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Executive Summary 
Introduction 

The Kelly Facility Re-Use Plan consists of a detailed analysis and 
determination of a preferred redevelopment concept for three (3) 
properties associated with the Charles E. Kelly Support Facility in 
western Allegheny County. The Plan was developed during the first half 
of 2008, in accordance with the timeline prescribed by the Federal Base 
Realignment and Closure Commission (BRAC). The following properties 
have been slated for closure and were the subject of this Re-Use Plan: 

 

• Main Post (118 acres), located between Oakdale and 
Rennerdale in Collier Township, PA; 

• Site 62 (12 acres), located west of the village of Presto in Collier 
Township PA; and, 

• Neville Island Maintenance Facility (15 acres), located east of I- 
79 in Neville Township, PA. 

 

Public Participation Process 

The Kelly Center Local Redevelopment Authority (KCLRA) was the 
organization charged with guiding the planning process associated with 
the Kelly Facility Re-Use Plan. Formed specifically for this project, the 
KCLRA consisted of appointed local representatives from Neville and 
Collier Townships – the host communities for the three (3) properties 
being studied – as well as a series of County and State stakeholders. 
Under the guidance of the KCLRA, a Project Team was commissioned 
to undertake a public planning process for the potential redevelopment 
of the three (3) properties. 

 



 K E L L Y   F A C I L I T Y  RE ‐US E  P L AN  
 

XII 

Public participation in the preparation of the Re-Use Plan was extensive 
and included the following: 

• Monthly KCLRA Board meetings 
• Two (2) Stakeholder/Community Visioning meetings 
• A Stakeholder review workshop 
• A Community review workshop 
• Presentations to the Neville and Collier Township Boards of 

Commissioners 
• Development and maintenance of a project website, 

www.kclra.com 
• Preparation and distribution of three (3) KCLRA newsletters 

The Components of the Re‐Use Plan 

The Re-Use Plan consists of six chapters. Chapter 1 provides the 
background to this report. Chapter 2 details the public participation 
strategy used. Chapters 3 & 4 are the analysis sections, detailing existing 
physical and economic characteristics of the properties. Chapter 5 
presents a range of alternatives for the potential re-use of each of the 
properties. Chapter 6 presents the “preferred alternatives”, together with 
an opinion of probable development costs and recommendation for 
disposition of the properties by the U.S. Army. 

The conceptual and preferred alternatives for each property were 
developed by combining four (4) key elements of this Re-Use Plan. 
They included: 

• Extensive community input throughout the process; 
• An assessment of the physical geography and built environment; 
• A detailed real estate market analysis; and, 
• A review of existing zoning requirements. 
 

Kelly Facility Property Observations 

Main Post Property 

The Main Post property is located in a slowly suburbanizing section of 
western Collier Township. Access to the property is via Hilltop Road 
and Thomas Run/Oakdale Road. The property served as the Facility’s 
administrative center and provided support for the Nike Air Defense 
System. Key factors influencing redevelopment of this property 
included: 

• Zoning: Presently zoned R-2 (suburban residential), permitting 
single family homes on ¼ acre lots. 

• Physical Geography: Steep slopes and landslide prone soils form 
portions of the property’s perimeter. The central portion of the 
property is relatively level, but may have a potential for mine 
subsidence. 
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• Market Analysis: The single family housing market in this area 
appears to be saturated for the near future. An opportunity does 
exist, however, for a neighborhood retail/service center for the 
area, as well as for limited numbers of attached and/or multi-
family homes. 

• Public Input: local residents expressed a strong interest in the 
development of additional recreational facilities on the property. 

Site 62 Property 

Site 62 Property is located to the west of the highly-successful 
Nevillewood residential community along Hilltop Road in central 
Collier Township. The property served as a launch point for the 
Facility’s Nike Air Defense System. Key factors influencing 
redevelopment of this property included: 

• Zoning: Presently zoned R-2 (suburban residential), permitting 
single family homes on ¼ acre lots. 

• Physical Geography: Intermediate slopes are present throughout 
the site. These slopes require additional attention to erosion 
potential but pose no significant obstacles for redevelopment. 
The property has an irregular shape which will limit the 
potential for structures with large footprints. 

• Market Analysis: Though the single family housing market in 
Collier Township is mostly saturated, there is an opportunity to 
build from the success of Nevillewood. A campus-style senior 
living facility may also be a marketable use of the property. 

• Public Input: local residents expressed interest in the 
development of additional recreational facilities, if none are to 
be built at the Main Post. 

Neville Island Property 

The Neville Property on the eastern half of the Island and is split by 
Grand Avenue. The property served as a vehicle and equipment 
maintenance facility for U.S. Army operations in the area. Key factors 
influencing redevelopment of this property included: 

• Zoning: Presently zoned I (Industrial), permitting a range of 
manufacturing, warehousing, and industrial activities. 

• Physical Geography: The property is virtually level, posing no 
obstacles to re-use. A small portion of the northern parcel 
(attached to land used by the Army Corps of Engineers) has a 
subsurface plume that would prevent the construction of a 
building immediately above it. 

• Market Analysis: Warehousing/industrial/maintenance uses are 
found throughout the eastern part of Neville Island and are the 
best option for re-use of the property. 

• Public Input: Residents supported the re-use of the property for 
warehousing/industrial/maintenance uses. Interest was 
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expressed for the constructions of a new connector road 
between Grand Avenue and Neville Road. 

 
Conceptual and Preferred Alternatives 

Following assessment of the properties, the Project Team developed a 
series of conceptual re-use alternatives. Three (3) concepts each were 
prepared for Main Post and Site 62; two (2) were conceived for the 
Neville Island Maintenance Facility. The concepts were developed by 
allocating a different weight to each of key considerations for the 
properties. The conceptual alternatives were presented to the KCLRA 
and the public in March and April 2008. Following review, the KCLRA 
Board selected favored elements of each concept to create a preferred 
alternative for each property. 

Main Post Preferred Alternative  

The vision for the re-use of the Main Post is to develop a small-scale 
town center offering services, employment, recreation and amenities to 
central Collier Township. The western two-thirds of the property would 
contain a mix of active and passive recreation facilities, including 
ballfields, walking/hiking paths, picnic areas, and forests. The area to 
the east of Nike Site Road would contain a neighborhood-scale retail 
center, a small office/flex/warehouse complex (including the re-use of 
the Kelly Facility’s large “bunker” building, and a civic center housing 
local emergency medical services center and public library. Seven (7) 
acres in the northeast corner of the property are being retained by the 
Federal Aviation Authority for its use. 

 
Main Post Preferred Alternative
Development Yield Summary

Land Use
Development 

Potential Land Area
Single Family Homes - -
Retail / Commercial 75,000 sq. ft. 7 ac.
Office Flex / Civic Uses 164,000 sq. ft. 7 ac.
Industrial Uses - -
Open Space - 34 ac.
Passive Parkland - 18 ac.
Active Parkland - 29 ac.

Ballfields 6 ballfields -
Public Roads 12,450 l.f. 14 ac.
FAA Site Area - 7 ac.

Total 116 ac.
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Site 62 Preferred Alternative   

The preferred re-use alternative for Site 62 involves the development of 
eighteen (18) single family homes on the property, consistent with 
current zoning requirements. The development would take advantage of 
the spectacular views from the property and leverage its proximity to 
high quality developments such as Nevillewood. A small neighborhood 
park would be located near the entrance to the property and include a 
play area for children and an open area for reading or playing catch. 
Another two (2) acres on the property would be devoted to public open 
space. 

 

 

 

 

 

 

 

Neville Island Preferred Alternative 

All assessments of the property indicated that the best re-use strategy for 
the property would be to focus on distribution/industrial/warehousing. 
The preferred re-use alternative calls for the northern parcel to be 
legally subdivided from its neighbor to the north (operated by the Army 
Corps of Engineers). As part of this subdivision, a 1.5 acre area in the 
northwest corner of the Kelly land identified as having environmental 
contamination would be retained by the Army Corps. The remainder of 
this northern parcel would be re-used for industrial purposes. The two 
(2) principal buildings on the property, historically used for military 
vehicle and machine maintenance, would be refurbished and re-used 
for similar purposes. The currently vacant southern parcel would be 
developed for industrial/warehouse purposes. The preferred alternative 
envisions two (2) buildings being placed on the property. In addition, 
the preferred alternative includes the construction of a new road 
connecting Grand Avenue to Neville Road. At present, these two (2) 
existing roads have no connectors for a distance of over two (2) miles 
on the island. 

Site 62 Preferred Alternative
Development Yield Summary

Land Use
Development 

Potential Land Area
Single Family Homes 18 d.u. 6.5 ac.
Retail / Commercial - -
Office Flex / Civic Uses - -
Industrial Uses - -
Open Space - 2 ac.
Passive Parkland - 1.5 ac.
Active Parkland - -

Ballfields - -
Public Roads 1,500 l.f. 2 ac.
FAA Site Area - -

Total 12 ac.
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Neville Island Preferred Alternative
Development Yield Summary

Land Use
Development 

Potential Land Area
Single Family Homes - -
Retail / Commercial - -
Office Flex / Civic Uses - -
Industrial Uses 171,100 sq. ft. 12.5 ac.
Open Space - -
Passive Parkland - -
Active Parkland - -

Ballfields - -
Public Roads 670 l.f. 0.75 ac.
FAA Site Area - -

Total 13.25 ac.  

Property Disposition 

Following a review of the range of property disposition options typically 
available to the U.S. Army under the BRAC process, a recommended 
course of action was prepared as the conclusion to the Kelly Facility Re-
Use Plan. The chart below details these recommendations: 

 
Overview of Recommendations

1) 1) 1)

a) FAA Parcel (7 acres) a) Designate host as Collier Township 
or Allegheny County 
Redevelopment Authority

a) Retain 1.75 acres of contaminated 
area as part of existing Army Corps 
facility

b) East Parcel (18 acres) b) Prepare local Memorandum of 
Understanding between public 
entities

2)

c) West Parcel (93 acres) a) East edge (0.75 acres)

2) b) Remainder of Property (12.5 acres)

3) 3)

a) Designate host as Collier Township 
or Allegheny County 
Redevelopment Authority

4)

b) Prepare local Memorandum of 
Understanding between public 
entities

a) Designate host as Neville Township 
or Allegheny County 
Redevelopment Authority

4) b) Prepare local Memorandum of 
Understanding between public 
entities

Neville IslandSite 62Main Post

Transfer Property via Economic 
Development Conveyance to a local 
public entity

Transfer West Parcel via a Public 
Benefit Conveyance to Collier 
Township

Subdivide northern parcel (currently 
bound to Army Corps of Engineers 
land) into two (2)

Subdivide southern parcel into two (2)

Transfer East Edge via a Public Benefit 
Conveyance to Neville Township for 
Public Road
Transfer Remainder of Property via 
Economic Development Conveyance 
to local public entity

Subdivide property into three (3) 
parcels

Retain FAA Parcel for Federal 
Government Use

Transfer East Parcel via Economic 
Development Conveyance to a local 
public entity
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Chapter 1:  Background and Overview 
A. Introduction 

Three (3) properties associated with the Charles E. Kelly Support Facility 
in Allegheny County, Pennsylvania are scheduled to close as part of the 
Federal Base Realignment and Closure Act of 2005. In brief, the Facility 
falls under the command of Fort Dix, New Jersey and consists of the 
following properties: 

• Main Post (118 Acres), located in Collier Township, PA between 
Oakdale and Rennerdale;  

• Site 62 (12) acres, located west of the village of Presto in Collier 
Township PA; and, 

• Neville Island Maintenance Facility (15 acres), located east of I-
79 in Neville Township, PA. 

The two (2) properties in Collier Township are located in suburban / 
rural settings. The Main Post property is located approximately 14 miles 
from downtown Pittsburgh and four (4) miles from the nearest limited 
access highway, I-279. The Site 62 property is located nearly 12 miles 
from downtown Pittsburgh and two (2) miles from I-279.  

The Neville Township property is located in the heart of Neville 
Township’s industrial district on the east end of the Island. Info in this 
chapter is drawn from a variety of sources, including a series of 
background studies, data provided by EPD, data drawn from mapping 
sources and U.S. census Bureau 

B. Kelly Center Local Redevelopment Authority 

The Kelly Center Local Redevelopment Authority (KCLRA) is the entity 
charged with guiding the planning process associated with the Kelly 
Facility Re-Use Plan. Formed specifically for this project, the KCLRA 
consists of appointed local representatives from Neville and Collier 
Townships – the host communities for the three (3) properties being 
studied – as well as a series of County and State stakeholders. 
Membership of the KCLRA’s Board included: 

• George Macino, Collier Township Planning Commission  

• Tom McDermott,  Collier Township Resident At-Large Member  

• Robert Schuler, Collier Township Board of Commissioners 

• Bill Snider, Collier Township Board of Commissioners 

• Ron Vercammen, Collier Township Resident At-Large Member 

• Jim Barrick, Neville Township Municipal Engineer 

• Karen Ford, Neville Island Development Association 

• Rick Rutter,  Neville Township Board of Commissioners   
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• J. Patrick Earley,  Allegheny County Department of Economic 
Development  

C. Purpose of the Comprehensive Re‐Use Plan 

Pursuant to the Federal Base Realignment and Closure (BRAC) Law of 
2005, the three (3) Kelly Facility Properties were declared surplus and 
scheduled for closure in September 2009.  As part of this BRAC process, 
a Re-Use Plan must be prepared for the facilities slated for closure. This 
planning process will result in a Re-Use Plan for the properties and will 
then be used by the U.S. Army in determining how, when and to what 
entity(s) the property will be transferred.  By law, all property designated 
for closure in the BRAC 2005 closings must be transferred by November 
2011.   

The purpose of the study is to develop a Re-Use Plan for the property 
which will ultimately be used by the U.S. Army in deciding how, when 
and to what recipient(s) the property will be transferred.  

The purpose of the study is to provide a conceptual master plan and 
accompanying recommendations for the U.S. Army to consider in the 
disposition of the three (3) Charles E. Kelly Facility sites involved in the 
Federal Base Realignment and Closure Act.  The conceptual master 
plans and recommendations were created by analyzing public 
feedback, existing conditions, market conditions and current Township 
zoning designations.  The market analysis served to identify potential 
development opportunities based on current market conditions.  The 
conceptual master plans do not propose to supersede or replace current 
Township zoning. Consequently, future development of the three (3) 
sites may require zoning changes or amendments which each 
Township’s elected bodies would have to approve through a series of 
publicly advertised hearings.  As a result, the conceptual master plans 
serve to introduce a general use concept for future development 
considerations and avoid prescribing specific land use 
recommendations.   

D. Studies Completed Prior to Development of the Re‐Use Plan 

Several environmental analyses and/or reports were completed for one 
or more of the properties involved in the project; each report addressed 
or focused on a set of specific issues or conditions on the site. They 
generally include: 

• Integrated Natural Resources Management Plan, Published: 
January 2003; Author: Versar, Inc. 

• Site Assessment Report: Transition from the U.S. Army to the 
Community, Published: May 2006; Author: Staubach Company 

• U.S. Army BRAC 2005 Environmental Condition of Property 
Report, Published: August 2006; Author: Science Applications 
International Corporation 
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• Real Property Master Plan for Charles E. Kelly Support Facility, 
Published: February 2007; Author: John Gallup & Associates, 
LLC 

The data and conclusions from these reports provided important 
background information used in the development of the Comprehensive 
Re-Use Plan. Abbreviated summaries of each of these reports are 
included as appendices to this Re-Use Plan. 

E. Previous Charles E. Kelly Facility Projects 

The Charles E. Kelly Park, located on Steen Hollow Road in Collier 
Township, was formerly a Charles E. Kelly Support Facility (CEKSF) 
property housing Nike defense missiles.  The 5.7 acres parcel was 
deeded to the municipality through the first round of the Base 
Realignment and Closure (BRAC) process, via the National Parks 
Service Federal Lands to Park Program.  As part of the Lands to Parks 
Program, a Program of Utilization must be submitted to the National 
Parks Service and updated on a regular basis.  The Program of 
Utilization is an ongoing status report detailing site use and progress.  
To date, a master site plan has been prepared, and access road has been 
upgraded to meet American with Disabilities Act requirements; 
stormwater facilities have been installed.  Most recently, a contract for 
an environmental assessment has been prepared and advertised 
publicly for bid.  

F. Development of the Comprehensive Re‐Use Plan 

Under the guidance of the KCLRA, a Project Team led by Environmental 
Planning and Design, LLC (EPD) was commissioned to undertake a public 
master planning process for the potential redevelopment of the three (3) 
properties. The product of this process, the Re-Use Plan was developed 
using a combination of fieldwork; assessment of environmental and 
economic conditions on the properties and in neighboring areas; land 
use visioning and community input. The Plan’s final master plan reflects 
findings from fact-based analyses and evaluation of market 
opportunities as well as stakeholder and public feedback.  The Re-Use 
Plan also presents a strategy for the disposition and re-development of 
the Facility’s holdings in both Collier and Neville Townships. 

G. Project Team 

The Project Team consists of the four (4) following members: 

Environmental Planning and Design, LLC (EPD), a 70-year old multi-
disciplinary planning and design firm based in Pittsburgh, served as 
Project Team leader. EPD is nationally acclaimed for its expertise in 
private-sector land development, having implemented and constructed 
projects in more than fifteen (15) states.  The firm’s private-sector 
development experience is broad and diverse with projects varying in 
complexity, focus and scale. EPD also maintains a substantial public-



K E L L Y   F A C I L I T Y  R E ‐US E  P L AN  
 

4 

sector practice, assisting in preparing community master plans, zoning 
ordinances and subdivision regulations. They have developed 
innovative public participation processes and techniques that allow for 
the creation and implementation of consensus-driven plans. 

Maguire Group, Inc. is national civil and transportation engineering 
firm with an office located in Pittsburgh.  The Maguire Group has 
completed several Base Relocation and Closure (BRAC) projects and re-
development plans throughout the northeast. They were responsible for 
completing transportation design, traffic analyses, assessing 
infrastructure capacities, estimating redevelopment costs and organizing 
public participation opportunities related to the Re-Use Plan. 

AWK Consulting Engineers, Inc., headquartered in Pittsburgh, is a 
disadvantaged business enterprise that provides civil and geo-technical 
engineering consulting services to public-sector clients.  AWK provided 
the Project Team with expertise in geo-technical engineering, cost 
estimating and environmental analysis. 

Beynon & Company, based in Pittsburgh, has been providing real estate 
services to clients for more than 20 years.  The organization specializes 
in office, retail and industrial sales and leasing.  The Beynon and 
Company organization provided the Project Team with “real world” 
knowledge of real estate, performed the project’s market study and 
evaluated the economic impacts of the master plan alternatives.
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H. Community Overview 

Below is a brief overview of the key demographic trends taking place 
within these communities in terms of population and housing. This 
overview is intended to provide context for users of the Plan. The 
findings from this section may differ from those in the Plan’s Real Estate 
Market Analysis (Chapter 4), as the market analysis examines future 
growth potential rather than current and historic trends. 

Collier Township 

Population: 

After a dramatic decrease in population from 1960 to 1990, Collier 
Township has rebounded and experienced a significant population 
increase (8.8%) since 1990.  According to the 2000 Census, the 
Township’s population was approximately 5,300 with an estimated 
2006 population of nearly 6,110 residents.  Despite the recent 
population increase, the Township remains among the least populated 
municipalities among its Southwestern Allegheny County neighbors. 

Household Income: 

Based on the 2000 Census, Collier Township’s income ranges are 
generally consistent from lower to higher incomes households.  For 
example, a majority of earning brackets $50,000 or less contain 
percentages of 5.5% or higher.  In addition, significant portion of the 
Township’s population is located in higher income brackets, including 
$50,000-$59,000 (8%), $60,000-$74,999 (10.8%) and $75,000-
$99,999 (9.4%).  The Township also ranks relatively well in a regional 
context for households that earn over $100,000.  Each earnings bracket 
of $100,000 or more accounts for at least 2.3% of the Townships 
population.   

Renters vs. Owners: 

Currently homeowners account for 95% of the Townships’ occupied 
units (2000 Census).  In a regional context, the Township, along with 
Upper St. Clair, has a significantly higher homeowner percentage than 
its neighboring municipalities. 

Neville Township 

Population: 

Due to a severe drop in population spanning the past 45 years, where 
Neville Township experienced a total population decrease of almost 
50%, the 2000 Township population was approximately 1,200.  
Although the decline has slowed recently (3.2 % decline from 1990-
2000), the 2006 Census estimate projects a continued decline.  While a 
few neighboring communities, such as Moon Township, Robinson 
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Township, and Kennedy Township have experienced major population 
increases, a majority of Neville Townships adjacent municipalities have 
also experienced population decreases similar to Neville’s 40 year 
decline. 

Household Income: 

Based on the 2000 Census, the majority of the households in Neville 
Township earn less than $49,999.  In addition, Township percentages 
are close or exceed 10% for each earnings brackets ranging from 
$10,000 to $24,999.  In a regional context, the Township ranks as one 
of the lower earners by household. 

Renters vs. Owners: 

Currently Township homeowners account for approximately 50% of the 
Townships occupied units (2000 Census).  The Township homeowner 
percentage is generally “average” among its neighboring municipalities. 

I. Kelly Facility Properties 

The Kelly Facility Re-Use Plan proposes re-use or redevelopment 
concepts for three (3) U.S. Army properties that are a part of the Base 
Realignment and Closure program (BRAC).  As part of the BRAC 
program, the U.S Army considers re-use input from associated 
communities in order to provide the communities with a voice in the 
potential property re-use design and development.  The BRAC 
properties, located in the Pittsburgh metropolitan area, include Main 
Post, Site 62 and Neville Island Maintenance Facility. 

Main Post Property 

Main Post (118 acres) is situated amidst the rolling hills of western 
Allegheny County, Pennsylvania. The property is located between 
Oakdale and Rennerdale in the western portion of Collier Township.  It 
is located approximately sixteen (16) miles south west from Pittsburgh.  
Due to the property’s high elevation (approximately 1,250 feet), the 
property was developed in 1959 by the U.S. Army in order to house the 
central command and communications activities for Site 62, Site 63 and 
Neville Island Maintenance Facility.  Initially the property provided 
support for the Nike Air Defense System as well as various civic, 
administrative and maintenance services to both on and off-site service 
men and women.  Currently, Main Post has ceased operation of the 
Nike Air Defense System, but continues civic, administration and 
maintenance services as a sub-installation of Fort Dix, New Jersey.  The 
facility is slated for closure under the 2005 BRAC program. 

Although much of the property has not been developed due to its steep 
terrain, the Main Post consists of 50 buildings (246,000 square feet) and 
provides communications services for the Federal Aviation 
Administration (FAA).  The FAA operations on the property will 
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continue independent of the BRAC process.  Adjacent lands are 
generally rural open space and forested lands, although new residential 
development has recently been constructed to the south of the property.  
The property is located approximately four (4) miles from Interstate 79 
and U.S. Route 22.  Direct access to the property is via Nike Site Road.   

