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Introduction
Millcreek Township is at a critical juncture in its history. After a half-century of rapid growth
following World War II – a time when our population more than tripled – Millcreek has spent
the last two decades holding steady. Our population is at a historical high of just under
54,000, our housing market is stable, we remain the retail hub for the region (a status held for
nearly 40 years), and we are a community of choice in Greater Erie for many different types of
families and businesses.
The juncture we are facing, then, is the following: Do we remain a community of strength and
stability that is able to set its own course, or do we fall into the cycle of reaction and gradual
decline that afflicts many mature suburbs today and that long ago took root in urban centers
both locally and nationally?
This juncture presents us with a chance to actively choose the path of remaining a place of
strength and stability, and of becoming an even stronger version of ourselves – a chance to
Embrace Millcreek and all of the opportunities that this statement implies:

Embracing the
opportunity
to nurture a
stronger sense
of community
and identity
that builds from
a foundation
of exceptional
assets;

Embracing the
opportunity to
ensure that our
community and
our assets have
enduring value,
so that families
and businesses
will find Millcreek
attractive – and
‘choose’ our
community – in
10 and 20 years;

This comprehensive plan for Millcreek Township is our blueprint for embracing
these opportunities by giving ourselves a framework for making good decisions
and making progress around well-defined issues and priorities.
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Embracing the
opportunity to act
when we are in
a position to act,
rather than waiting
to address issues
when it may be too
late or the costs
much greater.

How to use
this plan
TRENDS
SHAPING
EMBRACE
MILLCREEK
Where are we today,
and what issues
are we likely to be
grappling with in
the coming years?
This section of the
plan identifies both
positive indicators
and warning signs
that must influence
how we make
decisions and
organize our work
going forward.

CORE
VALUES

PLANNING
PRINCIPLES

Our core values
define who we are
and our vision for
our community –
we must do what
we can to align our
actions with our
values.

Our planning
principles are
informed by our
values and serve as
a filter for informing
our decisions and
how we do what we
choose to do.

FOCUS AREAS

Our focus areas reflect our priorities and respond to the trends
shaping our community and to needs expressed by our residents,
businesses, and institutions. Each focus area has a defined set
of actions and initiatives for the Township and its partners to
pursue in coming years and can be easily adapted to reflect new
opportunities and conditions that emerge.
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TRENDS SHAPING
EMBRACE
MILLCREEK
For decades, planning for Millcreek’s
future was about planning for expansion
and accommodating growth – making
sure there were enough schools, roads,
parks, sewers, homes, and services
to keep up with a steadily growing
population.

Millcreek’s Population, 1950-2016

50,000
40,000

28,239
Although room for new development
30,000
remains at our Township’s edges,
16,776
Millcreek today is a largely built20,000
out community in a region that isn’t
growing and hasn’t been growing since
10,000
the 1970s. The work of expanding has
for a while now been eclipsed by the
0
work of maintaining, reinvesting in,
or redeveloping existing assets. Like
1950
1960
thousands of Millcreek homeowners who
keep an eye on common structural issues
in their 50-year-old house and periodically
invest in kitchen or bath modernizations, the Township has to keep up with
the basics while ensuring that its assets remain marketable and appealing.

Similarly, the combination of positive news and warning signs that many
50-year-old Millcreek residents hear when they visit their doctor – “your
blood pressure looks good, but let’s keep an eye on your cholesterol” – rings
true for the Township. Many indicators of health that Millcreek has enjoyed
for decades remain healthy. But there are enough dangers lurking on the
horizon to warrant serious attention and action over the coming decade.
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52,129

60,000

44,303

53,515

53,773

46,820

36,946

1970

1980

1990

2000

2010 2016
Source:

The following signs of strength and weakness, which are
described in detail in this chapter, represent key trends shaping
the priorities and actions identified in this plan.

We approach
the future
from a
position of
stability and
strength.

But there
are forces at
work that will
undermine
Millcreek if left
unattended.

Our population is highly
educated and becoming
more so.

We are aging and our
working-age population is
not growing.

We are a community
of choice for strong
households in the region.

Our income base is
not growing.

We have experienced
recent growth in younger
age groups, including
Millenials.

Our aging population poses
potential problems for
investments in township
assets.

The Millcreek Mall and
surrounding area is
currently stable and likely
to remain stable.

The retail sector is in flux, and
Millcreek has an oversupply
of retail space.

We are fiscally strong.
We have an enviable
collection of assets.

Our Township lacks a
strong image or identity.
Our ability to compete
for households may be
diminishing.
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TRENDS SHAPING
EMBRACE MILLCREEK

We approach the future from a
position of stability and strength.

Our
population
is highly
educated and
becoming
more so.
Millcreek has had a higher share of collegeeducated adults than the rest of Erie County,
Pennsylvania, and the U.S. for decades.
Since 2010 this has become even more
pronounced, and a full 40% of adults in
Millcreek are likely to have a Bachelor’s
degree or more in 2020.
This matters, in part, because of the direct
correlation between education and earnings.
An adult with a Bachelor’s degree in
Millcreek earns 50% more than an adult with
only a high school diploma, while someone
with an advanced degree earns double.
While Millcreek compares well with local,
state, and national averages on educational
attainment, it has room to do better. In large
and competitive suburbs of Pittsburgh,
Buffalo, and Cleveland, well over half of
adults have a college degree.

Adults with Bachelor’s degree or more, 2000-2015

38%

40%

33%

31%

US
PA
Erie County

30%

20%

10%

0%

2000

2010
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2015

Source: czb analysis of Census Bureau data.

Advanced
degree

Median earnings by
education in Millcreek

HS
Diploma

Bachelor’s
degree
$45,000

$30,000

Source: czb analysis of Census Bureau data.
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Millcreek

$60,000

We are a community of choice for
strong households in the region.
The large share of adults with college
degrees and their earnings advantages
translate to Millcreek having an
outsized share of financially strong
households in Erie County.

Although 1 out of 5 families in the county live in Millcreek, 1 in 3
families making over $100,000 – who could live almost anywhere in
the county – have chosen Millcreek from among 38 municipalities.

Millcreek ranks 3rd
in Erie County (out
of 38 municipalities)
for percentage of
households led by
someone with a
Bachelor’s degree
Source: czb analysis of Census Bureau data.

1 in 5

families in Erie County lives here

1 in 4
1 in 3
1 in 2.5

families making $50k+ lives here
families making $100k+ lives here
families making $200k+ lives here

Source: czb analysis of Census Bureau data.

We have
experienced
recent growth
in younger age
groups, including
Millennials.
Since 2000, the number of Millcreek residents born in
the 1970s has grown steadily, and at a much faster pace
than the rest of the population – reflecting a local and
national tendency, even today, for young families to seek
the suburbs.
Growth since 2010 in the Millennial population, meanwhile,
may be a reflection of a demographic boomerang – of
young people returning home after college to begin adult
life in a familiar and supportive setting.

Population of Select 5-Year Birth Cohorts

Millenial boomerang

4,000
3,500
3,000
2,500
2,000

Thirty-somethings
seeking suburbs

1,500
1,000
500
0

2000

2005

1971-1975

2010

1976-1980

2015

1986-1990

Source: czb analysis of Census Bureau data.
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TRENDS SHAPING
EMBRACE MILLCREEK

We approach the future from a
position of stability and strength.

The Millcreek Mall and
surrounding area is
currently stable and
likely to remain stable.
With over 2 million square feet of
commercial space and thousands of
jobs, the Millcreek Mall and adjacent
retail areas along Peach Street are
significant parts of the Township’s tax
base and economy. Due to its regional
customer base and lack of nearby
competition, the Peach Street corridor
is remarkably stable today and has a
higher probability of remaining stable
over the next decade – amidst tumult
and change in the retail sector – than
most mall-anchored shopping districts
in the U.S.
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We are fiscally
strong.
Careful fiscal management in the past has put
Millcreek in a strong fiscal position today – with
no outstanding debt, healthy reserves, and a
capacity to invest in itself going forward.

We have an enviable
collection of assets.
Millcreek has many of the region’s most important recreational,
commercial, and educational assets.

Presque Isle State Park
LECOM

Asbury Woods

Waldameer Park

Millcreek Mall
PorrecoCollege of
Edinboro University

Millcreek Township
School District

Erie International Airport
Embrace Millcreek Comprehensive Plan 2018

11

TRENDS SHAPING
EMBRACE MILLCREEK

But there are forces at work that will
undermine Millcreek if left unattended.

We are aging
and our
working-age
population is
not growing.

Size of Adult Age Groups, 2000-2015
40,000
35,000
30,000

25-44

25,000
20,000
15,000

45-64

10,000

While Millcreek has experienced gains in
some younger age cohorts in recent years,
the population as a whole is getting older –
driven by the aging of Baby Boomers.
Since 2000, the number of adults between
the ages of 25 and 44 has declined by over
2,000, going from 40% of the total adult
population to just under one-third.
Meanwhile, the ratio of working age adults
to those 65 and older has been steadily
declining and is likely to approach just 2
working age adults for every senior citizen
by 2030.

5,000
0

65+
2000

2005

2010

2015

Source: czb analysis of Census Bureau data.

Ratio of Working Age (25-64) to Retirement Age (65+) Adults
3.3
3.2
3.1
3
2.9
2.8
2.7

2000

2005

Source: czb analysis of Census Bureau data.
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2010

2015

Our income base
is not growing.
One of the consequences of an aging population in Millcreek is that
the income base is no longer growing. Households with individuals
over 65 have less income than traditional working-age households. As
older households become a larger share of an overall population that
isn’t growing, aggregate income will fall.

Aggregate Income by Age of Householder, 2000-2015

Analysis of household incomes in Millcreek shows that such a decline
in aggregate income occurred between 2000 and 2015 – driven by a
shrinking number of householders between the ages of 25 and 64. This
has implications for sectors in the Township that rely on consumer
spending, such as retail and services.

$1,800
$1,600
$1,400

Household Income for Selected Age Groups, 2015
$100,000+

$1,200

Householder 25-64

MILLIONS

Householder 65+

$75,000 - $99,999
$50,000 - $74,999

$1,000
$800
$600

$25,000 - $49,999

Householder
25-64

$400

$0 - $24,999

Our aging
population
poses potential
problems for
investments in
township assets.
An aging population isn’t necessarily a bad thing. But
it poses two particular threats for a community in
Millcreek’s position.

5,000

4,500

4,000

3,500

3,000

2,500

Source: czb analysis of Census Bureau data.

2,000

1,500

1,000

$200
500

0

Householder
65+

$0

2000

Source: czb analysis of Census Bureau data.

Millcreek has been a top
choice for the region’s
educated households
and families for decades.
Will this remain the case
in the future?
25,000

2015

Millcreek’s housing
market is stable today,
but much of the housing
stock is now at or
approaching more than
50 year old.

20,000
15,000

Will an aging resident
10,000
base support
investments in assets
5,000
that drive demand by
younger families –
0
especially schools?

Householder

Will25-64
an aging resident
base on fixed incomes
invest in their homes
Householder
at
a healthy level to
65+
maintain
long-term
marketability?
2000
2015
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TRENDS SHAPING
EMBRACE MILLCREEK

But there are forces at work that will
undermine Millcreek if left unattended.

The retail
sector is
in flux, and
Millcreek
has an
oversupply of
retail space.

Retail space per capita

US

Even when retail space in the Millcreek Mall and Peach Street corridor
are excluded, the Township still has nearly double the per-capita retail
space of the U.S. – making disinvestment and higher vacancies a likely
prospect going forward for sizable parts of Millcreek’s commercial
stock.
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Millcreek,
excluding Peach St.
corridor

24 sq. ft. 88 sq. ft. 42 sq. ft.

The area around the Millcreek Mall is currently stable, but other retail
areas in the Township that lack a regional customer base have been
showing signs of disinvestment and elevated levels of vacancy.

Our Township
lacks a
strong image
or identity.

Millcreek

Millcreek’s per capita concentration of retail space
far exceeds the national average, even when the
Peach Street corridor and its regional customer
base is removed from the analysis.
Source: czb analysis of Township property and assessment records.

Image and identity are important – they influence the choices that
households and businesses make when deciding where to locate and invest.
Despite its enviable collection of assets, too much of Millcreek today comes
across as worn, messy, or thoughtless – especially the major thoroughfares
traveled by thousands of residents and visitors each day. As infrastructure
and buildings continue to age, this image is in danger of getting worse.

Our ability to
compete for
households may
be diminishing.

Millcreek
Township

In the same way that Millcreek has
for decades outcompeted adjacent
communities for the region’s strong
households, Millcreek is increasingly
vulnerable to being outcompeted by
neighboring townships that have fewer
legacy costs associated with aging
infrastructure, older housing, and a full
menu of municipal services. Can Millcreek
interrupt this predictable cycle – one that
is now vexing mature suburbs across the
country?

Erie County, PA

BOTTOM LINE
Millcreek is stable with the potential to be strong, but this is no
time for coasting. The community has to invest in ways that
preserve and build the value of public and private assets. The
alternative is to underinvest, watch as deferred maintenance
accumulates year after year, and fall into a pattern of reacting
to decline.

Embrace Millcreek Comprehensive Plan 2018
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MILLCREEK’S

CORE VALUES
Our core values are deeply-held, widely-shared beliefs that serve
as building blocks for our vision of the future. They reflect what
we are willing to defend and fight for – as well as what we aspire
to. Millcreek is at its best when we act in ways that are consistent
with these values.
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We are
committed to
staying and
becoming
even more
family
friendly

We are
committed to
staying and
becoming
even more
fiscally
prudent

We are
committed
to ensuring
Millcreek
becomes a
unique place

The decisions we
make will reflect a
strong commitment
to our children and
will reinforce our
long-held status as a
community of choice
for young families in
Erie County – a place
that is safe, healthy, and
nurturing. We must avoid
decisions that neglect or
undermine this status.

The decisions we make
with our resources
will help us achieve,
maintain, and sustain
high standards for
our services and
infrastructure, enabling
Millcreek to remain
competitive and fiscally
strong. We must avoid
a “worst first” mindset
where we only address
problems as they
become chronic or
severe, and we must not
mistake cheapness for
frugality.

The decisions we make
will cultivate a stronger
sense of identity for
Millcreek – drawing
from our existing
assets to stimulate
pride and demand. We
must avoid decisions
that suggest little or no
regard for the image we
project to prospective
homeowners and
businesses.

Embrace Millcreek Comprehensive Plan 2018

We are
committed
to working
together

The decisions we
make will emphasize
the cultivation of
partnerships within and
beyond the township.
These partnerships will
make what we do more
durable and more likely
to succeed.

