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TRID, TOD, AND SOUTH HILLS
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What’s Transit-Oriented Development?

1. Compact, relatively dense development within walking
distance of a transit station

2. A “24/7” mix of uses—transit origins (housing) and
destinations (jobs, retail, schools, medical, civic)

3. A safe, interconnected, and inviting pedestrian
environment—sidewalks, plazas, lighting, signage, and
the street floors of buildings.

4. A new approach to parking—less of it, shared wherever
possible, and (except for curbside spaces) out of view.
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The TRID Legislation Calls For…

• Integrated district planning—transit, other infrastructure, public
facilities, and private development.

• Intergovernmental collaboration—County, Borough of Dormont,
Municipality of Mt. Lebanon, Port Authority, Commonwealth of
Pennsylvania

• Joint development—added legal powers and flexibility to develop
the best TOD on public land near the stations

• Tax Increment Value Capture—automatic eligibility, at the
Borough or Municipality’s option

• State funding and financial assistance—priority status
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The View from 30,000 Feet
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Zooming In: The
Three Stations

Potomac

Mt. Lebanon

• Potomac and Dormont Junction
are less than a half-mile apart.

• Dormont Junction and Mt.
Lebanon are just ¾ mile apart

• Much of the Potomac and
Dormont Junction “half-miles” are
in Mt. Lebanon (and Pittsburgh).

• A continuous neighborhood and
commercial corridor along West
Liberty/Washington and the T.

• It looks more like one transit
district than three separate ones.

Dormont Jct.

Municipal
Boundary

TRID Study Area
One-half Mile

Typical “TOD
Zone”: quarter-mile
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• One TRID, consisting of:

• All properties wholly or partly
within a 1000-foot circle
around each station, plus:

• The LRT alignment

• The West Liberty /
Washington Road Corridor

• One joint management entity;
separate approval and value
capture areas for Dormont
and Mt. Lebanon

TRID Study Area
One-half Mile

Dormont
Junction

Mt. Lebanon

Proposed TRID District
1000-Foot Radius plus

LRT Alignment and
W. Liberty / Washington

Potomac

Municipal
Boundary

Municipal
Boundary

Light Rail
Alignment

W. Liberty-
Washington

Corridor

Proposed TRID
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Proposed TRID: Actual Boundaries
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What Happens in the TRID?
Three TRID Strategies

1. Existing Residential Streets

• Most of the 1000-foot circle at
Potomac and Dormont Junction,
about half the circle at Mt. Lebanon

• The lifeblood of South Hills—the
goal: strengthen link to T, enhance
property values

• Priority for pedestrian amenities
(streets, sidewalks, parks, signage,
lighting, water)

Potomac Avenue Station

Cornell Village, Markham, Ontario
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Three TRID Strategies

2. Commercial Districts

• Potomac Avenue, West Liberty
Avenue, Washington Road

• Fill in “holes”, up-grade facades, invest
in amenities (sidewalks, parks,
signage, lighting), promote the street

• The best strategy is the Main Streets
Program—already going strong in Mt.
Lebanon, planned in Dormont

• Businesses will benefit from infusion of
new housing, creating additional retail
demand

Potomac Avenue

K Street, Sacramento
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Three TRID Strategies

3. Strategic Opportunity Sites

• Unique properties ripe for
redevelopment

• Each is the “hole in the donut” for
its station area

• Likely to involve cost premiums—
structured parking, topography, etc.

• Mt. Lebanon Air Rights / Parse
Way;  Dormont Junction Park-and-
Ride Lots; Potomac / LRT Crossing

• Secondary sites can be added as
well: for examples, Dormont’s
Hillsdale / West Liberty parcel, or
municipal parking lots

Mt. Lebanon Air Rights

Holly Village, Pasadena
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Focus: Strategic Opportunity Sites

• Each “SOS” includes strategic property in public ownership. The
objective—create private development next to (or over) the station.

• For adjoining privately owned land, redevelopment remains entirely
at the discretion of the owner.

• A wide range of development outcomes could occur—we’ve studied
what could reasonably happen on these sites, based on the South
Hills market and each site’s physical characteristics.

• For each “SOS”, we’ve developed a Low-Density Concept and a
High-Density Concept.  They’re not mutually exclusive, but they
illustrate the range of what could realistically happen.