Site 62 Property 

Site 62 (16 acres) is located approximately three (3) miles southeast of 
the Main Post in Collier Township, Pennsylvania.  The property was a 
satellite support facility for the Main Post, was previously developed for 
military installations such as missile launching facilities as related to the 
Nike Air Defense System. Military operations have since ceased and the 
property and its buildings have been largely vacated.  

Currently the property includes seven (7) buildings (15,269 square feet).  
Adjacent lands are primarily rural with recent residential development 
constructed to the north along Hilltop Road.  As is the case for the Main 
Post, Interstate 79 and U.S. Route 22 provide the nearest highway 
access for Site 62, approximately three (3) miles away. 

Neville Island Property 

The Neville Island Maintenance Facility (15 acres) is located in a 
developed industrial district within Neville Township; the Township 
encompasses Neville Island, a 3-mile long, narrow Ohio River island 
located approximately ten (10) miles North West of Pittsburgh.  The 
property was first developed as a satellite facility to the Main Post in 
1942 in order to provide maintenance services for military vehicles and 
mechanical equipment.  In 1956, a missile assembly building for the 
Nike Air Defense System was constructed.  Today, maintenance 
services for military vehicles continue, but these services are expected 
to cease in the near future under the BRAC program. The services are 
currently planned for relocation to Crawford County, Pennsylvania. 

Direct access to the property is provided by Grand Avenue, which 
divides the Maintenance Facility property and its 19 buildings (54,045 
square feet) into north and south properties.  The north property, 
currently a portion of a parcel owned by the U.S. Army Corp of 
Engineers, contains maintenance buildings and a storage yard.  The 
south property is presently vacant.  In addition, a rail line serving 
industries on Neville Island runs adjacent to the south parcel.  
Transportation needs are accommodated by the Facility’s convenient 
access to Interstate 79, located approximately one (1) mile to the west 
of the property.   
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Chapter 2:  Public Participation 
A. Introduction 

The KCLRA Board members were actively involved in the planning 
process and development of the Plan.  Monthly Board meetings 
provided an opportunity for Board members to guide the planning Team 
on the direction and goals of the planning process and plan 
development.  These meetings were selected in order to maximize 
response as well as to ensure convenience for involved officials and 
residents.  In addition to the seven (7) board meetings held over the 
course of the project, Board members also attended stakeholder and 
public meetings to ensure the Re-Use Plan was in sync with the 
community’s vision and needs. 

KCLRA Board 

The Kelly Center Local Redevelopment Authority (KCLRA) is the 
primary organization charged with conducting the planning process and 
considering conceptual alternatives proposed for the Kelly Facility Re-
Use Plan.  Formed specifically for this project, the KCLRA consisted of 
appointed local representatives from Neville and Collier Townships, as 
well as a representative of the Redevelopment Authority of Allegheny 
County who served as the liaison between local government and 
community representatives.  

Stakeholders 

Stakeholders from each community were identified to ensure that the 
needs and expectations of the host communities were addressed.  The 
stakeholders included citizens, public officials, representatives of a local 
home Owners association, local development and planning 
agencies/organizations, and school district officials.   

Public 

Public participation, including residents of Collier and Neville 
Townships was essential to the development of the Kelly Facility Re-Use 
Plan. A number of opportunities or venues for public input were 
available throughout the duration of the project 

B. Meetings 

Utilizing the three (3) resources for coordination and consultation, 
several meetings were held to collect feedback and consult with KCLRA 
board members, stakeholders and public.  The meetings included 
KCLRA Board meetings, stakeholder meetings and public visioning 
meetings.  In the case of the initial round of community meetings, the 
first stakeholder and public visioning invitees participated jointly in 
workshops held in Collier and Neville Townships. 
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KCLRA Board Meetings 

The KCLRA Board members were actively involved in the planning 
process and development of the Plan.  Monthly Board meetings 
provided an opportunity for Board members to become aware of 
issues, discuss objectives and guide the Planning Team on the 
direction and goals of the planning process and the Re-Use Plan’s 
overall development. In addition to the seven (7) board meetings 
held over the course of the project, Board members also attended 
stakeholder and public meetings to ensure the Re-Use Plan was in 
sync with the community’s vision and needs.  

In determining which conceptual alternative best fit the 
community’s needs, the KCLRA considered several land use (single-
family, mixed use, commercial, office, etc.) alternatives for each 
property.  To assist in deciding upon the preferred land uses, the 
board used four (4) key factors: 

• Kelly Facility Market Analysis 

• Township Comprehensive Plans and Zoning Ordinances 

• Property Existing Conditions Assessments 

• Public Input 

After considering the four (4) factors, the Board combined or 
integrated land use elements of the conceptual alternatives to 
prepare a preferred concept for each property. 

The Preliminary Draft Master Reuse Plan was prepared and 
presented to the KCLRA Board on May 15, 2008 and June 19, 2008 
for review.  The Final Draft Master Re-use Plan was prepared and 
presented to KCLRA on July 17, 2008. 

Outlined below is a summary of the public meetings held 
throughout the master planning process. 
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Kelly Facility Re-Use Plan Public Meetings 

DATE / 
LOCATION MEETING PURPOSE 

December 20, 
2007 KCLRA Board  Kick-off; Introduction to 

project 
January 17, 
2008 

KCLRA Board Project status and updates 

February 21, 
2008 

KCLRA Board Project status and updates 

February 28, 
2008  

Visioning / Stakeholder 
Workshop #1 – Neville 
Twp. 

Introduce project and 
community based planning 
process 

March 4, 2008 

Visioning / Stakeholder 
Workshop #1 – Collier 
Twp. 

Introduce project and 
community based planning 
process 

March 20, 
2008 

KCLRA Board 
Present site and market 
analyses 

April 16, 2008 
Stakeholder Meeting # 2 - 
joint 

Multi-disciplinary planning 
workshop; present re-use 
concepts 

April 17, 2008 KCLRA Board Refine Alternative re-use 
concepts 

April 30, 2008 Visioning Workshop # 2 Present Re-Use Plan 
Alternative concepts 

May 15, 2008 KCLRA Board Present Preliminary Draft Re-
Use plan 

June 3, 2008 
Collier Township Board of 
Commissioners 

Present Draft Re-Use Plan 

June 5, 2008 
Neville Township Board of 
Commissioners 

Present Draft Re-Use Plan 

June 19, 2008 KCLRA Board Present Final Draft Re-Use 
Plan 

July 17, 2008 KCLRA Board Present Final Re-Use Plan 

 

KCRLA Stakeholders Meetings 

Two stakeholder meetings were held to garner public input from 
specific interest groups or industrials. The stakeholders were identified 
by the KCLRA Board as community members/organizations that had a 
“vested” interest in the re-use of the Kelly properties. 

Stakeholder Meeting #1:  

As stated, the Stakeholder Meeting #1 was held in each township 
and served as an introduction to the project and the community-
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based planning process. The Neville Township meeting was held 
February 28, 2008, at the Neville Township Municipal Building 
with 21 people attending.  The Collier Township meeting was held 
March 4, 2008 at the Collier Township Municipal Building, with 39 
people attending. 

The meetings included a brief overview of the 2005 BRAC process, 
the project work plan and a condensed project timeline.  Initial 
existing conditions maps and analyses were presented describing 
the current land use, soils, floodplains and slopes, etc.  A discussion 
with meeting attendees of the issues and opportunities for each 
property followed with a general development consensus reached at 
each meeting.   

Upon examining existing business relocation or commercial fleets, 
Neville Township residents expressed that an industrial land use 
would be the most appropriate re-use of the Neville Township 
property.   

Collier Township residents stated a need for active/passive 
recreation land.  The general consensus of the participants was 
public recreation and open space re-use for at least a portion of the 
Collier properties, such as a “civic center” that encompasses 
multiple uses and conserves open space.  

Stakeholder Meeting #2: 

Stakeholder Meeting #2 was held for Collier and Neville Township 
Stakeholders at the Collier Township Municipal Building on April 
16, 2008.  The meeting was a joint planning workshop that 
provided the opportunity for the stakeholders and the KCLRA Board 
to gauge and understand the level and nature of specific 
development alternatives and concepts.  Initial re-use concepts 
highlighting facility re-use opportunities were presented for 
comment and discussion. This public input, along with input from 
KCLRA Board served as a basis for selection of the “Preferred” Base 
Re-use Master Plan. 

Public Visioning Meetings 

A number of opportunities for public input were available throughout 
the duration of the project, including two (2) public workshops.  

Visioning Workshop #1: 

As outlined in the previous section, Stakeholder Meeting #1 and 
Public Visioning Workshop #1 were conducted as a kick-off 
meeting which was held in each Township and served as an 
introduction to the project. 
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Visioning Workshop #2: 

Visioning Workshop #2 was a combined workshop for Collier and 
Neville Townships held at the Collier Township Municipal Building 
on April 30th, 2008.  The meeting presented a series of conceptual 
re-use plans in order to solicit public comment on the preferred 
alternative selected by the KCLRA Board.  Members of the public 
generally agreed with the preferred re-use alternative for each 
property, offering small-scale recommendations for improving the 
plans.   

C. Additional Communication and Outreach Methods 

In addition to the extensive public meetings, the general public was 
informed of the planning process and provided with opportunities for 
input on an ongoing basis through various communication and 
outreach methods including: 

Website 

A project website, www.KCLRA.com, created to inform the public 
about the project, provide background studies, announce project 
milestones and meeting dates, provide a forum for comments, and 
host the project newsletters.  The website was also linked to Collier 
and Neville Township’s websites which provided general meeting 
notices and links to the project website.  

 

Public Comment on Draft Re‐Use Plan 

In order to obtain community feedback as well as Board of 
Commissioner approval, the KCLRA established a public review 
period of May 21st to June 6th.  The draft Re-Use Plan was available 
via the KCLRA website.  To ensure maximum public feedback, 
availability of the draft Re-Use Plan was advertised in local papers.  
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During the review period, a Board of Commissioners meeting was 
held in each Township.  Collier Township’s meeting was held on 
June 3rd; Neville Township’s meeting was held on June 5th.  Each 
township Board of Commissioners meeting was advertised pursuant 
to local procedure for public meetings.  In addition during the 
review period, three (3) public comments were received. 

Newsprint and Newsletter 

Newsprint articles appeared in local circulation publications 
(Bridgeville News, Signal Item and Coraopolis Record) regarding the 
project in addition to public meeting notices.   

Three (3) project newsletters were produced and designed to update 
the public and stakeholders on the progress of the project, announce 
meeting dates and important milestones, and encourage feedback 
on project related issues via a comment page link on the project 
website.  The newsletters were circulated to an audience of 
approximately 75.  Interested parties could sign-up to receive 
project newsletters via the project website link provided or via the 
sign-in sheets at the initial shareholder meetings held in Collier and 
Neville Townships. 
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Chapter 3:  Existing Conditions Assessment 
A. Introduction 

The following assessment evaluates various basic background data. The 
data includes community policy as well as inventory and analysis of 
natural conditions and the built environment in order to identify 
development constraints, obstacles and opportunities.  This data was 
subsequently used as the basis for evaluating the “development 
capacity” of the three (3) properties and provided a framework for the 
conceptual re-use alternatives. Included at the end of each policy or 
element assessment is a key observation (presented in bold type) 
highlighting essential information related to the property’s development 
potential.  Below is a brief description of each data type and subsequent 
Township policies and physical elements. 

Community Policy 

The assessment for each property begins with an examination of the 
property, its neighborhood and applicable Township policy documents 
including comprehensive plans and zoning ordinances.  A 
comprehensive plan is a municipality adopted official statement in 
which the community sets forth goals, policies and recommendations 
intended to direct physical, social, and economic development that 
occurs within its jurisdiction.  In order to develop the goals, policies, 
and recommendations, comprehensive plans typically inventory 
existing natural resources as well as current land use and development 
trends.  As part of the Kelly Facility re-use planning process, land use 
designations were evaluated in order to frame potential re-use concepts 
for each property.  In addition, the applicable Township zoning 
ordinance was evaluated to conclude existing zoning districts and 
development specifications pertaining to each property.  The Main Post 
and Site 62 assessments refer to policy and objectives of the Collier 
Township Comprehensive Plan (2001) and the Collier Township Zoning 
Ordinance (2002).  The Neville Township property references policy 
and recommendations set forth in the Neville Township Comprehensive 
Plan (1999) and the Neville Township Zoning Ordinance.  

Natural Conditions 

The natural conditions assessment provides a snap-shot of existing on-
property natural characteristics and development feasibility/potential. 
The natural conditions were mapped and analyzed as part of the three 
(3) Kelly properties. These physical elements include: 

• Geology and Soils:  Geology has been assessed in order to 
indentify development suitability based on rock stability. 
Property soils have also been assessed to identify property 
stability and potential for movement. Soil is evaluated to 
determine levels of permeability in order to determine potential 
stormwater impacts. 
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• Landform and Watershed:  Landform analysis consists of a 
review of the components and processes present or produced by 
nature including soil types, geology, slopes, vegetation, surface 
water and drainage patterns. A watershed is an effect of 
landform and provides an indication of where surface water or 
stormwater run-off will travel.  

• Slopes:  Slope is the degree of deviation of a surface from the 
horizontal, usually expressed in percent or degrees of gradient. 
Because of stability problems posed by steep slopes, or gradients 
25% or greater, associated economic factors, the run-off and 
difficulty of constructing roads/parking lots stormwater, and 
development is generally limited to areas exhibiting slopes less 
than a 25% grade. 

• Landcover:  Land coverage demonstrates the various 
development activities within different property areas. Land 
coverage illustrates the project area’s general land use activity 
based on aerial photography which can be applied to examine 
how the land is utilized for development.  Undeveloped areas 
can also be identified and evaluated for potential 
conservation/preservation uses. 

Built Environment 

The built environment helps to determine re-use potential and feasibility 
by assessing existing infrastructure and building conditions. The built 
environment includes the following: 

• Transportation:  Current Average Daily Trips (ADT) and Level of 
Service (LOS) have been reviewed to determine the impacts of 
future road volumes on existing and future roads and highways. 

• Water and Sewer Service:  Potable water and sanitary sewer 
infrastructure has been analyzed to determine availability of 
fresh public drinking water for domestic or commercial use and 
provides an indication of type and density of development 
feasible on a particular property and  serves as a estimation to 
how much development can occur when it’s based on existing 
infrastructure..   

• Existing Buildings:  The type, size, and condition of existing 
buildings have been evaluated for re-use potential.  In addition, 
environmental history and conditions have been assessed to 
determine potential hazards. 
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Combined, these key observations provide a preliminary outline of the most 
appropriate areas for conservation, preservation and development of each 
property.  In several instances, background information obtained from 
various property-related reports1 were used as the basis these analyses. 

B. Main Post Property 

Collier Township Comprehensive Plan 

The Main Post’s current land uses revolve around military operations 
related to office, administration and civic uses as well as light industrial 
(maintenance/repair) functions.  In addition to existing land uses, the 
Township Comprehensive Plan provides future land use designations for 
potential development consideration.  The Main Post is located within 
the Township’s medium density future land use district which 
encourages the development of land for the purpose of single-family 
lots.  Multi-family and related housing types are also considered 
permissible as part of a Planned Residential Development. 

In order to meet Comprehensive Plan recommendations for future 
development, adjacent lands are considered for infrastructure, 
stormwater management, traffic impacts, open space/greenway corridor 
connectivity, etc.  The Main Post is surrounded by forested area on its 
west, north and east boundaries.  The property’s south boundary is 
adjacent to a mix of town homes and suburban residential 
development.  This development currently includes townhouses and 
detached single-family units.  The Comprehensive Plan, last revised in 
2001, defines all of the property’s adjacent lands as vacant. 

Collier Township Zoning Assessment 

The Main Post zoning district, Suburban Residential District (R-2), 
permits single family developments in locations in the Township where 
utilities and transportation facilities exist or are anticipated in the future.  
In addition, it allows for accessory uses and compatible public and 
semi-public uses as conditional uses or uses by special exception. 
 
Based on the property’s current zoning designations, development is 
intended for a suburban style density which is defined by minimum lot 
area and width.  The Ordinance requires a minimum lot area for single 
family dwelling to be 36,000 sq ft (lots without public sewers) and 
12,600 sq ft (lots with public sewers) and one (1) acre (all other 

                                                
1 Integrated Natural Resources Management Plan.  Versar, Inc. January 2003 

 

1 Site Assessment Report: Transition from the Army to the Community.  Staubach 
Company.  May 2, 2006 

1 Environmental Condition of Property Report.  Science Applications International 
Corporation.  August 2006; 

1 Real Property Master Plan for the Charles E Kelly Support Facility John Gallup & 
Associates, LLC February 2007 
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principal uses are).  Minimum lot widths required for single family 
dwellings is 150 ft (without public sewers), 90 ft (with public sewers) 
and 100 ft (all other principal structures. 
 
Key Observation:  Based on existing zoning and proposed future land 
use, the property is currently intended for low density suburban 
development. 

AUTHORIZED USE

Single Family Homes

Bed & Breakfast
Churches, Firehouses, 
Schools, and Public 
Uses
Public Recreation

Public Utilities

Day Care

Conditional

Conditional

Conditional

Special Exception

Main Post- Authorized Uses in the R-2 Zone

TYPE

Permitted

Conditional

 
 

With Public Sewer
Without Public Sewer

With Public Sewer
Without Public Sewer

All other Prinicipal Structures 100 ft

12,600 sq ft

150 ft
Single Family Dwelling
Lot Width

Single Family Dwelling

All other Prinicipal Uses

Main Post- Collier Twp Zoning Specifications

90 ft

Lot Area

1 acre

Minimum 
Requirements

36,000 sq ft
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Natural Environment 

Geology and Soils: 

The Main Post property is principally underlain with a mix of shale, 
claystone and limestone rock. Although no mine subsidence events 
have been reported within the limits of the Main Post, mine subsidence 
events have been reported in the general vicinity of the properties. Both 
the site and its vicinity are reportedly undermined.  The surface terrain 
of the Main Post property is reportedly 0 to 230 feet above the 
Pittsburgh Coal Seam. Risk of mine subsidence is substantial on the 
property because of localized sinkhole subsidence at shallower mine 
depths or broader trough subsidence at greater mine depths. At a depth 
of about 500 feet or deeper below the ground surface, the magnitude of 
mine subsidence effects may be minimal but cannot be completely 
eliminated.   The risk of mine subsidence remains an issue and is 
independent of the type of site development (e.g., commercial, 
residential, single family homes, office park, etc.).  Measures such as 
grouting mine voids, grout columns, deep foundations, etc. could 
mitigate the risk of mine subsidence.  

Soils on the property include a variety of loams, with localized 
occurrences of “red bed” soils which are prone to movement and 
potential landslide. 

Key Observations: Because of the potential for mine subsidence on the 
property, areas to be redeveloped with buildings should be stabilized 
first. In addition, areas with “red bed” soils should be left undisturbed, 
wherever possible. 
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Landform and Watershed:  

Due to specific military operational needs, the Main Post property 
required clear site lines to all areas of the property as well as to adjacent 
properties.  Consequently, the military chose the highest elevations in 
Allegheny County, ranging from 950’ to just over 1,250’ above sea 
level.   

A watershed boundary loops along the western, northern and eastern 
portions of the Main Post because of the property’s topography and 
landform.  This divide provides an indication as to which direction 
subsequent stormwater run-off from future development will travel.  
Based on the watershed boundary’s horse shoe like formation near the 
center of the property, development located near the south central 
portions of the property may experience significant stormwater impacts.  
One stream exists on the property at the southern border adjacent to 
Nike Site Road, but stormwater run-off could impact adjacent areas 
such as the open water area to the north east.   

Robinson Run is located just off the north-west corner of the property 
and drains stormwater on the western portion of the site. 
 

Key Observation: Based on the property and elevation, the Main Post 
property offers uninterrupted panoramic views of scenic Allegheny 
County including a dramatic view of Downtown Pittsburgh’s skyline – 
approximately 9 miles away. In addition, stormwater runoff from 
future development may impact nearby streams and adjacent 
development if not properly accommodated. 
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Slopes: 

Based on the acreage totals illustrated in the adjacent table, 78 of the 
Main Post’s 118 acres are less than 25% in gradient.  These flatter areas 
are generally found in the central portion of the property where much of 
the current development exists. 

The remaining 40 acres are comprised of steep slopes, or slopes in 
excess of a 25% gradient.  As is typical with steep slope areas, these 
lands are currently either open space or contain relatively dense tree 
cover and are prime candidates to remain open space for recreation 
and/or conservation purposes.  The majority of the steep slopes are 
located on the east/west “bookends” of the property with smaller, 
isolated areas located near the property’s interior. 

Main Post  Slope Analysis

Slope Acres
0-8% 34.03
8-15% 13.54
15-25% 30.57
25-40% 30.16
>40% 9.77  
Key Observation:  Based on topography, nearly two-thirds of the Main 
Post property is free of steep slope or access constraints.  In addition, 
the property offers ample open space for potential conservation and 
recreation opportunities. 

Main Post Sensitive Resource Conclusions: 

Several of the natural resource features on the Main Post property can 
be classified as “sensitive resources.” These include areas that are 
generally unsuitable for development due to terrain, soils conditions, 
habitat areas, etc.  In order to evaluate these resources, a Conservation, 
Special Development and Development Analysis Map was created for 
the property. The map combined each of the natural resource 
considerations to create a simple, three (3) color determination of the 
suitability of acreage on the property for development2. 

The Main Post contains several “Conservation areas” along the 
southwestern, western, and northern sections of the property. Extremely 
steep slopes and landslide prone soils are key features in these areas. 
The central portion of the property, as well as high elevation areas in 
the western portion of the property as labeled “special development” 
due to the potential for mine subsidence and/steep slopes. These areas 
can be built upon if precautions are taken. Development areas include 
those surrounding the current bunker building, as well as the FAA site. 
These areas pose few obstacles to redevelopment. 

                                                
2 A related map entitled Environmental Constraints Analysis, which displays all 

of the sensitive resources together, can be found in the appendix to the 
Re-Use Plan. 
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Landcover 

The Main Post Land Use/Land Cover table and map provides a 
breakdown of the land cover types and land uses, including the 
percentages of land comprising each category present on the Main Post 
property.  The Land Use/Land Cover Map illustrates this information in 
the graphic form.   

The most prominent land cover within the Main Post property is forest, 
comprising approximately 42% of the area.  Forested areas consist 
primarily of deciduous trees of mixed species.  Areas of coniferous trees 
are also present on property.   

Areas of Grassland/Open Space (37%) and Recreation (3%) together 
comprise the majority of the area that is not forested. The Recreational 
area consists of a pavilion, playground area for children, and a large 
level area currently used as a softball field.  