MILLCREEK’S

PLANNING PRINCIPLES
Millcreek’s planning principles are a basis for making decisions
about our community that align with our values, our vision for the
future, and what we’re building from.

As we evaluate potential
policies, programs,
and projects, we will
consider the extent
to which they align with the
following principles and make
decisions or modifications that
come as close as possible to
upholding them:

We will invest for the long term, with an eye
on excellence, impact, and sustainability
We will not choose cheap fixes to problems or
issues that demand far-sighted investment.

We will promote strong neighborhoods
We will not make decisions that undermine the
desirability of our homes and neighborhoods.

We will adapt to stay ahead
We will not let business-as-usual serve as an
excuse for not changing and taking risks.

We will celebrate and assert what makes
Millcreek unique
We will not take our assets for granted or
underinvest in their long-term potential.

We will collaborate

We will not let parochial impulses shape how
we get things done.

Embrace Millcreek Comprehensive Plan 2018
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FOCUS
AREAS
Embrace Millcreek is structured around five focus areas
that were identified through surveys, neighborhood
meetings, stakeholder interviews, and analysis of existing
conditions and trends. They will aid in organizing and
prioritizing our work so that our community is in a position
to seize opportunities, properly attend to critical issues,
and align our efforts with our core values.
The actions recommended under these focus areas
represent some degree of change – change in policy,
change in Township operations, or change in how and
where investments are made to achieve community
goals. Importantly, these recommendations also build
on considerable momentum, including initiatives that
are already underway within and beyond Township
government.

TRENDS
SHAPING
EMBRACE
MILLCREEK

MILLCREEK’S
CORE
VALUES

FOCUS AREAS

18

Embrace Millcreek Comprehensive Plan 2018

Create a Distinctive and High Quality
Gateway District to Presque Isle

Strengthening
Neighborhood Investment
Position Commercial Corridors for
Adaptation and Redevelopment

Support Business Development

Promote Strong and Sustainable
Stewardship of Township Infrastructure
Embrace Millcreek Comprehensive Plan 2018
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Create a Distinctive and High Quality
Gateway District to Presque Isle
WHY IT MATTERS

HOW TO MOVE FORWARD

Presque Isle is the most visited state park in
Pennsylvania with over four million visitors per year.
With 13 miles of roads, 21 miles of recreational trails, 13
beaches for swimming and a marina, the park is more
than just a community asset; it is a township treasure.
Yet, Peninsula Drive, the gateway to the park, has no
defining characteristics to create an entry statement
for these visitors who infuse $76 million into the local
economy. There is nothing to alert visitors to the fact
that they are approaching one of the most beautiful
shoreline parks on the Great Lakes. The road, the
curbing, the sidewalks, street trees and streetscape are
non-descript in their current form. This is the result of
40 years of precedence given to automobile planning
along Peninsula Drive; a reality that is also true for other
commercial corridors in Millcreek Township.

Gateway enhancements require a collaborative
approach to realize a truly “complete street”
philosophy that combines multi-modal uses
with an improved aesthetic for the buildings and
streetscape. The modes of transit permitted
within the actual rights-of-way, as well as the lane
widths and street-parking configuration, lie within
the purview of the Pennsylvania Department of
Transportation (PennDOT). Any effort by Millcreek
Township to improve the gateway experience
of Peninsula Drive must be coordinated with
PennDOT.

Peninsula Drive is the connecting tissue for some of
these primary corridors within the Township including
8th Street, 12th Street and 26th Street. But the average
motorist doesn’t recognize this nexus as there are no
uniquely identifying features associated with these
commercial areas. These three corridors in particular
can also be described as feeder gateways to Presque
Isle – they are home to much of the local commercial
activity that visitors access en route to Presque Isle.
The challenge moving forward is to improve the visitor
experience to Presque Isle in a manner that also
provides the desired amenities for the local residents.
Basic infrastructure (function) needs cannot and should
not be addressed without equal attention given to
aesthetics (form). Infrastructure improvements must
be expanded to include quality of life amenities such as
trails, sidewalks, lighting, trees, etc.

The real work must begin with a concentrated
effort along the north end of this gateway corridor
and in particular along the West 8th Street
commercial corridor. This commercial area is an
economically viable area and should serve as the
central core of the Gateway District. Efforts beyond
this core should be undertaken sequentially and
only after this area has been thoroughly financed,
planned and designed. The whole Peninsula Drive
corridor is too much to handle early on and at the
same time.

Peninsula Drive

W 8th St
W 12th St

W 26th St
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PROJECTS AND RECOMMENDATIONS

Take a focused and phased approach to
improve the Presque Isle Gateway District
Phase 1 - Complete a detailed
area plan for the Presque Isle
Gateway District
Phase 2 - Partner with relevant
public and private entities to
ensure the implementation of
the Gateway District area plan
Phase 3 - Consider expansion
of the Gateway District to the
East

Embrace Millcreek Comprehensive Plan 2018
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Phase 1
Complete a detailed area
plan for the Presque Isle
Gateway District
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Peninsula Drive as the primary entrance to the park does not solely define the
Presque Isle Gateway District. The West 8th Street commercial corridor, Scott
Park and Waldemeer Park & Water World also characterize this District. At the
present time, these community attributes are not cohesively connected in any
meaningful way to a visitor that is unfamiliar with the area. This district is ideally
suited for an in-depth planning effort that brings the public and private partners
together to create a detailed area plan.
While this effort should begin with an overarching concept for the Gateway
District it must remain tightly focused relative to implementation and subsequent
efforts so that limited resources can be concentrated and make a transformative
difference. And it should incorporate and build upon ideas that have emerged in
recent work by PennDOT and in community discussions about W. 8th Street.

Fundamental Components of a Small Area Plan
The level of
streetscape
finishes, particularly
along Peninsula
Drive and West
8th Street should
be elevated both
functionally (bike
lanes, improved
sidewalks, etc.) and
aesthetically (street
trees, improved
sidewalks, curbing,
etc.).

Zoning
regulations
ought to be
revised to allow
for mixed-use
developments,
reduced front
setbacks, and
design overlay
districts to
ensure quality
development.

In conjunction
with the zoning
and regulatory
revisions,
explore
increased
density for
commercial
and residential
development
within this
district in such a
manner to create
an improved
sense of place.

Scott Park
appears to be
an underutilized
asset within
the context of
the Gateway
District. Every
effort should be
made to ensure
pedestrian
and bicycle
connectivity to
this park.

A strong
branding and
marketing
campaign must
accompany all
planning and
design efforts;
this is especially
important in the
early months of
launching the
Gateway District
concept to the
community.

Embrace Millcreek Comprehensive Plan 2018
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Figure 11: Peninsula Drive Rendering 1

FOCUS AREA 1: PENINSULA DRIVE RENDERING UNDER WALDAMEER ROLLER COASTER
4-Lane Option: Multi-Use Trail

PennDOT, in conjunction with KSK and JMT, prepared the “Presque
Isle State Park: Concept Study for Multimodal Improvements” plan
(dated March 2, 2018)

PennDOT Central Office - Multimodal

Figure 12: Peninsu

FOCUS A
4-Lane Op

Presque Isle State Park Multimodal Improvements Design Study |

PennDOT Central Office - M
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ula Drive Rendering 2

AREA 1: PENINSULA DRIVE RENDERING At SARA’S COMPLEX
ption: Multi-Use Trail

Presque Isle State Park Multimodal Improvements Design Study | 17

Multimodal

A Collaborative
Approach to
Streetscape
Improvements Along
Peninsula Drive

W. 8th Street to the entrance of Presque
Isle along Peninsula Drive is just over ¾ of
a mile in length and represents the most
definable stretch of roadway within the
Gateway District. This is the area where
the Township characteristics begin to cede
prominence to the natural features of the
park – change in elevation, the increased
tree canopy and views of the shoreline.
This area curently lacks safe and convenient
multimodal opportunities for pedestrians
and cyclists to enter the park. Fortunately,
recent efforts to conceptualize an
improved Gateway District provide a strong
foundation for this planning effort. These
include a series of multi-modal options
developed through PennDOT and growing
grassroots interest in strengthening the W.
8th Street corridor as a charming hub for
small businesses. The Gateway District
plan should select from among the design
options prepared by PennDOT and refine
them with community input.
Embrace Millcreek Comprehensive Plan 2018
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Millcreek Township Comprehensive Plan

West 8th Street - Typical Cross-section
Looking East
West 8th Street - Typical Cross-section
Looking East

North

South

Side Yard Parking
Setback Line

Rear Yard Parking
Varies

Varies

10’-20’

5’-10’

4’

10’

12’

10’

4’

5’-10’

10’-20’

Build-to-zone

Sidewalk

Tree
Zone

Travel Lane

Center Turn Lane

Travel Lane

Tree
Zone

Sidewalk

Build-to-zone

32’
50’
(Approximate Right-of-way)

Private Development
Based on Design Standards

Public Realm Improvements

Private Development
Based on Design Standards

West 8th Street Commercial District
Compared to the other commercial corridors, West 8th Street is low volume and compact with
one travel lane in each direction and a center turn lane. However, it needs significant public realm
improvements to become the pedestrian friendly, tree-lined “Main Street” people envision. Street
trees should be strategically placed as to limit the obstruction to storefronts and merchant signs.
Pedestrian scaled lighting (less than 16 feet tall) should be placed in the tree lawn and benches,
trash receptacles, and planters should be included in key locations.

West 8th Street
Commercial District
Community consensus is emerging around the idea
of a highly walkable, well-designed streetscape and
built environment to serve Millcreek residents as well
as visitors. This consensus should strongly inform
thedevelopment of a detailed Gateway District plan.
To get there, Embrace Millcreek recommends pursuing
significant upgrades to the streetscape to bolster
safety and sense of place. The two cross sections
show how this can be accomplished within (1) the
existing right-of-way, and (2) within a slightly expanded
right-of-way that would allow for the inclusion of onstreet parking.
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Embrace Millcreek also recommends zoning
modifications and development standards that will guide
redevelopment in support of a walkable and attractive
business district. These four images (the vignettes)
show how W. 8th Street could evolve over time through
streetscape improvements and redevelopment that
follows appropriate design standards.

Millcreek Township Comprehensive Plan

West 8th Street - Typical Cross-section with on-street parking (expanded right-of-way needed)
Looking East
West 8th Street - Typical Cross-section with parking

Looking East
North

South

Side Yard Parking
Setback Line

Rear Yard Parking
Varies

10’-20’

5’-10’

4’

8’

Build-to-zone

Sidewalk

Tree
Zone

Parking

10’

12’

10’
Travel Lane

Center Turn Lane

Travel Lane

48’

Varies

8’

4’

5’-10’

10’-20’

Parking

Tree
Zone

Sidewalk

Build-to-zone

(Existing Right-of-way is Approximately 50’)

66’
(Approximate Right-of-way Needed)

Private Development
Based on Design Standards

Public Realm Improvements

Private Development
Based on Design Standards

While the current right-of-way width limits roadway configuration options, expanding
the width should be considered as part of a comprehensive reconstruction project to
accommodate on-street parking.
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1
EXISTING

Lowell Avenue

Vacant Lot

Vacant Lot

Lowell Avenue

W. 8th Street

The current conditions at the corner
of West 8th Street and Lowell
Avenue demonstrate the wide open
characteristics associated with
buildings set back from the street
and parking lots situated up front.
This configuration is typical of many
developments that were constructed
in the late 20th century, a time when
increased attention to the needs of the
automobile came at the expense of the
needs of pedestrians.

2
STREETSCAPE IMPROVEMENTS

Lowell Avenue

Vacant Lot

There are subtle but effective design
options that can begin to reintroduce
pedestrians to the street level to
provide vitality and the sense of a
neighborhood center in this area.

Vacant Lot
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Lowell Avenue

W. 8th Street
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3

Parking
Lowell Avenue

INFILL OF VACANT LOTS
Existing Parking

Lowell Avenue

W. 8th Street

The vacant lots on the NW and SW
corners are more likely to see infill
development before the redevelopment
of the existing shops on the NE corner.
Any new infill development should be
built up to the front property line - zero
lot line development.

Parking

Parking

Parking

4

Lowell Avenue

POSSIBLE COMPLETE
REDEVELOPMENT VISION
The long term strategy for this
neighborhood node is to redevelop the
buildings and (with the appropriate
zoning in place) push them out to the
street. This would create a well-defined
street corner, provide easy access for
pedestrians, hide the parking in the rear
and begin to change the architectural
character and building fabric along
West 8th Street.

Lowell Avenue

W. 8th Street

Parking

Parking

Embrace Millcreek Comprehensive Plan 2018

29

Phase 2
Partner with relevant
public and private
entities to ensure
the implementation
of the Gateway
District area plan
We plan and then we do. The Township must employ all
necessary funding and the political willpower to implement
the area plan immediately upon its completion. The
sequencing of these efforts will be determined during the
area planning process but the following recommendations
should be areas of primary focus.

The Township
should use the
small area plan
to leverage state
resources for
infrastructure
development (RACP
and multi-modal
programs)
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Zoning and
development
changes as
necessary
regulatory tools to
realize the desired
built environment
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LERTA and other
incentives as a
means to stimulate
redevelopment in a
timely manner

Phase 3
Consider expansion of the
Gateway District to the East
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Moving forward, there may be opportunities to
expand the Gateway District east along West
8th Street to Pittsburgh Avenue (at the West
Scott Park
Erie Plaza). This area has a strong commercial
component that could complement the area plan’s
primary efforts to strengthen
TRECthe West 8th Street
commercial corridor. Additionally, consideration
Pe expansion of the
should be given to a southern
nn
district along Peninsula Drive ito
suWest 12th Street.
These Phase 3 expansions couldlainclude
public
Dr
i
realm improvements but should onlyveoccur once the
improvements have been successfully implemented
Park
Waldemeer
between Sommerheim
Drive and
Peninsula Drive
World
Water
&
and the area is substantially built out. While the
public improvements should be focused and
complete prior to expansion of the district, the
Township should consider enacting the design
standards for the district and beyond. This will
ensure that any development infill prior to Phase 3
will be compatible with the District. as Avenue
nue
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ing
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The plan illustrates a possible future
expansion of the Gateway District
links with the West Erie Plaza.

Ha

Timeline for Implementation
2018-2020
Develop a detailed sub-area
plan for Presque Isle Gateway;
include selection of preferred
alternatives from 2017 PennDOT
study and detailed design/
engineering plan for W. 8th St.

