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introduction

The Hermitage Town Center project is a community-based planning project, sponsored by the Mercer
County Regional Planning Commission and the City of Hermitage. The goal of the project is to
develop a master plan for the area that will lead to the establishment of a memorable town center for
the City of Hermitage; one that creates a unique identity based on a walkable, mixed-use community.
The project is focused on the intersection of Rt. 18 and Rt. 62 (State St.), but will extend out beyond
that to a wider area in an effort to foster connections to the surrounding neighborhoods. The project
was funded by the Pennsylvania Department of Transportation as a follow-up to the Rt. 18 North
study completed in 2001 that preceded the widening of the road through the center of Hermitage.

planning process
The ﬁrst phase of the project involved setting up the project framework and the local steering committee. Project boundaries and goals were agreed upon during several meetings with the steering
committee, which was comprised of local stakeholders, members of MCRCP, the City of Hermitage
staff and the Hermitage City Council. The project goals were deﬁned by the steering committee as:
• Establish Hermitage as a memorable destination with a recognizable and unique character.
• Create a common public space at the heart of the community.
• Deﬁne gateways and entries that clearly delineate a downtown district with a sense of
arrival and place.
• Focus new development efforts to create walkability within the downtown through
streetscape improvements that create connectivity between the various pieces of the downtown area.
• Use landscaping and other amenities to create visual buffers along the major streets and
roads.
After these goals had been deﬁned during the ﬁrst steering committee meeting the project team began
to meet with a variety of other community stakeholders including local and regional developers and
landowners. As the team began to develop its preliminary planning proposals a series of community
meetings were scheduled, culminating in a planning “charrette”, to solicit public input to the plan.
The continuous comment and feedback of the stakeholders and committee members helped to shape
the ﬁnal form of this plan and report.

a guidebook
This planning document is intended as a guidebook for a future vision for the City of Hermitage. It is
not expected that every recommendation or design proposal will be followed exactly as articulated in
this document, but if the goals stated above, and the design principles that follow are adopted as guiding community values, then this project will have accomplished a great deal.
The design proposals in this document are presented as a set of components foe a successful town
center – the more of them that are implemented, the more successful that center will be, although
there is a certain critical mass of these elements that will be necessary to achieve the stated goals.
But it is not necessary that they all be implemented, and not necessarily all at once. Some of these
proposals could be completed tomorrow with the necessary funds and public will, others are presented
as targets of opportunity that should be seized upon as the opportunity presents itself.
A combination of public and private investments will be needed to realize the vision presented here,
but public infrastructure improvements, particularly in the landscape and pedestrian improvements in
the public right-of-way should be viewed as public investments that be leveraged to stimulate private
investment. By showing the way through the creation of a strong and attractive public image for the
community and creating opportunities for pedestrian linkages, these investments will pay off when the
private landowners follow suit.
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design
principles

The following design principles reﬂect the vision for Hermitage developed in collaboration with
the steering committee and the community stakeholders. These principles are intended to establish
a framework which will be used to guide and mold future development and allow Hermitage to
grow into the type of place envisioned. These design principles, and the set of design components
illustrated in the following pages should be used to guide both private and public development
initiatives as redevelopment opportunities present themselves. While it is to be expected that there
will be divergences from the speciﬁcs of the plans presented here, following these principles will give
shape to a community that conforms to the project goals.

create a sense of place
Hermitage looks like many newer small cities in the United States. Strip malls, big box stores and
even bigger parking lots line the main streets. An automobile- dependant society often creates
anonymous and generic communities. Interesting streetscapes, an inviting pedestrian environment
and controlled new development will create a place to call the center of town instead of just a
geographic center.

develop public spaces for the community and to attract others
Towns need places to gather its residents and allow them to come together as a community. These
places are typically at the heart of the town. Not only do these public spaces serve important
functional needs, but they also create a visual center for the community and visitors alike, helping to
establish a recognizable and visible image of the city.

the intersection of Hermitage Boulevard and State Street is the heart of Hermitage
The crossroads of the two major arterial streets in Hermitage was identiﬁed by the stakeholders as the
center of town, which should be the focus and heart of this project. However, it's current form does
not establish an image of any signiﬁcant place other than a congested trafﬁc intersection.

connect the pieces together
Similar to many towns that grew up under modern zoning codes, Hermitage is very separated in
terms of land uses. Residential, business and retail areas are located in separate parts of the city,
creating an environment that requires an automobile in order to get from one part of town to
another. Additionally, the roadway system is overly dependent on the major arterial roads to serve all
transportation needs and there are few secondary or tertiary streets to establish a street network that
can dissipate the trafﬁc away from Rt. 18 and Rt. 62. New connections, both vehicular and pedestrian
need to be made.

promote walkability
People enjoy being able to walk between destinations when that walk is convenient, pleasant and
interesting. This is clearly apparent in historic towns and cities, and through the popularity of
new developments that mimic historic shopping districts ("lifestyle centers" and "town centers".
Hermitage needs to build the infrastructure necessary to foster a pedestrian environment.
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establish mixed use
The true key to establishing a walkable community lies in creating a mixed-use environment that places living,
working, shopping and recreating in the same environment, thus eliminating the requirement that all travel be by
automobile. Until Hermitage can foster these types of development patterns streetscape and pedestrian improvements
will be useful and necessary, but there will never be the wholesale change to the pattern of land use that will create a
truely pedestrian-oriented community.