The Main Post Property has 4% of its area covered by buildings.  To 
accommodate all of the people previously working and housed on the 
Post, an additional 12% of the land is utilized for parking. The roadway 
network comprises an additional 1% of the land.  A heli-pad is located 
on the eastern portion of the property. There are also two (2) additional 
storage areas located on the eastern portion of the property.  The 
storage areas appear to be for the stockpiling of rubble and other 
construction materials.    
 

 
Key Observation:  Given the low level of the environmental 
constraints on the Main Post, there is substantial potential for re-use. 
Level areas in the geographic center of the property, presently used for 
the barracks and offices, as well as parking and recreation, can be 
redeveloped with relative ease. Areas presently in forest or grassland 
cover may provide opportunities for future recreational amenities. 

Main Post Land Use / Land Cover 

Land Use/ 

Land Cover Type 
Acres Percent of 

Total 

Forested 49.0 42% 

Buildings 4.5 4% 

Grassland /       

Open Space 
43.0 37% 

Parking 14 12% 

Recreational 3.5 3% 

Storage Area 0.5 1% 

Transportation 1.5 1% 

Total Land Area 116.0 100% 
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Transportation 

Vehicular access to the Main Post property is provided by a series of 
two-lane, collector roads: Thoms Run Road; S.R. 3052 (Hilltop Road); 
as well as Thomas Run and Oakdale Road.  The existing Average Daily 
Trips (ADT) volume at Thoms Run Road and S.R. 3052 (Hilltop Road) 
were obtained from the Allegheny County 2005 Traffic Volume Map.  
The existing ADT volumes at Thomas Run and Oakdale Road were 
obtained from Southwestern Pennsylvania Commission (SPC).  These 
volumes were adjusted to reflect 2008 existing traffic volumes using a 
growth factor of 1% per year.   

The 2008 existing ADT volume at Thoms Run Road is expected to be 
1,236 vehicles, 2,163 vehicles at S.R. 3052 (Hilltop Road) and 1,877 
vehicles at Thomas Run and Oakdale Road.  Thoms Run Road operates 
at a Level of Service (LOS) A during 2008 existing conditions, S.R. 3052 
(Hilltop Road) operates at a LOS B, and Thomas Run and Oakdale Road 
operates at a LOS “A”.  The Main Post Road Map Existing Condition 
2008 shows current ADT volumes and LOS.  Main Post Road Map 2012 
Build Condition provides traffic impact data in tabular form, including 
2012 Build Average Daily Traffic, Level of Service, A.M. and P.M. Peak 
Hour Volumes. 

Key Observation: The Main Post has good access to local collector 
roads, which appear to have sufficient excess capacity to 
accommodate re-use of the property. 
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Site Infrastructure 

Based on the site assessment study the existing infrastructure was given 
a general assessment of its current condition. The Main Post property is 
served by the following companies/authorities providing infrastructure 
to the property as well as the condition: 

• Sanitary Sewer: Collier Township Municipal Authority (Fair 
Condition) 

• Potable Water: PA American Water Company (Fair Condition) 

• Natural Gas: Equitable Gas (Good Condition) 

• Electric: Duquesne Light (Fair Condition) 

Key Observation:  Potable water and sewer infrastructure as well as 
the electric-related utilities at the Main Post will most likely need to be 
replaced to serve re-use of the property. Depending upon the 
configuration of the property, all utilities may need to be evaluated for 
specified capacity as well as condition; these utilities may need to be 
replaced or expanded upon.  

Buildings 

The 51 buildings (246,000 square feet) existing at the Main Post are 
primarily dedicated to administrative, civic, repair/maintenance, storage 
and utility uses.  The 2006 Site Assessment Report: Transition from the 
Army to the Community indicates that the existing Main Post buildings 
are generally in good condition.  Several of the buildings on the Main 
Post are equipped with special security features: five (5) buildings have 
keypad entries; a 120,000 square foot building is secure and bomb 
proof with 18” thick concrete walls and no windows.  The Condition by 
Building Map illustrates buildings deemed re-usable as well as buildings 
that should be demolished. 

According to the U.S. Army BRAC 2005 Environmental Condition of 
Property Report, Charles E. Kelly Facility, Oakdale, Pennsylvania 
(2006), an inspection of hazardous materials was conducted on the 
property in 1982.  The report details incidents when hazardous 
materials were released disposed or migrated onto property soils.  As 
has been noted in the installation status report, all compromised areas 
have been addressed and actions necessary to protect human health 
and the environment have been taken. The report also indicated that the 
buildings and facilities may contain asbestos.  

Key Observation:  Aside from asbestos concerns, the existing Main 
Post buildings are in considerably good condition. Based on existing 
use, re-use opportunities may include light industrial, commercial, 
office, retail and mixed use. The long and narrow existing building 
footprints are not typically conducive to re-use for civilian purposes. 
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C. Site 62 Property 

Collier Comprehensive Plan 

Current land use provides development trend information of existing 
development which may assist in guiding policy for future development 
and/or re-use for Site 62.  The property’s current land uses are military 
operational in scope.  Collier Township’s 2001 Comprehensive Plan 
designates the Site 62 property as vacant. 

The Site 62 property is located within the Comprehensive Plan’s Future 
Land Use Suburban Residential district.  This land use category 
recommends single family units in low density subdivision 
development.  Although higher density multi-family development is 
discouraged, cluster development in the form of planned residential 
development, for example, the Nevillewood neighborhood, located 
immediately to the north of the Site 62 property, contains quad-plex 
and homes. This higher density development was specially approved 
based upon a substantial dedication of open space. 

In addition to on-site considerations, all development/re-use should 
consider existing adjacent land use in order to determine potential 
stormwater management, infrastructure and traffic impacts.  Currently, 
single family suburban development is located to the northwest and 
multi-family development is located to the northeast of the property 
along Hilltop Road.  
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Collier Township Zoning Assessment 

Site 62’s zoning district, Suburban Residential (R-2), encourages single 
family detached developments in locations in the Township where 
utilities and transportation facilities exist or are anticipated to exist in 
the future.  In addition, it provides for accessory uses and compatible 
public and semi-public uses as conditional uses or uses by special 
exception.  

Based on the property’s current zoning designations, development is 
intended for a suburban style density and is defined by minimum lot 
area and width. The Ordinance requires a minimum lot area for single 
family dwelling to be 36,000 sq ft (lots without public sewers) and 
12,600 sq ft (lots with public sewers) and one (1) acre (all other 
principal uses are).  Minimum lot widths required for single family 
dwellings is 150 ft (without public sewers), 90 ft (with public sewers) 
and 100 ft (all other principal structures.  

AUTHORIZED USE
Single Family Homes
Bed & Breakfast
Churches, Firehouses, 
Schools, and Public 
Uses
Public Recreation
Public Utilities
Day Care

Conditional

Special Exception

Conditional
Conditional

Site 62- Authorized Uses in the R-2 Zone

TYPE
Permitted

Conditional

 
 

With Public Sewer
Without Public Sewer

With Public Sewer
Without Public Sewer

All other Prinicipal Structures 100 ft

12,600 sq ft

150 ft
Single Family Dwelling
Lot Width

Single Family Dwelling

All other Prinicipal Uses

Main Post- Collier Twp Zoning Specifications

90 ft

Lot Area

1 acre

Minimum 
Requirements

36,000 sq ft

 
Key Observation:  Based on existing zoning and proposed future land 
use, the property is currently intended for low density suburban 
development. 
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Natural Environment 

Geology and Soils: 

The Site 62 property is principally underlain by a mix of shale, 
claystone, and limestone rock. Although no mine subsidence events 
have been reported within the limits of Site 62, mine subsidence events 
have been reported in the general vicinity of the sites, and both are 
reportedly undermined.  The Site 62 property is reportedly 220 to 290 
feet above the Pittsburgh Coal seam. The risk of mine subsidence is 
relatively low because of the depth of the seam; though the magnitude 
of the effects of mine subsidence may be minimal, it cannot be 
completely eliminated. The risk of mine subsidence remains an issue 
and is independent of the type of site development (i.e., commercial, 
residential single family homes, office park, etc.). Soils on the property 
consist of a variety of loams. The Soils and Flood Hazard Areas map 
illustrates that there are no existing flood prone areas on the property or 
in the general vicinity. 

Key Observations: Because of the depth of the Pittsburgh Coal seam, 
extraordinary geotechnical stabilization is likely unnecessary unless 
buildings with “deep” footings or foundation wells or buildings 
considered to be of high importance, under the International Building 
Code, are to be built on the property.  

Soils and Flood Hazard Areas: 

The location of the Site 62 property is at a location entirely outside 
Flood Hazard Areas inundated by the 100-year flood, and is in an area 
(FEMA FIS Zone X) determined to be outside the 500-year flood. No 
FEMA FIS 100-year base flood plain elevation was determined for the 
nearby Tom’s Run, which is closest to the site’s southern property 
boundary.  The site grade elevation at the southernmost property 
boundary is about 1,160 feet, which is well outside the flood plain of 
Tom’s Run. 
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Landform and Watershed: 

The Site 62 property’s topographic characteristics create an undulating 
terrain and moderate elevation variations. Military operational needs 
mandated higher elevations for clear sightline purposes.  Buildings on 
the property are located along a ridgeline with uninterrupted views to 
the north and south. Consequently, the relative elevation of the property 
provides an easy-to-read snapshot of the property’s re-use capacity as 
well as its natural constraints. In addition, Site 62’s high overall 
elevation (approximately 1,200’) provides continuous views of 
Allegheny County in all directions from its north end.  

Two (2) property watershed boundaries, formed by the existing 
topography, traverse and intersect at the eastern portion of the property.  
These boundaries provide a clear picture as to where stormwater runoff 
will travel.  Based on the watershed boundaries, potential development 
located in the west and southwest portion of the property may 
encounter increased stormwater runoff. Based upon field inspection as 
well as a literature search, there are no perennial or intermittent streams 
or wetlands are located on the property, but stormwater impacts from 
future development on nearby streams and adjacent development can 
be assessed and mitigated if necessary.  

Key Observation: Key Observation: Based on the property and 
elevation, the Site 62 property offers scenic views of southwestern 
Allegheny County that cannot be found elsewhere. These views 
provide a tremendous opportunity from a marketing perspective. 
Conversely, stormwater runoff from future development may impact 
on property structures, nearby streams, and adjacent areas if not 
properly planned. 
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Slopes: 

On-site grades often define development constraints and determine 
development opportunities as well as access/circulation patterns.  As 
illustrated in the adjacent table, nearly the entire area of Site 62 (11 
acres) exhibits slope gradients less than 25%, thus providing a 
substantial opportunity for the property’s re-use.   

Less than one (1) acre is steep slopes (gradient greater than 25%) and 
pose significant development challenges.  The steep slopes are 
predominately located on the western area of the property in small 
isolated sections.  Currently, these areas are open space and are prime 
locations for recreation and/or conservation.  

Site 62 Slope Analysis

Slope Acres
0-8% 1.00
8-15% 4.18
15-25% 6.21
25-40% 0.97
>40% N/A  
Key Observation:  Site 62’s gentle sloping topography creates no 
significant hurdles to the property’s re-use or redevelopment. 

Site 62 Sensitive Resource Conclusions: 

Several of the natural resource features at Site 62 can be classified as 
“sensitive resources.” These include areas that are generally unsuitable 
for development due to terrain, soils conditions, habitat areas, etc.  In 
order to evaluate these resources, a Conservation, Special Development 
and Development Analysis Map was created for the property. The map 
combined each of the natural resource considerations to create a 
simple, three (3) color determination of the suitability of acreage on the 
property for development3. 

Site 62 predominantly consists of “special development” areas, due to 
the presence of soils considered “somewhat suitable for development.” 
With erosion control measures in place, these areas should not pose 
significant challenges to redevelopment.  A small section of the 
property was labeled as “conservation” due to poor soils on site.  

                                                
3  A related map entitled Environmental Constraints Analysis, which displays all 

of the sensitive resources together, can be found in the appendix to the Re-
Use Plan. 



CHA P T E R  3 :     E X I S T I N G  COND I T I O N S  A S S E S SM ENT  

65 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN    

66 



CHA P T E R  3 :     E X I S T I N G  COND I T I O N S  A S S E S SM ENT  

67 

Landcover 

The table below provides a breakdown of the land cover types and land 
uses, including the percentages of land comprising each category 
present on Site 62.  The Land Use/Land Cover Map illustrates the 
relationship of land cover types found within Site 62.  

The most prominent land cover within Site 62 is Grassland/Open Space 
area, comprising approximately 59% of the property.  The 
Grassland/Open Space consists primarily of fields of grasses that are 
kept mowed on an annual basis.  This area resembles a hay field.  

Forested areas make up the second largest land cover type at Site 62.  
Forested areas consist primarily of deciduous trees of mixed species.   

The remainder of the property is made up of buildings (3%), roads (3%), 
and parking areas (9%).  Currently there are seven (7) structures on the 
property.   

 

 

 

 

 

 

 

 

 

 

 

Key Observation:  Because Site 62 is primarily undeveloped, re-use 
potential for the property is high.  

Site 62 Land Use / Land Cover

Land Use/

Land Cover Type 
Acres Percent 

of Total 

Forested 3.1 26%

Buildings 0.3 3%

Grassland / 

Open Space 
7.1 59% 

Parking 1.1 9%

Transportation 0.4 3%

Total Land Area 12.0 100%
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Transportation 

Vehicular access to the property can be made from two lane urban 
collector roads including Thoms Run Road and S.R. 3052 (Hilltop 
Road).  The existing average daily traffic (ADT) at these two (2) locations 
were obtained from the Allegheny County 2005 Traffic Volume Map.  
The volumes were adjusted to anticipate 2008 existing traffic volumes.  
The adjustment utilized a growth factor of one 1% per year in addition 
to the year 2005 volume.  The 2008 existing average daily traffic 
volume is projected to be 1,236 vehicles at Thoms Run Road and 2,163 
vehicles at S.R. 3052 (Hilltop Road).  Thoms Run Road operates at a 
LOS “A” during 2008 existing conditions and S.R. 3052 (Hilltop Road) 
operates at a LOS “B.”  The Site 62 Road Map Existing Condition 2008 
shows current ADT volumes and LOS.  Future development of the site 
would require the Site’s access road to be widened as well as additional 
traffic safety measures would need to be added to ensure public safety. 

Key Observation:  Site 62 has good access to Hilltop Road. Any re-use 
of the property may require upgrades to this road in order to provide 
direct access to the property. 
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Site Infrastructure 

Based on the site assessment study the existing infrastructure was given 
a general assessment of its current condition. Site 62 is served by the 
following companies/authorities providing infrastructure to the property 
as well as the condition: Sanitary Sewer: Collier Township Municipal 
Authority (Fair Condition) 

• Potable Water: PA American Water Company (Fair Condition) 

• Natural Gas: Unknown Status 

• Electric: Duquesne Light (Fair Condition) 

Key Observation:  Infrastructure serving Site 62 will most likely need 
to be replaced to serve any re-use of the property that contemplates a 
need for extensive utility service. There is a considerable distance that 
infrastructure improvements would need to be extended to reach Site 
62 – consequently, potential costs of improvements may be significant. 

Buildings 

Site 62 has seven (7) existing buildings that total 15,269 square feet.  
Currently, the principal building is designed for administrative use, 
while the remainder of the buildings are for storage or utility purposes. 
For re-use functions, administrative and civic use buildings generally 
have greater value than maintenance or storage facilities because of the 
use of higher-quality construction materials and insulation, as well as 
the presence of full water, sewer, electric, and telecommunications 
infrastructure. The 2006 Site Assessment Report: Transition from the 
Army to the Community indicated that the buildings and facilities on 
Site 62 are generally in good condition.  The larger two (2) buildings 
located in the northern portion of the property are eligible for re-use 
opportunities.  The smaller buildings located near the east central 
portion of the boundary should be demolished. 

According to the U.S. Army BRAC 2005 Environmental Condition of 
Property Report, Charles E. Kelly Facility, Oakdale, Pennsylvania 
(2006), an inspection of hazardous materials was conducted on the 
property in 1982.  The report details incidents when hazardous 
materials were released, disposed or migrated onto property soils.  As 
has been noted in the installation status report, all compromised areas 
have been addressed and actions necessary to protect human health 
and the environment have been taken. 

Key Observation: The layout and current use of buildings provide 
potential for re-use for light industrial, commercial, office or retail 
uses. 
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D. Neville Island Property 

Neville Township Comprehensive Plan 

Neville Township’s Comprehensive Plan (1999) designates the Neville 
Island Maintenance property’s future land use as commercial/industrial.  
This designation encourages industrial use as well as commercial uses 
that provide a daily need. 

The property is located in Neville Township’s Industrial (I) district and is 
surrounded by light- and heavy-industrial uses. Due to Neville Township’s 
location and topography, the property is easily accessible by road and 
rail.  This accessibility has long made the property attractive for industrial 
operations.  For future development/re-use opportunities, the Township 
has designated the area for continued commercial/industrial use. 

Currently, the property is divided into northern and southern sections by 
Grand Avenue.  The northern section is located on a larger parcel 
which extends to the Ohio River.  Because the entire parcel is not 
designated for the BRAC, the property designated for BRAC should be 
subdivided from its existing parcel.   

Neville Township Zoning Assessment 

The Neville Township property is located within the industrial (I) zoning 
district of the Neville Township Zoning Ordinance. The adjacent table 
summarizes the uses allowed in this district. 

 Authorized Uses

AUTHORIZED USE
Heavy Industry
Light Industry
Truck Terminal
Vehicle Fueling Operation
Gasoline Service Station
Fuel Storage
Recycling Facility
Junk/ Salvage Yard
Parking Areas
Storage Sheds
Outside Storage Within an 
Enclosed Site
Organic Industries
Correctional Facilities
Communications Tower
Tire Storage Facility Conditional

Accessory

Conditional
Conditional
Conditional

Permitted
Permitted
Accessory
Accessory

Permitted
Permitted
Permitted
Permitted

TYPE
Permitted
Permitted

Neville Island Maintenance Facility

 
 
Key Observation: Based on existing zoning and future land use 
recommendations, development of the property should most likely 
remain as heavy or light industrial. 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN    

76 

 



CHA P T E R  3 :     E X I S T I N G  COND I T I O N S  A S S E S SM ENT  

77 

 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN    

78 

Natural Environment 

Geology and Soils: 

The Neville Township Site is entirely underlain by approximately fifty 
(50) feet of alluvium, the predominant rock formation in the area. The 
soil consists entirely of Urban Land, which is comprised of land so 
altered by earth moving or so obscured by buildings or other structures 
that the original soils cannot be identified.  This nearly level land type 
consists mainly of fill material that was hauled in and placed over 
natural soils.  The fill material is two (2) or more feet thick and is highly 
variable in its consistency including rubbish, cinders, industrial waste, 
old brick and other building materials, limestone, sandstone, shale, and 
organic soil material.  It overlies natural soils such as Atkins, Philo, 
Newark, and Linside soils type.   

Key Observation: The property’s soil composition poses no obstacles 
to industrial redevelopment, but precludes most other land uses such 
as agriculture or residential use.  

Soils and Flood Hazard Areas: 

The location of the Neville Township Site is at a location entirely 
outside Flood Hazard Areas inundated by the 100-year flood, and is in 
an area (FEMA FIS Zone X) determined to be outside the 500-year flood.  
The FEMA FIS 100-year flood plain elevation of the Ohio River just west 
the site is 719 ft.  The site grade elevations vary from 725 feet to 730 
feet, which ranges from 6 to 11 feet above the 100-year flood elevation 
as delineated on FEMA’s FIRM maps. 

Landform and Watershed: 

The Neville Township property has little variation in terrain, ranging in 
elevation from 720’ to 735’ above sea level. The property’s relative lack 
of elevation variation provides an easy-to-read snapshot of the 
property’s re-use capacity as well as its lack of natural constraints for 
future development.  No streams or wetlands are located on property, 
but the main channel of the Ohio River is located in close proximity to 
the north; the back channel of the Ohio River is located in close 
proximity to the south. 

Key Observation: The lack of any dramatic variation in elevation on 
the property is ideal for development or re-development purposes, 
minimizing any grading or site preparation costs.  
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Slopes: 

Topography provides a clear picture of development opportunities.  In 
the case of the Neville Township property, the land is consistently flat 
because no slope has a grade greater than 8%. 

 

Neville Island Slope Analysis

Slope Acres
0-8% 14.80
8-15% N/A
15-25% N/A
25-40% N/A
>40% N/A  
 

Key Observation:  Due to Neville Island’s flat topography, future land 
development is not restricted by steep slopes. 

Neville Island Sensitive Resource Conclusions: 

The Neville Island Maintenance Facility property contains no sensitive 
natural resources. A Conservation, Special Development and 
Development Analysis Map created for the property revealed no 
limitations to the redevelopment of the property from a natural resource 
perspective. 
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Landcover 

The Neville Township Land Use/Land Cover table provides a 
breakdown of the cover types and land uses, including the percentages 
of land comprising each category present on the Neville Township 
Property.  The Land Use/Land Cover Map illustrates the land cover 
types found within the Neville Township Property.   

 

 

 

 

 

 

 

 

 

 

 

The most prominent land cover within the Neville Township Property is 
industrial, comprising approximately 83% of the area.   

Buildings (9%) and parking (6%) comprise an additional 15% of the 
overall land.  Currently, there are sixteen (16) structures on the property.  
These structures are located on both tracts of land, north and south of 
Grand Avenue. 

A small amount of open space/grassland is located along Grand Avenue 
and serves as a buffer to the parking lot.   

Key Observation:  Given the extent and historical patterns of industrial 
activity on and surrounding the property, the continuation of a similar 
future use could be compatible with its surroundings. 

 

Neville Township Site Land 
Use/Land Cover 

Land Use/ 

Land Cover Type 
Acres Percent 

of Total 

Buildings 1.20 9% 

Grassland /  

Open Space 
0.20 2% 

Industrial 11.00 83% 

Parking 0.85 6% 

Total Land Area 13.25 100% 
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Transportation 

Neville Township has direct access to Interstate 79, which traverse the 
island via the Neville Island Bridge.  The Neville Township property is 
located within proximity to major state, regional and community 
arterials including Interstate 376 (the Parkway east) Interstate 279 
(Parkway West) and State Route 28 (from the north) as well as other 
state roads.   

Local access to the Neville Township property is provided by Grand 
Avenue, a two (2) lane, collector road and Neville Road, a four (4) lane 
principal arterial.  The 2008 existing ADT volume at Grand Avenue is 
17,383 vehicles and 11,228 vehicles at Neville Road.  Grand Avenue 
operates at a level of service (LOS) B during 2008 existing conditions 
and Neville Road operates at a LOS A.  The Neville Island Road Map 
Existing Condition 2008 shows current ADT volumes and LOS.   

The Neville Township property is adjacent to an active rail line 
operated by the Ohio Central Railroad System. There are two (2) tracks 
owned by Ohio Central Railroad that would need to be crossed to 
access Neville Road. Rail traffic consists of approximately ten (10) trains 
per day at 15 mph. These trains serve industries and are mostly 
switching movements and the exact times vary each day. 