2021 – 2023
Develop a brand to inform
future design and marketing
elements in the gateway area

2024-2027
Implement infrastructure
improvements identified
by sub-area plan for
Presque Isle Gateway
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Strengthening
Neighborhood Investment
WHY IT MATTERS

HOW TO MOVE FORWARD

Millcreek’s housing market is generally healthy and
stable. The median home value in the township
($155,500) is 30% higher than Erie County, and a
2017 survey of housing conditions found that 93%
of Millcreek’s residential properties are in excellent
or good condition – showing no visible signs of
distress or disinvestment.

The overall stability of Millcreek’s housing market
presents the Township with an opportunity to focus
resources in ways that precisely target destabilizing
trends before they become major – and far costlier
– problems. This requires a commitment to tailoring
the work of the Township and its partners to
address the distinct needs of different markets –
and to developing and maintaining the capacity to
do this work.

The challenge going forward is to maintain a
healthy housing market in the face of several
trends that threaten the long-term marketability of
Millcreek’s housing stock and neighborhoods. For
example, visibly distressed properties represent
only a fraction (2%) of the current housing stock.
But if left unchecked, they are likely to dampen
levels of confidence and investment around them,
causing blight to spread, prices to stagnate, and the
tax base to steadily erode. The supply of 1950s and
1960s tract housing in Millcreek – many of which
are utilitarian boxes with limited marketability –
presents an acute challenge on this front.
Rental conditions are another long-term concern.
Rentals have accounted for most of the growth
in Millcreek’s housing stock since 2000 and now
represent 32% of all housing. Single family homes
have been a big part of this trend, with nearly
1,500 such homes now being rented instead of
owner-occupied. Rentals are a critical part of a wellbalanced housing stock, but absentee ownership
presents risks that need to be managed.
The life stage of homeowners is also a potential
concern over the coming decade. The share of
homeowners in Millcreek who are 55 or older has
risen dramatically since 2000 and will be nearly
60% in 2020. As homeowners retire and live
increasingly on fixed incomes, home improvements
tend to become lower priorities.
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PROJECTS AND RECOMMENDATIONS

Tailor neighborhood interventions to
market conditions
Take a surgical and proactive
approach to residential
disinvestment
Coordinate housing rehab activities to turn
around troubled properties
Expand proactive code enforcement and
compliance assistance

Modify zoning to expand rental
housing opportunities along major
corridors
Prepare to act on emerging issues
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Tailor neighborhood interventions
to market conditions
Having developed mostly during the post-war suburban
boom, Millcreek’s residential environment is defined by
its subdivisions, which contain approximately 85% of
all residential properties. Each subdivision represents
a mostly self-contained cluster of similar homes that
were built around the same time and that share many
characteristics with homes in subdivisions of a similar
age.
Accordingly, subdivisions are useful geographic units for
making sense of market conditions and trends across
Millcreek. In fact, dividing Millcreek’s subdivisions
into four distinct eras of development reveals much
about differences in housing stock, market activity, and
problems to address in each type of subdivision. As
the accompanying chart indicates, there is a clear and
unsurprising pattern based on age: homes in newer
subdivisions are larger, command higher prices, and are
less likely to show signs of distress and disinvestment.
Categorizing Millcreek’s subdivisions into these four
types serves an important purpose. Instead of a onesize-fits all strategy to promote stronger neighborhoods,
Millcreek must tailor its approach to respond to the

specific opportunities and threats of different markets.
For example, a street with $80,000 Cape Cods that are
nearing 70 years in service requires a different set of
interventions than a 1998 cul-de-sac of $250,000 homes.
What both require for long-term health are good buyers to
step in when properties land on the market – something
that becomes less and less certain if marketability is
compromised by disinvestment in the house or blight in
the neighborhood.
Therefore, in addition to applying the values and
principles of Embrace Millcreek to decisions that impact
neighborhoods, the Township and its partners should
also ensure that neighborhood and housing investments
are responding to market-specific needs and threats.
Whether the activity is code enforcement, infrastructure
maintenance, investments in amenities, or direct efforts
to develop or rehabilitate housing, the following should
always be clear: Why an investment is being made (the
problem being solved), how it relates to the need to find
good buyers for Millcreek’s homes, and why the action
or decision is superior (given limited resources) to
alternative locations or actions.
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Characteristics of Millcreek’s Subdivision Types
PRE 1960

1960-1979

1980-1999

2000 or later

Share of Millcreek
residential properties

33%

27%

18%

7%

Average sale price of
single family homes

$142,722

$174,605

$248,656

$333,038

Assessed value of all
residential properties

$886 M

$664 M

$737 M

$323 M

Median square footage of
single family homes

1,325

1,653

2,018

2,306

Single family homes as a
% of residential parcels

80%

87%

91%

86%

Building permits per 100
residential properties

0.81

0.98

0.63

2.54

Median value of building
permits

$16,275

$11,250

$13,150

$38,250

Code inspections per 100
properties

2.25

2.10

0.44

0.24

# of homes in fair to poor
condition

138 (2.5%)

99 (2.2%)

8 (0.3%)

1 (0.1%)

Key threats to market
health

Disinvestment and
deferred maintenance in
aging properties

Disinvestment and
deferred maintenance
in aging properties

Disinvestment and
deferred maintenance;
competition for the
same buyers from newer
subdivisions

Competition for
the same buyers
from new housing
in neighboring
municipalities

Outcomes to seek

Stable property values
that rise with inflation;
growth in number
of building permits;
reduction in number
of visibly distressed
homes

Stable property values
that rise with inflation;
growth in number
of building permits;
reduction in number
of visibly distressed
homes

Maintain strong property
values and healthy
property conditions

Maintain strong
property values and
healthy property
conditions; gradual
completion of
partially developed
subdivisions

Responsive strategies

Proactive code
enforcement and
compliance assistance;
primary focus for
housing rehab resources

Proactive code
enforcement and
compliance assistance

Support healthy market
by ensuring that roads
and other infrastructure
are well-maintained;
respond quickly to signs
of distress

Support healthy
market by ensuring
that roads and other
infrastructure are
well-maintained;
respond quickly to
signs of distress

Source: czb analysis of Township assessment records, administrative data, and 2017 field survey of property conditions
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Take a surgical and proactive
approach to residential disinvestment

Coordinate housing rehab activities to turn around
troubled properties
For most of Millcreek’s recent
history, it has been reasonable to
expect market forces to take care
of troubled properties – to trust
that a good buyer would emerge
at the right time to acquire and
restore a property to health and
preserve the value of surrounding
properties.
This expectation is still
reasonable in much of Millcreek.
But in some parts of the
Township the probability of
successful outcomes without
outside intervention is shrinking,
while the probability that a
troubled property festers and
destabilizes adjacent properties
is growing. As the housing
stock ages, it will be critical for
Millcreek to have the tools and
expertise in place to step in and
assist the market where the
cost of not intervening will be
considerable to the Township’s
tax base and to the property
values of neighbors.
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Intervention can take different forms depending on current ownership status,
levels of investment needed to rehabilitate a property, and market conditions
surrounding the property. A good way to think about the different degrees
of intervention needed to produce a successful outcome is the following
classification:

Type 1:
Light intervention through
coordination of private parties

Type 2:
Strong intervention through
direct acquisition, rehab, or
demolition by the Township or
partnering agencies

Type 1 interventions would include
cases where Township code
enforcement staff have developed
a working relationship with a
property owner who – due to age,
physical disability, or financial
limitations – is overwhelmed by
property maintenance issues and
wishes to sell their property and
move into a more manageable and
sustainable housing situation. In
partnership with representatives
from legal and social service
providers, the Township would help
connect the property owner with
developers or contractors who have
a strong track record of buying
and fixing homes for resale. The
Township’s role would be limited to
connecting private parties who have
complementary goals.

Type 2 interventions would include
cases where property ownership
is in limbo due to tax or mortgage
foreclosure, or where attempts at
a Type 1 intervention have been
unsuccessful. In such cases, a
partnership involving the Township,
the recently formed Erie County
Land Bank, and other agencies
would seek to acquire troubled
properties that pose the greatest risk
to market stability and community
assets. For each property, the end
goal would be a home rehabbed in
a manner that sends strong positive
signals to other property owners. If
rehabilitation is financially infeasible,
demolition of the structure and
disposition of the vacant lot (to
a developer or adjacent property
owner) would be the end goal.
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To best respond to the current scale of troubled properties in
Millcreek – just over 300 were identified as in or entering a cycle of
distress during a 2017 field survey – the Township and its partners
should aim to successfully intervene with 12 houses per year for the
next 10 years. Further, to maximize the market stimulating impact of
each intervention, the process for targeting properties should adhere
to the following principles:

1
Choose
properties
that have
neighbors
so that the
improvements
to one
property begin
to influence
the decisionmaking
processes of
other owners.

2
Choose
properties
that are
visible in
several ways
– to people to
who see the
property on
a daily basis,
and to others
the Township
seeks to
influence in
positive ways.

3
Work where
the effort
serves to
reinforce
the strength
of some
important
asset nearby
(a school, a
park, or some
other vital
community
asset).

4
Prioritize
subdivisions
that are
vulnerable,
where active
intervention is
most necessary
to achieving a
positive tipping
point.

The map above, which identifies subdivisions
with above-average concentrations of
slipping properties or absentee owners
– and those that have above average
concentrations of both – represents an
additional means of targeting limited
resources for maximum impact. Properties in
subdivisions that are vulnerable to blight and
that meet many of the criteria listed above
should be viewed as priorities for either Type
1 or Type 2 interventions.
Coordination efforts can begin with the
formation of a task force that brings together
staff from relevant Township departments,
partnering agencies, and private sector
stakeholders to begin identifying priority
properties. Resources that have been
allocated by the state to the Erie County Land
Bank, as well as demolition resources being
raised at the county level through adoption of
Act 152, present Millcreek with opportunities
to build productive partnerships. Allocation
of resources by the Township to leverage
these partnerships and assist with
emergency or strategic acquisition should be
strongly considered.
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Take a surgical and proactive
approach to residential disinvestment
Expand proactive code enforcement and
compliance assistance
Millcreek’s property maintenance code – establishing minimum standards of
property health and safety – has been in effect since 2014 and was adopted
due to recognition that standards of maintenance had been slipping in some
parts of the Township. Since then, enforcement of the code in residential areas
has been both complaint-driven (the Township responding to complaints filed
by residents) and through proactive surveys of targeted geographies. Since its
inception, the Township has contracted with Building Inspection Underwriters of
Pennsylvania (BIU) to enforce the code under Township supervision.
Adoption of the property maintenance code was an important step for the
Township. It communicated that standards are important and that the Township
has a recognized role to play in upholding standards that protect public safety
and property values. Conditions today warrant shifting from a complaint-driven
deployment of resources to a proactive and creative intervention-based set of
efforts designed to forestall and turn around decline before it roots.
To build on this progress and support wider goals for neighborhood investment
and stability, Millcreek should expand its code enforcement efforts in a manner
that (1) puts an emphasis on healthy and clear communication with the public,
(2) expands compliance assistance efforts for those with the willingness but
not the resources to comply, and (3) targets enforcement and compliance
assistance resources in priority areas.
1. Communication: Voluntary compliance is a
reasonable expectation in a healthy market – and
this describes most of Millcreek. As markets grow
weaker, properties become less valuable, the share
of financially stressed households grows, and
voluntary compliance becomes less dependable.
And many property owners simply don’t know
what property maintenance standards are and
why they exist. Helping people understand what’s
expected and why can boost voluntary compliance
while engaging property owners as partners in
neighborhood improvement.
o A commitment to effective outreach and
relationship building will require more staff time –
either through additional capacity or reallocation
from other activities. This is time consuming
work that requires skill and dedication to make a
difference.
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2. Compliance assistance: There’s a big difference
between property owners who are willing but unable to
comply and those who are simply unwilling. Identifying
those who are willing and finding ways to assist them
is critical to helping them feel like part of the solution
instead of ashamed or penalized for not meeting
standards. This is a careful process of communication
and outreach that requires involvement by community
development personnel, not-for-profit housing agencies,
churches, neighborhood leaders, and police.
o ServErie – a grassroots church-based effort that
assists homeowners in need with critical maintenance
tasks – is an excellent model to replicate (or expand
to) Millcreek.
o CDBG funding for housing rehabilitation: Set aside a
portion of the annual CDBG budget to assist incomeeligible homeowners with code compliance repairs.
o A partnership with local banks and with the
Pennsylvania Housing Finance Agency can assist
in communicating financial options for basic home
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maintenance (a new roof) or important upgrades
(kitchen, bathrooms) that protect a homeowner’s
investment and help build equity.

Note: The concentration of distressed properties on this map are based on a 2017
field survey of residential exterior conditions by czbLLC. The survey of more than
16,000 properties found 304 that showed visible signs of distress and deferred maintenance. The distribution of those 304 properties are represented by this heat map.

o For some homeowners, conversations may reveal a
desire to sell the property as a first step towards a
more manageable living arrangement – but they might
not know where to start. Helping to facilitate a sale to a
strong buyer may be the best option.
3. Targeted resources: Even with a range of partners
involved, resources for education, compliance assistance,
and strong enforcement actions are still limited and
must be focused with the overall goal of preserving or
creating market stability and protecting critical assets.
In Millcreek, the vulnerable subdivisions that represent
strategic targets for home rehab efforts should also be
considered target areas for proactive code enforcement
and compliance assistance.
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Modify zoning to expand rental
housing opportunities along major
corridors
Demand for rental opportunities has grown in Millcreek
since 2000, rising from 28% to 32% of all housing units.
Changing household dynamics (the rise in single and
two-person households nationwide) and tighter lending
standards since 2008 have contributed to this pattern in
Millcreek and elsewhere, and the conversion of over 500
single-family detached homes into rentals since 2000 has
accounted for a significant part of this trend.
Expansion of rental housing opportunities has sometimes
been a controversial subject in Millcreek, especially when
large or even small rental complexes are proposed in
close proximity to single-family neighborhoods – even
when the zoning allows multi-family development by right.
And the rise of single-family rentals – driven, perhaps in
part, by a dearth of new rental construction – is raising
concerns about absentee ownership on historically owneroccupied blocks.

The repositioning of Millcreek’s commercial corridors
– one of the focus areas of this plan – offers an
opportunity to address both demand for and placement
of rental housing in a way that supports multiple goals
of Embrace Millcreek. This plan recommends zoning
reforms along major corridors to allow greater land use
flexibility, which would enable rental housing to become
an important element of mixed-use development. This
would have the benefit of:
(1) Adding rental housing to a more diversified potential
income-stream for redevelopment projects;
(2) Creating active hubs of commercial and residential
activity with a built-in customer base to help support
retail and services;
(3) Creating a density of users for new or expanded
pedestrian and bicycle facilities along major corridors;
and
(4) Ensuring a more flexible land supply for
accommodating future demand for rental housing.