calm vehicular trafﬁc
Creating a walkable community recognizes the need to de-emphasize the dominance of the automobile. Pedestrian
amenities and trafﬁc calming go hand in hand to establish a pedestrian community. Slowing trafﬁc in congested areas,
developing narrower pedestrian intersections, creating visual and physical buffers between trafﬁc and the pedestrians,
establishing a more ﬁne-grained street network, all of these elements and more will be needed to assert a new balance
between the needs of the pedestrian and the motorist.

use all elements of the town to reﬂect a unique character
Many elements of urban design contribute to the unique character of a town. It is the combined set of elements – the
landscape setting, buildings, streets and sidewalks, signage, even the infrastructure such as utility lines – that are a
part of the historic development of the place. Each of these elements should be viewed as an opportunity, if treated
properly, to enhance a unique character that is Hermitage’s.

leverage creative solutions for perceived problems
Big box retail stores are already present in Hermitage and more are interested in building there. We must develop
design and development standards that make this form of development less unsightly and designate appropriate
locations for this kind of development. Finding ways to integrate them into the fabric of the new town design will
make these necessary parts of our everyday lives amenities as well.

using this report
This report is organized into several sections. The ﬁrst ones: historic context, existing conditions,
challenges, opportunities present a review of the planning team's analysis of the current conditions in Hermitage.
The following sections: design concept and components describe the overall concept for realizing the goals and
principles described and the toolbox of elements that can be applied to realize the vision articulated through them. a
plan of the vision reﬂects the potential result from comprehensively applying the concept and the components. It is
important to understand that the ﬁnal result of the Town Center project is likely to be quite different from this, but that
this plan reﬂects the signiﬁcant potential result of carrying out these initiatives.
implementation is an important concluding section to the report. It illustrates recommended phasing of public
initiatives that should be used to leverage and create incentives to private redevelopment of the surrounding area.
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historic
context

Hermitage began as a suburb of Sharon. Over time, Hermitage has become the larger and more successful of the two cities as businesses have adapted to the automobile culture and relocated to the
vehicular stip. Both of the cities are centered around State Street, but in Sharon, it is the home to the
historic, walkable, retail core of the city. State Street loses its character, density and sidewalks, even
as it gains more commercial activity as it approaches Hermitage and Rt. 18.

state street

aerial view of state street from sharon to hermitage

buhl mansion on state street

historic image of state street, sharon

current condition of state street, sharon
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existing
conditions

new development
The construction of the
new Super Wal-Mart has
generated further small
commercial development
in the vicinity

existing
neighborhoods
Shown in yellow, the
existing residential
areas don't come close
to the center of town

stream corridor
There is an opportunity
to create a trail running
between the center
of Hermitage to the
Shenango Valley Dam

civic functions
Schools and the City
Building provide a civic
presence to the town
center

hermitage road

older strip retail
A section of older strip
retail could be due for
redevelopment over the
next few years

to sharon

large parcel
opportunities
The Shenango Valley
Mall site and the large
open parcel to the
north provide a unique
opportunity for largescale development

state street

employment center
FNB Bank has three
large ofﬁce buildings
at the intersection of
Hermitage Boulevard
and State Street

big box retail
Some existing big
box is located along
the Shenango Valley
Expressway, one of
which is currently being
redeveloped for more
big box retail. Other
sites along the Shenango
Valley Expressway
are being looked at
for further big box
development

parking lots
The intersection of
Hermitage Road and
State Street is the
heart of development
in Hermitage.
Unfortunately, this
also means that it is
currently a collection
of large, unlandscaped
parking lots
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challenges

The following pages outline some of the challenges that Hermitage is facing in creating a pedestrianoriented town center.that

no sense of place
The center of Hermitage currently consists of unlandscaped parking lots, single story retail that is set
back long distances from the street and overly wide streets. These predominant elements combine to
create an atmosphere that is anonymous, drab and unattractive. These photos of the intersection of
State Street with Hermitage Road, below, could have been taken anywhere in the United States.

east state street looking west towards intersection with hermitage road

hermitage road looking north towards intersection with state street

no connection to natural features
There are several stream corridors in the heart of town that could provide a great amenity to the
community. Erosion control projects have already been undertaken where the stream runs behind the
elementary school complex. However, they are currently not treated as amenities; the projects would
have to be extended both north and south in order to create trails.

stream corridor awaiting erosion control

stream corridor after erosion control
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no pedestrian amenities
The current zoning code requires new development to provide a sidewalk, street trees and to not be
separated from the street by parking, but development has been patchy since the regulations went into
effect. There are a few unlinked pieces of sidewalk and some curb cuts without adjoining sidewalks.

crosswalk and curb cut without adjacent sidewalk at the
intersection of hermitage road and state street

section of sidewalk in front of bob evans

high trafﬁc volumes on hermitage boulevard and state street
State Street (State Route 3008) carries 18,000 cars per day while Hermitage Road (State Route 0018)
carries 15,000 cars per day. The trafﬁc volumes themselves, are not squelching pedestrian activities.
Many pedestrian friendly retail centers around the world have similar, or even higher, trafﬁc counts.
The problem lies in the combination of the high trafﬁc volumes, high vehicular speeds, excessively
wide streets and a lack of pedestrian amenities, creating a very intimidating and uninviting pedestrian
environment. There are many tactics for calming trafﬁc, reducing trafﬁc volume and encouraging
pedestrian activity that could help mitigate this problem.

