

















COMPREHENSIVE PLAN

Because implementation of the business district consensus plan will take time, and elements of
the plan will occur in small steps, the Consensus Plan is likely to adjust to changing conditions,
markets, and attitudes. The vision will remain the constant touchstone for all future
development actions of the Borough.

Many action items are identified in the business district plan, but several key items emerged as
being the most immediate for success. The high-priority implementation strategies related to
these business district goals include the following:

TOD STRATEGY (SEE ALSO NEIGHBORHOOD TOD STRATEGY)

The development and implementation of a TOD strategy should be first priority for both
neighborhood development and for business district development, and is recommended as one
of the top five strategies to be addressed in the implementation of the Wilkinsburg Plan.

DCED’s TRID program provides funding for conducting studies and developing plans for TOD;
however, availability of funds could be limited by state budgetary constraints. An application for
funding under this program should be developed and submitted immediately to ensure timely
implementation of this task. Housing should be a key component of the strategy. If strategically
planned and promoted, a TOD in Wilkinsburg could be very attractive to commuters and to
urban pioneers, and could create the demand for more dense residential options in the TOD
district. Dense residential, in turn, creates the basis for a vibrant business district. While
specific action items are included in this strategy, it is anticipated that a more specific strategy
will result from a TRID study; therefore, this action strategy should be flexible to incorporate
those strategies as they are recommended.

Strategies for the TOD focus areas in the business district should include the following action
items:

STEP 1 — Revise the zoning ordinance to include the TND overlay and the historic
preservation design standards consistent with TOD.

STEP 2 — Prepare compliant physical space that will be attractive to potential business
district tenants that could support TOD. Allegheny County economic development
programs could be used to fund this activity.

STEP 3 — Adopt a right-sizing strategy for locating existing Wilkinsburg retail, restaurant,
and professional services in this
area to provide for focused
daytime and nighttime activity.
Land use tools should be used
to accomplish the gradual
change in focus in order to
maximize the investment of
resources.

STEP 4 — Pursue marketing and
recruitment strategy for
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COMPREHENSIVE PLAN

attracting new businesses to the business district. This should be a top priority for the
WCDC.

STEP 4 — Adopt architectural design standards for business district amenities. Lighting
and design standards along Wood and Hay Streets that are consistent with those along
Penn Avenue within the business district focus area will help to define the core business
district. Eliminating vacant storefronts and defining the core business district with
brighter lighting can help to create a feeling of safety for pedestrians.

STEP 5 — Develop and adopt a green strategy for the business district. The green
strategy should include cutting-edge components that will contribute to the Borough’s
sustainability, as well as to its attractiveness.

CODE ENFORCEMENT AND CLEANUP STRATEGY

STEP 1 — CODE REVIEW AND UPDATE — A thorough review of current Borough codes
should be conducted to ensure that regulations are consistent with the Borough's
needs and that policies are in place to support the priorities of the Comprehensive
Plan. Examples of these factors include the following:

e Permitting

e litter

e Loitering

e Property/building maintenance
e Signage

e Sustainability

e Environmental protection (e.g., preparing for dealing with potential
Marcellus Shale activity)

e Quality of life offenses, such as noise, nuisance dogs, etc.

STEP 2 — ZONING ORDINANCE REVIEW AND UPDATE — Subdivision and land
development ordinances should be updated to facilitate and encourage priority
components of the Comprehensive Plan, such as TOD, historic preservation, a rich
mix of land uses, and vacant property strategies. Zoning ordinances should consider
desirable building heights, setbacks, density, inclusionary housing, and historic
preservation. An excellent resource that can be used as a guide in updating
ordinances is a publication from the American Planning Association’s (APA) Planning
Advisory Services, Smart Codes, by Mary A. Morris (ISBN P556). APA promotes the
publication as providing model ordinances that can be adapted by local
governments to implement special planning policies for multimodal transportation,
infill development, affordable housing, and regulations intended to achieve a variety
of objectives, including encouraging mixed uses, preserving open space and
environmentally sensitive areas, providing a choice of housing types and
transportation modes, and making the development review process more
predictable.
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STEP 3 — CODE INSPECTIONS AND ENFORCEMENT — The task of inspecting properties
and enforcing codes and regulations can be overwhelming, and in situations where
property owners are absent and/or unresponsive, it can seem impossible. Priority
areas for aggressive inspection and enforcement should be consistent with
neighborhood and business district priorities. Potential approaches for
consideration include the following:

e Adding a Director and additional code enforcement staff (dependent
upon financial resources)

e Utilizing Borough staff from other departments to assist in reporting
code violations to code enforcement officers

e Contracting occupancy inspections, commercial permitting reviews, and
plan reviews to an outside entity

e Volunteer programs where neighborhood groups and/or merchant
groups organize to assist in conducting “windshield” observations of
neighborhood conditions and reporting violations to code enforcement
officers

This strategy supports priority strategies of the Comprehensive Plan by providing the regulatory
authority to guide land uses and help to shape the future of the Borough. Appropriately
designed policies can streamline permitting, or incentivize preferred development, making
Wilkinsburg an attractive option for new development. An aggressive program for code
enforcement can go hand-in-hand with business district and neighborhood strategies to create
an immediate difference in strategic areas that will show visible results to the community.

