The state has several programs (listed below) that do provide funding for
streetscape projects both of which do have a matching requirement of 30%. These
matching funds can be from the Borough’s general fund, liquid fuels tax, or Act 13
Impact Fees.
Responsible Party: Borough Council and Staff
Potential Partners: Waynesburg University, Business Owners
Approximate Cost: Dependent on improvements
Funding Sources: PA Department of Community and Economic Development (DCED)’s
Multimodal Transportation Fund Program (www.newpa.com/programs/multimodaltransportation-fund/#.V6njLo-cFbM), PennDOT’s Multimodal Transportation Fund
(www.penndot.gov/ProjectAndPrograms/MultimodalProgram/Pages/default.aspx)
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Goal: Refine and promote a unique community identity that reflects commonly held values and assets that
can be marketed to attract visitors and investment.
High Priority Action Item:
Install improvements at priority gateway locations
Gateways are the first impressions of a community and should provide a welcoming
and attractive entrance. Several areas have been identified as priority areas for
improvement. These are: Washington Street, W High Street, E Greene Street, E
Lincoln Street and Smith Creek Road as they enter the Borough.
The Borough will need to coordinate with property owners in these identified areas
to negotiate rights of way, if necessary, to install improvements and determine
responsibilities regarding maintenance. Improvements could include signage,
landscaping or statues / artwork from local artists. The Western Pennsylvania
Conservancy is a potential partner to develop landscaped gateway areas.
Responsible Party: Borough Council and Staff
Potential Partners: Property Owners, Greene County, Western Pennsylvania
Conservancy
Approximate Cost: Dependent on improvements
Funding Sources: Borough Budget, Western Pennsylvania Conservancy
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A future land use map or plan is usually included
with municipal comprehensive plans. In established
communities, like Waynesburg, however where most
of the borough is built-out and there is little land for
new development, most of the future activity will take
place as redevelopment. We find it is more useful in
communities like Waynesburg to identify areas where
investment should be targeted because resources are
limited and it is difficult for any community to address
all their issues at once.
The Future Land Use / Investment Opportunities Plan,
shown on page 93 , is a guide for Waynesburg Borough
to use to as a blueprint to manage future growth and
redevelopment. The map was developed based on
existing and future trends as well as input from the
public and the Borough.

Gateways
As mentioned earlier, several gateway locations have
been identified for potential improvements. More detail
can be found on page 13.

Housing Redevelopment
The health of residential neighborhoods within the
Borough is extremely important to the future vitality
of the Borough. The areas where people live are what
they most closely relate to in any community. Healthy
neighborhoods lead to vibrant communities.
There different types of neighborhoods throughout the
Borough some of which are at risk due to a variety of
factors including absentee landlords, lack of funding for
property maintenance and vacancy.
Increased code enforcement and volunteer activities
can help to ensure that these areas contribute to an
attractive and healthy community into the future.
The Borough has a well-trained and responsive code
enforcement department and continuing to provide
proactive rather than reactive code enforcement in
these areas as well as using some of the tools that are
now available to communities. Over the past ten years
or so Pennsylvania has expanded the tools available to
fight blight in neighborhoods. The Housing Alliance
of Pennsylvania has published a toolkit “From Blight
to Bright” that is available online at generocity.org/
philly/2014/07/30/housing-alliance-of-pa-releasesblight-to-bright-toolkit/. This toolkit outlines available
options in two broad categories, tools to increase code
enforcement options and tools to address long term
vacant properties.

88

Form Based Code Area

Traffic Improvement Areas

This area was identified to develop form based zoning
code regulations in the future. More detail is provided
on page 85 in the recommendations above.

Several problem areas were noted in regards to
intersection and other traffic improvements during a
field view with the Borough and traffic engineers. They
are as follows:

Key Redevelopment Potential
Several sites were identified during the planning process
as having redevelopment potential. The Borough should
work with property owners and other stakeholders to
target these sites future investment as opportunities
become available. The identified sites include vacant lots
bordered by E. Cherry Avenue to the north, E. Greene
Street to the south, N. Cumberland Street to the west
and N. Findlay Avenue to the east. These could be prime
areas for a small townhome or garden apartment style
development.

•

High Street (Route 21)/Richhill St (Route 19)
– Large trucks making the southbound right
turn movement are running over the existing
curb ramp and sidewalk in the northwest
corner. Consideration should be given to
widening this corner by increasing the curb
radius, as an alternative route does not appear
to be available.

•

W Greene St (Route 19)/S Richhill St
(Route 19) – The southbound approach is
confusing for motorists, as there is a lack
of signing and pavement markings showing
the lane configuration, which is intended
to be a left turn lane and a shared through/
right turn lane. It is recommended that signs
and pavement markings to support this, are
installed. Additionally, trucks making the
southbound left are cutting the corner tightly
and running over the existing curb ramps and
sidewalk, causing damage and a safety hazard.
Consideration should be given to widening this
northeast corner by increasing the curb radius.
It was mentioned by the Borough that there
is a PennDOT project in the works that may
address these issues. PennDOT was contacted
and there is a project identified for signing
and pavement markings that should address
these issues. The southbound approach will
become one lane and all traffic movements
will be made from this lane, located along the
western side of Richhill Street. Some parking
spaces will be removed along W Greene Street
and will be signed for no parking.