forbes avenue in oakland, pittsburgh - Trafﬁc volumes similar to those on State Street and
Hermitage Road run through this retail district with heavy pedestrian trafﬁc
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challenges

disconnected uses
Like many towns that developed during the post-war era, land uses in Hermitage are segregated by
type. Each use is conﬁned within it's own area of land, with no intermingling of uses occurring,
making it very difﬁcult to establish a pedestrian culture without additional development. Mixed use
development promotes walkability by placing residents (ie, customers) within walking distance of
the business that they frequent. The diagram below illustrates how the commercial district that is
centered around Hermitage Road and State Street creates a barrier between residential neighborhoods.
Wide, fast and heavily trafﬁcked, the roads themselves also create a barrier, discouraging any
pedestrian activity.

half mile radius

10 minute walk from
edge of circle to the
center of town

quarter mile
radius

5 minute walk from
edge of circle to center
of town

property use legend

residential

institutional
and civic

retail

ofﬁce
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large blocks
Due to the lack of a ﬁner grained street grid that would allow local residents to move about on side
streets, almost all of the area's trafﬁc is funneled onto Hermitage Road and State Street, causing congestion. These large blocks also make any potential pedestrian trips longer. For example, if someone
living on Dutch Lane wanted to walk to the mall, they would have to either walk to State Street and
then over to the mall, or walk to Highland Road and then south on Hermitage Road to the Mall. The
construction of additional streets would create shorter routes for both pedestrians and vehicles. These
additional streets would also open up more property for further development.
The two images below show the center of Hermitage at the same scale as downtown Pittsburgh. The
scale of the blocks are completely different.

shenango
valley
expressway

center of hermitage

hermitage road

state street

allegheny
river

monongahela
river

downtown pittsburgh
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market assessment
As the chart below illustrates, Hermitage has a competitive demographic disadvantage when compared with other surrounding areas, in particular, high growth areas like Cranberry Township or the
East End of Pittsburgh. Particularly in terms of potential retail development, the lower disposable
income levels suggest that a large scale retail development or redevelopment is unlikely.
Early on in the planning process, the steering committee identiﬁed examples such as Crocker Park
near Cleveland, Ohio as a positive model of what the ultimate goal for the Hermitage Town Center
should be. This "town center" development is a mixed-use community that includes extensive highend retail, apartments and ofﬁces to support an intensively developed public realm of streetscapes,
public parks and parking garages. However, this project was undertaken as a coherent project under
the control of a single developer with site control of the entire land parcel. Hermitage's relatively
small population, slowly declining population and moderate income levels make it unlikely that this
type of a developer intervention will take place, at least at the present time.
This means that change will most likely happen incrementally and the town center planning process
needs to be based on that reality. It is clear, however, from the current level of developer and landowner interest, that is is a market for new retail establishments, the new Super Wal-Mart and Home
Depot projects testify to that fact. We believe that there is also a potential long-term market for residential development based on an aging population seeking new housing products such as condominums and apartments.

comparative demographics
Topic
Population 1990
Population 2000
Population 2005
2005 Age <18
2005 Age 18-34
2005 Age 35-54
2005 Age >55
Average HH Income 1990
Average HH Income 2000
Average HH Income 2005
Median Disposable Income 2005
2005 Income Distribution $0k - $35k
2005 Income Distribution $35k - $50k
2005 Income Distribution $50k - $75k
2005 Income Distribution $75k - $100k
2005 Income Distribution >$100k
Education >High School Degree
2005 Households
2005 Retail Expenditures/Household

Hermitage - 10 mile
radius
99,932
97,701
96,021
20,791
18,817
27,276
29,137
$29,737
$45,239
$49,358
$33,823
18,532
7,294
7,336
3,670
3,239
12,908
40,071
$18,855

Waterfront - 20 minute
drive
1,084,428
1,012,198
981,382
199,323
212,484
283,499
285,878
$34,782
$48,643
$48,711
$35,748
189,591
66,995
72,269
40,154
46,349
153,982
415,359
$18,547

Cranberry - custom
trade area
174,452
191,479
195,811
46,022
36,154
62,123
51,557
$36,337
$59,667
$63,999
$43,024
29,326
12,220
15,320
8,926
12,244
32,534
78,036
$21,187

Note: Cranberry 2005 data based on 2004 study.
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opportunities

There are many opportunities in Hermitage that will aid in achieving a memorable, active town center. Some of these opportunities were also listed as challenges, but if appropriately addressed, they
could actually become an asset to the community.

small area allows for greater walkability
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The area being targeted as the center of town is quite compact. If pedestrian conditions were
improved to make the area pleasurable to walk in and if more retail, residential and businesses were
developed, the area would be very walkable.
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10 minute walk from
edge of circle to the
center of town

quarter mile
radius

5 minute walk from
edge of circle to center
of town
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opportunities
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connection opportunities

bike and
pedestrian�������������
paths
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Pedestrianizing
intersections in and
around the town
center will help create
connectivity between
uses
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Key streets that
connect many
of the separated
uses should
receive bike paths
and sidewalks.
Highland Road
is currently being
renovated to allow
for safe bike and
pedestrian passage

intersections
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natural corridors

Creating pathways
along natural corridors
will provide recreation
as well as additional
pedestrian connections
to the town center from
previously disconnected
residential areas
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development opportunities

older retail

large parcels

����������

��������

middle school
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Inﬁll development
along new streets
running through
under-utilized
parking lots would
increase density
and walkability