• A strategic principle: incremental development.
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STRATEGIC OPPORTUNITY SITES

• POTOMAC
• DORMONT JUNCTION
• MT. LEBANON
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Potomac
Station

Context Plan

View Toward
Potomac / West
Liberty

Station
Node

Potomac /  W.
Liberty Node

Potom
ac Avenue

W Liberty
 A

ve
nue

1000’
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Potomac
Station
Existing
Conditions

A

B

C

Potom
ac Avenue

Station

Es
py

 A
ve

.Parking
Lots

A:  Gas Station and
Parking Lots

B:  One-Story Retail
Block

C:  Dormont Place
Open Area
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Potomac
Station
Existing
Condition
Photos

A.  Gas Station, Parking Lots (SE Corner)

B.  One-story Block (NE Corner) C. Dormont Place Open Area (SW Corner)
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Potomac
Station

Alternative
Concepts

Low
Density
Concept

High
Density
Concept

Potom
ac Avenue

Potom
ac Avenue

Statio
n

StationA A

B B

C C
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Potomac
Station

Aerial View

Low Density
Concept

Potom
ac Avenue

Potom
ac Avenue

A

B

CA:

1 Level of Retail-10,000 sf

1 and 2 Levels of Res.-15 units total

52 parking spaces

B:

1 Level of Retail-6,000 sf

2 Levels of Res.-10 units total

18 parking spaces.

C:

1 Level of Retail-1,350 sf
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High
Density
Concept

Potom
ac Avenue

Potomac
Station

Aerial View

High Density
Concept

A

B

C
Potom

ac Avenue

A:

1 Level of Retail-10,000 sf

3 Levels of Res.-30 units

68 parking spaces (deck; shared by
public, development, and church)

B:

1 Level of Retail-6,000 sf

3 Levels of Res.-15 units total

35 parking spaces (deck)

C:

6 Levels of Res.-12 units total
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Potomac
Station
Perspective View
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Dormont Junction
Station

Existing Conditions

Parking Lots and Dealerships from Station

Station and Parking lots from Biltmore

West Liberty Avenue

Pa
rk

 B
ou
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Raleigh Avenue

B
ilt

m
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e 
A

ve
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e
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Dormont Junction
Station

Existing Conditions
(continued)

Residential Neighborhood at Raleigh Avenue

West Liberty & McFarland (point of triangle)

Portal under West Liberty & McFarland
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Dormont Junction
Station

Low Density Site Plan

W Liberty
 A

ve
nue

Park

R
al

ei
gh

A

Biltm
oreA:

1 Level of Retail-9,000 sf

3-4 Levels of Residential-125 units

310 pkg. sp. total:

132 spaces for Park-and-Ride

178 spaces for residential and retail
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W Liberty Avenue

Pa
rk

Raleigh

Dormont Junction
Station
Aerial View

Low Density Concept

B
ilt

m
or

e
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Dormont Junction
Station

Cross-Section

Low Density Concept
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Dormont Junction
Station
Perspective View:
Station Plaza Level
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Dormont Junction
Station
High Density
Site Plan

A A

B

C

D

A

B

W Liberty
 A

ve
nue

Park
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al
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gh

Biltm
ore

A

B

C

D

W Liberty
 A

ve
nue

Biltm
ore

R
al
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gh

Park

Medium-High Maximum

A:
1 Level of Retail-9,000 sf
4-5 Levels of Res.-128 units
B:
1 Level of Retail-10,800 sf
5 Levels of Res.-74 units total
425 parking spaces
C:
1 Level of Retail-11,000 sf
5 Levels of Res.-142 units
total
300 parking spaces
(development and public)
D:
Existing Restaurant
14,000 sf public open space at
West Liberty and McFarland
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Dormont Junction
Station
Aerial View

High Density Concept
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Dormont Junction
Station
Cross-Section (Interior)

High Density Concept
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Mt. Lebanon
Station

Existing Conditions

Homes on Shady Drive East from Parse Way

LRT, Parse Way, and Garage Looking North

Wash
ington Road

Sh
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y 
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e 
W

ayAlfred

Parcel
A

LRT Air Rights

North
Garage
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Mt. Lebanon
Station

Existing Conditions
(continued)

Station, Bus Berths, and Air Rights Looking South

Air Rights Site Looking North from Park-and-Ride Lot

Washington Road Business District
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Mt. Lebanon
Station
Alternative
Concepts
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Mt. Lebanon
Station
Aerial View

Low Density Concept

Washington Road
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B

C

D

DA:

1 Level underground parking: 56 sp.

3 Levels of Res.- 42 units total

B:

Hotel (as currently planned)

C:

Grand Stairway to Station

Parse Way Improvements

D:

11 townhouse units with parking
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Mt. Lebanon
Station
Perspective View
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Mt. Lebanon Station
Aerial View

High Density Concept

A:

1 Level of pkg. 56 sp.
3 Levels of Res.- 42 units total

B:

Hotel (as currently planned)

C:

Grand Stairway to Station

Parse Way Improvements

D:
90 res. units on 8 levels

90 pkg. sp.