•

W Greene St (Route 19)/S Morris St (SR 3015)
– Trucks are making an eastbound left towards
Route 19 northbound, and some are running
over the northwest corner curb ramps and
sidewalk, causing damage and a safety concern.
Consideration should be given to widening this
corner, increasing the corner radius.
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•

•

•
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W. High St Configuration - It appears that
the truck travel pattern at the last three
intersections described above is to arrive on
Route 19 southbound and make a right onto
Route 21 westbound. Trucks then return on
Route 21 eastbound, make a right on Route
19 southbound (Richhill St), left onto W
Greene St and left onto S Morris St to Route
19 northbound. These unsafe and damaging
return movements could be eliminated if the
section of W High Street (Route 21) between
Richhill St and Morris St were converted
from a one-way street to a two-way street.
Trucks returning from Route 21 eastbound
could continue on W High Street and make a
left onto Route 19 (N Morris St) northbound,
eliminating the southbound left at W Greene
St and eastbound left at S Morris St.
PA Route 218 (S Morgan St)/E Lincoln Street
– The majority of the signalized intersections
within Waynesburg Borough were installed
fairly recently, as part of a streetscape project,
and therefore, are up to current standards.
However, the traffic signal at S Morgan St/E
Lincoln Street is a bit older and does not have
countdown pedestrian signal heads or ADA
complaint curb ramps on some of its corners. It
is also located next to Miller Middle School, and
therefore, gets a lot of children crossing here.
Consideration should be given to upgrading
this intersection. A potential funding source is
the Safe Routes to School Program.
N Washington Street/E College Street –
This intersection on the Waynesburg College
campus is heavily used by college students,
yet it was lacking in two ADA compliant curb
ramps on the northern side of the intersection,
and also lacked crosswalk pavement markings.

•

Parking Signing - There is a lack of parking
signing in the downtown area. Motorists are
unsure where they are allowed and where they
are not allowed to park. Consideration should
be given to installing “No Parking Here to
Corner” signs throughout the downtown area.
The painting of curbs yellow to deter parking
is not legal without a regulatory “No Parking”
sign. “No Parking Here to Corner” signs will
also provide for better sight distance from side
streets and driveways and will allow for truck
turning movements, where problems exist

•

Pedestrian Crossing: E High St and Church
St - A safer pedestrian crossing is needed for
the crossing of E High Street (US Route 19) at
Church Street. Several open parking lots are
located behind the County Office Building
along Strawberry Street and the Greene
County Courthouse is a popular destination.
Therefore, a high number of pedestrians cross
E High Street at Church Street. In addition to
the intersection with Church Street, public
comments identified a number of issues with
crossing High Street at other intersections as
well.

There are several options to improve crossings,
ranging from inexpensive to expensive. Inexpensive
improvements include installing a diagonal or
perpendicular crosswalk at this location. These
types of crosswalks stand out more than the parallel
crosswalk. PEDESTRIAN CROSSING signs should be
installed, one advance sign approximately 100 feet
from the crossing and another at the crossing with a
DOWNWARD DIAGONAL ARROW sign below it, on both
E. High Street approaches. A costlier solution would be
to also construct curb extensions or bulb-outs, which
will shorten the crossing distance for pedestrians and
also slow traffic down at the crossing. Decorative or
raised crosswalks are also an option. Finally, if these
measures aren’t enough, a ground mounted or mast
arm mounted flashing warning light could be installed
with a PEDESTRIAN CROSSING warning sign. These
warning lights could flash at all times, or only flash when
pedestrian activated. This solution requires a traffic
signal permit, monthly electrical costs and continued
maintenance by the Borough, however.

Figure 38: Examples of Pedestrian Safety Measures

Right: A curb
extension, or
bulb-out, makes a
safe crossing easier
for pedestrians
by shortening the
crossing distance.

Above: A bright sign and arrow call
attention to a crossing, and a well
demarcated crosswalk heightens motorist
awareness.
Left: Pedestrians cross diagonally at
a “pedestrian scramble,” in which
all vehicular traffic stops to allow
pedestrians to cross an intersection in
any direction at the same time.