�����

parking lots

Having two large
parcels at the heart
of the town could be
a huge opportunity.
This allows a whole
quadrant of the
town center to be
redeveloped without
having to buy up many
smaller properties
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Older sections
of retail, such as
the retail along
State Street, offer
an opportunity
for incremental
�������������
redevelopment.
Many of these
properties
may be up for
redevelopment
in the next ten
years and could be
imagined to align
with the vision of
the town center
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If the middle school
is decommissioned by
the school board, it
provides an excellent
opportunity for
redevelopment right
at the heart of town.
This would be a perfect
site for a community
oriented use such as a
library or community
center

���������������
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design
concept
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The diagram below illustrates the overall design concept. This concept organizes retail along Hermitage
Boulevard and State Street and encourages mixed-use development to occur within a half mile radius of
the intersection of the two streets. The following pages outline components of the design concept, each
of which could be utilized in a variety of locations to create a walkable, memorable town center that
would be the physical and social center of the community. These components are intended to be tools to
shape future development into the vision of Hermitage that was established in the goal setting process.
The ﬁnal plan for Hermitage will most likely be quite different from any versions you will see on the
next few pages, but the elements will be present in some form or another.
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overlay districts
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Create Overlay Districts
in key corridors to
create pedestrian
connectivity, density
and mixed-use

natural corridors
Create pedestrian and
bike connections along
natural corridors and
greenways
��������������
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connect the pieces

�����

Create connections
from existing residential
neighborhoods. This
includes pedestrian,
vehicular and bicycle
connections

������

physical town
center

Green space, signage
and formal landscaping
at intersection of State
Street and Hermitage
Boulevard provide
a visual focus at the
physical center of town

�����������

��������������

expand street grid
���

�

Establish a street grid
on large parcels and
develop with mixed use
development using the
existing right of ways,
paper streets and an
"Ofﬁcial Map"

���

�������������

��������

��������������

state street retail

State Street will be
gradually reconﬁgured
into a main street style
retail district as existing
properties redevelop.
Traits of this area will
include continuous
sidewalks, established
build to lines and
parking located behind
the buildings

hermitage
boulevard

A planted median and a
consistent, landscaped
buffer transform a
faceless, ugly street into
a community asset.

incremental
redevelopment

Change isn't going
to happen overnight.
Instead, if the proper
zoning requirements
are in place, change
will happen naturally,
as older properties are
redeveloped
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components

creating a physical heart of town
A new design for the intersection of Hermitage Boulevard and State Street incorporates formal green
space, structured plantings, new sidewalks, coordinated signage and a new building deﬁning the north
east corner to create a formal town center. These two thoroughfares currently carry the majority of
the trafﬁc in Hermitage, especially the through trafﬁc. The new design requires changes only in the
public right of way, meaning that it could be implemented as soon as the city has the money to do
so. This would be a catalyst for widespread change, proving that the community is serious about
transformation.

rendering of proposed intersection design

existing conditions at intersection

view looking northeast towards mall

view from top of fnb tower
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components

central intersection elements
passageway

hermitage boulevard

Opening in ﬁrst ﬂoor
of the building between
the parking lot and
paved area on corner

new building

A new building at the
northeast corner of
the intersection would
provide deﬁnition to the
space. A patio in front
of the building would
provide an opportunity
to bring a pedestrian
presence and activity to
the space

crosswalks

Wide, well marked
crosswalks that connect
to sidewalks improve
pedestrian safety

west state street
east state street

possible
monument

Study use of central
monument as a trafﬁc
calming device.

coordinated
signage

Matching signage at
each corner identifying
Hermitage and the
stores/businesses
beyond. Plantings
surround the sign

stone wall and
tree line

Curved stone wall and
curved line of trees at
each corner deﬁne the
space

proposed intersection design

relocated utilities
The utility lines that
currently run along
State and Hermitage
should be relocated
to the middle of the
blocks where possible.
They should be placed
underground through
the main intersection
and for a block in each
direction.

relocated
monument

The monument
currently hidden in
the parking lot behind
FNB Tower receives a
prominent home at the
center of town

planted medians

Planted medians narrow
the width of the roads
and provide a safety
island for pedestrians
crossing the street. The
west side of State Street
is left unplanted to
retain clear views to the
proposed main street
style retail district

generous
sidewalks

Wide sidewalks with
no tree lawn create a
formal, urban feel
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components

giving hermitage boulevard a civic presence
Hermitage Boulevard (State Route 18) is currently home to many of Hermitage's civic functions:
churches, schools, the armory and the City Hall/Police Building. Unfortunately, it is an overly wide
street that looks more like a highway than a central street running through the center of a thriving
community. Creating a planted median, pedestrianizing intersections, adding wide, landscaped buffers
with sidewalks and providing new lighting will transform Hermitage Road into the civic boulevard
that is the institutional spine of the community. Adding continuous sidewalks, bike lanes, lowering
the speed limit, narrowing the street and signalizing the intersections will make the area more attractive and pedestrian friendly.

hermitage boulevard rendering looking south towards the intersection of state street

existing conditions along hermitage road

view looking south towards intersection

view looking north towards intersection
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components

elements of the hermitage boulevard transformation

build-to lines

Part of recommended
zoning changes which
would require new
development to build
a set distance from
the street edge. In the
center of town this line
would be 30 feet from
the edge of the street.
Further away from the
center, the line would
be 50 feet and then
disappear altogether.