2000-2016

Total Occupied
Housing Units

UP 6%
from 21,217
to 22,562
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Single-Family
Homes Rented
Total Rental Units
(including singlefamily homes)

UP 22%
from 5,939
to 7,220

UP
56%
from 936
to 1,458

Prepare to act on
emerging issues

Timeline for Implementation

Monitoring rental housing conditions

2018-2020
Devise tools and policies for
monitoring rental property
conditions

The rise in absentee homeownership in Millcreek – where
single family homes now account for 20% of all rental
units – has the potential to have a destabilizing influence
on otherwise healthy blocks. Rather than waiting for this
to happen, the Township should work with rental property
owners and other neighborhood stakeholders to develop
policy tools for monitoring and regulating rental property
conditions. Convening a committee of private and public
stakeholders – including landlords – to identify the most
responsive and feasible options for Millcreek is the logical
first step.
Intervening at deteriorating mobile home parks
Millcreek has approximately 1,000 mobile homes – most
of them owner-occupied, and most of them in mobile
home parks. For several decades, they have been an
important source of affordable ownership opportunities in
the Township, and most mobile homes do not present the
Township or neighbors with issues stemming from poor
maintenance.
When mobile home parks have become problems
in other communities, it has often started through
underinvestment in internal infrastructure, leading to
a cycle of decline that may compel action by local
authorities (including acquisition) to contain blight and
disorder.

Revise the zoning code and the
subdivision and land development
ordinance (SALDO) to support goals
for Embrace Millcreek focus areas
2021-2023
Coordinate the acquisition and
rehab or demolition of endangered
residential properties in sensitive
locations
Increase the Township’s in-house
code enforcement capacity to
expand proactive enforcement and
compliance assistance

Any community with aging mobile home parks is wise
to act sooner rather than later, and to begin identifying
resources and means to intervene. Therefore, efforts to
coordinate the rehabilitation or demolition of blighted
properties and to engage in proactive code enforcement
– as recommended in this plan – should be prepared to
dedicate resources in these areas.
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Position Commercial Corridors for
Adaptation and Redevelopment

WHY IT MATTERS
Millcreek’s key corridors - Peach Street, 12th Street, 26th
Street, and 8th Street - have been the focus of retail
development for decades. However, competition in nearby
Summit Township along with changes in consumer
attitudes and market trends is threatening demand for
traditional retail space. In addition, these corridors are
looking tired and were designed for the sole purpose of
moving automobiles. At that time, it made sense. However,
due to things like higher gasoline prices, environmental
consciousness, more focus on health and wellness, and
the desire for enhanced community character typical
suburban retail corridors are being re-envisioned.

HOW TO MOVE FORWARD
As markets continue to right-size many of Millcreek’s
corridors are likely to deteriorate without some level of
Township intervention. It is essential that Millcreek invest
in the public realm, provide some level of land use flexibility,
and expect quality design with every project. This will take
a combination of zoning revisions, targeted streetscape
improvements, and the use of incentives to kick-start
redevelopment in key areas. This multi-faceted approach
will help to reposition these corridors to better respond to
the land use and demographics changes that are likely to
continue over the course of the next decade in Millcreek.
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PROJECTS AND RECOMMENDATIONS

Make public realm improvements
to enhance the image of corridors
and leverage private sector
investment
Update the zoning and land
development codes to provide
land use flexibility, ensure quality
design, and bring certainty to the
development review process
Utilize LERTA, TIF, state funding
sources, and other incentives
to kick-start redevelopment and
design modifications in key areas
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To create a quality commercial corridor aesthetic
throughout Millcreek Township the following
overarching components are recommended. Details of
implementation, especially streetscape design, should
conform to the context and function of each corridor.

Make public
realm
improvements
to enhance
the image of
corridors and
leverage private
sector investment
Streets are our primary public space. The
total acreage of our streets is typically
much more than all other publicly owned
land; more than parks, playgrounds, and
trails combined. Until recently, streets
were often designed solely for efficiently
moving automobiles. Pedestrians and
bicyclists were typically not included and
when they were little thought was given
to user experience. This is evident in
the design of many of the commercial
corridors in Millcreek. As Millcreek looks
to re-imagine its corridors street design
will play an important role not only in
improving the look and feel but also in
sending a clear message to the private
sector that Millcreek is investing in the
public infrastructure necessary to provide
a pleasant yet functional experience for
all users.
The streetscape components below are
intended to offer direction to Millcreek
in improving the image and experience
of the commercial corridors. These
should be considered early in the
project planning and design phase with
PennDOT.
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BRANDING
Create a brand, an identifiable theme, for the Township that is uniquely
inspired by:
- Presque Isle and its history, architecture, general color palette, etc.
- The lakefront and the Township’s shoreline
- The Township’s history and renown as a summer escape for the
family
In addition to an overall brand, the Township’s many unique
commercial districts should take queues from their immediate
surroundings and aesthetic to create their own brand and wayfinding
signage.

WAYFINDING
This branding campaign should be incorporated into way-finding
signage throughout the Township to guide visitors to Presque Isle
as well as the Township’s many amenities including West 8th Street
commercial district, Asbury Park, the Millcreek Mall, etc.

ZONING REVISIONS
The Resort Commercial (RC) zoning designation and the other
commercial zones that regulate the Township’s commercial corridors
typically have a minimum front yard setback requirement of 30’.
The Township should consider making this a maximum building
setback with no pavement or parking allowed in front of any new or
rehabilitated building. This revision to the zoning regulations would
begin to gradually move buildings closer to the right-of-way and create
a gateway that is defined by buildings and architecture rather than
parking lots and pavement.

DESIGN STANDARDS
Design Standards reflecting the brand/ theme selected for each of
the Township’s commercial corridors should be incorporated into the
Township’s Zoning Ordinance as part of overlay districts unique to
each commercial district.

STREETSCAPE
Street Trees
Street trees provide shade which is not only beneficial to people
but helps extend the life of pavement as well. Along with
aesthetic benefits, trees can improve the function and feel on the
street by creating enclosure that makes the street feel narrower,
therefore slowing traffic and enhancing pedestrian friendliness.
Street Furniture
Strategically placed, benches, trash receptacles, bike racks, and
planters will provide the needed amenities for both residents
and visitors and add color and life to the streetscape. This will
be especially important in areas where pedestrian activity is
high. Evidence shows that‚ green, and pedestrian friendly streets,
which include furnishings, can entice residents to walk more,
put ‘eyes on street’, and generate desirable foot traffic for local
businesses.

Peninsula Drive
Peninsula Drive has an identity crisis; actually
a “lack of identity” crisis. This must change if
Millcreek truly intends to live up to its name as
the “Gateway to Presque Isle.” Opportunities
to better define this entryway include:
abundant and large street trees, new signage
and way finding, the use of uniquely designed
light poles and lighting elements, the inclusion
of bike lanes, etc. These elements should be
considered along Peninsula Drive from 26th
Street to the entrance of Presque Isle Park.
This stretch extends approximately two miles
and has the potential to become the defining
gateway for the community.

Public Art
Public art includes sculpture, mosaics, wall art, and other twoand three-dimensional installations designed for and placed in
the public realm. Public art could certainly be included in the
streetscape and semi-public spaces throughout the Township,
similar to what is being done in the City of Erie.
Green Infrastructure (Stormwater Applications)
Green infrastructure uses natural processes such as vegetation
and soils to manage water rather than traditional stormwater
infrastructures, such as pipes. Millcreek should consider
incorporating green infrastructure practices along its corridors
when possible, especially when a reconstruction or enhancement
project is realized for West 8th Street or West 12th Street.

COORDINATE WITH PENNDOT
Coordinate with PennDOT to explore options for bike lanes along
those commercial corridors that are under state jurisdiction. The
inclusion of alternative modes of transportation within the right-ofway allows residents and visitors greater choice and accessibility
to the Township’s many destinations.

Peach Street, West 26th Street, and West
12th Street
Millcreek should work with PennDOT
to evaluate each of these commercial
corridors as they are slated for repaving or
reconstruction to identify opportunities to
calm traffic and improve the experience.
When possible, the number of travel lanes
and/or widths should be reduced to make way
for bike lanes, street trees, and sidewalks.
High visible crosswalks, Leading Pedestrian
Interval (LPI), and share the road signs should
be considered.
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Update the zoning
code to provide land
use flexibility, ensure
quality design, and
bring certainty to the
development review
process
A municipality’s zoning code and other land development
regulations are important tools for implementing the
comprehensive plan. Therefore, following the completion and
adoption of the comprehensive plan, Millcreek should initiate
a township-wide zoning code update. The update should look
to streamline the review process, provide land use flexibility
along the commercial corridors to allow adaptation to changing
retail and housing markets, and provide clear design direction to
improve aesthetics and enhance multi-modal travel.

Vertical Mixed-use

Horizontal Mixed-use

Up-zone key areas by encouraging mixed-use
development
The retail market will continue to evolve so land use flexibility
along the commercial corridors will be important. As retailers
close their doors or decrease footprints property owners will
seek other uses to fill vacancies. Calibrating the permitted uses
along these corridors should be a focus with the townshipwide zoning update. In addition to retail and commercial, other
compatible uses such as office and multi-family residential
and, in some instances, light industrial can fit together to create
vibrant areas where residents and visitors live, work, play, and
shop.

Benefits of mixed-use often include:
• Land use flexibility;
• Reduction in energy use (e.g. reduced
vehicular trips);
• Reduction in infrastructure costs; and
• Supportive of complete streets and
multi-modal efforts, such as transit,
biking and walking.
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West 8th Street
Commercial District

The mix of uses could
vary from corridor
to corridor based on
several factors including
but not limited to traffic
volumes and speeds,
street configuration,
typical parcel size,
existing infrastructure
for walking and biking,
and market forces.
Below is a brief
description of how land
use should be adjusted
within the context of
Millcreek’s commercial
corridors.

Peach Street
Millcreek Township and Summit
Township should work together on,
limiting further big- and medium-box
retail development in the area of
Peach Street from roughly the Mall
south to I-90. The overbuilding of
such floorplates - ones with 35,000
square feet of retail space or more will likely trigger a game of “musical
chairs” and result in vacancy of older
buildings, which sit on both sides
of the Township line. This could
be addressed using a sliding scale
involving square footage, acreage,
and number of uses as a means to
promote mixed-use developments.

Peach St

West 12th Street
Commercial District

West 26th Street
Commercial District

Peach Street
Commercial District

West 26th Street and West 12th
Street
As the retail market right-sizes,
these corridors, especially west of
Peninsula Drive, are susceptible to
significant vacancies. The zoning
update process should consider “upzoning” key areas to allow greater
land use flexibility. Rezoning these
corridors from resort and general
commercial districts to a form of
mixed-use will allow adaptation to
changing markets.

West 8th Street
The West 8th Street commercial
corridor concept has strong
stakeholder consensus around
walkability and good design and will
influence the Gateway District area
plan efforts.
Focused attention on walkability,
beautification, and landmark
identification are essential elements.
For this concept to be realized
several things need to happen. First,
streetscape improvements need to be
made, as described above. Second,
the zoning should be updated to
encourage pedestrian friendly mixeduse development. Both vertical and
horizontal mixed-use buildings should
be permitted but multi-story buildings
that engage the street are preferred.
Residential and office uses should
be permitted on the upper floors with
commercial and retail uses on the
first floor. Shared parking provisions
should also be included.
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Develop non-residential design
guidelines and standards

Millcreek’s existing zoning code
offers little direction regarding site
and building design. This plan does
not recommend developing stringent
architectural or site standards that can
limit creative design and expression
but rather principle-based guidelines
and standards that provides a level
of design certainty for everyone that
has a stake; Millcreek residents, the
Township, and the property owners.
Future private development along the
corridors should create a seamless
integration with the public realm
allowing people to walk, bike, or drive
throughout the corridor.
Guidelines and standards should
include but are not limited to:
• Building placement, orientation, and
frontage;
• Building and facade composition;
• Site layout;
• Pedestrian and vehicular access &
circulation;
• Off-street parking;
• Signs;
• Multi-building developments; and
• Landscaping.
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Street

The design of public streets along
with private development define the
composition of corridors. How sites
are arranged and developed and how
buildings are designed and oriented
are critically important in improving the
image and function of any commercial
corridor. The surest way Millcreek
can bring some level of certainty to
improving its commercial corridors is
through development guidelines and
standards.

Out-buildings should frame
corners, define a clear edge
along the street, and connect
to the public sidewalk.

Street

Buildings sh
corners, de

Peach Street, West 26th Street, and
West 12th Street

Streamline the development
review process

Each of these corridors contain
numerous large parcels that are
occupied by more than one building
now or could be in the future. As
these properties develop or redevelop, there are opportunities to
create multi-building developments
with larger buildings located in the
rear or central portion of the site and
liner buildings fronting street edges
and primary site entrances. The now
Kmart Plaza at the corner of West
26th Street and Sterrettania Road
is a large parcel that lends itself
well to multi-building development.
The liner buildings should engage
the public realm and include direct
pedestrian access form the public
sidewalk along the street to main
building entrances. Centralized
shared parking, shared access
points, and public space, such as
small plazas and sitting areas,
should also be incorporated into
these developments. Standards
and guidelines for unified pedestrian
circulation systems, bicycle parking,
and landscaping should also be
included.

Providing certainty in the development
review process is important to
Millcreek and local property owners
looking to develop or redevelop. The
review process should be assessed
and streamlined, when possible.
Consideration should be given to
limiting unnecessary board review
meetings and permits and providing
opportunities for administrative
approval of applications and projects
that meet the required provisions,
guidelines, and standards in the code.
Provide applicants with a rapid review
and approval when they are doing
everything your code asks of them.
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Expand proactive nonresidential code enforcement
In line with efforts to expand strategic
code enforcement efforts in Millcreek
neighborhoods, the Township should
also engage in more proactive code
enforcement along commercial
corridors to prevent blight from
spreading, especially in areas that are
being prioritized for public and private
investment.