Key Observation: The Neville Township property is well situated 
adjacent to road and rail access, which would support intense re-use 
of the property. The property does not have direct access to the river 
so there are no tunnels or *** for barges to access the site. 
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Site Infrastructure 

Based on the site assessment study the existing infrastructure was given 
a general assessment of its current condition. The Neville Island 
Maintenance Facility is served by the following companies/authorities 
providing infrastructure to the property as well as the condition:  

• Sanitary Sewer: Neville Township Water Department 

• Potable Water: Neville Township Water Department (Fair 
Condition) 

• Natural Gas: Columbia Gas (Good Condition) 

• Electric: Duquesne Light (Fair Condition) 

Key Observation:  The Neville Island property is served by all 
necessary utilities. Local connections for some utilities may need to be 
refurbished prior to any re-use of the property. In comparison to the 
other Kelly properties, the Neville Island property’s utilities are in the 
best condition and have the most capacity. 

Buildings 

The property’s existing buildings are used for repair/maintenance and 
storage.  The 2006 Site Assessment Report: Transition from the Army to 
the Community indicated that the buildings and facilities in Neville 
Township are generally in fair condition.  Based on this assessment, a 
majority of the buildings north of Grand Avenue are candidates for re-
use. This includes two (2) principal buildings totaling 48,000 square 
feet.   

According to the U.S. Army BRAC 2005 Environmental Condition of 
Property Report, Charles E. Kelly Facility, Oakdale, Pennsylvania 
(2006), an inspection of hazardous materials was conducted on 
property in 1982.  The report details incidents when hazardous 
materials were released, disposed or migrated onto property soils.  As 
has been noted in the installation status report, all compromised areas 
have been addressed and actions necessary to protect human health 
and the environment have been taken. 

Key Observations: The historic use of the two (2) principal buildings 
on the property as maintenance facilities could provide an excellent 
opportunity for refurbishment and re-use. The southern-tract, given 
the availability of infrastructure, level ground, and zoning designation, 
is unrestricted for encouraging all types of development. 
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Chapter 4:  Real Estate Market Analysis 
A. Overview 

This report addresses several different real estate opportunities the 
parcels which make up the Charles E. Kelly Support Facility could be 
developed into, if placed on the open market. In order to obtain this 
assessment, we based our research on market comparables, current 
inventory of both residential and commercial properties, access to the 
site, current economic data and finally realistic business opportunities.  
The study considers a four (4) to six (6) year time horizon in terms of 
market conditions, which was used to determine these different 
opportunities.   

After reviewing the existing zoning, size of the parcels, topography and 
access, observations were made as to potential uses for the Kelly 
Facility.  Other potential uses which could be achieved but would 
require a change in zoning were also investigated.  The report is not a 
highest and best use of each site, but rather details feasible alternatives, 
based on market and demographic data, of what alternative 
development might be achieved for each site, other than those 
exclusively for residential use.  

For the two (2) Collier Township properties, the current zoning will only 
permit residential and ancillary uses.  Given other alternatives, the total 
amount of land area available offers significant size and topography to 
achieve a substantial amount of development, containing a mix of 
residential, limited commercial, recreational use, retail, and 
entertainment uses as well as a campus style development for hospital, 
educational, or religious uses. The analysis assumes there is an 
adequate supply of water and sewer capacity for future development at 
the properties.  

B. Summary/Key Findings 

The Collier properties are limited in their ability to support any large 
scale commercial development due to the limited access and the 
existing two (2) lane road infrastructure, as well as the lack of visibility 
from any major highway. There have been several successful 
developments of residential building lots in the immediate area 
including the successful, higher end development of Nevillewood. 

It should be noted there are several newer residential developments 
which still have undeveloped lots and additional land for expansion. 
This existing supply of residential units which have yet to be developed, 
as well as competition from other developments like the 600,000 
square-foot mixed use development called Newbury Market in 
Bridgeville or the 525,000 square-foot development of Settlers Ridge, 
will hamper the development of housing units on the Kelly Facility sites. 
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A handful of key economic and demographic trends are taking place in 
Collier and Neville Townships that will influence future redevelopment 
of the properties:  

• Reports from the US Census Bureau show much higher income 
levels in the Presto area than in the Oakdale area, Allegheny 
County, and the entire state.  This is helpful in supporting the 
concept for new business, office and retail use. 

• Much of the recent development has taken place in the 
Nevillewood / Presto area rather than in the Oakdale area.  

• There is a limited amount of retail services for the existing 
housing supply in the immediate area without having to drive 
10 to 15 minutes. 

• There is a very limited amount of commercial, retail, 
industrial/flex or office development in the immediate area. 

• Demographic and housing information shows interest and 
development will continue to push towards the Kelly facility 
from Presto area. 

• Of the housing stock, higher end home sales have had more 
success even in the quad style home sites, which some have 
sold for over $325,000. 

C. Economic Data 

Income and work force observations: 

Household Income: 

1. The income level for the Presto area east of the Main Post and Site 
62 is well above the average for the State. The salary and wage 
data shows very positive figures for this area. 

This is important to note, as this data was used to determine the 
feasibility of future development other than residential.  Business 
owners living in this 5 mile radius may be likely to relocate offices 
or establish satellite offices closer to home. This will help to 
support the concept and feasibility for additional business to locate 
to this area.  
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Presto 
Area

Oakdale 
Area

State 
Average

Average Adjusted Gross Income (AGI) 
For 2004 $180,385 $48,980 $48,049
Salary / Wage (Reported On 87.5% of 
Returns) $141,501 $46,322 $42,646

Averages For The 2004 Tax Year For Zip Code 15142 and 15071, 
Filed 2005

 

Housing Value: 

 

1. Housing data for the Presto area indicates a higher average 
residential home value than for Allegheny County as a whole. 

2. The data below breaks down the estimated housing values for 
this area. 

 

 

Presto Area Number Oakdale Area Number
$30,000 to $34,999 5 $30,000 to $34,999 15
$40,000 to $49,999 7 $40,000 to $49,999 38
$80,000 to $89,999 9 $80,000 to $89,999 268
$90,000 to $99,999 18 $90,000 to $99,999 412
$125,000 to $149,999 7 $125,000 to $149,999 207
$200,000 to $249,999 9 $200,000 to $249,999 36
$250,000 to $299,999 30 $250,000 to $299,999 33
$300,000 to $399,999 24 $300,000 to $399,999 9
400,000 to 499,999 36 $400,000 to $499,999 21
500,000 to 749,999 41
750,000 to 999,999 9
1,000,000 or More 22

Estimate of Home Value of Owner-Occupied Houses / Condos In 
the 15142 and 15071 Zip Codes, 2005
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Estimate of home value of owner-occupied houses/ condos in 2005 in 
the Presto area (15142): 

1. Current economic data shows the housing market for home sales in 
the zip code of 15142 have been well above the average for 
Allegheny County and the State of Pennsylvania. 

 

 

 
Additional data for home sales in the 15106 zip code show a decline of 
home sales but those sales are in a much lower price range.  
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• The median house / condo value in the Presto area is 

substantially greater than in Oakdale, Allegheny County, and the 
State of Pennsylvania. Oakdale housing values are shown to be 
below both the county and the State of Pennsylvania. 

Value
Presto $456,737
Oakdale $100,400
Allegheny County $117,152
State Average $131,900

Estimated 2005 Median House / Condo Values

 
 
• There has been significant growth in the number of home sites 

built in the immediate area around the Main Post.  Thus in an 
analysis done for a three (3) mile radius of the site, there is 
adequate supply and thus projected growth is limited in the 
housing market over the next 3- 5 years. Projections for 
Allegheny County as a whole, however, indicate a decline in 
growth. 

Households within a three (3) Mile Radius of Main Post 
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Collier Township Real Estate Information 

• The chart below shows the value of real estate for Collier 
Township based on Allegheny County’s community profile.   

 

Taxable Value Exempt 
Value

PURTA 
Value

All Real Estate

Certified Value, 
1/15/2008 $624,608,921 $84,797,700 $2,189,120 $729,585,741
Value as of 
2/16/2008 $642,623,221 $84,787,700 $2,189,120 $729,600,041

Collier Township Real Estate Information

 

Household Income Observations: 
 

 

Census data indicates that as of 2005 Household income in the Presto 
area was substantially above that of the County and the State, whereas 
Oakdale’s was only slightly higher than both. 

1. From 1999 to 2005 there has been an 8.43% increase in 
Household income in the Collier Township area. 

 
 
 
 
 
 
 
 
 
D. Real Estate Analysis 

Residential: 

Introduction/ Broad Findings 

 
1. There has been a steady residential development within a 3-5 

mile radius of the Main Post over the past five years, though the 
role of development has declined. 

Income
Presto $89,900
Oaskdale $50,500
Allegheny County $42,564
State Average $44,537

Estimated 2005 Median Household 
Income

Condo Residential Lots
2004 30        50                40             
2005 45        56                23              
2006 40        42                43             
2007 37        39                45             
2008 8          1                  2                

Collier Township, New Residential Units Sold
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2. The area has attracted several of the largest residential 
developers in the Pittsburgh area, who have been acquiring land 
and building home sites. 

3. Phone interviews with several of these developers and their real 
estate agents have indicated that market activity for single family 
homes has slowed down considerably.  Several have an 
oversupply of housing on the market. 

4. With the current economy and the oversupply of housing units, 
several of the residential developers have put a hold on future 
building or expansion. 

5. Other residential developments in the area, including single 
family and townhouse development, have experienced slower 
sales rates. 

6. Absorption of existing inventory has been slow. 
 

Multi‐Family / Quad Development Observations: 

1. Multi-family development and senior living development have 
had good success in the Pittsburgh market. Carriage home sales 
went well in Nevillewood. 

2. Villas or Patio homes, which are very popular with empty 
nesters, are built side by side or, if there is enough land area, in 
Quad configuration. 

3. The existing Quad development immediately north of Site 62 has 
experienced good market activity. 

4. The construction of both a pool and clubhouse this summer will 
continue to help the sales of these units, with an additional 50 
units scheduled to be built on the site. 

5. With the price range of $350,000 and up, these units are 
bringing a range of higher end users. 

6. Empty nesters have been a good source of buyers for these types 
of units, but families with and without children have moved into 
this development. 
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Resale Timeframes: 

The time period for property to sell in Collier Township, which is listed 
as days on the market, has increased over the past year to be as long as 
1-2 years subject to the type residential that is being marketed. This 
suggests an oversupply in the market place which was confirmed in calls 
to several of the local developers in the area.  Townhomes seem to have 
had the longest time listed on the market with some over 417 days.  
Average time on the market for single family homes was 107 days; 
vacant land had an average time on the market of 240 days.  In the past 
year the median time on the market for all types of residential sales was 
140 days. 

# of Listings 11

Selling Price
Days on 
Market

High $275,000 213
Low $35,000 206
Average $135,791 210
Median $100,000 210

Land Sales, 3/07 to 3/08, Collier Township

# of Listings 41

Selling Price
Days on 
Market

High $372,870.00 417
Low $150,000.00 0
Average $242,938.00 179
Median $237,964.00 140

Condominium & Town Home Sales, 3/07 to 
3/08, Collier Township

Permits Issued
2003 130
2004 109
2005 135
2006 105
2007 81

Residential Building Permits Issued, 
2003-2007, Collier Township

# of Listings 116

Selling Price
Days on 
Market

High $1,460,000.00 344
Low $24,500.00 0
Average $301,412.00 107
Median $215,500.00 94

Single Family Sales, 3/07 to 3/08, Collier Township
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Slowdown of Market Activity: 

1. Existing developers appear to have an ample supply of buildable 
lots available, as well as additional ground yet to be developed. 

2. Tuscany Ridge, a Maronda Homes development, has seven (7) 
houses on the market and over 100 buildable lots available. 

3. AR Building Company’s development, Summit Ridge, has put a 
hold on any additional development of the vacant land they have 
until the units currently on the market are sold. 

4. They have over 236 units currently built with only 70-80 of those 
units sold and 44 units in a lease or lease to own situation. 

5. Current supply based on the existing developed land for Summit 
Ridge offers over 110 units yet to be built. 

6. Building permits in Collier Township have experienced a 40% 
decline, as the supply of housing currently exceeds demand. 

7. Walkers Ridge, being built by Paragon Homes, has several parcels 
which have buildable lots still available for sale for an average 
price of $75,000. 

8. The Villages At Neville Park, built by Ryan Homes, is a 600 acre 

residential development featuring several luxury home “villages” 
and amenities including a state-of-the-art clubhouse and 
swimming pool. Residents will be within walking distance of 
Chartiers Valley School District campus for all grade levels and 
will enjoy easy access to I-79, downtown Pittsburgh, the airport, 
Neville Wood Golf Resort and Southpointe. Prices range from 
$210,000 to 260,000 for the larger 3800 sq ft units.  The project 
has been open for one and one half years and has about one third 
of the 151 total units sold. 

9. Most of the housing supply is owner occupied, however in order 
to sell the units, ownership has become creative with a Lease to 
Own buy option.  This may be why the Township has seen 25% of 
its occupied housing units fall into the rental category. 

 

Percentage
Owner-Occupied Housing 75%
Renter-Occupied Housing 25%

Tenure of Occupied Housing In 3-Mile 
Radius Of The Kelly Facility
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Non Residential Development: 

Introduction/ Broad Findings: 

Based on the number of home sites available in the immediate area 
there is a lack of any commercial, retail or office development. 
Furthermore, based on the existing conditions of the roads which lead to 
the Kelly Facility, alternative commercial uses are limited, as the 
infrastructure of the 2-lane road system and its proximity to major 
highways will limit uses such as large warehouse users or major retail. 

The site is difficult to access and lacks any visibility from any major 
highway. It should be noted that the site has worked as a destination use 
with the military; however, other market driven commercial office or 
retail users, other than those which would service “neighborhood retail” 
would find this location sub standard. 

Retail Market: 

Current residents near the Main Post have to drive at least ten (10) to 
fifteen (15) minutes to reach any retail shopping. 

While this quiet residential setting is nice, due to the increase of 
residential development in the area, the need for “neighborhood retail” 
is growing.  There is a solid opportunity, subject to a change in zoning, 
for some of the Main Post land to be redeveloped for neighborhood 
retail uses. Examples of these would include a convenience store, beauty 
salon, dry cleaners, pizza and sandwich shop, or a neighborhood tavern. 
These types of development would help to increase the interest in the 
growing number of home sites in this area. Several land developers 
interviewed, cited this to be a significant deficiency of the area. 

Office: 

There were no significant offices or industrial type properties noted in 
the immediate area.  Several industrial properties had some available 
space to lease. According to the US Census, a majority of the people in 
the area (85%) travel outside of this area, as shown by the average work 
commute time of 26 minutes within a 3-5 mile radius of the Main Post 
(2000 US Census).  
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Industrial: 

The lack of office, industrial, and warehouse property offers a potential 
re-use opportunity for some of the Main Post property.  However, being 
a rural area, the office or industrial uses would be limited and thus no 
large scale development would be likely to occur.  Neighborhood office 
uses such as doctor, dentist, insurance, law, or other professional office 
space use could be developed to service the area.  The area could 
support 20,000 to 40,000 feet of this type of space. 

Flex type users are in the range of 2,000- 20,000 square feet and usually 
do not need direct access to highways nor have the need for visibility.  
Limited office and warehouse space could be developed and absorbed 
in and around this area. 
Office, retail and industrial/flex type of buildings should bring jobs to the 
area and increased revenue by way of business and increased real estate 
tax values.  

 

1 Mile 3 Mile 5 Mile 1 Mile 3 Mile 5 Mile 1 Mile 3 Mile 5 Mile
Total 90 1417 5119 1756 20833 78762 20 15 15
Total Retail 20 299 1031 389 5143 18245 19 17 18
Home Improvement Stores 2 28 70 67 625 1734 34 22 25
General Merchandise Stores 2 12 38 83 900 2686 42 75 71
Food Stores 1 18 67 61 328 1182 61 18 18
Auto Dealers & Service Stations 2 32 90 13 375 1001 7 12 11
Apparel & Accessory Stores 1 27 92 6 226 831 6 8 9
Home Furniture, Furnishings & Equipment 1 38 127 6 253 1162 6 7 9
Eating & Drinking Places 6 79 274 121 1691 6474 20 21 24
Miscellaneous Retail 5 65 273 32 745 3175 6 11 12
Financial / Insurance / Real Estate 7 122 489 51 1113 4606 7 9 9
Banks, Savings & Lendings Institutions 3 37 137 18 267 1051 6 7 8
Securities Brokers & Investments 1 16 62 4 162 484 4 10 8
Insurance Carriers & Agencies 1 29 129 3 287 1537 3 10 12
Real Estate / Trust /. Holding Companies 2 40 161 26 397 1534 13 10 10
Services 31 481 1977 518 5814 28314 17 12 14
Hotels & Lodging 0 5 27 8 120 729 0 24 27
Personal Services 4 75 267 19 308 1250 5 4 5
Business Services 3 65 293 151 1526 5158 50 23 18
Motion Picture & Amusement 1 24 111 44 348 1194 44 15 11
Health Services 4 54 332 38 567 7719 10 11 23
Legal Services 1 25 84 2 71 241 2 3 3
Education Services 1 16 62 39 546 2097 39 34 34
Social Services 5 61 234 23 503 2103 5 8 9
Other Services 12 156 567 194 1825 7823 16 12 14
Agriculture / Mining 2 18 60 10 143 502 5 8 8
Construction 7 122 349 84 1270 3434 12 10 10
Manufacturing 8 115 319 222 2671 8320 28 23 26
Transportation / Communication / Public 
Utilities 2 41 163 53 756 3258 27 18 20
Wholesale Trade 5 105 324 199 1742 5816 40 17 18
Government 8 114 407 230 2181 6267 29 19 15

Business Employment By Type Within Given Radius

# of Businesses # of Employees # of Employees / Business
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Use
Businesses Within 

3 Mile Radius
Government 114
Wholesale Trade 105
Transportation / Communication / Public Utilities 41
Manufacturing 115
Construction 122
Agriculture / Mining 18
Services 481
Financial / Insurance / Real Estate 122
Retail Trade 299

Daytime Employment - Businesses Within 3 Mile Radius

 

E. Potential Re‐Use Opportunities 

The following sections outline potential uses for each of the three (3) 
properties, the Main Post, Site 62 and the Neville Island Maintenance 
Facility. With the exception of Neville Island, the property which makes 
up the Kelly Facility is zoned R-2, based on the current zoning 
information of Collier Township. This will permit single family 
development on the parcels. 

The recent economic downturn in the economy has had a negative 
impact on the residential markets both here and across the nation. This 
area has experienced this downward trend as well.  Based on the 
existing supply of undeveloped, buildable lots currently on the market 
and land which has yet to be developed, there seems to be over a five 
(5) year supply of existing single family homes or buildable lots available 
in the market place. Townhome development has slowed down, making 
the development of the available parcels for the Kelly Facility for 
residential in less demand.   

Any new development projects will typically attract a percentage of the 
market share, based on location or the newness of the product. 
Historically this has been about 20% of market share.   

However, other uses should be considered for these parcels, subject to 
the appropriate zoning changes, suggested alternatives to residential use 
are identified herein: 

Main Post Re‐Use / Redevelopment Opportunities 

Broad Findings: 

The Main Post is approximately 118 acres.  This property contains 
variety of buildings, some of which could be re used as office or other 
types of commercial uses. However, a more marketable use of this site 
would most likely include razing many of the buildings and developing 
the property for alternative uses.  

The quantity of land offers more unique opportunities for uses than 
either Site 62 or Neville Island. Based on its access and limited exposure 



CHA P T E R  4 :    R EA L   E S T A T E  MARK E T  ANA L Y S I S  

105 

to major roads, the re use of this property needs to be more of a 
destination user.  Thus hotels, motels, other “big box” retailers or office 
developers would most likely not be attracted to this area.   
With the continued use of the FAA Tower and the State Police 
communication tower, and associated land being retained by the 
Federal Government, the development potential for the remaining 7-8 
acres of land at the top of the hill (bunker site) may be limited. It could 
have residential potential and would offer great views, but any 
development would be on a limited scale as to the number of lots or 
residential units. 

Its close proximity to warehouse or commercial use of the “bunker” and 
location directly underneath the “golf ball” / radar tower, could hinder 
the marketability for residential development.  With the limited access 
and the flat topography, we feel this area would be a good location for 
recreational uses. 

An analysis of potential future uses for part or all of the Main Post 
follows: 

1. Single Family Residential Opportunities: 

The current R-2 zoning designation would allow for residential 
development, but saturation in the market may deter developers from 
building on this site. Single family residential development could be 
achieved, but other types of residential use may yield a higher return 
on their investment.  The site is big enough to have the advantage of 
being developed by one user as well as being divided to allow for 
several different types of development to take place.  

The development of single family housing would be easiest to fulfill 
on the west side of the road of the main post but somewhat limiting to 
gain any economies of scale in redeveloping the commissary area or 
the bunker site by itself for non-residential purposes.  Additionally, 
with the decreasing demand for housing, current market saturation, 
and the limited views, the main post site would have better 
development opportunity with commercial or recreational/park use 
than residential.  

2. Multi Family Residential Opportunities: 

This site would be well suited for additional Quad or townhouse 
development, and, based on the level land area and the quantity of 
ground that is available, multi family development could be a 
consideration as well. 

3. Senior Housing/Personal Care Opportunities: 

A personal care or assisted living facility would be a good use for the 
Main Post.  The eastern part of the property would be in the size range 
developers of these types of uses would be looking to purchase.  
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Though the site’s dramatic views would be an attraction, the 
aesthetics of neighboring structures are of some concern. 

Developers of this type of product require a minimum of five (5) acres 
or more.  These types of developers are looking for higher income 
levels in the surrounding households, which this area has. 
Competition for this product is also in short supply in this area. 
Because it is generally a “destination” use, prime access is not 
needed. 

4. Neighborhood Retail: 

The Main Post could offer some needed retail, office, or other 
commercial use if rezoned. This potential would be enhanced by 
including the remaining land east of Nike Site Road, an area of 
approximately 18 acres.  The best location for retail use would be the 
present commissary site.  This site offers retail developers enough 
ground to build a nice size retail center with sufficient parking to 
make it successful. Based on discussions with several of the 
developers in the area, neighborhood retail is severely lacking and 
much needed in this immediate area. 

Types of uses could include: 

• Hair salon 
• Pizza or sandwich shop 
• Convenience store 
• Dry cleaners 
• Day care 
• Restaurant 
• Tavern 
• Other services which the great number of home owners in this 

area would desire. 
 

Limiting factors of this site are its proximity to major road arteries and 
the limited visibility.  Thus no major retail or “big box” type of retailers 
or grocery chains would move into this area. The amount of retail 
could vary but we would estimate the need for 15,000 to 20,000 feet 
of retail space to be absorbed within a time frame of 9-12 months. 