pedestrianized
intersections

Clearly deﬁned
crosswalks and
pedestrian walk signals
would dramatically
increase pedestrian
safety and comfort

landscaped buffer
30' wide at center of
town and 50' wide
further away from
center. Provides
screening for parking
lots and other
unattractive, but
necessary functions
while providing
a pleasurable and
hospitable pedestrian
environment

planted median

Reduces the visual
impact of the wide
street, calms trafﬁc and
creates a formalized
streetscape

redevelop
community center
The middle school
is proposed to be
decommissioned. Its
location at the center
of the town makes it
an ideal location for
a civic function like a
library or community
center.

new retail lining
street

Out parcel development
closer to street
create a more urban
environment.

proposed redevelopment of hermitage boulevard

exist.
retail

E
R
M
I
T
A
G
E

build-to line

H

build-to
line

existing hermitage road cross-section

proposed
retail

proposed hermitage boulevard cross-section
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components

re-invent south hermitage road, the shenango valley expressway and east state street
Creating a planted median on these streets will reduce the street width and calm trafﬁc while lending
a more formal, urban air to the streets.
36’-0”

14’-0”
86’-0”

36’-0”

36’-0”

14’-0”
86’-0”

36’-0”

existing conditions at parts of hermitage boulevard
phase two sidewalks and
street trees

phase two sidewalks and
street trees

parking bike
lane or lane
shoulder

12’-0”

12’-0”

travel
lane

travel
lane

14’-0”

12’-0”

12’-0”

4’-0”

8’-0”

planted median,
becomes turning
lane when needed

travel
lane

travel
lane

bike
lane

parking
lane or
shoulder

14’-0”

12’-0”

12’-0”

4’-0”

8’-0”

proposed phasing of hermitage boulevard redevelopment
4’-0”

12’-0”

build-to line

8’-0”

12’-0”

4’-0”

4’-0”

apartment
or
business

new
retail

build-to line

8’-0”

2’-0” 7’-0”

4’-0”

2’-0” 7’-0”

phase one median greening

apartment
or
business

new
retail

proposed east state street cross-section

big box
retail

proposed shenango valley expressway cross-section
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components

turning state street into a "main street"
Transforming the streetscape can make a cluster of buildings into a town, creating an area where
people can come to and walk, spend time (and money). The vision is to turn the two blocks of State
Street west of the intersection with Hermitage Boulevard into a main street style shopping district that
would be a destination for residents of Hermitage and neighboring communities.

rendering of the proposed state street design

view before transformation

current view from intersection looking west
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components

parking lots

pedestrianized
intersections

Putting parking behind
the buildings allows
building to move up
to the street and create
a pedestrian friendly,
main street atmosphere

retail lining
street

Clearly deﬁned
crosswalks and
pedestrian walk signals
would dramatically
increase pedestrian
safety and comfort

Retail lining the west
side of State Street
should have glass
storefronts showing
the activity inside.
Restaurants and cafes
could have tables on the
sidewalk, adding to the
street activity.

new retail lining
street

Out parcel development
closer to the street
creates a more urban
environment

H

T
A
G
E

new street
connections

Developing new
streets and extending
existing ones will
provide access points
to the parking lots
behind the buildings,
ease trafﬁc congestion
and make the blocks
more permeable for
pedestrians and vehicles

streetscape

east state street

New lightpoles and 15
foot wide sidewalks
lined with a 5' wide
area for street trees
creates a ﬂexible,
comfortable pedestrian
environment

East of the intersection,
State Street will have
a similar character to
Hermitage Boulevard
with a planted median
and landscaped buffers

exist.
retail
existing state street cross-section
build-to
line

Part of recommended
zoning changes which
would require new
development to build
a set distance from the
street edge. This would
eventually create a
strong building edge,
creating a main street
retail environment.

E
R
M
I

build-to line

build-to lines

exist.
retail

proposed intermediate state street cross-section

apartment
or
business

new
retail
proposed ﬁnal state street cross-section

apartment
or
business

new
retail
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components

typical main street district intersection elements
The intersections within the special zoning districts should be treated in a similar manner. The following diagram shows trafﬁc calming and pedestrian safety techniques that will also combine to create a
unique, main street environment.
bumpouts

raised intersections

decorative poles

zone 1

zone 2

zone 3

Widening the sidewalk at
the intersections through
the parking lane provides
an area for pedestrians to
wait to cross the street,
provides greater visibility
of the pedestrians, shortens
the crosswalk distance and
calms trafﬁc.

Area against the buildings
that can be used for outdoor
cafes, sidewalk sales, etc.

Study the possibility of
raising the intersections to
the level of the sidewalk
in order to slow down
vehicular trafﬁc and make
the intersections more
pedestrian friendly.

Movement zone left open
for pedestrian passage.

Decorative poles should be
used in the center of town
and should house multiple
functions in order to keep
the sidewalks uncluttered.
See section on lighting.