Utilize LERTA, TIF, RACP,
state funding sources,
and other incentives to
kick-start redevelopment
and design modifications
All commercial corridor upgrades will likely require significant
streetscape investment and financial incentives on behalf of
Millcreek in order to kick-start private sector redevelopment.
One of the main challenges to this overarching concept is
that occupancy costs for new space is likely below what
would be needed to justify new construction. Allowing
vertical and horizontal mixing of land uses will certainly help
but current demand and rents are likely not high enough to
justify the investment. And any large mixed-use development
project will be constrained by small parcel sizes hemmed by
adjacent residential neighborhoods. To help overcome these
initial challenges, until demand and rents get high enough
to justify construction costs, Millcreek should consider
taking a more proactive role in catalyzing new projects,
perhaps with incentives like LERTA tax abatements and/
or tax-increment financing. To assist with the public realm
improvements Millcreek should pursue grant funding through
the Redevelopment Assistance Capital Program (RACP) and
the PennDOT’s multimodal transportation program.

Timeline for Implementation
2018-2020
Create streetscape plan for
major commercial corridors and
coordinate with PennDOT to ensure
implementation of appropriate
improvements as part of scheduled
reconstruction projects
2021 – 2023
Amend LERTA ordinance to cover
properties along corridors targeted
for redevelopment
2021-2023
Develop and implement a treeplanting strategy for commercial
corridors in conjunction with
corridor streetscape improvements

Initial efforts should focus on redevelopment efforts at the
Kmart Plaza on West 26th Street and Peninsula Drive, the
West 12th Street and West 8th Street commercial districts.
Demand is too modest to include other areas in the shortrun. Additionally, these redevelopment efforts should include
residential, live/work space, artist/craftsman space, etc. Full
retail square footage requirements for these areas could
create a glut of commercial space in the overall marketplace.
Additional funding opportunities worth pursuing to
assist with the public realm improvements include the
Redevelopment Assistance Capital Program (RACP) and
PennDOT’s multi-modal transportation program. With the
exception of Peninsula Drive, where PennDOT has been
leading the way with new streetscape design schemes,
the remaining corridors have not been thoroughly studied
regarding appropriate streetscape amenities. Millcreek
should coordinate closely with PennDOT to ensure these
corridors are designed to meet the community’s needs and
with the appropriate commitment of funds. As these major
corridor projects are completed, additional streetscape
efforts should be directed to streets with schools and parks
located along them – where pedestrian and biking activity is
likely more prevalent.
Embrace Millcreek Comprehensive Plan 2018
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Opportunities to Bolster the Peninsula Drive
Corridor and Reinforce Investments in the
Gateway District
While focused investment in the Presque Isle Gateway District
is critical for a transformation to occur, opportunities to begin
strengthening areas of Peninsula Drive south of the district
should be considered to ensure that a consistently highquality “Gateway Corridor” evolves over time. The following are
examples of two opportunity areas.

West 8th Street South to West 17th Street
(at the bridge over the railroad tracks)
Almost ten blocks long and challenged by 1980’s style commercial development patterns
(large parking lots in front and buildings set back), this area will be difficult to redesign as
part of the gateway district not only because of the limited public right-of-way space and
design options but because of the need for cooperation from longstanding businesses and
property owners who may be entrenched in maintaining the status quo.
An imaginatively revitalized streetscape is necessary along this stretch of the gateway;
currently there is nothing in this area that is indicative of an entrance to Presque Isle State
Park or anything unique to Millcreek Township for that matter. Street trees, some wayfinding
signage (specifically north of the bridge over the railroad) and some unique fencing (a local
artistic design reflecting local characteristics) along the exposed-to-traffic sidewalks would
begin to create a sense of entry to the Township and ultimately the park.
Peninsula Drive was (and
is) designed to facilitate
automobile access to
Presque Isle. The current
right-of-way configuration
almost ensures that
pedestrian and cyclists have
no safe way to easily access
the park. As the residents
of Millcreek reimagine
the gateway concept for
Peninsula Drive, a major
part of this must include a
newly configured right-ofway with bike and pedestrian
amenities that connect
seamlessly to Presque Isle’s
multi-use trail system.
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West 17th Street South to
West 26th Street
This is the first opportunity for the Township to begin to shape a visitor’s perception of the
gateway to Presque Isle. Similar to the improvements proposed for Phase 2, this work will
require meaningful collaboration with the adjacent business and property owners. Unlike
Phase 2, this work will also encompass necessary design improvements to the bridge over
the railroad. These improvements could include new light poles and artistically inspired
fencing to provide a safety barrier for bike/pedestrian use.
Any proposed gateway improvements in
this phase must be closely coordinated
with the redevelopment of the Kmart
Plaza at West 26th Street and Peninsula
Drive. This commercial node, if done
correctly as a mixed-use development,
has the potential to redefine this corridor
and this neighborhood and begin to
expand the need and desire for improved
aesthetics and multi-modal options.

Redevelopment Opportunity Area

Embrace Millcreek Comprehensive Plan 2018

51

Support Business Development

The number of private sector jobs in Millcreek,
as in the rest of Erie County, has been stagnant
for the past decade – dipping by almost 10%
during the Great Recession before a modest
recovery. The vulnerability of the retail sector
nationwide should be a cause for concern in
Millcreek over the next decade, as should the
large percentage of Millcreek residents who rely
on the region’s shrinking manufacturing sector.

HOW TO MOVE FORWARD
While there is work internal to Millcreek that can
improve the township’s ability to compete for
and retain a healthy business sector, Millcreek’s
economic future is inextricably tied to the
region’s economic competitiveness. Given the
current absence of a regional economic strategy,
Millcreek must play a leadership role in working
with partners across Greater Erie to devise
such a strategy and clarify the township’s role in
cultivating a strong regional economy.
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Cultivating these conditions is important to
Millcreek for the sustainability of services
and infrastructure supported by taxes that
businesses pay, for providing economic
opportunities to Millcreek residents, and for
contributing Millcreek’s part to the Erie region’s
economy. Indeed, one out of five private sector
jobs in Erie County is located in Millcreek –
equal to its share of the county’s population
– making the township a critical employment
center in the region despite the fact that most
Millcreek residents commute elsewhere for
work. In particular, one-third of all retail, hotel,
and food service jobs in the county can be found
in Millcreek.

Private Job Growth in Millcreek and Erie County,
2005-2015

2006

Aside from hiring people to police
neighborhoods, plow snow, and provide other
municipal services, townships are not in the
business of creating jobs. When it comes to
business and economic development, they can
only strive to create conditions where business
development and job creation are likely to occur.

2005

WHY IT MATTERS

76%
47%

For people employed in
Millcreek, who may or may
not live within the township,
these sectors are the largest:

Across the regional
economy, most Millcreek
residents work within
these sectors:

21% Health Care
20% Retail Trade
13% Hotel & food services
10% Manufacturing
9% Refuse and recycling
services

21% Health Care
16% Manufacturing
13% Retail Trade
10% Hotel & food services
6% Finance/insurance

Source: czb analysis of Census Bureau employment data

PROJECTS AND RECOMMENDATIONS

Embrace a leadership role
in the development of
regional economic strategy
Develop a proactive
business outreach program
Support adaptive reuse
of marginal industrial and
commercial properties
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Embrace leadership
role in the development
of regional economic
strategy
Greater Erie needs a coherent economic strategy that
gives all partners in the public and private sectors a
clear sense of goals, roles, and outcomes – something
that is currently lacking, especially when it comes to the
specific roles that municipalities should play in support
of a regional vision. As the second largest employment
and population center in the region, Millcreek should
play an important role in convening partners for this
discussion.
Embracing an enlarged regional role in the short-term
can include the following:
• Continue to cultivate a stronger relationship with the
City of Erie through joint planning on assets that are
vital to the competitiveness of the region – including
improvements to the Bayfront and corridors shared by
the two communities.
• Participate fully in strategic planning initiatives of the
Erie County Redevelopment Authority, Erie Regional
Chamber and Growth Partnership, Erie County, and
the Erie Area Council of Governments to help (1)
inform regional discussions, (2) express the priorities
of Embrace Millcreek, and (3) identify partnership
opportunities that support both local and regional
economic goals.
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Develop a proactive
business outreach
program
Establishing more frequent and predictable lines of communication
with businesses in Millcreek is vital for the Township to better
understand business and market trends that should influence how
it plans and how it invests. It is also vital to helping businesses
understand Township priorities, locating resources that are available
in the region to assist businesses, and identifying ways to partner with
the Township to achieve goals.

NUMBER
OF FIRMS
WITH PAID
EMPLOYEES

1,355

There are numerous models for business outreach that Millcreek
could follow, and much depends on staff or volunteer capacity to
make a program sustainable and useful to all involved. To inform the
development of a program and identify needs that a program would be
aiming to meet, a focus group of business representatives should be
convened to garner input on the following:

What forms of communication
are preferable to business
owners and representatives today
– that would be welcomed and
productive? Periodic gatherings
with Township leaders and staff?
An economic development
website geared towards Millcreek
businesses? A regular newsletter
to business addresses?
Something entirely different?

What are the
biggest challenges
that business
owners in Millcreek
confront today –
and how can the
Township be part
of the solution to
those challenges?

To what extent are business
owners aware of economic
development tools that are
available to assist business
development and expansion
in Millcreek Township
— including the County
of Erie Enterprise Zone
Loan Program and other
programs of the Erie County
Redevelopment Authority?
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Adaptive Reuse in Practice

Support adaptive
reuse of underutilized
industrial and
commercial properties
Millcreek is simultaneously experiencing a shortage
of available, high-quality space for new and expanding
non-retail businesses, as well as a growing supply of
space that is outdated, unmarketable, and in need of
investment. Adaptively reusing underutilized space
addresses both problems – and there are already good
examples of this happening in the Township, including
the reuse of former retail properties for non-retail uses.
Supporting the private market’s efforts to adapt old
space for modern demands will help Millcreek preserve
its tax base and its job base. Supportive actions
include:
Make land use regulations more responsive to an
evolving market
Amending the zoning code to allow greater land use
flexibility -- within reason -- will allow businesses
and real estate investors to transition properties to
new uses more quickly and without having to seek
variances. This will also allow Millcreek’s major
corridors to redevelop faster and become more
vibrant through a mixing of uses (see Focus Area:
Position Commercial Corridors for Adaptation and
Redevelopment).
Evaluate permitting and site plan review procedures
It is wise for any municipality to periodically assess its
permitting and site review procedures to identify steps
that may be onerous to businesses and developers
without providing a clear public benefit. Reaching
out to the business community to help the Township
perform such an evaluation represents an opportunity
to improve communication with the private sector and
engage with partners in proactive problem-solving.
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Former Walmart on West Ridge
Road – now home to multiple
office users

Use LERTA to spur adaptive reuse in targeted areas
The temporary property tax exemptions offered by LERTA
can make a significant difference to the financial feasibility
of adaptive reuse projects. As is also recommended in
the focus area for commercial corridor redevelopment,
Millcreek should update the target geographies in its
LERTA ordinance to reflect the focus areas and goals
of Embrace Millcreek – including the designation of
areas along 26th and 12th Streets that are vulnerable to
prolonged disinvestment.
Provide incentives for stormwater management upgrades
to non-conforming properties and parking lots
Stormwater management regulations adopted in recent
years require that new structures and parking lots be built
to specifications that limit stormwater runoff. Property
owners with older parking lots also have to build to these
specifications anytime they remove the full pavement
depth to rebuild the base or resurface an entire lot. The
added costs of redesigning and rebuilding these older
parking lots can be a barrier to reinvesting in outdated and
underutilized properties – as well as to realizing the full
stormwater management benefits that the regulations seek
to realize. This, in turn, can be a barrier to improving the
aesthetic appeal and image of the Township’s commercial
corridors.

Former 84 Lumber on West
Ridge Road – now home to
Erie Premier Sports

In recognition of the public benefits derived when owners
of non-conforming properties upgrade their properties or
parking lots to new standards, Millcreek Township should
consider the adoption of one or more incentives that
help offset the costs of eligible improvements. Common
incentives include:
o Stormwater Fee Discount: Once a stormwater
fee is in place to fund stormwater management
improvements, the Township could provide
discounts or credits to property owners who reduce
impervious surfaces.
o Development Incentives: Certain types of incentives
can be provided during the building permit approval
process to redevelopment projects that reduce site
runoff, including expedited permitting, increases
in floor area ratios, or reductions in parking
requirements.
o Grants: Provide direct funding to property owners
– especially in high-priority areas – to offset green
infrastructure projects and practices.

Timeline for Implementation
2018-2020
Engage with neighboring municipal
leaders and regional organizations
to discuss Embrace Millcreek and
identify partnership opportunities
2019, and every three years
thereafter
Perform periodic evaluation
of permitting and site review
procedures
2021-2023
Expand Township capacity to oversee
economic development incentives
and programs through partnerships
with existing agencies and training of
Township staff
Design a Township business
outreach initiative
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Promote Strong and Sustainable
Stewardship of Township Infrastructure
WHY IT MATTERS
Basic infrastructure and services keep Millcreek’s
households, businesses, and institutions operating
smoothly. If roads, sewers, and other vital services are
in good shape, people tend not to notice them. Now that
Millcreek is largely built-out and most of its infrastructure
is more than 40 years old, careful stewardship is needed
to ensure that infrastructure remains in good condition.
Beyond safety and convenience, the condition of basic
infrastructure – especially highly visible roads – has a
crucial impact on confidence and investment attitudes. If
residents and business owners sense that the township is
investing in ways that preserve the marketability of their
own properties, they will be more likely to stay in Millcreek
and reinvest in their properties.

HOW TO MOVE FORWARD
Infrastructure requires an ongoing commitment of funds
to ensure that it is safe and functional, and an even
greater commitment of funds to guarantee that Millcreek’s
infrastructure is forward-thinking and answering the needs
of a changing market. Therefore, Millcreek must address
basic infrastructure needs as well as tackle lingering
challenges via new approaches – some of which may have a
dual-purpose component such as land acquisition for storm
water management that concurrently serves as active and
passive open space.
A 2017 evaluation of road conditions in Millcreek shows
that approximately 1/3 of the mileage maintained by the
township is in acceptable condition; the remaining 2/3
exhibits some level of distress in the form of potholes,
cracking, rutting, or shoving. Allocations to street and storm
sewer maintenance in Millcreek’s capital budget have
increased in recent years to address rising maintenance
needs – from $1.8 million in 2017 to $2.5 million in 2018.
This commitment must be sustained to meet these basic
needs and build a strong foundation for other Embrace
Millcreek initatives.
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Road Conditions in Millcreek Township

1/3

69 miles

2/3

148 miles

NO SIGNS OF
DISTRESS

SOME LEVEL
OF DISTRESS

Millcreek’s budget for road and storm sewer maintenance

2017

2018

$1.8M $2.5M

PROJECTS AND RECOMMENDATIONS

Adopt a five-year capital budget
with funding for a roadway
improvement program
Assess storm sewer
conditions and tie stormwater
management efforts to open
space planning
Develop a parks and recreation
master plan
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Adopt a five-year
capital budget with
funding for a roadway
improvement program

Millcreek’s transportation network is comprised
of a 271-mile network of roads that connects
every neighborhood, office, shopping center and
recreational area. Of this total, 52 miles are owned
and maintained by the Pennsylvania Department of
Transportation (PennDOT); the remaining 219 miles
are the responsibility of Millcreek Township. Budgetary
constraints in past years have resulted in roads of
varying quality throughout Millcreek. The Township has
systematically begun to address these needed repairs
and these efforts should be continued over the next
five years.
In many cases, the roads need a new surface applied to
the existing base. In other cases, the extent of the work
is much more significant and may include new curbing
and/or sidewalks. Where infrastructure upgrades are
warranted, Millcreek should combine basic repair
efforts with streetscape enhancements as appropriate,
such as sidewalk repair or installation, bike lanes, and
street trees.