 5. Office/Medical Opportunities: 

A low-rise, 2-3 story building could contain office space, which is 
lacking in this area. Following a re-zoning of the area, users of this 
space could be: 

• medical doctors 
• law firms 
• accounting firms 
• dentists 
• insurance companies 
• other types of services 
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Based on the economic profile for this area it is likely the owners or 
presidents of companies who may already live in the area could desire 
to locate their offices or satellite offices in this location.  A product 
lacking in the area are condominium offices, where an office user 
could purchase its own office suite.  This has proven to be very 
successful in other areas. The target market would be doctors, dentists, 
attorneys and other professional firms in the size range of 2,000 to 
10,000 sq. ft per office. 

Due to the long travel time of people commuting to work from this 
location, an estimated 20,000 to 30,000 feet of office space could be 
absorbed within a 24 to 36 month period if office space was built. 
There would be an above average amount of skilled workers in the 
immediate area that employers could pull from. 

6. Flex/ Warehouse Opportunities: 

Although any part of the Main Post could be used for warehouse or 
flex type development, the best location for warehouse use may be 
adjacent to the existing “bunker.” 

The demolition of the “bunker” building would be difficult and 
expensive to remove. Alternative uses for this building could include: 

• Indoor storage and warehousing.   
• storage of antique cars and boats, 
• indoor shooting and archery range 
• file storage 
• data center 
• With some unique conversion, the water tower could adopt the 

same theme or recreational use such as an indoor climbing wall. 
 

These types of buildings also make for excellent conversions to 
computer centers and secure data centers as well as tell-com buildings 
and switching sites for internet providers.  The higher elevation is also 
a benefit to these types of firms who need the clearance for 
broadcasting or communication to other towers. 

7. New construction‐warehouse: 

Area demand for office and warehouse buildings is in the size range of 
4,000 to 15,000 feet. These “flex” buildings offer a user the ability to 
occupy space for both their office and warehousing needs. The 
location and access roads may be limiting for this use, however the 
product is in short supply in this area. If the land could be divided into 
2-3 acre parcels, this type of flex / Business Park could have great 
interest in the market place. 

Although not the most financially beneficial use, self storage and mini 
storage units could be built on the Main Post. With the amount of 
residential surrounding this land, these types of self storage units have 
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a great deal of success.  They typically do not need visibility, nor 
require main roadways for access or large delivery trucks, as a 
majority of the renters of these units are homeowners in close 
proximity to the storage units. 

8. Sports Complex/Recreation: 

Based on the amount of level land area, there is potential to develop 
the 100 plus acres as a sports complex.  Large-scale soccer and other 
ball field complexes have been developed and been successful in 
other portions of Allegheny County. This type of use is usually a 
destination use, where people are coming directly to the site for a 
reason.  Thus, visibility is not as great of a concern.  In addition, other 
retail uses spin off.  With the amount of people coming to the 
complex, other services like food, gas and lodging are required and 
create an added draw to the area as well as income. 

9. Civic Center: 

With the base of homes surrounding the area, open, flat land with 
utility service is hard to find.  A town center including a fire station, 
public school or recreational opportunities such as ball fields, an 
indoor area, skating rink, pool, or athletic facility would be an added 
amenity to the neighborhood and the Township. Based on the needs 
of the community, planning for this site should consider both short 
and long term planning. 

10. Other: 

This area, like the Site 62 property, with limited access but great 
visibility, could be developed and used by an institutional user or 
other single user entity such as the corporate headquarters of a non-
profit or other low traffic office use or religious organization. 
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Site 62 Re‐Use / Redevelopment Opportunities 

Overview: 

The Site 62 property offers a very good opportunity for development.  
Any development of this site would benefit from the line of site this 
property has to offer and the terrific panoramic views.  The size of the 
property, approximately 12 acres in site, is well suited for a small scale 
development. 

A limiting factor to this land is the steep road leading up to the property.  
However, this offers the opportunity for a gated community. We see this 
site as one which could house higher end residential development 
similar to scale and price to the housing in Nevillewood.  

Based on the economic data, higher end home sales have done well in 
this area and would not be in competition with other developments 
based on the higher price range and flexibility of owners choosing their 
own builders. 

1. Single Family Residential Development Opportunities: 

Site 62 offers the opportunity for higher end residential lots to be 
built to mirror a more exclusive higher end community.  Its road 
leading up to the site gives some privacy and seclusion. It also 
offers the ability for a gated community if so desired.  The higher 
end home sales have had good success in this area and seem to be 
in higher demand. We feel this would be one of the best sites to 
continue with single family home sites. 

2. Multi‐Family Residential Development Opportunities: 

 
Quadplexes: 

Upon discussion with the realtors and developers of Nevilleside, 
adjacent the quadplex residential development just north of the site, 
there is ample land area for them to continue their development in 
the valley below and have the room to develop 50% more than 
what is currently built.  However it would make market sense for 
this developer to use Site 62 in their future expansion plans or to 
continue with residential development.  This product has done very 
well in the market and sales seem to be strong with this type of 
housing. The level terrain would layout well for these larger pad 
housing sites. 
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Townhouse: 

With the 12 acres of land, the “Y” shape of the parcel and 
somewhat level terrain, townhouse development could work in this 
location, as minimal earth movement would have to occur. There 
would be an able number of units which could fit on this site using 
a cul-de-sac type of design.  The privacy of this area, sitting on top 
of the hill, makes for the development of its own community, which 
would be a nice amenity. 

3. Single Corporate Office Campus Opportunities: 

Subject to a zoning change, this area could be sold to one user who 
would use the entire parcel.  Its views and privacy would offer a 
nice campus setting for an end user.  Interest could be generated 
from an institution, large non profit entity, or even a school, who 
would build one – two story buildings on this site.  This would 
attract users who may be in the range of 20,000 to 50,000 feet of 
space. 

4. Institutional/School Opportunities: 

Other potential users of this ground would be institutional or 
religious organizations who could build a new building and utilize 
the grounds to support their activities.  The limited viability and 
steep access are not limiting factors for this type of user.  The size of 
the parcel makes it feasible to develop the necessary infrastructure 
with the land area to support parking and open/green spaces. 

5. Park/Recreational Opportunities: 

Although not our first recommendation, this area would be good for 
a park and soccer or other type of ball field recreational facility.  
The road leading up to it is similar to the park and ball fields in 
Bethel Park, next to Cool Springs.  However lighting of the field at 
night could cause a problem for surrounding neighborhoods, based 
on the fact it is so visible, being at the higher elevation. It is possible 
for this site to accommodate a joint use of recreational facilities if a 
school, religious or other campus user purchased the site, and 
shared the use of the fields. 

Neville Island Re‐Use / Redevelopment Opportunities: 

Overview: 

Consisting of 16 acres of land and a well conditioned building of over 
51,000 sq ft, the Neville Township property is best suited for Industrial 
use.  Its level topography allows for 100% utilization of the site. Prior 
use of the facility may have contributed to environmental conditions and 
contamination of the soil, which could limit the future sale of the 
property. Another limiting condition to this property is that the parcel 
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would need to be sub divided from the back area which is still in use by 
the Government. 

Based on its current Industrial zoning, and the size of the building, this 
parcel does have potential to be sold and used for other Industrial use.  
Its parking area and open space make for excellent yard area for storage, 
which industrial users would desire. The building seems to be in very 
good condition, with good ceiling height, making it very marketable 
(subject to any environmental issues) to the open market.  

Neville Township attracts these types of Industrial users and its location 
and access is very good. It is most likely that alternative types of uses 
would not go to this location, such as retail or office. 

Subdivision of the Parcels: 

The Neville Island property could be split into separate tax parcels and 
the 8.5 acres of land across the road sold separately. This would 
enable someone to build on the vacant parcel and still have enough 
building area, building/parking setbacks and parking area for their use, 
while the 51,000 sq. ft building and its service yard. It could be 
marketed separately. The main warehouse will need to be sub divided 
from the back governmental use, and it is suggested that if done so, a 
portion of the ground area which may have environmental issues, be 
sub divided off. 
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F. Kelly Facility Matrix of Potential Uses 
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Neighborhood Retail
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Limited residential office space
Medical offices

Campus User
Office or Research park
Hospital
Trade School College/University
Non Profit Organization
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Pool, tennis basketball courts
Recreational / entertainment  Use
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Main Post
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G. Economic Development Analysis: 

Introduction 

As noted within this report, with the exception of the Neville Township 
site, the current zoning would only permit residential use under the R-1 
R-2 zoning classification. Subject to changing market conditions, the 
single family and town home sales have been sluggish and demand has 
been weak.  

Although this downward trend may not continue years in the future, 
alternative uses should be considered for these parcels. Without re 
zoning, the analysis and economic impact is limited to existing home 
sales and the ability to build residential units on each site. The values 
here-in are not meant to be appraised values, but rather opinion of 
values of what other properties have been placed on the market for sale. 
It is recommended that an MAI appraiser be contacted to obtain true 
market values on these parcels. 

Preferred Concept Alternatives 

The proposed alternatives for each location were reviewed. Based on the 
reviewed information given an estimation of what could be absorbed in 
the market with suggested rental rates is provided. 

Main Post: 

The main post has the potential to be used for multiple concepts by 
several different users. The western portion of the Main Post being all 
park/recreational use, limits its potential for other uses.  Subject to this 
use on the western side, this leaves the commissary site on the eastern 
side for office and or retail types of use. Retail uses would not only 
support the park and recreational uses across the street but also the 
much needed “neighborhood retail” the area is lacking. 

The commercial uses should be developed in stages, with consideration 
as to how the site could accommodate both the retail and office segment 
of market demands. Retail land values would range from $100,000 to 
$125,000 per acre value. Rental ranges for new retail space would be in 
the range of $15.00-$18.00 per square foot to support new construction. 
Office space in this area for new construction would be in the 14.00 to 
17.00 range. It should be noted, given the two commercial uses, that 
more emphasis should be placed on the retail vs. the office segment of 
these uses, based on the area and current over supply of office space in 
the Parkway West area. 

Bunker Building: 

Existing re-use of the large warehouse should be considered. Additional 
heating, air conditioning, and other improvements such as bathrooms 
and ADA access would be required to achieve the most per square foot 
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out of this location. Warehouse values would be low, in the range of 
$2.00 to 3.50 per square foot for dead warehouse space and 4-6.00 per 
square foot for upper end storage space or telecommunication use. 

Should the additional land area be slated for warehouse use, it could 
accommodate several 2-4 acre sites where flex type of users/tenants 
could be located. New flex space is in the range of $6.00 to 8.00 per 
square foot or higher based on the amount of office space required to be 
built. Land value would be in the range of $60,000 to $80,000 per acre. 

Site 62: 

Due to the size and nature of the vistas and access to this site, selling 
this to one user or developer would be the most likely alternative. 

Based on the plan given, upper end home sites would bring in the best 
value. Each site could be valued in the range of $75,000 to $90,000. 

Neville Island: 

Being industrial in use, the surrounding neighborhood would command 
continued use of this site for warehouse or industrial use.  The adjoining 
land offers the opportunity to sell the additional ground or develop 
industrial buildings on the site. Rental rates for new distribution space 
would be in the range of $7.00 to 10.00 per square foot for high bay style 
buildings, new construction. 
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Chapter 5:  Re‐Use Alternatives & Plan Selection 
A. Introduction 

A series of conceptual re-use alternatives were developed in March 
2008 for each of the three (3) Kelly Facility properties. In total, eight (8) 
alternatives were developed, three (3) each for the Main Post and Site 
62, and two (2) for the Neville Township property. The alternatives were 
created based upon the following four (4) factors: 

1. Natural and physical environment existing conditions analysis; 
2. Current zoning ordinance and comprehensive plan assessment; 
3. Real estate market analysis; and 
4. Initial input received from members of the public and KCLRA 

Board. 
 

The concepts were developed by allocating a different weight to each of 
these factors. In all cases, care was taken to avoid development upon 
sensitive resource areas, notably areas with slopes above 25% grade. 
These areas were set aside as ‘open space’ in each conceptual 
alternative. It is envisioned that these areas will grow naturally as 
woodlands, providing screening to neighboring properties, a link to the 
rural heritage of the Collier Community, and habitat for birds and native 
small mammals. These alternatives provided the KCLRA Board, project 
stakeholders and members of the public with a range of possibilities for 
how the properties could be re-used or redeveloped. In brief, the 
concepts included: 

• Conceptual Alternative #1 followed the zoning ordinance 
standards applicable in each community. For Main Post and Site 
62, this meant a focus on single-family housing. For the Neville 
Township property, this meant industrial development. 
 

• Conceptual Alternative #2 gave substantial weight to the results 
of the real estate market analysis, expanding potential uses to 
include ones allowed in other districts within the zoning 
ordinance, but not necessarily in the applicable zoning district. 
For the Neville Township property, Alternative #2 contemplated 
a potential “land-swap” with other industrial property in the 
Township. 
 

• Conceptual Alternative #3 (Main Post and Site 62 only) 
incorporated input from local residents as expressed at the 
project’s community visioning workshops. This included a strong 
emphasis on creating additional recreational land, together with 
housing of various types. 

 
The Conceptual Alternatives were presented to the KCLRA and the 
public in March and April 2008. The presentation included sketched 
illustrations showing acreage devoted to each land use for the 
applicable conceptual alternative, a development yield summary 
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estimating the number of housing units to be built, acreage devoted to 
non-residential uses, and amount of parkland / open space for each 
concept; and, a PowerPoint® presentation displaying examples of each 
type of land use envisioned by the alternatives. 

B. Conceptual Re‐Use Alternatives 

Main Post Conceptual Alternatives 

Conceptual Alternative #1: Existing Zoning:  

Re-Use Alternative #1 reflected the uses and densities currently 
permitted within the Collier Township Zoning Ordinance. The zoning 
classification for the Main Post is R-2 (Suburban Residential), allows for 
single family homes and community uses. 

 

Main Post  Alternative #1: Current Zoning
Development Yield Summary

Land Uses
Single Family Homes 40 acres 120 units
Townhomes - -
Quadplexes - -
Retail / Commercial - -
Office Uses - -
Community Uses - -
Active Recreation 6 acres -
Bufferyards - -
Other Open Space1 57 acres -
Road Right-of-Way 8 acres -
Federal Government Use 7 acres -

Additional Considerations
Total Length of Collector Roads2 6,900 l.f.
Approximate Number of Ballfields 3

Vehicle Trips 3

Weekday total 1,242      

Notes
1

2 Includes collector roads only
3

Includes slopes over 25% grade and stormwater facilities. 

Produced based on Trip Generation , 5th Edition, Institute of Traffic 
Engineers, 1991.  

Under this alternative, the property’s buildable land area (46 acres total) 
would be developed with single family homes at the minimum lot size 
and include the required open space set aside of 2,000 square feet per 
home. The alternative assumed that homes would be built throughout 
the property except where impractical due to steep slopes, with active 
recreational areas designated for the central level part of the property. 
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Development Program Highlights 

• Remove all existing buildings except the 120,000 square foot 
“border” building. 

• Develop approximately 130 single family homes 
• Create a six (6) acre active recreation park 
• Retain steep slope and stormwater ponds as public open space 

Market Desirability 

• The market would have difficulty absorbing 130 new single-family 
homes in the next 10-15 years 

Conceptual Alternative #2: Town Center: 

Re-Use Alternative #2 was envisioned to create a type of new village 
area, providing community amenities in addition to new housing. The 
concept gave consideration to the findings of the real estate market 
analysis, indicating that the Main Post would be well suited for a 
limited amount of commercial and office space, and to the results of the 
initial community visioning sessions, which indicated an interest in 
providing additional public recreation facilities. 

In this alternative, the “bunker” building situated on the eastern portion 
of the Main Post property would be kept, and the area immediately 
adjacent to it would be redeveloped as a campus-style office complex. 
The present site of the Commissary and surrounding areas would be 
redeveloped for neighborhood retail uses. The central portion of the 
property would be used for a combination of community facilities such 
as a library or EMS service center and parkland for recreation land. The 
western portion of the property would be redeveloped with a mix of 
single family homes, quads4 and townhomes5.  In order for this 
alternative to be developed as conceptualized, a rezoning of the 
property and several adjoining properties would be required.  

 

 

                                                
4  Calculated at 6,000 square feet per unit, mirroring the existing development 

along Hilltop Road 
5  Calculated at 3,630 square feet per unit, based on Section 1703.32 of the 

Collier Zoning Ordinance 
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Main Post  Alternative #2: Town Center
Development Yield Summary

Land Uses
Single Family Homes 7 acres 24 units
Townhomes 5.5 acres 51 units
Quadplexes 11.5 acres 60 units
Retail / Commercial 7 acres -
Office Uses 8 acres -
Community Uses 2 acres -
Active Recreation 7 acres -
Bufferyards 2 acres -
Other Open Space1 53 acres -
Road Right-of-Way 8 acres -
Federal Government Use 7 acres -

Additional Considerations
Total Length of Collector Roads2 6,900 l.f.
Approximate Number of Ballfields 3

Vehicle Trips 3

Weekday total 3,720    

Notes
1

2 Includes collector roads only
3 Produced based on Trip Generation , 5th Edition, Institute of Traffic 

Engineers, 1991.

Includes slopes over 25% grade and stormwater facilities. 

 
Development Program Highlights 

• Remove all existing buildings except the 120,000 square foot 
“bunker” building 

• Develop approximately 135 homes of varied types 
• Create a seven (7) acre park and set aside two (2) acres for 

community uses 
• Redevelop eight (8) acres for office / flex uses and seven (7) acres 

for retail  
• Retain existing steep slope areas and design the stormwater 

ponds as public accessible open space 
 

Market Desirability 

• There appears to be a market for 15,000-20,000 square feet of 
retail / restaurant use in the immediate future and more as the 
area’s population increases. 

• There appears to be 30,000 to 50,000 square feet of 
distribution/warehouse/flex uses designed to serve the 
surrounding neighborhood in the next few years. 

• The market would have difficulty absorbing 135 new homes in 
the next 10-15 years, though the mix of types would provide a 
different product in the area. 
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Conceptual Alternative #3 Clustered Housing: 

Re-Use Alternative #3 provided a variation on the housing concept 
enumerated in Alternative #1, placing greater emphasis on retaining 
significant amounts of land for passive and active recreational purposes. 

In this concept, the entire Main Post property would be developed as a 
master-planned, cluster-style residential neighborhood. A cluster 
development places individual homesites on smaller lots with the 
residual land held in common open space. Substantial developable land 
on the western border of the property would be combined with steep 
slope areas to create a large, contiguous public open space area suitable 
for hiking, picnics, and wildlife habitat6. The remainder of the Main Post 
would be developed as a mix of single family homes, quads, and 
townhomes. Using the Township’s Planned Residential Development 
regulations as a guideline, the total yield for this development could 
total approximately 180 homes. To build this alternative would require a 
re-zoning to allow for cluster developments (or Planned Residential 
Developments) in this district.  As was noted in Scenario 2, 180 units is a 
significant commitment, but based on market analysis and existing 
housing options, multi-family housing options should satisfy current 
housing demands. 

 

Development Program Highlights 

• Remove all existing buildings except the 120,000 square foot 
“border” building. 

• Develop approximately 180 homes of varied types on smaller 
lots 

• Set aside a total of 75 acres as public open space and recreation 
land 

 

Market Desirability 

• The market would have difficulty absorbing 180 new homes in 
the next 10-15 years, though the mix of types and open space 
amenities would be attractive to segments of the market seeking 
this type of development. 

 

                                                
6  Open space and density requirements calculated using the Collier Zoning 

Ordinance’s PRD standards. 
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Main Post  Alternative #3: Cluster Development
Development Yield Summary

Land Uses
Single Family Homes 43 units
Townhomes 66 units
Quadplexes 68 units
Retail / Commercial - -
Office Uses - -
Community Uses - -
Active Recreation 16 acres -
Bufferyards 1 acre -
Other Open Space1 60 acres -
Road Right-of-Way 4 acres -
Federal Government Use 7 acres -

Additional Considerations
Total Length of Collector Roads2 4,050 l.f.
Approximate Number of Ballfields 4

Vehicle Trips 3

Weekday total 1,196      

Notes
1

2 Includes collector roads only
3 Produced based on Trip Generation , 5th Edition, Institute of Traffic 

Engineers, 1991.

Includes slopes over 25% grade and stormwater facilities. For 
Alternative #3, also includes dedicated land required per the 
requirements of the Township's PRD standards.

30 acres



 CHA P T E R  5 :  R E ‐US E  A L T E RNA T I V E S  &  P LAN  
      S E L E C T I O N  
 

125 

 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  
 

126 

 



CHA P T E R  5 :    R E ‐US E  A L T E RNA T I V E S  &  P LA N  

S E L E C T I O N  

127 

 

Site 62  Conceptual Alternatives 

#1: Current Zoning 

Re-Use Alternative #1 reflected the uses and densities currently 
permitted by the Township’s Zoning Ordinance. The current zoning 
classification for Site 62 is R-2 (Suburban Residential), which allows for 
single family homes, places of worship, and municipal facilities.  

The property’s buildable land area would be developed with single 
family homes at the minimum lot size of 12,600 square feet and 
minimum active open space set aside of 2,000 square feet per home.  
The alternative assumed that homes would be built throughout the 
property, with designated open spaces strategically located to ensure 
compatibility with neighboring properties and to provide a centrally-
located civic space. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Development Program Highlights 

• Remove all existing buildings 
• Develop approximately 23 single family homes 
• Create a 1.3-acre active recreation park 
• Retain steep slope and stormwater ponds as public open space 

 

Site 62 Alternative #1: Current Zoning 
Development Yield Summary

Land Uses
Single Family Homes 7 acres 23 units
Townhomes - -
Quadplexes - -
Retail / Commercial - -
Office Uses - -
Community Uses - -
Active Recreation 1.5 acres -
Bufferyards - -
Other Open Space1 2.5 acres -
Road Right-of-Way 1 acre -

Additional Considerations
Total Length of Collector Roads2 720 l.f.

Vehicle Trips Generated 3

Weekday total 220

Notes
1

2 Includes collector roads only
3

Includes slopes over 25% grade and stormwater facilities. 

Produced based on Trip Generation , 5th Edition, Institute of Traffic 
Engineers, 1991.
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Market Desirability 

• Though the single family housing market is somewhat saturated, 
the popularity of nearby developments such as Nevillewood 
would likely be able to absorb the relatively small number of 
homes projected for the property. 
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Conceptual Alternative #2: Recreation Facilities 

This second alternative of the Site 62 property reflected interests 
expressed by the community at the initial public visioning workshop and 
by members of the Collier Township Recreation Committee. 