Utility zone containing
utility poles, light poles,
trash bins, parking meters,
benches, street trees and a
potential utility strip. Could
be a different material to
add visual interest.
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components

lighting
Lighting is an important part of creating the cohesive town center feeling. There should be several
levels of lighting to meet different needs. The illustration below shows how these levels of lighting
can work together to make a safe, vibrant night environment.
street lighting

Decorative street lights
illuminate the street
and are another item
that can help deﬁne the
town's character.

storefronts

Transparent storefronts
provide vignettes of
activity inside the
shops and restaurants.
Additionally, light
spillage provides extra
illumination on the
sidewalk.

product display
windows

Internally lit windows
provide light spilling
onto the sidewalk as
well as after-hours
interest and window
shopping opportunities.

lit signage

Externally lit signage
can visually warm up
the facades at night
and provide interesting
lighting that will spill
onto the street.

pedestrian lights

Pedestrian scaled poles
are often used in retail
areas to lend a more
intimate lighting scale.

lighting styles

Choosing the style of lighting is an important decision in creating
the atmosphere of a town. There are many styles of exterior
lighting ranging from sleekly modern to classically ﬂuted. A whole
family of light ﬁxtures can be created to meet the various needs.
The drawing to the right depicts a family of poles and bollards
designed for a district in Pittsburgh. Right to left: 25' Street light,
15' Pedestrian pole, two options for bollards and a multi-functional
pole to carry trafﬁc lights, street lights and pedestrian walk signs.
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components

material palettes
Materials are a very important part of creating a cohesive feel for a town. The following are our
recommendations for what materials are appropriate and attractive.
Crosswalks and Intersections
Brick and pavers are popular materials for crosswalks because of their quaint, old timey feel, but they
aren't very functional in the northern half of the United States. Freeze/thaw cycles loosen the bricks
from their setting beds, snow plows can't plow effectively over the irregular surfaces and they become
a maintenance nightmare. Using a typical road construction material, such as concrete or asphalt,
makes for a longer lasting, less maintenance intensive crosswalk. Stamping, coloring or saw cutting
can achieve a unique look.
Our recommendation is to not use a special material at the crosswalks at all. Instead, use thick striping
of the pavement to deﬁne the pedestrian area and focus on using interesting materials in the sidewalks,
where they will have more impact on the pedestrian experience and the character of the town.
The usage of a different material at the intersections is also a popular idea in recent streetscape
projects. The same issues are present with material changes at the intersections as they are in the
crosswalks. Stamped concrete is a popular but expensive solution. Studying the possibility of raising
the intersections to provide additional trafﬁc calming and increased pedestrian accessibility is a valid
and interesting effort.
Sidewalks
Sidewalks, combined with the buildings and streetscape elements that bound them, create the bulk
of the pedestrian environment. They are a great place to focus public money in order to make a
difference in the atmosphere of a town, both for the pedestrians that are shopping, eating and walking,
but also for the drivers that pass through the town. Materials can be used to deﬁne various zones
within the sidewalk. A common method is to make the bulk of the sidewalk out of concrete and utilize
a different material in a strip along the road that contains the street trees, light poles, parking meters,
park benches and other elements of a well-stocked commercial district. Just about any paving material
is appropriate as a sidewalk material. Brick, pavers, stamped, colored or cut concrete, stone, or even
certain kinds of gravel, packed limestone or landscaping might be appropriate in an accent strip.
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components

new residential development in the town center
Developing residential units in and around the town center will bring life to the streets and will aid in
connecting the existing sections of residential to the town center. Having residents in the town center
will also increase activity in the center and add pedestrians to the streets. Offering a diverse mix of
housing types will appeal to a wider market.

types of residential units
apartments and
townhomes

Create connections
from existing residential
neighborhoods

new streets

All new streets should
have landscaping and
sidewalks to create
an environment that
is welcoming to both
vehicles and pedestrians

mixed-use

Residential units above
new retail

single family
homes

Denser single family
homes along new
streets make the link
between existing
neighborhoods and new
residential and retail.

apartments or
group living units
mid-block common
space
Common outdoor
space located in the
middle of blocks is
an amenity
townhomes
Residential units with
shared walls
mixed-use

Residential units above
new retail
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new street connections
Creating a ﬁne-grained street network will be an important step in both managing trafﬁc congestion
and stimulating the desired development pattern. This pattern will allow trafﬁc to ﬂow in multiple
directions without the congestion caused by the current concentration on two main roads. The ﬁner
street network will also allow greater pedestrian connectivity.

planning for the
future

Building new streets
anticipating future
development that will
happen around the new
Wal-Mart

parallel streets

Building new streets
that run parallel to the
main streets will ease
trafﬁc volumes on the
main thoroughfares

creating a
backdoor

Connecting and
extending existing
streets creates a
network of streets
that locals can take
advantage of to avoid
the heavier trafﬁcked
main streets. This
has the duel beneﬁt of
creating shortcuts for
locals and also easing
the trafﬁc on the main
streets

paper streets

There are existing lots
that were set aside at
one point for street
construction, but the
streets were never
constructed. These
allow new streets to
tie into existing ones
without removing any
existing buildings

subdivide larger
blocks

Dividing larger blocks
will create more
opportunities for
new mixed use and
residential development
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control the big box development
Big box development is a staple of modern development. There is a lot of interest in the Hermitage
market from developers looking to build large stores with a few out parcels. The locations of these
developments and the manner in which they are developed can be controlled with some changes to the
zoning code.

landscaped buffers
Landscaped buffers should
be provided between large
retail development and
incompatible uses, such as
residential or schools, to
lessen the negative impacts
of the new development on
existing properties.

landscaped parking
islands
The current landscaping
requirements for parking
lots is good and is especially
important in large parking
lots.
landscaped, wet retention
ponds
Detention ponds are a
requirement when dealing
with the drainage of large
sections of pavement and are
often an eyesore, a dry, weedﬁlled hole at the edge of the
property. They can become
an amenity if attractively
landscaped and kept full of
water.

out parcels
Out parcels should be built
in front of the big box
retail and should consist of
small retail, businesses and
restaurants that front on the
street. Out parcels should
be constructed to the buildto lines.