How Much Does It Cost to Fix A Road?
For routine re-paving (milling up 2 1/2 inches of the
old surface and laying new asphalt) the general cost
is about $200,000 per mile. For major roadways
(called arterials & major collectors) with heavy traffic,
the improvement might require full reconstruction
(constructing a new roadway base, new drainage, and
new surface) the costs can be up to $1 million per mile.

How does the Township pay for roadway and
storm water maintenance?
Millcreek Township utilizes state, county, and local
dedicated revenue sources for materials, equipment,
and contracted services necessary for public
infrastructure maintenance and repair projects. Those
funding sources total approximately $2.075 million
annually on average.
These funds make up the total Public Works
Department annual capital budget for equipment
purchases and to maintain and construct the storm
water system, traffic signal network, bridges and
culverts, and the roadway network. On average, the
Township allocates a minimum of 50% of the total
Public Works capital budget specifically to materials
and services for roadway maintenance and repair.In
addition to these capital expenses, employee costs
(wages and benefits) for roadway and storm water
maintenance total $3.2M from the Township’s general
fund.
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ROADS IN
ACCEPTABLE
CONDITION

ROADS
THAT NEED
IMPROVEMENT

ANNUAL
IMPROVEMENT
GOAL

COST PER MILE

TOTAL COST

11.17 mi

$200,000

$2,234,000

89.5%

12.55 mi

$200,000

$2,510,000

Additional Miles to be Paved Each Year

1.38 mi

INCREASED
ANNUAL COST

2018 Baseline Conditions

21.4%

78.6%

2028 Projected Conditions
With current budget allocation

16.9%

83.1%

If the Township allocates funds to
reduce the road mileage in need of
improvement by 50%

If the
Township
Desires an
Expedited
Timeline

10.5%

2% Property Tax Increase

$276,000

Additional Cost Each Year

$11 annual increase on
Median Home Value
($155,500 home)

If the Township allocates funds to
reduce the road mileage in need
of improvement by 100%

0%

100%

14.89 mi

$200,000

3.72 mi

Additional Miles to be Paved Each Year
Additional Cost Each Year

$2,978,000
$744,003

5.4% Property Tax Increase
$30 annual increase on
Median Home Value
($155,500 home)

How roadway conditions are assessed

CONDITION RATING

No Visible
Distress

0

1

2

3

35.2% 23.1% 20.3% 16.6%

78.6%

ACCEPTABLE CONDITION
(requires basic maintenance)

Severe
Distress

4

3.6%

5

1.2%

21.4%

NEED IMPROVEMENT
(requires repaving/reconstruction)
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Vacant lands near parks,
other public properties,
and flood-prone areas
can be identified as
priorities for open space
preservation during
the development of an
Official Map.

W 8TH ST

W 12

Local parkland
Property under local municipal or school ownership

E RD

W 26TH ST
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Assess
storm sewer
conditions
and tie
stormwater
management
efforts to
open space
planning
62

The Township should complete a thorough assessment of the condition and capacity
of existing storm sewers – similar to its ongoing work to assess roadway conditions
– as a first step to prioritizing maintenance and expansion work. This assessment
should address conditions and capacity as well as indicate areas within the Township
that are currently underserved by storm sewer infrastructure.
Stormwater infrastructure planning should also be tied to open space planning efforts
throughout the community and to the development of an Official Map (as enabled by
the Municipalities Planning Code), which would express Millcreek Township’s interest
in reserving land for future parks and open space. There are locations within the
Township – including flood-prone areas along the south side of the railroad line west
of Peninsula Drive, and in areas adjacent to existing parks and public land – that have
the potential to become parks and open space to supplement stormwater retention
while simultaneously expanding recreational opportunities. Many buildings in these
areas are already underutilized and difficult to lease or sell due to frequent flooding.
In addition to identifying potential areas for open space acquisition on an Official Map,
the Township should consider a program to acquire these properties. A program could
be crafted that includes an appraisal of the property with the potential of a lower than
market value offer by the Township (or an established non-profit) with a tax-deductible
donation option for the seller to make up the difference. The Township will have to
budget for the necessary demolition of obsolete structures. Over the course of a
decade or more, a proactive program of this type could begin to increase the amount
of open space or parkland for the Township that also serves as stormwater retention.
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Current Efforts Underway by the Township to Address Stormwater Pollution
The Pennsylvania Department of Environmental Protection (DEP) has categorized
six streams in Millcreek Township as impaired due to siltation or sediment. These
streams are identified locally as: the West Branch of Cascade Creek, Marshall Run,
Mill Creek, Scott Run, Walnut Creek, and Wilkins Run. As part of its application for a
new National Pollutant Discharge Elimination System (NPDES) Municipal Separate
Storm Sewer System (MS4) permit, the Township is required to develop a Pollutant
Reduction Plan (PRP) to reduce discharge of pollutants into local streams.
In an effort to achieve the goals as required by the MS4 Permit, the Township has
prepared a pollution reduction plan to clean up four streams by 2023. The Township
estimates the total cost for these four projects to be $835,000 (or approximately
$167,000/year). The streams included in this project are:

Scott Run Stream
Restoration

Wilkins Run Stream
Restoration

West 28th Stream
Restoration

Bladen Park Stream
Restoration

Construct grade control
structures and maximize
the stream buffer where
possible

Stabilize highly eroded
segments of the stream
and reinforce a berm in
place for storm water
management control

Remove existing storm
water pipe and replace
with a naturally designed
stream channel

Stabilize the stream bank
in places and maximize
the stream buffer to the
greatest extent possible

Stormwater Management Fee
Stormwater issues have been a growing concern in the Township. Aging storm
sewers, lack of stormwater management regulations during the development boom
of the 1970s and ‘80s, recent Federal and State environmental regulations, and
the increasing regularity of severe rain events have combined to make stormwater
management one the Township’s most pressing infrastructure needs.
To address these needs it is estimated that the Township will need to invest an
additional $160K to $200K annually to comply with Federal and State stormwater
pollution regulations. An additional $200K annually is estimated to be required to
catch up on deferred maintenance of the storm sewer system and address current
system deficiencies.
Traditionally, municipalities have reached to their general funds, which are generated
primarily through property taxes, to cover these costs. However, property tax
assessments may not reflect the true cost that certain sites have in relation to their
stormwater impacts. For example, large areas of impervious surfaces, like parking
lots, result in significant stormwater runoff, but generally have a relatively low property
tax rate. Additionally, tax-exempt properties contribute stormwater to the system, but
do not contribute to the general fund.
Sustainable stormwater management is essential to the Township’s health and
economic viability and can be best addressed by enacting a Stormwater Fee
Ordinance that is based on impervious surface area in order to fund stormwater
management improvements. This fee would be assessed on all properties (including
tax exempt parcels) and would more equitably distribute the costs of maintaining
the system, with properties that generate excessive runoff contributing more in
proportion to single family homes. Without the ability to leverage a fee for this
necessary infrastructure, the cost of any improvements is borne by the Township’s
general fund through property taxes.
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Develop a parks
and recreation
master plan
Parks and recreation have been an important
service of Millcreek Township for decades, with
many existing playgrounds and parks having
emerged in the 1960s and 1970s to serve the
needs of young Baby Boomers. The broader
parks and recreation picture, of course, includes
school facilities, Presque Isle State Park, and the
privately-owned and operated Waldameer Park.
As other aspects of Millcreek Township prepare
to adapt to the changing needs of residents and
the need to appeal to future households, now is an
ideal time to develop a new master plan for parks
and recreation to provide a blueprint for future
investments and ensure that this vital service is
aligned with the needs of residents and reinforces
the other focus areas of Embrace Millcreek.
This work should include a system-level plan for
parks and recreation, as well as master plans for
individual parks.
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Timeline for Implementation
2018-2020
Adopt 5-year capital budget and
plan that addresses roadway repairs
and other capital needs
Revise the zoning code and the
subdivision and land development
ordinance (SALDO) to support goals
for Embrace Millcreek focus areas
Develop and adopt an Official Map

2021-2023
Perform assessment of capacity
and condition of Township’s storm
water sewer infrastructure and map
in GIS
Create infrastructure development
strategy for MS4 pollutant reduction
compliance
Modify stormwater management
requirements to encourage parking
lot improvements and adaptive
reuse
2024-2027
Develop a parks and recreation
master plan
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Activating Embrace Millcreek
Putting this plan into action will happen every time a decision is made –
big or small, foreseen or unforeseen – that strives to deliberately apply
the core values and planning principles of Embrace Millcreek and proactively respond to the trends shaping the Township. And it will happen
with every inch of progress made in the five focus areas, including the
specific policy, investment, and operational recommendations compiled
below.
This table of action steps should be treated as a tool for organizing the
work of Township staff and a wide range of implementation stakeholders. It should not be treated as a static checklist, however. As work is
completed, conditions change, and other opportunities or challenges
arise, this list of work should be adapted to reflect those changes – but
modifications should always be tethered to an understanding of how
they advance the values and principles of Embrace Millcreek.
Further, the Board of Supervisors, Planning Commission, Township Staff,
and residents must be aware that the choices made to implement these
actions will require tradeoffs and costs that must be addressed honestly
and responsibly.
For example, operational costs for the Township (routine infrastructure
maintenance, equipment replacement, labor costs, etc.) ought to be
paid for by sustainable annual revenue (as noted in the companion Early
Intervention Program (EIP) report prepared by the Pennsylvania Economy
League), not “kicking the can down the road” by draining reserves such
as the Township’s fund balance or proceeds from the 2015 sale of the
Millcreek Township Water Authority Assets.
In fact, those reserves, along with Township’s AA- bond rating and lack
of municipal debt, place the Township in a rare position of strength for a
Rust Belt community to implement changes. Most of the project-based
action steps in Embrace Millcreek are eligible for various Federal, State,
and Non-Profit grants. Those resources typically require 20-50% local
matching funds. With approximately $22M to be generated over the next
10 years through water sale proceeds, and a debt capacity of approximately $20M, the Township has the potential to leverage an additional
$42M to $168M in outside resources with these local funds.
Therefore, this action matrix also recommends funding and staff resources for each action.
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FOCUS AREA KEY
PI = Presque Isle Gatewway
N = Neighborhoods
CC = Commercial Corridors
BD = Business DEvelopment
I = Infrastructure

Devise tools
and policies
for monitoring
rental property
conditions

Policy;
Capacity
Building

Create
streetscape
plan for major
commercial
corridors and
coordinate
with PennDOT
to ensure
implementation
of appropriate
improvements
as part of
scheduled
reconstruction
projects

Coordination;
Construction

Engage with
neighboring
municipal
leaders and
regional
organizations
to discuss
Embrace
Millcreek
and identify
partnership
opportunities

Coordination

Adopt 5-year
Policy;
capital budget
Construction
and plan that
addresses
roadway repairs
and other
capital needs

PI

N

CC

BD

I

a

a

a

a

2024-2027

Action Type

2021-2023

FOCUS AREA

2018-2020

PHASE OF WORK

I

II

III

Responsible Parties

Resources

Ad hoc committee of
residential property
stakeholders
coordinated by Dept.
of Code Enforcement
and Emergency
Management and Board
of Supervisors

Ph1: Commit existing
staff resources to
coordination of ad hoc
committee
Potential Ph 2: Two
Additional Staff to
implement possible
Rental Inspection
Program. Estimated Cost:
$60K -$70K (wages &
benefits) per employee.
Funding Source: Local
(Potential Rental
Registration Fees)

a

Dept. of Public Works;
Dept. of Planning and
Development; Board of
Supervisors; PennDOT

Commit existing
staff resources for
coordination; supplement
PennDOT resources with
local resources as needed
Estimated Cost: 0-20%
local matching funds on
project by project basis
Funding Source: State
(TIP/TAP/PennDOT &
CFA Multimodal Funds);
County (County Vehicle
Registration Fee); Local
(Water Proceeds/
Municpal Bond/General
Fund)

a

Dept. of Planning and
Development; Dept. of
Public Works; Board of
Supervisors

Commit existing staff
resources

a

Board of Supervisors
and department
directors

Commit existing staff
resources
Estimated Costs:
$276K-$744K annually
for accelerated paving
program
Funding Source: State
(TIP) Local Resource
(Capital Improvement
Property Tax)

a
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PI

N

CC

BD

I

Responsible Parties

Resources

2024-2027

Action Type

2021-2023

FOCUS AREA

2018-2020

PHASE OF WORK

I

II

III

Revise the
zoning code
and the
subdivision
and land
development
ordinance
(SALDO) to
support goals
for Embrace
Millcreek focus
areas

Policy

a a a a a

Dept. of Planning and
Development, Planning
Commission, and
Board of Supervisors;
professional services
procured as needed

Estimated cost: $100,000;
Funding Source:
50% State (PA Early
Intervention Program)
50% Local Resource
(Water Proceeds/General
Fund)

a

Develop
a detailed
sub-area plan
for Presque
Isle Gateway;
include
selection of
preferred
alternatives
from 2017
PennDOT study
and detailed
design/
engineering
plan for W. 8th
St.