In this alternative, the property would be redeveloped for community 
recreation facilities. These facilities could include soccer fields, walking 
trails and an indoor recreation center, as suggested by the Townships by 
the Recreation Committee. Ballfields could be built on this “Y”-shaped 
parcel. The property is not located in proximity to any other recreational 
lands owned by the Township, ensuring that there is no potential 
duplication. The land uses depicted under this concept would be in 
conformance with the current zoning ordinance. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Development Program Highlights 

• Remove all existing buildings 
• Redevelop the entire land area as a park and public recreational 

facility 
• Retain steep slope and stormwater ponds as public open space 

Site 62 Alternative #2: Recreation Area
Development Yield Summary

Land Uses
Single Family Homes - -
Townhomes - -
Quadplexes - -
Retail / Commercial - -
Office Uses - -
Community Uses - -
Active Recreation 7 acres -
Bufferyards - -
Other Open Space1 4 acres -
Road Right-of-Way 1 acre -

Additional Considerations
Total Length of Collector Roads2 720 l.f.

Vehicle Trips Generated 3

Weekday total 21

Notes
1

2 Includes collector roads only
3

Includes slopes over 25% grade and stormwater facilities. 

Produced based on Trip Generation , 5th Edition, Institute of Traffic 
Engineers, 1991.
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Market Desirability 

• Determining the desirability for the development of a 
recreational facility using public funding is beyond the scope of 
this project’s Market Analysis. The Collier Township Recreation 
Committee, however, is examining recreational needs and 
resources throughout the Township at this time. 
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Conceptual Alternative #3: Clustered Housing 

Re-Use Alternative #3 provided a variation on the housing concept 
explored in Alternative #1, employing a cluster development-style 
approach and providing for additional commonly-owned land. In this 
concept, Site 62 would be redeveloped as a master planned residential 
neighborhood, to complement the adjacent quad neighborhood 
currently being developed.  

Of the property’s 8.1 developable acres, 1.3 would be set aside as open 
space, connecting with the property’s steep slope area to conserve 
existing forestland7. The remainder of the property would be developed 
as a mix of quads and townhomes. The total yield would be 
approximately 44 homes and 1.3 acres of open space, in addition to all 
steep slopes areas on the property. To build this alternative would 
require a re-zoning to allow for clustered development in this district. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                
7 Open space and density requirements calculated using the Collier Zoning 

Ordinance’s PRD standards. 

Site 62 Alternative #3: Cluster Development
Development Yield Summary

Land Uses
Single Family Homes - -
Townhomes 12 units
Quadplexes 32 units
Retail / Commercial - -
Office Uses - -
Community Uses - -
Active Recreation - -
Bufferyards 2 acres -
Other Open Space1 2 acres -
Road Right-of-Way 1 acre -

Additional Considerations
Total Length of Collector Roads2 720 l.f.

Vehicle Trips Generated 3

Weekday total 258

Notes
1

2 Includes collector roads only
3

Includes slopes over 25% grade and stormwater facilities. For 
Alternative #3, also includes dedicated land required per the 
requirements of the Township's PRD standards.

Produced based on Trip Generation , 5th Edition, Institute of Traffic 
Engineers, 1991.

7 acres
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Development Program Highlights 

• Remove all existing buildings 
• Develop approximately 44 homes of varied types on smaller lots 
• Set aside a total of two (2) acres of public open space and 

recreation land 
 

Market Desirability 

• Though the housing market is somewhat saturated, the 
popularity on-going of nearby quad-plexes could likely be able 
to absorb a limited amount of additional similar development. 
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Neville Island Property Conceptual Alternatives 

Conceptual Alternative #1: Industrial Redevelopment 

Re-Use Alternative #1 would involve sale and development of the 
property for industrial use in accordance with the existing zoning and in 
keeping with neighboring uses. In this concept, the two (2) principal 
buildings located on the northern parcel would be retained and 
refurbished for potential re-use as maintenance facilities, consistent with 
their previous utility. A small area (1.5 acres) in the northwest corner of 
the property should be left with the Army Corps of Engineers (occupants 
of the land area to the north of the Kelly Maintenance Facility) due to the 
presence of subsurface contamination.  

The southern parcel, currently vacant, would be redeveloped for 
industrial use and could potentially make use of a rail siding historically 
present on the property. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Development Program Highlights 

• Retain and refurbish existing principal buildings 
• Re-use/develop approximately 13.5 acres of industrial land 

located near I-79 
 

Market Desirability 

• Though the market for industrial development is currently soft, 
excellent rail and highway access and the presence of functional 
maintenance facility buildings would make the property 
saleable. 

 

Neville Island Alternative #1: Industrial Redevelopment
Development Yield Summary

Land Uses
Industrial Uses 13 acres -
Unbuildable Area - -
Federal Government Use 1.5 acres -
Road Right-of-Way .5 acre -

Additional Considerations
Total Length of Collector Roads 540 l.f.

Vehicle Trips Generated 1

Weekday total 676

Notes
1 Produced based on Trip Generation , 5th Edition, Institute of Traffic 

Engineers, 1991.
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Conceptual Alternative #2: Industrial Exchange 

This second alternative would involve providing relocation incentives 
for industrial facilities presently operating at the western end 
(downstream) of the island. This land “exchange” would allow for the 
redevelopment of that part of the island for residential, commercial or 
recreational purposes, in keeping with the character of the surrounding 
neighborhood.  

Furthermore, this alternative would maximize use of land across the 
island and relocate the last remaining industrial facilities from the 
western part of the island, now essentially a residential community. In 
all other aspects, the redevelopment of the property would mirror that of 
Alternative #1.   

A re-use plan that includes business relocation is generally not feasible 
unless incentives are offered.  Currently there is no discussion with 
Allegheny County Redevelopment Authority or the Township pertaining 
to possible incentives to assist businesses pertaining to potential 
relocation.  

 

 

 

 

 

 

 

 

 

 

 

 

 

Development Program Highlights 

• Provide incentives for relocation of industrial operations at the 
west end of the island 

• Retain and refurbish existing principal buildings 
• Re-use/develop approximately 13.5 acres of industrial land 

located near I-79 for industrial purposes 
• Redevelop equivalent acreage at the west end of the island for 

residential or recreational purposes 
 

Neville Island Alternative #2: Industrial Exchange
Development Yield Summary

Land Uses
Industrial Uses 13 acres -
Unbuildable Area - -
Federal Government Use 1.5 acres -
Road Right-of-Way .5 acre -

Additional Considerations
Total Length of Collector Roads 540 l.f.

Vehicle Trips Generated 1

Weekday total 676

Notes
1 Produced based on Trip Generation , 5th Edition, Institute of Traffic 

Engineers, 1991.
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Market Desirability 

• Though the market for industrial development is currently soft, 
excellent rail and highway access and the presence of functional 
maintenance facility buildings would make the property 
saleable. 

• An assessment of the types of incentives that would be needed to 
relocate existing industrial facilities at the western end of the 
island was not initially completed8. 

 

                                                
8 Furthermore, because this alternative was not selected, no further analysis of 

these types of incentives was undertaken. 
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C. Conceptual Alternative Summary 

Below is a summary of each of the conceptual alternatives presented in 
this chapter for the three (3) properties. 
 

Kelly Facility Conceptual Re-Use Alternative Summary

Si
te

 A
re

a 
(a

cr
es

)

Alternative #1 Alternative #2 Alternative #3
Main Post 118 Utilize the existing R-2 

zoning designation to 
develop 130 single 
family homes and a 6-
acre park active 
recreation (ballfields, 
etc.) in addition to 57 
acres of open space.

Create a new Mixed-
Use zoning district to 
develop 135 single and 
mulit-family homes, a 
7-acre park, 7 acres of 
neighborhood 
commercial uses, 8 
acres of office uses, 
and 2 acres for civic 
uses such as an EMS 
center, library, 
recreation center, etc., 
in addition to 55 acres 
of bufferyards and 
open space.

Permit a Cluster 
Development where 
178 homes (single 
family, townhomes and 
duplexes) are 
constructed on a 30-
acre area, conserving 
77 acres as parkland, 
open space, and 
bufferyards. 

Site 62 12 Utilize the existing R-2 
zoning designation to 
develop 23 single 
family homes and a 1.5-
acre park for active 
recreation (ballfields, 
etc.) in addition to 2.5 
acres of open space.

Utilize the existing R-2 
zoning designation to 
develop  a recreation 
area, to include 7 acres 
of ballfields and 
facilities and 4 acres of 
wooded areas.

Permit a Cluster 
Development where 
44 homes (townhomes 
and duplexes) are 
constructed on a 7-
acre development area, 
conserving five 4 acres 
as bufferyards and 
open space. 

Neville 
Island

15 Redevelop the 2 
parcels on the site for 
industrial purposes.

Create an incentive 
program oriented 
towards the relocation 
of industrial facilities at 
the west end of the 
Island to this site; 
redevelop the west end 
for housing and 
recreation.  

 

D. Re‐Development Objectives 

The KCLRA Board, in March and April 2008, defined a series of 
objectives for the redevelopment of the Kelly Facility. These objectives 
were later used to assist in the identification of a single “preferred” re-
use alternative for each property. These objectives include: 
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Main Post Property 

• To ensure that any redevelopment of the property is meeting the 
needs of local residents as their top priority; 

 
 

• To fulfill needs for active and passive recreation in the 
Township, as voiced by the public, the Township Recreation 
Committee, and the Chartiers Valley School District; 

• To provide space for the development of a neighborhood-scale 
retail center to serve the area’s residents; 

• To re-use the “bunker“ building and create a small node for the 
development of similar uses nearby; 

• To provide for new civic facilities, including an EMS station, 
library, and community center to serve a growing 
neighborhood; 

• Retain substantial parts of the property as wooded areas, 
recognizing the visibility of the property; and, 

• To encourage village-scale redevelopment of the property that 
ensures safe pedestrian connections throughout the property; 

Site 62 Property 

• To encourage a re-use of the property that consistent and 
compatible with the adjacent quad-plex development; 

• To continue to foster the growth of the neighborhood centered on 
the success of Nevillewood; and, 

• To promote residential development consistent with existing 
zoning for the area. 

Neville Island Property 

• To redevelop the property for flexible light industrial uses;  
• To consider relocation of industrial facilities from elsewhere on 

the Island and allow for their redevelopment for residential and 
recreational purposes; and, 

• To create a new road connection linking Neville Road with Grand 
Avenue. 

 

E. Evaluation of Conceptual Alternatives 

The conceptual alternatives for each property were reviewed and 
evaluated by the project’s Stakeholders and members of the public 
during the month of April 2008 (see Chapter 3: Public Participation). 
Following this feedback period, the KCLRA Board met to weigh the 
alternatives and propose a single “preferred alternative” for each 
property. This was accomplished by weighing the opportunities 
presented by the conceptual alternatives against the redevelopment 
objectives for the property, together with the four (4) factors enumerated 
in the Introduction to this chapter. 
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Chapter 6:  Preferred Re‐Use Plan 
A. Introduction 

The Kelly Facility Re-Use Plan details a vision for the re-use and 
disposition of each of the three (3) properties. This chapter focuses on 
the “preferred re-use alternatives” for the Main Post, Site 62 and Neville 
Island Maintenance Facility, as determined by the Kelly Center Local 
Redevelopment Authority after public consultation. These preferred 
alternatives were developed using the existing conditions assessment 
(Chapter 4) and conceptual re-use alternatives (Chapter 5) as they 
pertain to each property. Moreover, they reflect the interests of the 
community in providing the types of development sought by residents 
and local officials.  What follows is a description and subsequent 
analysis of the preferred re-use alternatives for each property. 

 

Main Post Preferred Alternative
Development Yield Summary

Land  Use
Development 

Potential Land Area
Single Family Homes - -
Retail / Commerc ial 75,000 sq. ft. 7 ac.
Office Flex / Civic Uses 164,000 sq. ft. 7 ac.
Industrial Uses - -
Open Space - 34 ac.
Passive Parkland - 18 ac.
Active Parkland - 29 ac.

Ballfields 6 ballfields -
Public  Roads 12,450 l.f. 14 ac.
FAA Site Area - 7 ac.

Total 116 ac.  

B. Main Post Property 

Preferred Alternative Description 

The vision for the re-use of the Main Post is to develop a form of a 
small-scale town center offering services, employment, recreation and 
amenities to central Collier Township. The preferred alternative 
includes areas developed as per the following land uses or activities:  

Active Recreation (29 acres): 

The central portion of the Main Post property – also the area with the 
most level terrain – is envisioned to be a park devoted to sports and 
play. This could include a ballfield complex with four (4) 
softball/baseball diamonds, two (2) soccer/football fields, five (5) 
tennis/basketball courts, the “Plane” for throwing discs, playing tag or 
“community day” – type functions; and a community center for cultural 
events, discussion groups, etc. These fields would be served by a loop 
road encircling the park and contain parking at strategic locations. 
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Passive Recreation and Open Space (52 acres): 

The best views from the Main Post, generally located along the western 
and northern edges of the property, have been reserved for walking 
paths, picnic areas, and forests. Two (2) areas in particular, on level 
terrain above the central portion of the property, are proposed to 
contain shelters for family enjoyment. Both are easily accessible by car, 
with the western picnic grove served by a small road and the northern 
“stargazer’s point” a short hike up from the ballfield complex’s parking. 
Additional open spaces will line key sections of the property’s eastern 
and southern boundaries. 

Neighborhood Retail Center: 

The area immediately east of Nike Site Road, including the site of the 
present commissary, are envisioned to be re-used as a neighborhood 
shopping and dining area. The conceptual plan envisions a total of four 
(4) buildings, totaling 74,000 square feet of space, to be developed in 
stages. According to the Real Estate Market Analysis (Chapter 4), one 
third (1/3) to one half (1/2) of this leasable square footage could be 
absorbed immediately with small retailers such as a convenience store, 
dry cleaner, restaurant, etc. These uses would be placed with clear 
visibility from Nike Site Road to maximize exposure, but would be 
accessed via a single access road near the north end of the property. A 
bicycle/pedestrian link, perhaps in the form of an overpass, would 
connect this retail area to the recreational fields on the opposite side of 
Nike Site Road. The Real Estate Market Analysis indicates that these 
uses would complement one another and provide much needed 
services to the neighborhood. 

 



CHA P T E R  6 :    PR E F E R R ED  R E ‐US E  P LA N  

145 

Warehouse / Office Area: 

Given the presence of the Federal Aviation Authority (FAA) facility and 
associate telecommunications apparatus in the northeast corner of the 
property, as well as the 120,000 sq. ft. “bunker” building, it was 
determined that distribution/warehouse/flex uses would be appropriate 
and feasible for the eastern portion of the property. The “bunker” would 
be retained and refurbished for to be used as a secure storage facility or 
similar purpose. This building would then be complemented by the 
addition of two (2) distribution/warehouse/flex buildings totaling 44,000 
square feet. These buildings could be sold outright to an interested user, 
fulfilling a local market need. All three buildings would be served by an 
existing road that would be shared with the FAA.  

Civic Use Area: 

The community has expressed a need for a series of community services 
to be developed in the neighborhood. These include, notably, an 
emergency medical services center, a public library, and potentially a 
fire station. These could all be accommodated in the southeastern 
portion of the property, providing easy access to and from the nearby 
neighborhood. 
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Property Improvement Elements 

Roads: 

The Main Post Re-Use plan would involve the construction or 
extension of four (4) roads totaling approximately 8,200 linear feet to 
serve the property. These include: 

• “Civic Road”, currently serving the FAA site, would be extended 
to provide access to the office/flex and civic use areas of the 
property. This two-lane road would total approximately 2,000 
feet in length. 

• “Park Drive” would be the main loop, serving the ballfields, 
soccer/football fields, and picnic/hiking areas of the property. 
This two-lane road would connect to Nike Site Road near the 
northern and southern boundaries of the property and total 
approximately 4,250 feet in length. 

• “Homestead Road” is a short, two-lane loop road that would 
serve the picnic area in the southwest corner of the property. It 
would be approximately 2,400 feet in length. 

• “Commissary Place”, named after the structure that has served 
the military community for many years, would connect to Nike 
Site Road and provide access to the retail establishments to be 
built on the property. This two-lane road would be 
approximately 2,400 feet in length. 

Sidewalks / Paths: 

All public roads are anticipated to have sidewalks on at least one side 
and would include sidewalks on both sides of Nike Site Road. The 
preferred alternative anticipates walking trail linkages to the two (2) 
picnic areas and between the recreation areas and the retail area. 

Landscaping: 

Wherever possible, existing vegetation will be maintained on the 
property. This would include, notably, much of its western section, 
which is presently forested, as well as its eastern edge. Shade trees 
would be planted along Nike Site Road, Civic Drive, Commissary Place 
and Park Drive to enhance the recreational, retail, civic and office uses 
on the property. Additional tree planting would take place in the 
central portion of the property in what has been named the “Great 
Lawn.” This area would also contain mowed fields.  

Stormwater Management: 

Given the property’s topography, it is anticipated that three 
(3) stormwater ponds would be necessary to ensure proper 
drainage. Because the property is located at the highest 
point in Allegheny County, special attention to the 
potential for stormwater runoff is required. The stormwater 
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ponds would be located in the far southwest corner of the 
property, immediately west of the southern entrance to the 
property along Nike Site Road and at the corner of Civic 
Drive and Nike Site Road. 

Utilities: 

Existing water, sewer, gas, electric, and 
telecommunications infrastructure available along Nike 
Site Road will be extended to serve each of the buildings 
on the property, following proposed roads where practical. 
Electrical lines will be extended to light public roadways 
and the ballfields, while water and sewer connections will 
serve centrally-located restroom facilities and water 
fountains in the recreation areas. 
 

Main Post Preferred Alternative
Anticipated Trip Generation

In Out In Out
75,000 Sq. Ft. 
Retail/Commercial 80     51     144   155   5,633             
128,800 Sq. Ft. Office 
Flex/Civic Uses 202   28     38     185   1,621             
6 ballfields 4       4       86     38     428                

Total 7,682             

Source:Trip Generation 6th Edition, Intitute of Transportation Engineers

1 AM Peak Volume is the average hourly traffic volume as measured between 
7:00 am and 9:00 am
2 PM Peak Volume is the average hourly traffic volume as measured between 4:00 
pm and 6:00 pm

AM Peak 
Volume1

PM Peak 
Volume2

Average 
Weekday 2-
way VolumeDevelopment
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Preferred Alternative Analysis 

Transportation Impacts9: 

Re-development of the Main Post in accordance with the Preferred 
Alternative is anticipated to generate an average daily traffic (ADT) of 
approximately 7,700 vehicles. These would be distributed among the 
three principal roads serving the property, Thoms Run Road, Thomas 
Run & Oakland Road, and Hilltop Road. At present, Thoms Run and 
Thomas Run & Oakland Roads have a Level of Service10 (LOS) of “A”, 
while Hilltop Road has a “B” LOS rating. The re-use of the properties 
would result in a “B” LOS for all three (3) roads. Therefore there is no 
anticipated need for any major road capacity upgrades based on the 
Preferred Alternative for Main Post. The Main Post Road Map – 2012 
Build Condition Map shows Preferred Alternative average daily traffic 
volumes and level of service. 

Utility Impacts: 

In order to re-develop the Main Post, a total of approximately 
$7,500,000 in property infrastructure, roadways, sidewalks, and utility 
upgrades will be required. Based on an analysis of existing 
infrastructure on the property, it is anticipated that the majority of 
existing infrastructure will need to be replaced. The addition of water, 
sewer, gas, electric and telecommunications lines will also be required. 
The preferred re-use alternative for the property is not anticipated to 
require an upgrade to existing collector utility lines or the Township’s 
water/sewage treatment facilities. 

Socioeconomic Impacts: 

Redevelopment of the Main Post could eventually result in the creation 
of 430 to 480 full and part-time jobs as well as a host of seasonal 
positions. Full-time employment would be generated by retail 
office/flex, restaurant, and distribution/warehouse operations situated 
on the eastern part of the property. This non-residential development is 
expected to occur incrementally as the region’s population grows. 
Seasonal and part-time jobs are anticipated to be created by the park, 
recreational, retail, restaurant and civic facilities on the property.  

                                                
9 The 2008 Existing traffic volumes were grown at one percent per year linearly to 

obtain 2012 background traffic volumes.  Future trips were calculated (Trip 
Generation Manual, 6th edition) and added to the 2012 Background traffic volumes to 
obtain 2012 Build traffic volumes to determine the traffic impact of the future re-use 
plan on the roadways.   

 
10 Level of Service (LOS) is a quantitative measure of traffic congestion identified by a 

declining letter scale (A–F). Level of Service (LOS) A indicates free flow of traffic with 
no delays, while LOS F indicates jammed conditions or extensive delay.  
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Upon completion of private-sector driven re-use and/or development 
efforts, the taxable portion of the development would total 
approximately 364,000 square feet, which based upon current tax rates 
would generate nearly $55,000 in municipal taxes and approximately 
$303,000 in schools taxes annually. Other re-use possibilities for the 
property – recreational areas, the land being retained by the FAA, and 
civic uses – would continue to be tax-exempt.  
 

Main Post Preferred Alternative
Socioeconomic Impact Analysis

Land Use
Building 

Area (S.F.)

Estimated 
Total 

Development 
Value

Projected 
Number of 
New Jobs

Estimated 
Additional 

Annual 
Municipal 
Tax Base

Estimated 
Additional 

Annual School 
District Tax 

Base

Retail/Office 63,000 $8,190,000 320 $28,665 $158,231
Restaurant 12,000 $1,560,000 100 $5,460 $30,139
Existing Warehouse 
/ Distribution

120,000 $2,400,000 20 $8,400 $46,368

New Warehouse / 
Distrubution

44,000 $3,520,000 10 $12,320 $68,006

Park / Open Space NA NA NA NA NA
Civic 20,900 NA NA NA NA
Federal 
Government

20,000 NA NA NA NA

Totals 279,900 $15,670,000 450 $54,845 $302,744

Assumptions

$130 Anticipated Value per Retail/Office/Restaurant S.F. (bldg and land)

$80 Anticipated Value per New Warehouse/ Distribution S.F. (bldg and land)

$20 Anticipated Value per Pre-Existing New Warehouse/ Distribution S.F. (bldg and land)

0.005 Number of Jobs per Retail S.F.

0.008 Number of Jobs per Restaurant S.F.

0.0002 Number of Jobs per Distribution/Warehouse/Flex S.F.

3.5 Annual Municipal Millage (mils)

19.32 Annual School District Millage (mils)  
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Opinion of Probable Development Costs 

The total site preparation costs for the property are estimated at 
approximately $24,465,000 which includes stabilizing the property 
from past mining work, removing existing buildings (except for the 
“Bunker”), site preparation and grading, erosion and sedimentation 
control measures, installation of roadways and utilities, landscaping 
and construction of new buildings. 