building orientation
If the main building is
going to be near the street,
it should be oriented to
face the street and should
meet new build-to lines.
The building facades
facing public streets
should also meet all design
requirements for windows,
facade treatments, entries
and landscaping to avoid
presenting a large, ugly
blank face to the street.

access/connecting
streets
Access streets must be
located with the big box
developments in order to
ease trafﬁc and organize
the parking. These streets
should be aligned to create
connections between existing
neighborhoods wherever
possible.
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a plan of the vision

This is a plan showing how the components previously shown could be assembled to create a town center.
The actual plan of the town could take a much different form depending on developer interest, redevelopment
rates and the market. Public investment can encourage and guide this development through infrastructure
investments.

connecting streets
Inserted behind
developments, they
connect uses and
relieve some of the
trafﬁc congestion

create a main street
Incremental
redevelopment of State
Street to create a more
urban streetscape and
develop a walkable
district

inﬁll parking lots
Additional retail
development along
street grid inserted into
existing, underutilized
parking lots

controlled big box
development
Located outside
of the town center
and following
design guidelines
addressing siting,
outparcels, signage and
landscaping

residential
development
Connects the existing
residential communities
to the new retail center
of the town

natural corridors
Improve natural stream
corridors and create
trails for recreation
as well as additional
connections to the
neighborhoods

possible
redevelopment of
mall site
Extend new street grid
and build mixed use
development
physical town center
Create a space that is
the physical and visual
heart of town

planted medians and
landscaped buffers
New street sections
along Hermitage
Boulevard, East State
Street and the Shenango
Valley Expressway
lend an urban feel to
the streets and screen
development and
parking lots
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alternatives

large parcel possibilities
The development of the mall site and the large property to the north could happen in a variety of ways.
The following two plans show a couple of the many possibilities.

retention of mall and big box
Out parcels could be developed following
new streetscape standards and give the
streets a built edge. The existing mall
could be updated and the parking lots
reconﬁgured.

REPLACE

Big box development could be constructed
on the McConnell property to the north of
the mall. Out parcels should be built along
the street. Parking lots should be arranged
according to the Ofﬁcial Map to allow for
a street grid to extend through if the mall
property were to ever be redeveloped.

residential and mixed use
The out parcels developed around the mall could
become part of a larger network of mixed use
buildings if the mall property were eventually
redeveloped. Buildings containing ﬁrst ﬂoor
retail and second story residential or businesses
should line the new street grid. Parking should
be located both on-street and in landscaped
parking lots located in the center of the new
blocks. Residential units built in this area should
be dense at the center and become less dense
the further they are away from retail. This
might manifest itself as attached townhomes and
apartment buildings near the core, changing to
single family, detached homes closer to existing
residential developments.
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alternatives

day lighting the buried stream corridor
The Indian Rock Run stream corridor currently goes underground through a culvert on the mall property. The idea of daylighting the stream has been discussed due to ﬂooding and environmental problems. It could be incorporated into a redevelopment of the mall property and provide both an amenity
and a method to collect storm water runoff.

day-lit stream
Exposing the stream
that is currently piped
and buried under the
mall parking lot

lawn

section of day-lit stream

ﬂood water level
normal water level
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implementation - general strategies

create the framework
Developers play by the rules. If the tools are in place, the developer's end product will align with
the vision established by the Steering Committee. Districts should be developed with stricter zoning
requirements in order to shape and control redevelopment and new growth.

highland road
boulevard district
This district is focused on presenting a
greener face of the city. Planting the
medians and adding street trees along
the sides of the street will create a more
formalized edge to the city, letting travellers
know when they have entered and left a
place. Further from the central intersection,
the street tree edge can thicken up and
become less formal with a landscaped
swath alongside the road that will house
a sidewalk and provide screening for less
attractive uses. Additionally, setbacks can
become deeper.

glimcher blvd.

easton road

fnb blvd.

dutch lane

mcconnell road

state street district
This district is intended to become the
pedestrian and shopping center of town.
Generous, tree-lined sidewalks bordered by
small retail consisting of boutiques, shops
and cafes with ofﬁces or residential above.
This area will cater to the pedestrian and
will strive to create a unique, inviting
environment to draw customers from
surrounding towns and will also be the
traditional "main street".

possible district expansion
Additional small retail growth and new
streets near the center should also be held
to the State Street District requirements.
Additionally, it may be desireable to extend
zoning requirements further down the
boulevards to shape future development
happening away from the center.
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implementation - general strategies

spell it out
The zoning code must be modiﬁed to include the new districts and align with the master plan vision
for the community. Encourage compactness and mixed use by establishing build-to lines and reevaluating current parking requirements. Lowering the parking requirement to four spaces per 1,000
square feet along with allowing onstreet and shared parking would help reduce the amount of paved
space in the city center.