Image source:
Wikimedia Commons
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92 // Waynesburg Borough Comprehensive Plan
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During the development of the Comprehensive Plan, the
following action items emerged as recommendations to
address each of Waynesburg’s goals. The plan’s Steering
Committee identified the highlighted actions as priorities,
based on input from the public and stakeholders. Given
the limited resources available to the Borough, selecting
priority action items helps to ensure that momentum
is focused on the actions that are currently feasible and
will result in important immediate improvements.
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RANKING OF ACTION ITEMS
Highlight = priority item

Goal 1: Transform the circulation system through downtown Waynesburg to achieve a balance between
efficient vehicle access and the creation of a safe, inviting environment that attracts activity to
the core business district
Action items
1.1

Extend streetscape project throughout business district

1.2

Install parking meters in the high volume areas of downtown (High Street, between Fruit and
Morris Streets, Washington Street, Church Street)

1.3

Create parking on the edges of the four parks located adjacent to the Waynesburg University
campus

1.4

Ensure trucks traveling through Waynesburg are compliant with local laws

1.5

Install “No Parking Here to Corner” signs throughout the downtown area where parking is
prohibited

1.6

N. Washington Street and E. College Street: Install ADA-compliant curb ramps and crosswalks on
northern side of intersection

1.7

Repaint crosswalks to improve pedestrian crossings throughout the Downtown

1.8

Install “Yield to Pedestrian” signs at major intersections along High Street to improve pedestrian
crossings throughout the Downtown

1.9

Install bump outs at major intersections along High Street to improve pedestrian crossings
throughout the Downtown

1.10

Install flashing crosswalks at major intersections along High Street to improve pedestrian crossings
throughout the Downtown

1.11

Work with PennDOT to address: High Street at Richhill Street by increasing curb radius

1.12

Work with PennDOT to address: W. Greene Street at S Morris Street by increasing curb radius

1.13

Work with PennDOT to address: W. High Street configuration by converting one-way to two-way
between Richhill Street and Morris Street

1.14

Work with PennDOT to address: PA Route 218 (S. Morgan Street) and E. Lincoln Street by updating
the signalized intersection (countdown pedestrian signal heads and ADA-compliant curbs)
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RANKING OF ACTION ITEMS
Highlight = priority item

Goal 2: Strengthen the core business district as the borough’s economic engine and primary gathering
place
Action items
2.1

Enter into discussions with Greene County regarding relocation of some social service organizations
(out of the Downtown area)

2.2

Continue to provide welcome brochures to all new students and residents with information
regarding downtown businesses

2.3

Utilize the I-79 Welcome Center as a location to distribute brochures about Waynesburg and its
businesses

2.4

Feature a local business once a month on the Borough and other local websites (i.e. University)

2.5

Work with the University to annually survey students to determine what amenities they are using
downtown and what they utilize outside of downtown

2.6

Identify vacant lots or buildings for pocket parks

2.7

Work with businesses to schedule more events downtown

2.8

Provide opportunity to install pop up displays in vacant buildings during events (primarily Rain
Day)

2.9

Prioritize development opportunities and utilize the Business in Our Sites program to build an
inventory of ready sites and gain access to funds for site development activities

2.10

Work with the county to ensure that the database of available properties (with detailed information
about the property: i.e. size, location, zoning, etc.) is current and easy to access – ensure that local
realtors and developers are aware of this tool

2.11

Work with Waynesburg Prosperous and Beautiful and local business owners to determine interest
in a Business Improvement District

2.12

Improve existing parking lots (entrances, lighting, etc.) and provide better wayfinding signage

2.13

Consider rent abatement programs for downtown property owners

2.14

Update Borough’s website to include material regarding development opportunities, zoning and
other applications, and building codes and inspection

2.15

Install bike racks at convenient locations throughout the Downtown

2.16

Explore Tax Increment Financing Guarantee Program as an alternative funding mechanism to
promte development and redevelopment

2.17

Explore Transportation Impact Fees as an alternative funding mechanism to promte development
and redevelopment

2.18

Explore Local Economic Revitalization Tax Assistance (LERTA) Act as an alternative funding
mechanism to promte development and redevelopment

2.19

Explore Growing Greener II Grant Program as an alternative funding mechanism to promte
development and redevelopment

2.20

Explore Keystone Communities Program (KCP) as an alternative funding mechanism to promte
development and redevelopment
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RANKING OF ACTION ITEMS
Highlight = priority item

Goal 3: Refine and promote a unique community identity that reflects commonly held values and assets
that can be marketed to attract visitors and investment
Action items
3.1

Install improvements at priority gateways into the Borough

3.2

List crime statistics on website and other promotional material

3.3

Work with local banks to develop a Façade Improvement Loan program

Goal 4: Encourage investment in the borough’s housing stock to ensure that neighborhoods remain
stable, safe and attractive
Action items
4.1

Encourage alternative solutions for residents with property maintenance violations through the
Code Enforcement Officer

4.2

Work with county organizations to utilize Adult and Juvenile Probation workers to complete
community improvement projects throughout the Borough (i.e. trash clean up, painting,
landscaping, etc.)

4.3

Solicit volunteers (potentially University Students) to help low income or elderly property owners
with property maintenance

4.4

Adopt an occupancy permit ordinance

4.5

Update the zoning ordinance to restrict single family conversions

Goal 5: Improve public infrastructure by prioritizing and strategically implementing upgrades
according to identified need
Action items
5.1

Identify multiple sidewalk improvement projects in adjacent areas that can be combined to lower
costs to property owners

Goal 6: Ensure local land use ordinances are consistent with the Comprehensive Plan
Action items
6.1

Update zoning ordinance to include form based code regulations for specific areas in Downtown
Waynesburg

6.2

Undertake a complete update to the existing zoning ordinance
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