The following chart outlines the potential costs of preparing the 
property for redevelopment. The costs are estimates only and should be 
used for planning purposes only. The Opinion includes costs for 
property rehabilitation and preparation, but does not include the costs 
of constructing new buildings or refurbishing existing buildings for re-
use. The Opinion is based on 2008 construction dollar figures and does 
not distinguish between public or private sector investments. The 
Opinion is intended to provide the Township with a generalized 
estimate of the capital costs needed to be expended for the site 
rehabilitation and enhancements needed to support the re-use of the 
property. 
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Main Post Preferred Alternative

Opinion of Probable Development Costs

Units Quantity Unit Price

Estimated Site 
Improvement 

Costs
A. Environmental Clean-up and Site Rehabilitation

LS 1 783,000$       783,000$           
Clean-up Site Rehabilitation Subtotal 783,000$          

B. Mine/Geotechnical Stabilization
CY 11,712 75$                878,400$           
CY 98,192 85$                8,346,320$       
CY 29,025 87$                2,525,175$       

Mine/Geotechnical Stabilization Subtotal 11,749,895$    

C. Site Preparation and Grading
EA 18 8,000$           144,000$           
EA 12 21,000$         252,000$           
AC 116 4,500$           522,000$           
CY 300,000 5$                  1,500,000$       
AC 100 6,000$           600,000$           

Site Preparation and Grading Subtotal 3,018,000$       

D. Erosion and Sedimentation Control
Unit 1 5,000$            5,000$               
LF 4,500 6$                   27,000$             

Rock Construction Entrance (Rock, Class R5) EA 5 4,500$            22,500$             
Rock Basin EA 2 4,000$            8,000$               
Rock Energy Dissipator EA 1 8,000$            8,000$               
Erosion Control and Revegetation Mat SY 57,000 7$                   399,000$           

Erosion and Sedimentation Control Subtotal 469,500$          

E. Site Infrastructures

SF 373,500 8$                   2,988,000$        
LF 19,920 20$                 398,400$           

LF 24,900 25$                 622,500$           

SF 27,031 45$                 1,216,397$        
LS 1 867,875$        867,875$           

LS 1 100,000$        100,000$           

Potable Water
LF 400 160$              64,000$             
LF 2,040 80$                163,200$           

Sanitary Sewer
LF 400 130$              52,000$             
LF 2,040 80$                163,200$           

Telecommunications LF 2,440 150$              366,000$           
Electric LF 2,440 200$              488,000$           

LF 2,440 35$                85,400$             
Site Infrastructure Subtotal 7,574,972$      

F. Landscaping and Amenities
LF 7,610 27$                205,470$           

LF 24,900 15$                 373,500$           

LS 1 30,000$         30,000$             
LS 1 10,000$         10,000$             
LS 1 250,000$       250,000$           

Landscaping and Amenities Subtotal 868,970$          

Opinion of Probable Development Costs Total 24,464,337$     

* Traffic Signal IF determined based on future development traffic
** The potable water, sanitary sewer, natural gas, electric, and telecommunications were estimated as underground utilities. 

Legend: LS: Lump Sum; LF: Linear Foot; SF: Square Foot; SY: Square Yard; CY: Cubic Yard; AC: Acre

Service Connection

Utilities**

Demolition of Buildings (Greater than or equal to 4000 ft)

Unforeseen Water Pollution Control
Silt Barrier Fence, 30" Height

Permanent Traffic Control (4" Yellow, Signage, 
Traffic Signal at Thomas Run and Oakdale RD*)

Storm Sewer (1 Type M inlet every 400' on each side, 18" 

Roadway Paving (1.5" asphalt, 6" subbase and 3"base courses)
Curbing (Plain Cement Concrete Curb)

Site Improvements

Roadways

Clearing, Grubbing and Top Soil Stripping
Rough Grading
Top Soil Placement

Asbestos Abatement

Mine/Geotechnical Stabilization (Less than 100 ft deep)
Mine/Geotechnical Stabilization (100 ft to 150 ft deep)
Mine/Geotechnical Stabilization (150 ft to 200 ft deep)

Demolition of Buildings (Less than 4000 ft)

Entrance Signage

Natural Gas

Roadway Landscaping (Estimate trees roughly every 50' and 
$200 a tree) 
Common Area Landscaping

Park/Recreational Improvements

Bike/Walking Trails (Bituminous)

Main Line extensions have been included where no current services are available. Utilities have been extended to each 
property and building based on anticipated use.

Main Line

Roadway Lighting (Estimate poles every 200' and $3000 a 
pole, $1000 for each foundation)
Sidewalks (4" Reinforced Cement Concrete)

Main Line
Service Connection
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C. Site 62 Property 

Preferred Alternative Description 

The preferred re-use alternative for Site 62 involves the removal of 
existing buildings to make room for the development of 18 single 
family homes on the property. This was determined to be an ideal 
location to foster this type of re-use, taking advantage of the spectacular 
views that attracted the U.S. Army to the property and leveraging its 
proximity to high quality developments such as Nevillewood. 

Each of the homes would be placed on lots of at least 12,600 square 
feet in size. A small neighborhood park, two (2) acres in size, would be 
located near the entrance to the property and include a play area for 
children and an open area for reading or playing catch. Another two (2) 
acres on the property would be devoted to public open space. On Site 
62, this could consist of commonly-owned, forested areas lining the 
southern and western edges of the property. This open space would 
also contain the property’s stormwater ponds. 

Site 62 Preferred Alternative
Development Yield Summary

Land Use
Development 

Potential Land Area
Single Family Homes 18 d.u. 6.5 ac.
Retail / Commercial - -
Office Flex / Civic Uses - -
Industrial Uses - -
Open Space - 2 ac.
Passive Parkland - 1.5 ac.
Active Parkland - -

Ballfields - -
Public Roads 1,500 l.f. 2 ac.
FAA Site Area - -

Total 12 ac.
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Preferred Alternative Analysis 

Roads: 

The re-use plan for Site 62 calls for the extention of the 
road currently serving the property to provide access to 
individual homes. Due to the property’s unusual shape, 
the road would be built to include three (3) small cul-de-
sacs. This two-lane road would total 1,500 feet in length. 

Sidewalks / Paths: 

Sidewalks would be constructed along both sides of the 
access road, linking all homes on the property to Hilltop 
Road and neighboring homes. 

Landscaping: 

Shade trees are envisioned to be planted along the access 
road, adding definition to the home sites and enhancing 
the appeal of this new neighborhood.  

Stormwater Management: 

Two (2) stormwater ponds would be installed to serve the 
property at its two southern extremities. 

Utilities: 

Existing water, sewer, gas, electric, and 
telecommunications infrastructure available along Hilltop 
Road will be extended to serve the eighteen (18) homes 
envisioned for this property, following the proposed road. 
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Site 62 Preferred Alternative Analysis 

Transportation Impacts11: 

The preferred alternative for Site 62 – to develop 18 single family 
dwelling units and associated park and open space amenities – is 
anticipated to generate an average of 215 weekday vehicle trips. At 
present, Hilltop Road, the property’s collector road, operates at a 
“B” LOS, while Thoms Run Road, to the west of the property, has an 
“A” LOS rating. The level of service of both roads is projected to 
remain the same following the re-use of Site 62. The Site 62 Road Map 
– 2012 Build Condition Map shows Preferred Alternative average daily 
traffic volumes and level of service.   

Utility Impacts: 

In order to re-develop Site 62, a total of $3,700,000 in site 
infrastructure, roadway, sidewalks and utility upgrades will be 
required. This will include the addition of both main line and service 
connections for water, sewer, electricity, cable, and telephone. The 
addition of eighteen (18) dwelling units is not anticipated to require an 
upgrade to existing collector utility lines or water/sewage treatment 
facilities. 

 

 

 

 

 

 

 

 

 

 

 

                                                
11 The 2008 Existing traffic volumes were grown at one percent per year linearly to 

obtain 2012 background traffic volumes.  Future trips were calculated (Trip 
Generation Manual, 6th edition) and added to the 2012 Background traffic volumes 
to obtain 2012 Build traffic volumes to determine the traffic impact of the future re-
use plan on the roadways.   

Site 62 Preferred Alternative
Anticipated Trip Generation

In Out In Out
18 Single Family Dwelling 
Units 6 17 14 8 215

Total 215

Source:Trip Generation 6th Edition, Intitute of Transportation Engineers

1 AM Peak Volume is the average hourly traffic volume as measured between 
7:00 am and 9:00 am

2 PM Peak Volume is the average hourly traffic volume as measured between 4:00 
pm and 6:00 pm

AM Peak PM Peak Average 
Weekday 2-
way VolumeDevelopment
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Socioeconomic Impacts: 

The construction of eighteen (18) detached single family homes on Site 
62 is estimated to add 40 residents to Collier Township’s population 
base12. Re-use costs for the property are estimated at $3,700,000, which 
would include removing existing buildings, site preparation and 
grading, erosion and sedimentation control measures, installation of 
roadways and utilities, and landscaping. An estimated total of $28,350 
in municipal taxes and $156,500 in school taxes are anticipated to be 
generated on an annual basis from the property (using current millage 
rates).  

 

Opinion of Probable Development Costs 

The following chart outlines the potential costs of re-using the property. 
The costs are estimates only and should be used for planning purposes 
only. The Opinion includes costs for property rehabilitation and 
preparation, but does not include the costs of constructing new 
buildings or refurbishing existing buildings for re-use. The Opinion is 
based on 2008 construction dollar figures and does not distinguish 
between public or private sector investments. The Opinion is intended 
to provide the Township with a generalized estimate of the capital costs 
needed to be expended for the site rehabilitation and enhancements 
needed to support the re-use of the property. 

 

                                                
12 Average household size, as presented Summary File 1 of the 2000 Census was used 

to calculate the estimated population of the Site 62 neighborhood. 

Site 62 Preferred Alternative
Socioeconomic Impact Analysis

Land Use
# of 

D.U.'s

Total 
Development 

Value

Projected # 
of New 

Residents

Estimated 
Additional 

Annual 
Municipal 
Tax Base

Estimated 
Additional 

Annual 
School 

District Tax 

Single Family 18 $8,100,000 40 $28,350 $156,492
Park / Open Space NA NA NA NA NA

Assumptions

$450,000 Anticipated Value per D.U.'s

2.36 Number of Resident per D.U.'s

3.5 Annual Municipal Millage (mils)

19.32 Annual School District Millage (mils)
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Site 62 Preferred Alternative

Opinion of Probable Development Costs

Units Quantity Unit Price

Estimated Site 
Improvement 

Costs
A. Environmental Clean-up and Site Rehabilitation

LS 1 77,000$       77,000$            
Clean-up Site Rehabilitation Subtotal 77,000$          

B. Site Preparation and Grading
EA 4 8,000$          32,000$            
EA 1 21,000$        21,000$            
AC 12 4,500$          54,000$            
CY 36,000 5$                 180,000$          
AC 10 6,000$          60,000$            

Site Preparation and Grading Subtotal 347,000$        

C. Erosion and Sedimentation Control
LS 1 5,000$          5,000$              
LF 750 6$                 4,500$              

Rock Construction Entrance (Rock, Class R5) EA 1 4,500$         4,500$              
Rock Basin EA 2 4,000$          8,000$              
Rock Energy Dissipator EA 0 8,000$          -$                     
Erosion Control and Revegetation Mat SY 47,000 3$                 141,000$          

Erosion and Sedimentation Control Subtotal 163,000$        

D. Site Infrastructures

SF 45,000 8$                 360,000$          
LF 3,000 20$               60,000$            

LF 3,000 25$               75,000$            

SF 2,400 45$               108,000$          

LS 1 181,000$      181,000$          

LS 1 3,000$         3,000$              
Utilities*

Potable Water
LF 2,180 160$             348,800$          
LF 1,350 80$               108,000$          

Sanitary Sewer
LF 2,180 130$             283,400$          
LF 1,350 80$               108,000$          

Telecommunications LF 3,530 150$             529,500$          
Electric LF 3,530 200$             706,000$          

LF 3,530 35$               123,550$          
Site Infrastructure Subtotal 2,994,250$     

E. Landscaping and Amenities

LF 3,000 15$               45,000$            

LS 1 40,000$        40,000$            
LS 1 10,000$        10,000$            
LS 1 25,000$        25,000$            
Landscaping and Amenities Subtotal 120,000$        

Opinion of Probable Development Costs Total 3,701,250$       

* The potable water, sanitary sewer, natural gas, electric, and telecommunications were estimated as underground utilities
  Legend: LS: Lump Sum; LF: Linear Foot; SF: Square Foot; SY: Square Yard; CY: Cubic Yard; AC: Acre

Service Connection

Roadway Paving (1.5" asphalt, 6" subbase and 3"base courses)
Curbing (Plain Cement Concrete Curb)
Roadway Lighting (Estimate poles every 200' and $3000 a 
pole, $1000 for each foundation)
Sidewalks (4" Reinforced Cement Concrete)

Demolition of Buildings (Greater than or equal to 4000 ft)

Unforeseen Water Pollution Control
Silt Barrier Fence, 30" Height

Main Line
Service Connection

Site Improvements

Roadways

Clearing, Grubbing and Top Soil Stripping
Rough Grading
Top Soil Placement

Asbestos Abatement

Demolition of Buildings (Less than 4000 ft)

Storm Sewer (1 Type M inlet every 400' on each side, 18" 
pipe)
Permanent Traffic Control (4" Yellow, Signage)

Roadway Landscaping (Estimate trees roughly every 50' and 
$200 a tree) 
Common Area Landscaping
Entrance Signage

Natural Gas

Park/Recreational Improvements

Main Line
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D. Neville Island Property 

Preferred Alternative Description 

The principal elements of the re-use plan for the Neville Island 
Maintenance Facility were clear form the outset of the public 
engagement process. All assessments of the property indicated that the 
best re-use strategy for the property would be to focus on 
distribution/warehousing.  

The property consists of two (2) parcels divided by Grand Avenue. The 
preferred re-use alternative calls for the northern parcel to be legally 
subdivided from its neighbor to the north (operated by the Army Corps 
of Engineers). As part of this subdivision, a 1.5 acre area in the 
northwest corner of the Kelly land identified as having environmental 
contamination would be retained by the Army Corps. The remainder of 
this northern parcel would be re-used for industrial purposes. The two 
(2) principal buildings on the property, historically used for military 
vehicle and machine maintenance, would be refurbished and re-used 
for similar purposes. 

The currently vacant southern parcel would be developed for 
industrial/warehouse purposes. The preferred alternative envisions two 
(2) buildings totaling 126,000 square feet being placed on the property. 
In addition, by the suggestion of Neville Township, the preferred 
alternative includes the construction of a new road connecting Grand 
Avenue to Neville Road. At present, these two (2) existing roads have 
no connectors for a distance of over two (2) miles on the island. 

Neville Island Preferred Alternative
Development Yield Summary

Land Use
Development 

Potential Land Area
Single Family Homes - -
Retail / Commercial - -
Office Flex / Civic Uses - -
Industrial Uses 171,100 sq. ft. 12.5 ac.
Open Space - -
Passive Parkland - -
Active Parkland - -

Ballfields - -
Public Roads 670 l.f. 0.75 ac.
FAA Site Area - -

Total 13.25 ac.
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Site Improvement Elements 

Roads: 

The re-use plan calls for a new road to be built connecting Grand 
Avenue to Neville Road. This new road would be approximately 670 
feet in length and would double as the access to a common loading 
area for the two new buildings. 

Sidewalks / paths: 

A sidewalk would be constructed along the western side of the 
connector road. 

Landscaping: 

Shade trees would be planted along all public roads.  

Stormwater Management: 

Stormwater runoff from the property would link into the existing 
Neville Island system. 

Utilities: 

All utilities for the property would link into the existing Neville Island 
system. 

 Neville Island Preferred Alternative Analysis 

Transportation Impacts13: 

The preferred alternative for the development of the two (2) parcels 
comprising the Neville Island Maintenance Facility includes the 
rehabilitation and construction of 171,100 sq. ft. of 
Industrial/Warehouse facilities and the creation of a public road 
connecting Grand Avenue to Neville Road. The new and rehabilitated 
development is anticipated to create an average of 980 daily vehicle 
trips. At present, Grand Avenue operates at a “B” LOS and Neville 
Road operates at an “A” LOS.  The level of service on both roads is 
anticipated to remain the same following redevelopment of the 
property. The Neville Island Road Map – 2012 Build Condition Map 
shows Preferred Alternative average daily traffic volumes and level of 
service. 

 

                                                
13 The 2008 Existing traffic volumes were grown at one percent per year linearly to 
obtain 2012 background traffic volumes.  Future trips were calculated (Trip Generation 
Manual, 6th edition) and added to the 2012 Background traffic volumes to obtain 2012 
Build traffic volumes to determine the traffic impact of the future re-use plan on the 
roadways.   
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Rail volume is not anticipated to be affected, initially, as there are no 
current plans to make use of the rail spur on the southern parcel. The 
construction of a new road connecting Grand Avenue to Neville Road 
will, however, require an at-grade crossing to be constructed across a 
series of active rail lines. Because rail volume is relatively low along 
this segment of track, the impact is considered to be minimal.  

Neville Island Preferred Alternative
Anticipated Trip Generation

In Out In Out
171,100 Sq. Ft. Industrial 
Warehouse 100 22 25 75 980

Total 980

Source:Trip Generation 6th Edition, Intitute of Transportation Engineers

1 AM Peak Volume is the average hourly traffic volume as measured between 
7:00 am and 9:00 am
2 PM Peak Volume is the average hourly traffic volume as measured between 4:00 
pm and 6:00 pm

Development

AM Peak PM Peak Average 
Weekday 2-
way Volume

 

Utility Impacts: 

A total of $1,685,000 in site infrastructure, roadway, sidewalk and 
utility upgrades will be required to complete the re-development of the 
Neville Island property in accordance with the preferred alternative. 
This will include service connections for water, sewer, electricity, 
cable, and telephone lines. No upgrades to existing collector utility 
lines or water/sewage treatment facilities are anticipated to be needed. 

Socioeconomic Impacts: 

The rehabilitation and new construction of light industrial facilities at 
the Neville Island property could create between 30 and 40 jobs. 
Existing buildings on the northern parcel are in relatively good 
condition and could be rehabilitated for maintenance purposes (as they 
previously had been used for). Two (2) new buildings could be erected 
on the southern parcel for warehouse/distribution purposes. Re-use and 
Redevelopment costs for the property are estimated at $1,580,000 
which would include site preparation and grading, erosion and 
sedimentation control measures, installation of roadways, rail crossings 
and utilities, landscaping, and construction of new buildings. Taxable 
development would eventually total approximately 174,000 square 
feet of building space, which, using current tax rates, would generate 
approximately $58,000 in municipal taxes and nearly $266,000 in 
school taxes annually. The 0.75 acres to be used for the creation of a 
public road would not be taxable. 
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Neville Island Preferred Alternative
Socioeconomic Impact Analysis

Land Use # of S.F.

Total 
Development 

Value
Projected # 
of New Jobs

Additional 
Annual 

Municipal 
Tax Base

Additional 
Annual School 

District Tax 
Base

New Warehouse / 
Distribution

126,000 $10,080,000 25 $47,880 $219,139 

Pre-Existing 
Warehouse/ 
Distribution

48,000 $2,160,000 10 $10,260 $46,958 

Totals 174,000 $12,240,000 35 $58,140 $266,098 

Assumptions

$80 Anticipated Value per New Warehouse/ Distribution S.F. (bldg and land)

$45 Anticipated Value per Pre-Existing New Warehouse/ Distribution S.F. (bldg and land)

0.0002 Number of Jobs per Non-Residential S.F.

4.75 Annual Municipal Millage (mils)

21.74 Annual School District Millage (mils)  

Opinion of Probable Development Costs 

The following chart outlines the potential costs of re-using the property. 
The costs are estimates only and should be used for planning purposes 
only. The Opinion includes costs for property rehabilitation and 
preparation, but does NOT include the costs of constructing new 
buildings or refurbishing existing buildings for re-use. The Opinion is 
based on 2008 construction dollar figures and does not distinguish 
between public or private sector investments. The Opinion is intended 
to provide the Township with a generalized estimate of the capital costs 
needed to be expended for the site rehabilitation and enhancements 
necessary to support the re-use of the property.  
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Neville Island Preferred Alternative

Opinion of Probable Development Costs

Units Quantity Unit Price

Estimated Site 
Improvement 

Costs
A. Environmental Clean-up and Site Rehabilitation

LS 1 236,000$    236,000$          
Clean-up Site Rehabilitation Subtotal 236,000$       

B. Site Preparation and Grading
EA 2 21,000$      42,000$           
CY 1,000 5$               5,000$              

Site Preparation and Grading Subtotal 47,000$         

C. Erosion and Sedimentation Control
LS 1 5,000$        5,000$             
LF 750 6$               4,500$             

Rock Construction Entrance (Rock, Class R5) EA 2 4,500$        9,000$             
Erosion Control and Revegetation Mat SY 30,000 3$               90,000$           

Erosion and Sedimentation Control Subtotal 108,500$        

D. Site Infrastructures

SF 94,131 8$               753,049$          

LF 1,470 20$             29,400$           

LF 1,340 25$             33,500$            

LF 1 45,225$      45,225$            

LS 1 10,020$      10,020$           
LS 1 100,000$    100,000$         

Utilities*
Potable Water LF 500 80$             40,000$           
Sanitary Sewer LF 500 80$             40,000$           
Telecommunications LF 500 150$           75,000$           
Electric LF 500 200$           100,000$         

LF 500 35$             17,500$            
Site Infrastructure Subtotal 1,243,694$    

E. Landscaping and Amenities

LF 1,340 15$             20,100$            

LS 1 20,000$      20,000$           
LS 1 10,000$      10,000$           

Landscaping and Amenities Subtotal 50,100$          

Opinion of Probable Development Costs Total 1,685,294$      

* The potable water, sanitary sewer, natural gas, electric, and telecommunications were estimated as underground utilities
  Legend: LS: Lump Sum; LF: Linear Foot; SF: Square Foot; SY: Square Yard; CY: Cubic Yard; AC: Acre

Site Improvements

Roadways

Demolition of Buildings (Greater than or equal to 4000 ft)

Asbestos Abatement

Rough Grading

Unforeseen Water Pollution Control
Silt Barrier Fence, 30" Height

Roadway Lighting (Estimate poles every 200' and $3000 a 
pole, $1000 for each foundation)

Roadway Paving (1.5" asphalt, 6" subbase and 3"base courses) 
Road and Parking Lots
Curbing (Plain Cement Concrete Curb) Road and Parking Lots

Storm Sewer (1 Type M inlet every 400' on each side, 18" 
pipe)
Permanent Traffic Control (4" Yellow, 6" White, Signage)

Roadway Landscaping (Estimate trees every 50' and $200 a 
tree) 
Common Area Landscaping
Entrance Signage

Natural Gas

Railroad Crossing (Proposed Connector and Neville Road)
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E. Conveyance of the Kelly Facility Properties 

Methods 

As part of any disposition of military property, or in this case, the U.S. 
Army’s disposition of the Kelly Facilities, three (3) approaches may be 
taken.  Each approach has its strengths and trade-offs.  A local 
redevelopment agency, such as the KCLRA, is not required to 
recommend a specific approach/strategy as part of the Re-Use Plan.  
However, given the nature of the Kelly Facility sites, the KCLRA has 
evaluated each approach and has recommended a preliminary opinion. 