Planning

a

Dept. of Planning and
Development; Board
of Supervisors; project
area stakeholders

Estimated Cost: $200,000
- $300,000
Fund Source: 50% State
(PA Early Intervention
Program) 50% Local
(Water Proceeds/General
Fund)

a

Perform
periodic
evaluation of
permitting and
site review
procedures

Policy

Develop and
adopt an
Official Map

Policy

Amend LERTA
ordinance
to cover
properties
along corridors
targeted for
redevelopment

Policy

68

a

a
a

a a
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Dept. of Planning and
Commit existing staff
Development and Board resources
of Supervisors, with
input from business
community

a a a

Dept. of Planning and
Development, Planning
Commission, and Board
of Supervisors

Commit existing staff
resources to draft and
finalize Official Map

a

Dept. of Planning and
Development; Board of
Supervisors

Commit existing staff
resources for ordinance
revisions

a

Coordinate the
acquisition
and rehab or
demolition of
endangered
residential
properties
in sensitive
locations

PI

Coordination;
capacity
building

Increase the
Capacity
Township's
building
in-house code
enforcement
capacity
to expand
proactive
enforcement
and compliance
assistance

N

CC

BD

I

2024-2027

Action Type

2021-2023

FOCUS AREA

2018-2020

PHASE OF WORK

I

II

III

Responsible Parties

Resources

a

Task Force with
representatives from
Dept. of Planning and
Development, Dept.
of Code Enforcement
and Emergency
Management, Erie
County Land Bank,
and private sector
stakeholders

Commit existing
staff resources for
coordination; develop
ongoing budget line to
assist with emergency or
targeted acquisition of
problem properties
Estimated Cost: 0-50%
local matching funds on
project by project basis;
average of $50K annually
Funding Source: County
(Erie County Land Bank)
Local (Enforcement Fees/
General Fund)

a

a a

Dept. of Code
Enforcement
and Emergency
Management; Board of
Supervisors

Estimated Cost: $60K
-$70K (wages & benefits)
per employee
Funding Source: Local
(Permit & Enforcement
Fees/General Fund)

a

Ad hoc committee
of gateway area
stakeholders, regional
branding experts, and
Township officials;
professional services
procured as needed

Commit existing staff
resources to coordinate;
Estimated Cost: $15,000 $25,000
Funding Source: 50%
Grant Agencies (ECGRA/
Community Foundation)
50% Local (Water
Proceeds/General Fund)

a

Develop a
brand to inform
future design
and marketing
elements in the
gateway area

Planning

Develop and
implement a
tree-planting
strategy for
commercial
corridors in
conjunction
with corridor
streetscape
improvements

Planning;
coordination

a

Dept. of Public Works;
Dept. of Parks and
Recreation; PennDOT

Commit existing staff
and budget to expand
township tree planting
with available resources
through DCNR, PennDOT,
and Pennsylvania’s
TreeVitalize grant
program.

a

Expand
Township
capacity
to oversee
economic
development
incentives
and programs
through
partnerships
with existing
agencies and
training of
Township staff

Capacity
building

a a

Board of Supervisors;
Dept. of Planning and
Development

Partner with the City of
Erie on training activities;
identify opportunities to
share programs and tools
with the city and other
entities

a

a
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Modify
stormwater
management
requirements
to encourage
parking lot
improvements
and adaptive
reuse

Policy

Design a
Township
business
outreach
initiative

Coordination

Perform
assessment
of capacity
and condition
of Township's
storm water
sewer
infrastructure
and map in GIS

Planning

Create
infrastructure
development
strategy for
MS4 pollutant
reduction
compliance,
and 5-year
capital budget
for Storm
Water System
Maintenance

Planning;
construction

Implement
infrastructure
improvements
identified by
sub-area plan
for Presque Isle
Gateway

Construction
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PI

N

CC

BD

I

I

II

III

a

Ad hoc committee
to inform program
goals, communication
methods, and feasible
approaches to
implementation

Commit existing staff
and volunteer resources
to coordinate program
design

a

a

Dept. of Planning and
Development; Dept. of
Public Works

Commit existing staff
resources, third-party
assistance as needed,
and equipment/software;
Estimated Cost: $100,000
Funding Source:
50% State (PA Early
Intervention Program)
50% Local (Water
Proceeds/General Fund/
Potential Storm Water
Mgmt Fee)

a

a

Dept. of Planning and
Development; Dept. of
Public Works

Commit existing staff
resources to develop
strategy;
Estimated Cost:
$160K-$200K annually for
MS4 compliance; $200K
annually for accelerated
Storm Sewer program
Funding Source: 0-50%
State on project by project
basis (CFA/DEP/CZM
Programs) Local (Capital
Improvement Property
Tax/Potential Stormwater
Mgmt Fee)

a

Dept. of Planning and
Development; Board of
Supervisors; PennDOT

Estimated Cost: TBD
($50M-$80M)
Funding Source: State
(RACP/TIP/TAP/PennDOT
& CFA Multimodal
Funds); County (Erie
County Land Bank/Local
Vehicle Registration
Fee); Granting Agencies
(ECGRA/Erie Community
Foundation) Local (Water
Proceeds/Municpal Bond/
TIF)

a
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Resources

Dept. of Planning and
Commit existing staff
Development and Board resources to amend
of Supervisors, with
policies
input from business
community

a a

a

Responsible Parties

2024-2027

Action Type

2021-2023

FOCUS AREA

2018-2020

PHASE OF WORK

a

PI

N

CC

BD

Develop a parks Planning
and recreation
master plan

I

a

Responsible Parties

Resources

Dept. of Parks and
Recreation, Parks
Commission, and
Board of Supervisors;
professional
services provided by
landscape architecture
consultants

Estimated cost: $150,000
Funding Source: 50%
State (DCNR/DEP/CZM
program) 50% Local
(Water Proceeds/General
Fund)

2024-2027

Action Type

2021-2023

FOCUS AREA

2018-2020

PHASE OF WORK

I

II

III

a

ESTIMATED IMPLEMENTATION COST
Annual Township Operating Cost
Increase For All Recommended Actions:

$841K to
$1.4M

One Time Project Costs, Township Share
(Assumes 50% Match)

$40.3M over
10 years

One Time Project Costs, Non-Township
Share (Assumes 50% Match)

$40.3M over
10 years
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2018

MILLCREEK TOWNSHIP, PA

COMPREHENSIVE PLAN
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Appendix

Overview
This Appendix provides supplemental data and information in support of
the Embrace Millcreek Comprehensive Plan. It includes references to other
comprehensive plans, strategic plans, and subject-area plans that are relevant to
the work outlined by Embrace Millcreek. Foremost among these complementary
documents are the following, which are incorporated by reference into this
comprehensive plan:
Early Intervention Program Report (2018)
Five-Year Consolidated Plan for Housing and Community Development (2018)
Emergency Services Evaluation and Master Plan (2006)

These documents are archived at EmbraceMillcreek.com.
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1. Regional Planning Context
The Embrace Millcreek Comprehensive Plan has been created within a regional
planning context that recognizes the challenges faced by communities in a county
with low or negative population growth. Both the Erie County Comprehensive Plan
(inclusive of multiple sections updated and adopted between 2003 and 2017) and
the Destination Erie Strategic Plan (2015) express the general goal of having new
development channeled, whenever possible, into areas with existing infrastructure
in order to promote revitalization and preserve open space and agricultural land.
Embrace Millcreek’s focus on strategies to promote private investment along
established corridors and within existing neighborhoods aligns with this regional
objective.
Embrace Millcreek also complements revitalization objectives within the City
of Erie’s comprehensive plan (Erie Refocused, adopted 2016). In particular, city
neighborhoods bordering Millcreek Township are identified as a combination of
healthy, stable, or transitional neighborhoods where boosting homeowner confidence
is the primary goal. Similar strategies – including proactive code enforcement and
timely interventions at blighted properties – are identified in Embrace Millcreek
as conducive for the Township’s older subdivisions, many of which are adjacent
to the city. Embrace Millcreek and Erie Refocused also align in their prioritization
of investment in and around critical regional assets including, in Millcreek’s case,
Presque Isle State Park.
Summit Township, which shares the Peach Street corridor with Millcreek, is updating
its comprehensive plan in 2018. The draft plan aligns itself with the regional
planning context by highlighting the importance of aligning future development with
areas supported by infrastructure as a way to promote redevelopment and infill in
developed areas while preserving rural land. Summit’s emerging plan also recognizes
the need to adapt to changing demands through mixed land uses and seeks to
create a commercial intensity gradient to limit the southward spread of large-scale
commercial development – an action that aligns with recommendations in Embrace
Millcreek to restrict the spread of Big Box development.
Other neighboring municipalities with comprehensive plans that have been updated
within the past decade include McKean Township (2015), Harborcreek Township
(2010), and Fairview Township (2012). All municipalities bordering Millcreek
Township have local zoning ordinances as well as subdivision and land development
ordinances (SALDOs).
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Erie County Future Land Use
Adopted January 29, 2015

Designated Growth Areas
Future Growth Areas
Village
Rural Resource Areas
Conservative/Public Recreation Areas

Embrace Millcreek Comprehensive Plan 2018

75

2. Land Use and Zoning

Existing Land Use Map
Lake Erie

Presque Isle Bay

© czbLLC

Land Use
Classifications

Residential
Apartment
Commercial
Industrial
Exempt
Vacant
Utility
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Existing land use and development patterns in Millcreek
Township, and the zoning ordinance that has played a
significant role in shaping those patterns, largely reflect
post-World War II suburban land development practices in
the United States: large areas of single-family residential
development connected by highway-style corridors lined
with commercial development and fronted by parking.
With the exception of older parts of the township that bear
a closer resemblance to adjacent city neighborhoods, or
more sparsely developed areas such as Belle Valley, this
pattern describes most of what was developed between
the mid-1950s through the end of the century.

Future Land Use Map
Presque Isle Bay

Lake Erie

Land
Use Land
Classifications
Future
Use Map
Single Family Residential

Corridor Mixed Use

Private Recreation

Low/Moderate Density Residential

Neighborhood Mixed Use

Public Recreation

High Density Residential

Light Industrial

Conservation

Regional Commercial

Industrial

Preservation

Corridor Commercial

Public/Institutional

Interstate Commercial

Utilities/Transportation Facilities

A future land use map is a visual guide to planning and policy-making that draws together and expresses
the goals and objectives of the comprehensive plan. It is not predictive and has no regulatory function, but
it can be used as a basis for updating zoning codes and subdivision and land development ordinances.
Embrace Millcreek’s future land use map features the following designations:

Future Land Use Designations
Open Space/Recreation Uses

Residential Uses

Mixed Uses

Commercial Uses

Industrial Uses

Preservation designation identifies
environmentally sensitive and/or
undevelopable areas appropriate
for preservation or restoration
which includes FEMA designated
flood plains and land adjacent to
major watercourses.

Single Family
designation identifies
areas that are
appropriate for individual
single family homes and/
or subdivisions.

Neighborhood Mixed
Use designation
identifies areas that
are appropriate for
both Low Density
Residential uses and
limited commercial
uses.

Corridor Commercial
designation identifies
areas that are
appropriate for general
commercial uses with
maximum floor areas.

Light Industrial
designation identifies
areas that are appropriate
for limited industrial uses
that are compatible with
surrounding uses, office
uses, and/or limited
commercial uses.

Conservation designation
identifies areas that are
appropriate for Preservation,
Public Recreation, agricultural
uses that are compatible with
surrounding uses, and/or Low/
Moderate Density Residential
development utilizing conservation
design principles.
Public Recreation designation
identifies public park & recreation
areas.
Private Recreation designation
identifies areas that are
appropriate for privately operated
park, recreation, and amusement
uses that are compatible with
surrounding uses.

Low/Moderate Density
Residential designation
identifies areas that
are appropriate for
small scale multi-family
developments and/
or single family home
developments at greater
densities than Single
Family permits.
High Density Residential
designation identifies
areas that are
appropriate for multifamily development.

Corridor Mixed
Use designation
identifies areas that
are appropriate for
both High Density
Residential and
Corridor Commercial
uses.

Interstate Commercial
designation identifies
areas that are
appropriate for auto
and commercial
transportation oriented
business and retail
service uses.
Regional Commercial
designation identifies
areas that are
appropriate for
large scale retail
developments such as
shopping centers and
‘big box’ stores.

Industrial designation
identifies areas that are
appropriate for general
industrial uses.
Other Uses
Public/Institutional
designation identifies
areas that are appropriate
for public, institutional,
and office uses.
Utilities designation
identifies public utility
facilities.
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Current Zoning Map
Presque Isle Bay

Lake Erie

© czbLLC

Zoning

C-1

I-3

RC

C-2

MO

RR

C-3

R-1

C-4

R-2

I-1

R-3

I-2

R-4

The strategies in Embrace Millcreek call for modifications
to the zoning and subdivision and land use ordinances to
address key challenges and opportunities facing the Township
–recommendations that are echoed by the Early Intervention
Program’s 2018 report for Millcreek Township. Central among
these changes are:
• Allowing and encouraging mixed-use development –horizontal
or vertical – to occur along commercial corridors currently
dominated by single-use commercial development, with a
focus on stimulating this form of development in the Presque
Isle Gateway District. Over time, this will enable vibrant
commercial/residential nodes to emerge in strategic areas,
allow flexibility in reusing surplus retail space, and provide
more opportunities for developers to meet demand for rental
housing.
• Developing and enforcing well-defined development
standards to provide greater predictability and transparency
in the development review process, and to improve corridor
aesthetics and Township image in ways that boost the
confidence of current or prospective property owners.
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3. Population and Housing

Lake Erie

Presque Isle Bay

© czbLLC

As is demonstrated in the “Trends
Shaping Embrace Millcreek” chapter
of this plan, Millcreek’s population has
grown by 3% since 2000 – a much
slower pace than growth experienced
between 1950 and 2000. Within the
Township, however, growth was
uneven. Areas accounting for most
of the growth since 2000 include the
southwestern corner of Millcreek,
areas around Zuck Road south of W.
38th St., and around the eastern end
of E. Gore Rd. All three areas have
witnessed construction of new housing
since 2000.

Areas that have lost population since
2000 are largely concentrated north of
W. 38th St., an area of Millcreek that
is mostly built-out, has some of the
Township’s oldest housing stock, and
contains significant concentrations of
householders over age 65. Owing to its
older and smaller housing stock, areas
north of W. 38th St. also have among
the highest population densities in the
Township.