architectural guidelines
Architectual design guidelines are powerful tools to encourage and require a certain level of design.
Requirements can be stricter in special development areas and loosened in the rest of the city to
achieve the character desired. The following are some requirements related to architectural design that
are often included in new zoning codes.
Transparency requirements:
- The front façade at ground level, and any façade facing on a public, private or internal street
must be 50% transparent between 3’-0” and 8’-0” above walkway grade. No more than two
sides shall be subject to transparency requirements.
- Product display windows may be utilized towards transparency requirements on only one
façade and must be internally lit.
- Second ﬂoor facades facing public, private or internal streets must have windows a minimum
of 30% of the horizontal façade length.
Building orientation and design:
- The front façade shall face a street, small park, plaza or landscaped walkway that is visible
and directly accessible from the street.
- The primary entrance must be architecturally emphasized.
- The ground ﬂoor elevation shall be no more than 6 inches above the fronting sidewalk
elevation.
- Building massing requirements: All building facades must be accommodating to human
scale. This can be achieved through the use of a minimum of two of the following
techniques/elements that break down the mass of oa Overhangs.
building:
o Arcades.
o A vertical architectural element.
o Peaked roof forms.
o Building recesses, offsets or projections.
o Arches.
o Texture and/or material change.
o Display windows.
o Architectural banding.
o Architectural details such as tile work
o Variation in roof line.
and molding integrated into the building
o Contrasting window framing or shutters.
structure and design.
o Awnings.
o Canopies or porticos.
- Buildings above 2 stories, shall architecturally distinguish the ground ﬂoor from the upper
ﬂoors with a cornice, canopy, balcony, arcade or some other element to create a pedestrian
scale.
- Arcades and colonnades are permitted if designed and constructed in contiguous street
frontages of not less than 150 feet.

signage
Signage requirements should be different between the two districts. The Boulevard District can allow
larger signage than the smaller scaled State Street District. Signage may be building mounted parallel
or monument signs only. The monument signs may be a max of 8 feet high, no pylon signs will be
allowed. State Street signage may be building mounted parallel or perpendicular to the building face.
Perpendicular signage should be limited to 15 square feet in area. The decision should be made about
where, when and if internal illumination will be allowed.
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implementation - general strategies

draw it up
An Ofﬁcial Map of the Hermitage Town Center will be a powerful tool in the implementation of the
town center vision. The Ofﬁcial Map must depict elements or portions of elements from the City
Comprehensive Plan. If the City Comprehensive Plan is modiﬁed to include the recommendations of
the Hermitage Town Center, then an ofﬁcial map could be used to show:
• Existing and proposed public streets including road widenings, narrowings, extensions,
diminutions, openings or closings
• Existing and proposed public parks, playgrounds, and open space reservations
• Pedestrian ways and easements
Once an Ofﬁcial Map is adopted by the City, it does not constitute an establishment of any street or
a taking/acceptance of any land. Such actions must still be approved through the normal City zoning
and land development process. After adoption of the Ofﬁcial Map, building permits may not be
issued for public areas shown on the ofﬁcial map. Property owners cannot recover damages for the
taking of public use any building or improvements constructed within the lines of any streets included
on the ofﬁcial map.
The City could place a time limit on the applicability of the ofﬁcial map. In addition, after receiving
notice from a property owner announcing their intention to build, subdivide, or develop land covered
by the reservation, or receipt of a formal application for a permit to build a structure for private use,
the City has one year to acquire the property or to begin the condemnation proceedings to acquire
such property before the end of one year.

foster change
Begin the transformation by using public money to make changes in the right of way. The
intersection design can be implemented immediately, serving as tangible proof that the city is
beginning its transformation.

be patient
Reinventing a city requires phased, incremental change. Commercial properties are not static
and tend to be redeveloped with some frequency. If the legal groundwork is laid, the properties
will eventually conform to the vision. There are also incentives that cities can offer to encourage
redevelopment to happen more quickly and to encourage new development to happen in the core.

foresee the future
Anticipating future opportunities by leaving the zoning code ﬂexible enough to allow the city to take
advantage of the unpredictable. Making many requirements fall under administrator review allows
the city to mold the development as needed.
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implementation - phase one

ﬁrst steps - 0 to 3 years
• Implement the Ofﬁcial Map.
• Change the zoning code to align with master vision plan.
• Foster change by focusing on what can be immediately accomplished within the public right of way.
• Focus on reinventing the intersection of Hermitage Boulevard and State Street, further change can
radiate from this center point.
• Begin process of relocating of utility lines along Hermitage and State. Ideally, the utilities should
be placed underground through the main intersection and about 500' back. It is unlikely that it will be
feasible to place them underground for a greater distance than that. Develop a system that either
moves them to mid-block locations behind the buildings and streetscapes, or at minimum
creates a uniﬁed and coherent system for organizing the utility lines on aesthetically designed poles
and mountings.
• Study the potential re-uses for the Armory and the Middle School site before they actually come on
the market – focus on the creation of an active community center that functions as a common meeting

open space
improvements

Implement plans for
improvements along
the stream corridors
and create a stream
side trail

study possibilities

Look at potential
uses for the Middle
School and the
Armory

start at the middle

Focus attention at
the intersection and
within the public
right of way
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implementation - later phases

on-going initiatives
Once the impetus has been generated to transform Hermitage through the activities of the start-up
phase, many of the efforts to effect wholesale change should become on-going initiatives that are incorporated into the practices and ordinances of the city. The city can directly foster signiﬁcant change
through infrastructure improvements with new streets, streetscapes and greenways that will encourage
mixed-use development.

extend streetscape
improvements

expand street grid

Additional street
connections will
establish a grid for
vehicles and pedestrians.
This increases
walkability and eases the
trafﬁc load on the main
streets.

Continue to expand
the streetscape
improvements along
State Street and
Hermitage Boulevard.
Build sidewalks to allow
for pedestrians to reach
the new development
and walk between them.

mix uses

New development should
contain a combination
of residential and
employment to
supplement retail activity
incremental
redevelopment

Existing properties
along State Street
will start to be
redeveloped and will
begin to create the
main street that is
currently missing

greenways

Develop pedestrian and
bicycle pathways along
the two stream valleys.
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