Public Sale: 

The Department of Defense (DOD) may dispose of BRAC property via 
public auction.  The public auction process requires public advertising 
for bids under term and conditions that permit “full and free 
competition consistent with the value and nature of the property 
involved.”  If adequate bids are received and disposal is in the public 
interest, the bid most advantageous to the federal government is to be 
accepted.   

Negotiated Sale: 

In accordance with the Federal Property Administrative Services Act 
(FPASA), the DOD may transfer BRAC property through a negotiated 
sale with a single public purchaser.  A negotiated sale is permissible 
when:  

(1) A public sale/auction would not be in the public interest;  

(2) A public sale/auction would not promote public health, 
safety, or national security;  

(3) A public demand makes an auction unacceptable;  

(4) A public auction would adversely impact the national 
economy;  

(5) The character of the property makes public auction 
impractical;  

(6) A public auction has failed to produce acceptable bids;  

(7) Fair market value does not exceed $15,000;  

(8) Disposal is to a state, territory, or U.S. possession; or  

(9) Negotiated sale is authorized by other law.  

If one of these conditions is met, there is frequently an additional 
requirement that fair market value and other satisfactory terms can be 
obtained through negotiation.  It should also be noted that, in an effort 
to establish a relationship beneficial to the project and Township 
residents, the KCLRA has stated an interest in working specifically with 
the Allegheny County Redevelopment Authority in developing the sites.   
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Economic Development Conveyances: 

Public benefit transfers such as an Economic Development Conveyance 
(EDC) are authorized under the FPASA and allow for the transfer of 
property at a discount or fair market price for specified public purposes. 
Various agencies oversee these programs and are authorized to 
approve an application by a state, county or municipal government for 
acquisition.  The military departments are required to inform these 
agencies of potentially available property and transmit any expression 
of interest to the relevant local redevelopment agency (LRA).  LRA’s are 
encouraged to work with the public benefit transfer agencies and must 
consider any expression of interest, although they are not required to 
include it in a redevelopment plan. Based on this process, an EDC 
would allow for greater negotiating flexibility between the military 
department and the KCLRA’s preferred recipients of the property.  
Moreover, an EDC would allow the U.S. Army and a preferred 
recipient to discuss the terms and conditions of a conveyance if certain 
criteria and factors are met.   

Kelly Facility Recommendations 

It is anticipated that the conveyance of all of the Kelly Facility 
properties, or portions thereof, would be considered for an Economic 
Development or other Public Benefit conveyance, given the job 
creation opportunities and the potential to provide for significant 
economic development within the region from such an activity (as 
evidenced by the study’s market analysis).  Additionally, there is an 
evident need for additional recreational facilities to serve area 
residents. The following recommendations are based on analysis of 
existing conditions, market analysis, current township zoning and 
public input. 

Main Post: 

The KCLRA Board recommends that the Main Post be subdivided into 
three (3) parcels. The FAA site has been designated to be retained by 
the Federal government for continued use. The remainder of the 
property could be divided by Nike Site Road. Upon subdivision of 
these parcels, it is recommended that the following additional actions 
be taken: 

1. The seven (7) acres east of Nike Site Road which are currently 
utilized by the Federal Aviation Administration (FAA) should be 
retained by the FAA for continued use. 

2. The approximately eighteen (18) acres east of Nike Site Road 
should be transferred via an Economic Development 
conveyance to a local public entity such as the Allegheny 
County Redevelopment Authority or Collier Township. These 
entities, under a form of Memorandum of Understanding, could 
jointly market the property for the type of re-use envisioned by 
this Plan. 
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3. The Approximately ninety-three (93) acres west of Nike Site 
Road should be transferred to Collier Township via a Public 
Benefit conveyance for re-use as a community park. 

Site 62: 

The KCLRA Board recommends that Site 62 be transferred via an 
Economic Development conveyance to a local public entity such as 
the Allegheny County Redevelopment Authority or Collier Township. 
These entities, under a form of Memorandum of Understanding, could 
jointly market the property for the type of re-use envisioned by this 
Plan. 

Neville Island: 

The KCLRA Board recommends several steps be taken in order to 
effectively convey the parcels comprising the Neville Island 
Maintenance Facility:  

1. The northern parcel is presently legally bound to the property 
managed by the Army Corps of Engineers. Before any 
disposition can take place, the Kelly site must be legally 
subdivided from the Army Corps site.  

2. An analysis of existing conditions on the property revealed 1.75 
acres of contamination located in the northwest portion of the 
Kelly Facility site. This area should be retained by the Army 
Corps of Engineers when the aforementioned legal subdivision 
takes place. Otherwise, the Kelly property will be substantially 
less saleable. 

3. An easement should be established on the southern portion of 
the property for future designation as a public road connecting 
Grand Avenue to Neville Road. The establishment of such a 
road will aid overall circulation on Neville Island and support 
economic revitalization efforts. 

4. The two (2) parcels comprising the Neville Island Maintenance 
Facility (sans the contaminated area) should be transferred via 
an Economic Development conveyance to a local public entity 
such as the Allegheny County Redevelopment Authority or 
Neville Township. These entities, under a form of 
Memorandum of Understanding, could jointly market the 
property for the type of re-use envisioned by this Plan. 
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Appendices 
Appendix I: Kelly Facility Site Summaries 

Main Post Site 62 Neville Island
1. Total Area (acres) 115 16 15
2. Buildable Area (acres) To Be Calculated To Be Calculated To Be Calculated
3. Existing Buildings (number) 50 5 19
4. Existing Building Area (sq ft) 246,125 15,269 54,014
5. Zoning Classification (R-2) Suburban 

Residential1
(R-2) Suburban 
Residential1

(I) Industrial2

6. Utility Status
a. Sanitary Sewer Collier Township  

Municipal 
Authority         

(Fair Condition)

Collier Township  
Municipal 
Authority         

(Fair Condition)

Neville Township 
Water Department

b. Potable Water PA American 
Water Company 
(Fair Condition)

PA American 
Water Company 
(Fair Condition)

Neville Township 
Water Department 

(Fair Condition)
c. Natural Gas Equitable Gas 

(Good Condition)
? Columbia Gas 

(Good Condition)
d. Electricity Duquesne Light 

(Fair Condition)
Duquesne Light 
(Fair Condition)

Duquesne Light 
(Fair Condition)

7. Vehicular Access Access and On-Site 
Infrastructure

Limited Access to Site

8. Availability of Rail None None Service to Site
9. Helipad Good Condition None None

1 Township of Collier Zoning Ordinance, 2007
2 Neville Township Zoning Ordinance, 2001  
 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

178 

Appendix II: Kelly Facility Zoning Ordinance Summary 

 

 

Main Post Site 62 Neville Island
Township Collier Collier Neville
Zoning District (R-2) Suburban

Residential
(R-2) Suburban 
Residential

(I) Industrial

Minimum Lot Area (Sq Ft)
Single Family (No Public Sewer) 36,000 36,000 -
Single Family (With Public Sewer) 12,600 12,600 -
All Other Principal Uses 43,560 43,560 22,000

Allowed Uses
Adult Entertainment - - P
Bed & Breakfast C C P
Building Yards, Shops, Storage - - P
Car & Truck Rental / Repair / Storage - - P
Churches C C -
Clubs - - P
Day Care SE SE -
Firehouses, Schools, Public Uses C C -
Fuel Storage - - C
Group Care Residence - - P
Industry, Light - - P
Industry, Heavy - - P
Lumber Supply / Mill Work - - P
Medical Facility - - P
Mobile Home Parks - - P
Motels / Hotels - - P
Neighborhood Commercial - - -
Office, Home A - -
Office, Personal & Professional - - P
Planned Residential Developments - - -
Public Recreation C C P
Public Utilities C C P
Railroad Facilities - - P
Recycling Facility - - C
Restaurant / Tavern - - P
Retail Commercial / Bank - - P
Retirement Community - - -
Riverfront Planned Development - - P
Single Family Homes P P -
Truck Terminals - - P
Vehicle Fueling Operations - - P
Warehousing - - P
Wholesale Businesses - - P
Wholesale Commercial - - P
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Appendix III: Background Reports 

Background Report I: Integrated Natural Resources Management 
Plan (Summary) 

Published: January 2003  

Author: Versar, Inc. 

Highlights of the Report 

A. Goals set forth by the U.S. Army for the Integrated Natural 
Resources Management Plan at the Site: 

• Preserve the Charles E. Kelly Support Facility as an effective U.S. 
Army support facility 

• Use a long-term ecosystem management approach 

• Promote land management flexibility by using adaptive 
management strategies 

• Integrate resources management goals within and among 
watersheds 

B. Natural Resource Assessment  

• Geology: Monongahela Group (limestone, shale, coal) and 
Casselman (shale, siltstone, red beds, thin impure limestone, 
and thin non-persistent coal) 

• Soils: Culleoka-Weikert-Newark and Dormont-Guernsey-
Culleoka associations where undisturbed. 

• Water: Because the sites are located on high ground, the only 
streams are intermittent (though some drain into small perennial 
streams outside the boundaries of the installation). Two 15’ by 
45’ wetland ponds were found just northeast of the site, 
receiving runoff from an old maintenance yard. Main Post and 
Site 62 are located in the Lower Chartiers Creek Watershed. The 
Neville Island site is in a flood-prone area in the Ohio River 
Watershed. 

• Forests: A relatively mature, mixed hardwood forest is located 
along the western portion of Main Post; smaller, younger mixed 
hardwood forests are located at the central-northern portion of 
the Main Post and in parts of Site 62. 

• Old Fields: Formerly clear-cut areas have grown into grassy 
areas on the Main Post adjacent to forest stand on the western 
portion of the site. 

• Fauna: Wildlife observed during at least one of two site visits 
include white-tailed deer, gray fox, woodchuck, squirrel, fox 
squirrel, wild turkey, rabbit, ruffed goose. Ring-necked 
pheasant, and hawk. Several bird species were also found. 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

180 

• Threatened and Endangered Species: None are known to occur 
on the Site, according to the PA Natural Diversity Inventory. 
Field surveys were confirmed this. 

C. Objectives of the Plan: 

• Natural Resource Management: comply with applicable laws 
and regulations regarding the environment and natural 
resources; provide high quality land for military missions; 
conserve forests and other vegetation through sound natural 
resource management programs; and allow for multiple uses of 
land. 

• Inventorying and Monitoring: evaluate the process and 
effectiveness of management practices and recommended 
improvements to natural resources. 

• Research and Special Projects: provide research opportunities to 
support natural resource management and provide special 
projects to support the Facility’s natural resources program. 

• Enforcement: enforce laws and regulations pertaining to natural 
resources management at the Facility. 

• Environmental Awareness: instill an appreciation and 
understanding of the Facility’s natural environment within the 
military community 

• Outdoor Recreation: provide recreation opportunities to the 
Facility’s personnel. 

• Cultural Resource Protection: ensure that the implementation of 
this Plan is consistent with protecting cultural resources at the 
Facility. 

D. Key Management Recommendations  

• Habitat Enhancement: develop a potential vegetation map of 
areas to be managed for habitat; plant desirable plant species for 
wildlife forage and shelter, and construct bird/bat boxes or 
ponds as desired; undertake a regular program of vegetation 
management to promote desirable hardwood trees and remove 
invasive species through herbicide application and hand 
removal. 

• Geographic Information Systems: GIS could provide basic in-
house capabilities to enhance management of natural resources 
by supporting digital storage and display of natural resources 
map data. 

• Passive Recreation: Existing forest land and open space could be 
used to provide passive recreation, such as walking or fitness 
trails on the Main Post; signage could be added to trails to 
encourage use and provide environmental education. 

• Stormwater Management: Measures to reduce the amount of 
stormwater runoff from impervious surfaces to off-site streams 
would benefit the surrounding ecosystem. 
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Background Report 2: Site Assessment Report: Transition from the 
Army to the Community (Summary) 

Published: May 2, 2006  

Author: Staubach Company 

Highlights of the Report 

A. Local / Regional Context 
Population within 20 miles of the Main Post was estimated to be 
1,397,483 in 2000 and is projected to decrease by 3.7% by 2010. 
Thanks in part to the presence of five (5) colleges and universities 
within the region, the population’s average education level and 
income are both above the national average. Service industry 
employment has grown in recent years, contrasting the decline in 
the manufacturing industry.  

B. Site Summary & Infrastructure 
No wetlands and no areas/buildings that are situated within the 
100-year floodplain have been identified at any of the three (3) sites. 
Hazardous materials, notably asbestos, have been found [see Report 
IV for details]. Water, sewer, electrical, and natural gas services to 
the sites are provided by local suppliers. The natural gas system is in 
good condition; the remainder are considered to be in fair 
condition. 

C. Existing Facility Assessment 
Buildings on the three sites are primarily dedicated to 
administrative, maintenance, and support uses. A 2005 Installation 
Status Report indicated that the buildings and facilities on Main Post 
and Site 62 are generally in good condition, and facilities on Neville 
Island are generally in fair condition. Several of the buildings at 
Main Post are equipped with special security features: five (5) have 
keypad entries; one 46,350 square foot building is secure and bomb 
proof with 18” thick concrete walls and no windows. 

 Table 1: Building Space at the Three Kelly Facility Sites 
 

Support Facility Site Buildings 
(number) 

Building Space (Square 
Feet) 

Main Post 51 246,125 

Site 62 5 15,269 

Neville Island 17 54,014 

Total 73 315,408 
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D. Real Estate Market; Adjacent Uses 
The area immediately surrounding the Main Post is mainly 
comprised of a mix of medium density older homes and new single 
family home construction (generally priced well above the local and 
regional average). Areas closer to Site 62, east on Hilltop Road, are 
comprised of many newly constructed homes, some exceeding $1.0 
million in value. Allegheny County’s Settlers Cabin County Park is 
located to the north of the Main Post. Key market findings for the 
residential sectors in the area: 

• Demand for new residential home construction is still fairly 
strong; while the Pittsburgh area continues to experience flat 
job growth, a significant decline in the housing market is not 
expected. 

• Though median home price within a 20-mile radius is well 
below the national average, most new home construction in 
the area exceeds $250,000. 

 
The Neville Island site, in contrast to the other two, is surrounded 
by existing heavy industrial development. Key market findings for 
the industrial sector in this area: 

• The vacancy rate in 2005 for industrial space in the 
Pittsburgh area was 8.4%. 

• The General Industry category is outperforming both the 
R&D flex and warehouse/distribution segments of the 
industrial real estate market. 

E. Site Potential Analysis: 
• Main Post: Terrain is very hilly; therefore areas of the site 

which are current developed are more likely for immediate 
redevelopment.  

• Site 62: Previously developed areas immediately available 
for residential use, and the portion of the land to the south 
may be available to open / recreation uses or residential 
depending upon the configuration as a result of steep terrain. 

• Neville Island: The northern parcel contains facilities that 
could be rehabilitated or re-used, the southern parcel is 
fallow and available for new construction.  
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Table 2: Site Specific Strengths 

 Strength Assessment

Criteria/Factor Main Post Site 62 
Neville 
Island 

Size of Contiguous Developable Land Yes   Yes

Size of Topography Conductive to 
Development   Yes Yes 

Roads - Access to Site Yes   Yes

Roads - Existing On-site Infrastructure Yes   

Rail - Service to Site   Yes

Minimal Legal / Contractual Challenges Yes Yes Yes

Few Deed Restrictions / Easements Yes Yes Yes

Streamlined Zoning / Entitlement Process Yes Yes Yes

Reusable Existing Utilities Yes Yes Yes

Reusable Existing Facilities   Yes

Unique Natural Amenities Yes   

 
F. Site Assessment Conclusion and Next Steps 

• The three sites that make up the Facility are not large, and 
the economic effect of transfer will not be extraordinarily 
deleterious to the community 

• The Main Post is well positioned near new residential 
communities, and has good infrastructure to support re-use 
as soon as the mission are removed. 

• Site 62 could be transferred quickly since there is no current 
activity on the site 

• Neville Island has several industrial buildings which could 
provide value in re-use, but there are a lot of competing 
industrial sites nearby. 
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Background Report 3: Environmental Condition of Property Report 
(Summary) 

Published: August 2006; 

Author: Science Applications International 
Corporation 

Highlights of the Report 

A. Type of Existing Development 
A total of seventy-four (74) buildings are located at the three sites.  
Development types include: 

Table 1: Kelly Facility Development Summary 

 

B. Historic Use of the Sites 
Main Post and Site 62, farmsteads in the early twentieth century, 
were purchased by the U.S. Army in 1957 and became operational 
Missile Master coordination sites in 1960. Neville Island was 
established in 1943 to repair military vehicles and equipment. 

C. Hazardous Materials and Contamination on the Sites 
• Hazardous substances: low quantities, no evidence of 

release 

• Underground Petroleum Storage Tanks: Seventeen (17) once 
existed; one was found to be leaking when removed in 1994 

• Aboveground Petroleum Storage Tanks: Fifteen (15) 
currently exist 

• PCBs: Seventeen (17) PCB-containing transformers were 
identified; all have been removed 

• Asbestos: A 2003 survey identified widespread occurrence 
of asbestos-containing material in buildings. 

• Lead-based paint: A 2005 survey identified lead levels above 
0.05 ppm in 31 of the 74 buildings. 

• Radiological Materials: No storage of radiological materials 
was found at the three sites. There is no evidence of any 
release from prior storage. 

• Radon: A 2000 survey of Main Post marked the basement of 
building 14 – the more Missile Control Building – for 
continued monitoring because levels exceeded EPA 
standards. 

Site Buildings Additional Development

Main Post 50 Paved Areas, Material & Fuel Storage

Site 62 5 Paved Areas

Neville Island 19 Paved & Gravel Areas
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• Munitions and Explosives: No indications of past or present 
presence of munitions or explosives of concern.  

 
D. Cleanup Actions Required to be Taken 

Several petroleum or solvent releases have occurred on the sites. No 
further action letters have been issued by the PA Department of 
Environmental Conservation. A release, disposal and / migration of 
a hazardous substance, trichloroethene solvent, took place north of 
building 1001 at the Neville Island facility, but as deemed to have 
occurred in concentrations that do not require a removal or other 
remedial response. 
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Background Report 4: Real Property Master Plan for the Charles E. 
Kelly Support Facility (Summary) 

Published: February 23, 2007  

Author: John Gallup & Associates, LLC 

Highlights of the Master Plan 

A. Data Developed for the Plan 
In addition to the Master Plan, the project included a space 
utilization survey, the creation of digital floor plans for all buildings 
at Main Post and Neville Island, a Tabulation of Existing and 
Required Facilities for all assigned units, and an installation website 
containing floor plans and photographs. 

B. Location Description 
• Main Post: Situated among rolling hilltops and divided 

approximately in half by State Route 2030. The east side 
includes the upper post that contains facilities formerly used for 
the Nike air defense system, vehicle maintenance, and the 
helipad, and the mid-post which contains administrative and 
Post maintenance facilities. The west side, or lower post, 
includes buildings used as Army Reserve centers, Post 
headquarters, and community support and service facilities. Of 
its approximately 115 acres, over 70 is undeveloped forest or 
open land (much of which contains slopes of between 20 and 
27 percent). 

• Neville Island: Located on the eastern half of the island among 
industrial uses and split by Grand Avenue. The northern area 
contains maintenance buildings and a vehicle / equipment 
storage yard. The southern area contains storage structures and 
is adjacent to the rail line serving industries on the Island. 

 

C. Environmental Conditions 
The Analysis is drawn from the Integrated Natural Resources 
Management Plan (Report II) and the Land Use Classification and 
Erosion and Sediment Control Plan. 

D. Buildings on the Sites 
There are a total of 73 buildings on the two sites.  
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Table 1: Main Post Building Summary 

Main Post  Buildings 
Total Area 
(sq ft) Average Age 

  Operational and Training 9 65,190 31

  Maintenance 2 13,580 43

Supply 26 77,020 26

  Administrative 6 40,800 41

  
Housing and Community 
Facilities 12 62,020 39 

  Main Post Total 55 258,610 

 

Table 2: Neville Island Building Summary 

Neville Island  Buildings 
Total Area 
(sq ft) Average Age 

  Maintenance 3 51,275 38

  Storage 15 6,520 21

  Neville Island Total 18 57,795 

 

Of these, seven (7) are proposed for demolition, three (3) at Main 
Post and four (4) at Neville Island. None of these structures are 
larger than 3,500 square feet. 

 

E. Alternatives Analysis for the U.S. Army’s use of the sites 
Three (3) alternatives for the U.S. Army’s use of the sites were 
examined. The alternatives were: 
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Table 3: Alternatives Analyses 

Alternative 
Scenario A - Retain 
Property 

Scenario B - Excess 
Property 

1- Main Post Used as 
Reserve Training Center / 
Community Support 
Center 

Reserve units stay; 
Retain all CEKSF 
property 

Reserve units stay; 
Excess east side of 
Main Post 

2- Main Post Used as 
Community Support 
Center 

Reserve units removed, 
Retain all CEKSF 
property 

Reserve units 
removed; Excess east 
side of Main Post 

3- Neville Island 
Maintenance Facility 

Operate and expand 
Maintenance Facility 

Excess Maintenance 
Facility. Contract 
maintenance service. 

 

F. Preferred alternative 
The alternative preferred by Reserve leadership was #1B, disposing 
of excess or underused property east of State Route 2030 and 
consolidating Reserve activities into new and more efficient 
facilities located on the west side of Main Post. Future use of the 
Neville Island Maintenance Facility is uncertain. 
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Appendix  IV: Surplus Declaration and Notice of Redevelopment 
Planning Process 
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Appendix V: Resolution Authorization for the Kelly Center Local 
Redevelopment Authority 
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Appendix VI: Redevelopment Authority of Allegheny County 
Recognition 
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Appendix VII: Notice of Availability of Surplus Property 
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Appendix VIII: Announcement and Meeting Materials for Surplus 
Property Workshop 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

200 



AP P EN D I C E S  

201 

 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

202 

 



AP P EN D I C E S  

203 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

204 

 



AP P EN D I C E S  

205 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

206 

Appendix IX: Grant Agreement for Kelly Support Facility 



AP P EN D I C E S  

207 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

208 



AP P EN D I C E S  

209 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

210 

 



AP P EN D I C E S  

211 



K E L L Y  F A C I L I T Y  R E ‐US E  P LAN  

212 



AP P EN D I C E S  

213 

Appendix  X:  Extension  of  Timeframe  for  Completion  of 
Redevelopment Planning Process 
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Appendix XI: Request  for Proposals  Information – Planning 
Consulting Services 
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Appendix XII: Environmental Constraints Analysis Maps 
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