E:

1 level retail- 10,500 sf

9 levels res./ office-94,500sf

F:

3 level pkg. structure, 330 sp. +/-



37

Mt. Lebanon
Station
Cross-Section 1

High Density Concept:

Lofts “Wrapping”
Garage
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Mt. Lebanon Station
Cross-Section 2

High Density Concept:

Office or Residential
Tower Using Air Rights
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IMPLEMENTATION
THE ECONOMICS OF TRID
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The Potential Payoff

53313234457High-Density

Constr. Jobs

67030030070Low-Density

1930900900130High-Density

2035312525Low-Density

Housing Units

$188.9 million$88.5 million$87.6 million$12.8 millionHigh-Density

$67.5 million$30.1 million$30.8 million$6.6 millionLow-Density

Investment

TotalMt. LebanonDormont
Junction

Potomac
AvenueStation:
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The Potential Payoff

2230800940490High-Density

1530560510460Low-Density

1290470390430Today

LRT Riders

TotalMt. LebanonDormont
Junction

Potomac
AvenueStation:
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How Do We Get There?

• The market will determine when development is ready to happen,
but the purpose of the TRID is to influence where it happens—in the
heart of Dormont and Mt. Lebanon.

• With the increasing cost of owning and driving a car, transit-focused
communities are increasingly attractive to developers.

• PA’s Transit Development Plan will look at additional feeder service,
reinforcing Dormont and Mt. Lebanon as transit hubs.

• “Setting the table” for TOD has extra costs of its own: transit,
underground parking, public amenities, air rights.  It’s a chicken-
and-egg problem.  How to pay for these?

• The TRID value capture approach: use the tax revenue from the new
development to pay for the public improvements, including transit.
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TRID Value Capture: Two Strategies

Strategy 1: District-Wide

• The idea: capture the added value of new sales, fix-ups, and infill
development to pay for Main Streets and  support transit.

• The TRID Statute makes the whole TRID a “value capture district”.

• All three jurisdictions—the Municipality, County, and School District—
contribute a share of the TRID’s new tax revenues for 20 years.

• Based on recent trends, we assume a very modest annual valuation growth,
and no increase in millage rates.

• The better the TRID does, the more new tax revenues it generates.
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Dormont
District-Wide

• Today, the TRID contains
$177 million in assessed
valuation—2/3 of the
Borough’s tax base.

• Assume valuation in the TRID
increases only .5%-1% a year
over 20 years.

• Several million dollars are
generated to fund Main
Streets and transit

• This commitment gives a leg
up on applying for state and
Federal grants.
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Mt. Lebanon
District-Wide

• Today the TRID contains
$367 million in assessed
valuation—17% of the
Municipality’s total tax base.

• Assume valuation in the TRID
increases only .5%-1% a year
over 20 years.

• Millions available to fund Main
Streets, transit, and the
Grand Stairway / Parse Way
improvements.

• A leg up on applying for state
and Federal grants.



46

TRID Value Capture: Two Strategies

Strategy 2: Strategic Opportunity Sites

• The idea: the strategic sites face significant infrastructure and site costs.
Use the future tax revenues of each project to pay for these.

• Create a tax increment window of up to 20 years for each strategic project.

• To the degree that these sites are now vacant—public parking lots and air
rights—they are generating no property taxes today.  High-density, high-
value development on these sites will create a large tax increment.

• All three jurisdictions—the Municipality, County, and School District—would
contribute a negotiated of these new revenues for 20 years.

• The analysis at this stage is conceptual—but we’re in the ballpark!  Three
examples.



47

Dormont Junction
Low-Density
Concept

• Redevelopment of the light rail
park-and-ride lot

• Cost premiums: underground
garage; replacing the 132
park-and-ride spaces; new
Biltmore Avenue and station
plaza

• The project’s tax increment
can cover the extra costs with
money left over for Borough
and school needs

• Garage revenues could go to
Port Authority for transit
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Mt. Lebanon Low-
Density Concept

• Converting the small public
park-and-ride lot at Alfred and
East Shady Drive to 42
townhouses

• Cost premiums: underground
garage; site excavation; new
sidewalks, landscaping

• The project’s tax increment
can cover the extra costs with
money left over for other TRID
investments and Municipality
and school budgets
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Mt. Lebanon High-
Density Concept

• Extending the North Garage
over the tracks and adding 90
loft units

• Cost premiums: air rights
construction of garage

• The project’s tax increment
can cover the extra costs with
money left over for other TRID
investments and Municipality
and school budgets
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Next Steps: Evaluating and
Implementing The TRID

• Adoption of TRID Study by the taxing bodies and
the Port Authority

• Creation of the Management Entity
• Attraction of developer proposals
• Receive approvals from taxing bodies and Port

Authority