Population Change, 2000-2016
GAIN

500 to 1,828
50 to 499
-49 to 49
-499 to -50

LOSS

-776 to -500
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Lake Erie

Presque Isle Bay

© czbLLC

Population Density per Square Mile, 2016
363 - 1,499
1,500 - 2,499
2,500 - 4,499
4,500 - 6,014
Source: U.S. Census Bureau, 2016 ACS 5-Year Estimate
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While the growth in rental housing is a notable trend for
Millcreek, the Township’s housing stock is still dominated by
owner-occupied single-family homes. Just under 70% of all
housing units are owner-occupied. Of those, nearly 40% are
owned without a mortgage.
With a median owner-occupied home value of $155,500 and
median household income of $57,342, Millcreek’s housing
market can be broadly described as stable and affordable –
with price points within reach of typical working households in
Millcreek and Erie County. The stability of the housing market
extends to the housing conditions, as determined by a 2017
field survey that scored all residential properties on a 1-to-5
scale based on signs of exterior investment and maintenance.
Overall, 93% of properties scores 1 or 2 (meaning excellent or
good levels of maintenance). Just over 300 properties (2%)
showed overt signs of distress and disinvestment.
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Total housing units

23,772

1-unit, detached

15,798

66.5%

1-unit, attached
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4.4%
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1,346

5.7%
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4.8%

10 to 19 units

1,091

4.6%
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1,669
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Rental housing in Millcreek, with a median rent of $815, is
broadly affordable. In fact, the median household in Millcreek,
with income of $57,342, can technically afford monthly
housing payments of as much as $1,400 (using 30% of income
as the standard limit for housing cost affordability). However,
3,350 renting households earned less than $25,000 in 2016
and constituted the bulk of the nearly 50% of Millcreek renters
who paid more than 30% of their incomes on rent. Current
programs serving low-to-moderate income renters in Millcreek
include the federal Housing Choice Voucher (HCV) program
administered by local housing authorities and incomerestricted rental units maintained by such agencies as Housing
and Neighborhood Development Service (HANDS).
Millcreek’s use of federal funds (primarily Community
Development Block Grant funding) to meet housing needs of
eligible households is guided by a Five-Year Consolidated Plan
and an Annual Action Plan. The current Consolidated Plan
covers the period 2018-2022 and includes dedicated funding
for the rehabilitation of single-family owner-occupied units as
well as home modifications for persons with disabilities.
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YEAR
STRUCTURE
BUILT

Total housing units

23,772

Built 2014 or later

139

0.6%

Built 2010 to 2013

455

1.9%

Built 2000 to 2009

2,052

8.6%

Built 1990 to 1999

3,958

16.6%

Built 1980 to 1989

2,688

11.3%

Built 1970 to 1979

4,242

17.8%

Built 1960 to 1969

3,172

13.3%

Built 1950 to 1959

3,454

14.5%

Built 1940 to 1949

1,618

6.8%

Built 1939 or earlier

1,994

8.4%
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HOUSING
TENURE

Occupied housing
units

22,562

Owner-occupied

15,342

Renter-occupied

YEAR
HOUSEHOLDER
MOVED INTO
UNIT

VALUE

Occupied housing
units

7,220

82

663

9.7%

32.0%

$500 to $999

4,415

64.3%

$1,000 to $1,499

1,202

17.5%

$1,500 to $1,999

353

5.1%

$2,000 to $2,499

116

1.7%

$2,500 to $2,999

46

0.7%

$3,000 or more

73

1.1%

$815

(X)

22,562

4.7%

Moved in 2010 to
2014

7,000

31.0%

Moved in 2000 to
2009

6,326

28.0%

Moved in 1990 to
1999

3,915

17.4%

Moved in 1980 to
1989

2,043

Moved in 1979 and
earlier

2,223

6,651

9.1%

Less than 15.0
percent

990

14.9%

9.9%

15.0 to 19.9 percent

897

13.5%

20.0 to 24.9 percent

997

15.0%

25.0 to 29.9 percent

552

8.3%

30.0 to 34.9 percent

593

8.9%

2,622

39.4%

967

6.3%

$50,000 to $99,999

1,966

12.8%

$100,000 to $149,999

4,253

27.7%

$150,000 to $199,999

3,756

24.5%

$200,000 to $299,999

2,872

18.7%

$300,000 to $499,999

1,009

6.6%

$500,000 to $999,999

435

2.8%

84

0.5%

Median (dollars)

$155,500

Owner-occupied
units

15,342

Housing units with a
mortgage

9,274

60.4%

Housing units without
a mortgage

6,068

39.6%
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Median (dollars)
Occupied units
RENT AS A
paying rent
PERCENTAGE
OF HOUSEHOLD
INCOME

15,342

$1,000,000 or more

6,868

Less than $500

1,055

Less than $50,000

Occupied units
paying rent

68.0%

Moved in 2015 or
later

Owner-occupied
units

MORTGAGE
STATUS

GROSS RENT

35.0 percent or more

4. Transportation and Circulation
EMTA Bus Routes
Lake Erie

Presque Isle Bay
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Transportation planning in Erie County is
overseen by the Erie MPO (Metropolitan
Planning Organization), an agency
formed in accordance with federal law
to coordinate transportation planning
and policy in the region. The Erie MPO is
administered by the Erie County Planning
Department and maintains the federallyrequired Long Range Transportation Plan
(LRTP) and Transportation Improvement
Program (TIP). The current LRTP,
adopted in 2017, has a planning horizon
of 2042 and the current TIP contains
near-term projects through 2020.
Embrace Millcreek is broadly aligned with
the goals outlined in the LRTP, including
goals for multimodal accessibility and
mobility. The Presque Isle Gateway
District Focus Area and the Commercial
Corridor Focus Area of Embrace
Millcreek, for example, both express
Township goals to make Millcreek and
its numerous assets more accessible
to bicycles and pedestrians as a way
to bolster quality of life and improve
economic vitality.

The Erie Metropolitan Transit Authority
(EMTA), the region’s public transportation
provider, plays a vital role connecting jobs
and services with residents in Millcreek,
the City of Erie, and other neighboring
communities. Major corridors in the
Township, including W. 12th St, W. 26th,
Peach Street, and Wattsburg Rd. are
served by EMTA service, as are most of the
Township’s major employment centers.
Erie International Airport – the region’s only
airport servicing commercial flights – is
located in Millcreek Township and updated
a long range master plan in 2017. No major
projects or improvements that would impact
Township infrastructure or land uses are
contained in the plan.
Millcreek is in the process of making
improvements to accessibility in accordance
with the requirements of the Americans
with Disabilities Act. First, by the end of
2022, the Township will have added or
improved approximately 1,300 curb ramps
on Township maintained roads. Second,
with the assistance of federal funding

from the TIP, the Township will, by 2020,
construct a sidewalk on Caughey Road
between Sterrettania Road and West
26th Street. This sidewalk is adjacent
to McDowell Senior and Intermediate
High School and improves access to the
Township municipal building. Third, the
Township is assisting in the funding of
sidewalk improvements being performed
by PennDOT along several state routes
within Millcreek, including Sterrettania
Road, West 26th Street and West Lake
Road. Fourth, the Township is making
improvements to the sidewalks and
accessibility of several Township facilities
and parks, which is expected to be
completed by 2020. Lastly, the Township
is currently evaluating the accessibility
of existing sidewalks within the right-ofways of Township roads, especially those
areas with connectivity to commercial
areas and schools, and expects to have a
plan for making improvements to select
sidewalks through at least the term of this
Comprehensive Plan.
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Public Survey Areas of Concern from LRTP

The diagram above from the 2042 LRTP identifies areas of concern highlighted by
public surveys. Several corridors in Millcreek Township were identified by residents and
other users as posing safety and congestion issues. Bike/Ped safety in the Presque Isle
Gateway District was also raised as a concern.
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Access the Long Range
Transportation Plan, including
the plan’s full list of Millcreek
transportation projects, at
eriecountypa.gov/planning

5. Infrastructure and Utilities
Water and Wastewater Treatment

Electricity

Broadband Internet

Water services in Millcreek Township
are provided by Erie Water Works, which
purchased the assets of the Millcreek
Township Water Authority Board in 2015.
One of two water filtration plants and
pumping stations operated by Erie Water
Works is the Richard S. Wasielewski
Water Treatment Plant, adjacent to
Scott Park in Millcreek. Wastewater
from Millcreek is treated at the Erie
Wastewater Treatment Plant on Port
Access Rd.

First Energy Corporation is the primary
electric provider in Millcreek Township
and Erie County through its Penelec
subsidiary.

Broadband internet services in
Millcreek Township – generally defined
as service providing download speeds
of at least 25 Mbps – are offered by
several companies. Spectrum covers
the widest geography in the Township
via the company’s cable infrastructure.
Service providers with more limited
coverage areas in Millcreek include
Verizon (DSL), VNET (fiber), and Level3
Communications (fiber).

Heating Fuel
As of 2016, 83% of occupied housing
units in Millcreek Township relied on
natural gas for home heating, with
an additional 13% using electricity.
Natural gas is delivered to residential
and commercial customers in Millcreek
Township by National Fuel Gas Company.
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6. Community Facilities and Services

Presque Isle Bay

Lake Erie

Emergency Services and
Hospitals

WEST LAKE
LAKE SHORE

Fire Districts
Fire Stations
Police HQ
Hospitals

WEST RIDGE

KEARSARGE

BELLE VALLEY
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Emergency Services
Millcreek’s Emergency Management
office oversees disaster preparedness
training and emergency services
planning within the Township, as well as
coordinating emergency services with
regional, state, and federal partners.
The office maintains the Township’s
state-required Emergency Management
Plan, which was adopted in 2006. Local
and regional guidance on emergency
management is also provided by the Erie
County Hazard Mitigation Plan (updated
2018).

86

Fire protection in Millcreek Township is
provided by five independent volunteer
fire companies – Belle Valley, Kearsarge,
Lake Shore, West Lake, and West Ridge
– with emergency medical services
provided by Millcreek Paramedic
Services. The Township’s Bureau of
Fire Prevention oversees inspections of
buildings to ensure compliance with the
International Fire Code.
Law enforcement services are provided
by the Millcreek Township Police
Department, which employs 62 sworn
officers and is based at 3608 W. 26th
Street.
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Hospitals
Millcreek Community Hospital is a fullservice hospital with 24-hour emergency
care located on Peach Street in the
Township. It is operated by LECOM Health
and serves as a teaching hospital for the
Lake Erie College of Osteopathic Medicine
(LECOM). Other full-service hospitals in
close proximity of Millcreek include Saint
Vincent Hospital and UPMC Hamot, both in
the City of Erie.
Health care services planning in Erie County
is informed by the Erie County Community
Health Needs Assessment, last updated in
2015/2016.

Presque Isle Bay

Lake Erie
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Erie Golf Course

Edgevale/Bladen
Park
Chestnut Hill
Elementary

Wander
Park

James S. Wilson
Middle School

Belle Valley Park
Belle Valley
Elementary School
Headwaters Park

Briar
Park
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Public Education and Libraries

Recreation and Senior Services

Public education (K-12) in Millcreek
Township is provided by the Millcreek
Township School District, which serves
nearly 7,000 students at five elementary
schools, three middle schools, and one high
school. MTSD’s current comprehensive plan
was adopted in 2017 and runs through 2021.

Millcreek’s Parks and Recreation
Department oversees a comprehensive
menu of recreation programming,
including golf courses, swimming pools,
and athletic fields. In addition to Townshipoperated parks and recreation facilities,
the Township also hosts Presque Isle State
Park, Headwaters Park of the Erie County
Conservation District, and the Nature
Center at Asbury Woods.

The Erie County Public Library operates five
branches including a Millcreek branch at
2088 Interchange Rd. next to the Millcreek
Mall. A new and expanded location for the
Millcreek branch is part of the system’s longrange planning efforts.
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The Greater Erie Community Action
Committee (GECAC) is the region’s
designated Area Agency on Aging (AAA)
and operates or support ten senior centers
across Erie County.

Access the Erie County Hazard
Mitigation Plan at
eriecountypa.gov/planning
Access Millcreek Township’s
Emergency Services Plan
and Early Intervention Plan at
EmbraceMillcreek.com
Access the Millcreek Township
School District Comprehensive
plan at www.mtsd.org/district/
comprehensive-plan
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7. Environmental and Natural Resources
Millcreek’s location on Lake Erie and
Presque Isle Bay, as well the scenic
creeks and forests within the Township,
provide an abundance of natural
assets that have deeply influenced
the Township’s development patterns
and qualify of life. Embrace Millcreek
recognizes that these resources are a
significant part of the Township’s appeal
to current residents and businesses, and
that better connecting these assets and
improving their surroundings will aid
in maintaining and strengthening that
appeal.
Embrace Millcreek also recognizes that
these assets require careful stewardship
to maintain their quality and make them
healthier. The plan calls for attention
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to opportunities to preserve or create
open spaces to limit stormwater
runoff, to encourage improvements
to outdated parking lots to reduce
impermeable surfaces, and to proceed
with actions and processes outlined in
complementary plans, including:
• Millcreek Township Pollution
Reduction Plan (2018), part of
the Township’s application for a
new National Pollutant Discharge
Elimination System (NPDES) permit
and Municipal Separate Storm Sewer
System (MS4) permit
• Act 167 County-Wide Watershed
Stormwater Management Plan (2011)

Embrace Millcreek Comprehensive Plan 2018

8. Historic and Cultural Resources

Presque Isle Light

Sites Listed on the
National Register of
Historic Places
Lake Erie

Presque Isle Bay
Sommerheim Park
Archeological District

Nicholson House and Inn
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Three sites in Millcreek Township are
currently listed on the National Register
of Historic Places (NRHP): Nicholson
House Inn, Presque Isle Light, and the
Sommerheim Park Archaeological
District.
The 2014 Erie County Historic Resources
Survey identifies several other sites
that have been deemed eligible or
potentially eligible for the NRHP
based on established criteria. These
include two eligible historic districts
(Lakewood Historic District around
Lakewood Park and Pumphouse Park
Historic District on Presque Isle) and 13
individual properties. Over 150 additional
properties that do not meet criteria for
NRHP listing were nevertheless deemed
to have moderate-to-high architectural
significance.

A full list of Millcreek properties identified
by the 2014 survey, as well as a complete
map of properties, can be accessed
online at www.eriebuildings.info.
The Erie County Cultural Heritage Plan
(adopted in 2017 as a component of the
Erie County Comprehensive Plan) draws
heavily from the findings of the 2014
Historic Resources Survey and identifies
three broad goals for the county and
its communities: (1) Build capacity to
address cultural and historic preservation
in the region; (2) promote responsible
stewardship of historic and cultural
assets; and (3) increase public awareness
and community pride in historic and
cultural resources.

Access the Erie County Cultural
Heritage Plan at
eriecountypa.gov/planning

Access the Erie County Historic
Resources Survey, including a
full list of Millcreek properties
identified in the survey, at
www.eriebuildings.info
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