CATEGORY 4 - ORGANIZE FOR SUCCESS - HIGH-PRIORITY STRATEGIES

Organize for Success

Home Rule Charter Study Commission € Merger Fire Services

In order to undertake any of the priority strategies, it is necessary for the Borough to have the capacity
and resources to allow for investment projects and programs that move the Borough toward successful
outcomes. The high-priority goals that were identified that are related to the organization and structure
of the local government and community organizations include the following:

Goal 17: Wilkinsburg will establish a Home Rule Charter Study Commission to recommend an
organizational structure that can support the highly technical, highly complex local
government environment.

Goal 18: Wilkinsburg will have a solid and self-sustaining revenue base.

Goal 19: Wilkinsburg will have a cost containment strategy for its operations.
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Goal 20: Wilkinsburg will have a long-term plan for financing capital projects.

Goal 21: Wilkinsburg will have leadership in place that can promote projects and advance a
strong vision of success for the organization.

Goal 22: Wilkinsburg will deliver quality municipal services from a regional perspective if
practicable and economically feasible.

Goal 23: Wilkinsburg will have a government organizational structure that is right-sized to
provide the highest quality of services for the lowest possible cost.

The high-priority strategies that have been identified for the implementation of plan goals are
outlined below:

GOVERNMENT ORGANIZATION AND STRUCTURE

The fundamental structure of the current Borough government and its key leadership roles
under the Borough Code are not consistent with a modern local government operation and
modern organizational processes. In short, the current structure does not provide for the
flexibility and reliance on professional staff that is necessary in a highly technical, highly complex
environment.

Because of the unusually large nine-member Council and their election by ward, the Council in
Wilkinsburg sometimes operates in a politicized and overly parochial environment. Generally,
Council members are concerned and familiar with matters in their respective wards and tend to
over-identify with the area from which they are elected, since it is where they derive their
source of political strength. For this reason, it is sometimes difficult for individual Council
members to take a more global perspective and to make decisions about allocating resources to
areas of the Borough that are not in their respective wards. Consensus around issues is difficult
because each Council member becomes an advocate for the ward where he or she lives, and in
which he or she must run for his/her next term of office.

The second major area of difficulty related to the structure of the local government in
Wilkinsburg is the separation of the control and responsibility for the police department from
the general operation of the overall organization. Under the Pennsylvania Borough Code, the
police department is under the control and direction of the mayor, who has responsibility for
the day-to-day operation of the police chief and police force. According to the Code, this
includes direction of “time, place, and manner” in which the officers are required to carry out
their duties. However, the Council, under the Code, retains the authority to create or dissolve
the police department; to establish the staffing levels; to appoint, promote, or dismiss officers;
and to provide the funding, through the annual budget, for operations. Since the police
department is the most expensive and most visible of all Borough operations, this division of
authority under the Borough Code sets up an inevitable conflict between the councils and the
mayors in boroughs for the control and direction of police operations. In order to practically
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address this difficulty, in most boroughs, a public safety committee of the borough council
works with the borough manager, the mayor, and the police chief to establish policy, direction,
staffing, and funding for the police department. In Wilkinsburg, historically, this partnership has
not been fully developed and, as a result, the operation of the police department has suffered
over time (see the “General Government” and the “Police Department” sections of the EIP
report for a more exhaustive description of police operations.)

For these reasons, the Borough should consider the formation of a nine-member Home Rule
Charter Study Commission to review the current structure of the government and to make
recommendations for a structure that is more flexible, more responsive, and less subject to
political divisiveness. The current system for electing nine Council members by ward, an elected
tax collector, and a mayor who controls the police operation is outdated and ripe for
parochialism and political manipulation.

The third reason for considering the establishment of a Home Rule Charter Study Commission is
to review the current taxing and revenue structure and to propose improvements and
enhancements. It is possible to design a more flexible and equitable tax structure that better
addresses a community’s needs under a Home Rule Charter. A Home Rule Charter can set up a
sustainable structure for providing basic service delivery to residents in a cost-efficient manner
and also provide flexibility in the tax structure and revenue stream. The following action items
are related to this strategy:

STEP 1 — The Home Rule Charter Study Commission should be included on the ballot for
the next local government election in the form of a question to the voters of
Wilkinsburg such as the following:

“Shall a government study commission of (seven, nine, or eleven) members be elected to
study the existing form of government of the Borough, to consider the advisability of the
adoption of a Home Rule Charter, and, if advisable, to draft and to recommend a Home
Rule Charter for the Borough?”

STEP 2 — If supported by the voters of Wilkinsburg, the Home Rule Charter Study
Commission would have 18 months to study the issue and propose a charter for
consideration by the voters at the next local election. The Pennsylvania Department of
Community and Economic Development, Governor’s Center for Local Government
Services provides technical assistance to work with the Home Rule Charter Study
Commission.

STEP 3 — The Charter that is developed by the Home Rule Charter Study Commission is
submitted as a ballot question in a local election cycle.

STEP 4 — If approved by the voters, the Charter becomes effective for the next local
government election cycle.
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REGIONAL APPROACH - FIRE SERVICES

STEP 1 — Appoint team to conduct negotiations. The team should include the Borough
Manager, a labor attorney knowledgeable about all aspects of public labor law, and a
fire consultant who is knowledgeable about all aspects of fire service.

STEP 2 — Continue regular meetings set up on an aggressive schedule so that
negotiations don’t lag with inactivity and indecision. Address issues of scheduling,
coverage, locations, resources, and information exchange.

STEP 3 — Develop plan for sharing of equipment, funding formula, and the equitable
distribution of costs. Execute agreement with the City.

STEP 4 — Engage in “effect bargaining” with the IAFF local to ensure that the transition
activities and costs are known. Execute agreement with the IAFF local.

STEP 5 — Apply to the DCED Shared Municipal Services Program (SMSP) for financial
support of transition costs associated with the merger.

STEP 6 - Implement actual merger with the city of Pittsburgh.
The Borough should pursue this initiative at the earliest possible opportunity in order to
improve the quality of fire service for Borough residents and to realize a tremendous annual

savings that will free up resources for other public services for the community.

CATEGORY 5 - VISION TO REALITY - HIGH PRIORITY STRATEGIES

Vision to Reality

Implementation Manager € Implementation Committee

The true value of the planning process is the actual ability to take the plan components from a vision of
the possibilities to the actualization of the plan goals. The consultant team and the Steering Committee
worked together to determine the best methods for taking the visioning process, which included public
input, background research, and subject matter expertise, to an action plan for implementation. Ideally,
the integration of all of the plan components will culminate in the Wilkinsburg Plan.

Based on a review of the organizational capacity and resources that are available for implementation,
the team came to a conclusion that it is necessary to further identify implementation tools in order to
achieve a successful implementation. The key implementation action items that are necessary for a
successful implementation strategy are as follows:

Action Item 1: Appoint an implementation manager

Action Item 2: Appoint an implementation steering committee
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Action Item 3: Establish implementation priorities

Action Item 4: Use future land use and neighborhood priority plan to support implementation

This section is a discussion of the tools identified as necessary to create the capacity and identify the
financial and human capital necessary for success.

STEP 1 — IDENTIFY THE IMPLEMENTATION COMMITTEE

It will be critical to the implementation of the plan, for the Council to have a committee with
significant authority and resources with which to work to undertake the implementation of the
action items. An option would be to identify individuals in the government, business, and
community who are willing to serve in this capacity for the long term. However, in Wilkinsburg,

a group already exists that meets the requirements necessary for the successful implementation
of the plan. This group is the Oversight Committee that was convened six years ago through the

efforts of the Governor, the sitting Secretary of Banking, Allegheny County Economic
Development, and the DCED. The Committee meets regularly, is chaired by the Mayor of
Wilkinsburg, is and has, as its members, representatives from the local government, the state
representative and senator’s offices, the U.S. congressman’s office, the county agencies, the
DCED, the banking industry, local business representatives, and stakeholders such as Nine Mile
Run, local medical facilities, and the universities. The Oversight Committee has survived several
elections and changes in local government officials because the members are appointed by
position.

This group would be the obvious group to undertake the various action items identified in the

plan because its members have the history, capacity, resources, and diversity necessary to affect
a successful implementation process. An implementation committee is often used in community

development initiatives and typically forms as a result of a call to action within the community
to address current or future threats and/or opportunities. In Wilkinsburg’s case, the call is to
facilitate the implementation of the Wilkinsburg Plan. The primary focus of the Implementation
Committee is to include the appropriate entities and community leaders at a “table of co-
equals” to develop consensus in addressing implementation tasks, and then to identify and
mobilize the necessary resources to address the tasks. The advantages of this type of group
include the following:

e INCLUSIVENESS — With broad representation, the inclusive nature of this type of
committee facilitates implementation in a non-threatening environment.

e ORGANIC — The informal structure of the committee allows for changes in membership
in response to implementation needs.

e CONSENSUS-ORIENTED — The interdependent roles of committee participants ensures
that implementation is based on consensus and avoids unilateral actions.

e BROAD-BASED SUPPORT — The size of the committee demonstrates broad-based support

for the plan and is a positive influence in seeking funding and support from outside
sources.

e INITIATIVE-FOCUSED — The committee’s mission and purpose is centered around priority

initiatives in the Comprehensive Plan, strategically focused on specific actions, and
therefore results-oriented.
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An Implementation Committee such as this is focused on building a broad-based coalition of
civic, social, and economic/community development organizations to tackle a set of specific
challenges that transcend any one organization’s sole area of expertise. To this end, a task force
approach is often employed, whereby committee members with specific skill sets are charged
with organizing task forces as needed that may be made up of volunteer subject matter experts
with the expertise and experience necessary to carry out specific actions associated with the
implementation strategy. Careful consideration should be given to adding new members to the
Implementation Committee who possess the leadership and resource capacity to help
implement the goals and objectives of the group. Group membership should encompass a
broad stakeholder community that is competency-based in appropriate areas of community and
economic development. Specific action items are as follows:

Implementation Strategy Timeframe

1. Develop mission statement for the committee Month 1
2. Identify additional committee members as needed for implementation Month 1
3. Conduct organizational/launching meeting for Oversight Committee Month 2
4. In partnership with the implementation manager, identify priority action Month 2

strategies to be implemented during the first year of implementation

5. Organize subcommittees (or task forces) from within the committee to Month 3
assist implementation manager with tasks

6. Build capacity through volunteer recruitment Ongoing

7. Conduct annual identification of key action strategies to be Ongoing
implemented during the upcoming year

STEP 2 — HIRE AN IMPLEMENTATION MANAGER FOR THE WILKINSBURG PLAN.

Implementation of the Wilkinsburg Plan will require significant effort and implementation
experience and will need to be the primary focus of a single individual or firm — especially during
the early stages of implementation. With workloads that are already overwhelming, adding this
responsibility to the workload of current Borough staff would decrease the probability of
successful implementation. Working and reporting to the Borough Council and Borough
Manager, an experienced Implementation Manager will have a thorough understanding of the
implementation processes and resources, and can guide the effort to ensure that key action
strategies are accomplished as scheduled.

A grant application should be submitted to DCED through its Early Intervention Program (EIP) as
an implementation action item from the Wilkinsburg Plan that would support the appointment
of an implementation manager. A detailed action plan is described below.
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Time frame

1. Select individual or firm best suited to manage the implementation Month 1
of the Wilkinsburg Plan

2. Develop work statement to describe the expectations of the Month 1
implementation manager

3. Submit application to DCED through the EIP Program for funding to Month 1
hire implementation manager

4. Sign contract with implementation manager Month 3

Figure 18 demonstrates the communication, resource, and authority flow from the local government to
the Implementation Manager and Implementation Committee.

FIGURE 18 — IMPLEMENTATION GROUP ORGANIZATIONAL STRUCTURE
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STEP 3 - ESTABLISH IMPLEMENTATION PRIORITIES

Based on the team assessment of the overall plan goals, the top six priority strategies with
related action items that should be undertaken immediately by the Implementation Committee
are as follows:

1. Safe, Clean, & Green Strategies
» Improvements to Police Operations
» Improvements to Building and Codes

2. Livable Neighborhood Strategies
» Implement TOD Strategy
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COMPREHENSIVE PLAN

» Implement Redevelopment Strategy

3. Open for Business Strategies
» Implement TOD Strategy
» Prepare Code-Compliant Space
» Code Reviews and Enforcement

4. Organize for Success Strategies

» Home Rule Charter Study Commission
» Merger of Fire Service

Utilizing this approach to implementation allows Borough Council to maximize the civic capacity
of the community, and empowers local residents to implement a plan that represents their
vision for the future. Maximizing civic capacity will allow the Borough to undertake critical tasks
that it otherwise would not have the resources to accomplish.

STEP 4 - FUNDING THE PLAN

The majority of initiatives presented throughout the implementation strategy carry a price tag,
and funding is one of the top challenges to implementation. The ideal funding scenario would
be for the private sector to take the lead and provide all of the funding for implementation.
However, realistically, public funding will need to be utilized to offset private-sector costs and
create a development environment that is attractive to private-sector developers. Many of the
initiatives in this implementation strategy would be eligible for public-sector funding. In
addition, funding for projects can also come from other sources such as corporate donations
and sponsorships, community and private foundations, and individual donations, and can come
in the form of donations of cash and/or materials and services. Most importantly, however, is
encouraging investment from the private sector. In reality, the majority of funding for the
implementation of the Wilkinsburg Plan will ultimately come from private sources, so it will be
important to involve potential private partners as early as possible in plan implementation.

One of the most important things to remember when developing a public funding strategy is
that funding agencies are looking for projects that are well planned and shovel-ready. Itis
important to complete the due diligence necessary to develop a detailed plan for each project
initiative before approaching a funding agency (unless the funding being requested is for
developing the detailed plan). Care should also be taken to target funding sources that will
provide the greatest return for the time invested.

In today’s economy, the landscape of public funding availability is constantly changing, and
programs are changing just as quickly. State programs that have been in place for years have
been either cut or drastically decreased in the pending state budget. For this reason, funding
sources should be monitored on a continual basis to ensure that opportunities are maximized.
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Prepare a Detailed Funding Strategy.

Implementation Strategy

1. Develop detailed plans for implementing various revitalization strategies — shovel ready projects are
more attractive to funding agencies

2. Develop detailed budgets for each plan

3. Engage potential private partners early in planning processes

4. Evaluate various plans and determine if any can be combined to increase attractiveness for funding

5. For each plan (or combined plans) identify the sources of funding and/or financing available for each,
and determine the amount of additional funding required to complete the project

6. Align projects/plans with potential funding sources based on project eligibility, and develop and
implement a strategy for securing the additional funding

7. Work with state legislators to secure a funding authorization for appropriate revitalization project in
the next Redevelopment Assistance Capital Program (Capital Budget) Bill

8. As plans are completed and funding strategies developed, meet with state funding agencies such as
DCED, DCNR, DEP, and PennDOT to discuss funding opportunities

9. Prioritize federal funding priorities, develop project message statement for each priority project, and
submit request forms for federal earmarks to federal legislators

10. Evaluate federal competitive grant opportunities and submit applications for eligible projects as
appropriate

11. Evaluate opportunities to submit applications to foundations as well for public funding

12. Work with the WCDC to organize a capital campaign for funding specific elements of the Wilkinsburg

Plan that targets corporate donations
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PROPOSED DEVELOPMENTS WITH REGIONAL IMPACT

As part of the planning process, planned developments in the surrounding area were evaluated
to determine their regional significance. One planned development was identified that, when
completed, will have significant impact on the region, specifically in Wilkinsburg and Penn Hills.
Plans have been reviewed and approved for the development of a regional shopping center,
part of which will be located in Wilkinsburg’s East Hills neighborhood. The center was initially
expected to house a 110,000-square-foot Wal-Mart store, a 100,000-square-foot Lowe’s store,
and several outparcels that could potentially include up to 25,000 square feet of additional retail
and/or restaurant establishments. The project has since stalled due to the economic climate
and difficulty in putting together financing for the project. As a result, it is unlikely that the
project will be completed as proposed. The impact of this potential development was
considered in the future land use and community development strategies contained in the
Wilkinsburg Plan.

COMPATIBILITY OF THE WILKINSBURG PLAN

The Borough of Wilkinsburg is surrounded by seven municipalities: Braddock Hills, Churchill,
Edgewood, Forest Hills, Penn Hills, the city of Pittsburgh, and Swissvale. Land uses along
contiguous borders are currently compatible. Future land uses and development strategies
proposed in the Wilkinsburg Plan remain compatible with land uses in the adjoining
municipalities.

CONCLUSION

The Wilkinsburg Plan represents the combined efforts of many stakeholders who exhibited
passionate interest in its successful implementation. While this page represents the conclusion
of a planning process, it also signifies the beginning of a journey — an exciting opportunity that
the residents of Wilkinsburg are embarking upon together. The journey’s final destination is
ultimately up to you, the people of Wilkinsburg. On behalf of all those who worked diligently to
make this plan a reality, we leave you with these words from Thomas A. Edison: “...The object
of all work is production or accomplishment, and to either of these ends, there must be
forethought, system, planning, intelligence, and honest purpose, as well as perspiration.” The
forethought, system, and planning is completed, and now the perspiration begins.
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