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Purpose and Goals – Project Overview 
 
The Brighton Township Firemen’s Social Hall is located at the intersection of 
Dutch Ridge Road and Grange Road, two State highways located in Brighton 
Township. The physical address of the property is 5400 Dutch Ridge Road. 
Immediately behind the Social Hall is Brighton Township Volunteer Fire 
Department (BTVFD) Fire Station No. 3, one of three BTVFD fire stations 
located within the Township. Fire Station No. 3 functions as the primary station 
of the BTVFD, has the office of the Fire Chief, and has an on duty firefighter 24 
hours per day. The Fire Station No. 3 property is owned by Brighton Township. 
 
The Brighton Township Firemen’s Social Hall was originally constructed as 
Brighton Grange #1392. Granges were an important farming support organization 
for men and women. The Grange held dances, fundraisers, and fairs to display 
canned goods, farm produce, grain and livestock. The Grange was constructed in 
1909 and moved to its present location from another part of the property in 1931. 
It was also expanded at that time and a full basement was added. With declining 
membership and diminishing interest, the Grange sold the building to the 
Brighton Township Volunteer Fire Department in 1969. A history of the Brighton 
Granges can be found in Attachment A.  
 
The BTVFD constructed additions to the Social Hall during two time periods. In 
1970 two additions were added. One addition added toilet rooms for men and 
women, plus a storage area. This addition is located on the west side of the 
building and included a full basement. This basement area houses the utility 
rooms. The second addition doubled in size the hall area for seating or other 
functions, and added a full kitchen. This addition is located on the north side of 
the building and included a new entrance to the building. In 1975 the BTVFD 
constructed the final addition that expanded the food preparation and washing 
stations. There is no basement under the last two additions. 
 
The BTVFD operated the hall for department and social events. The most popular 
event was their fish fry dinners. The dinners were heavily attended and they were 
the primary fund raising activity for the department.  
 
Unfortunately, a reduction in the number of BTVFD members and volunteers who 
worked the fish fries and the increasing costs of fish and supplies resulted in the 
dinners being discontinued. Thereafter, the building was used on a limited basis. 
When the BTVFD was no longer able to properly maintain and operate the 
building and property due to financial constraints, they asked Brighton Township 
to assume ownership and maintenance responsibilities.  
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Prior to taking ownership, investigation determined that the deeds include a 
condition as follows: 
 

“Should the premises described in Parcel No. 1 and Parcel No. 2 
herein not be used for the propose of a community center by either 
the Brighton Township Volunteer Fire Department or Township of 
Brighton, then and in that event, ownership of the premises 
described in Parcel No. 2 herein shall revert to the Grantors, their 
heirs and assigns.” 

 
The Township, being aware of this condition, and having no intentions to use the 
building and grounds for any other purpose than an indoor community center, 
agreed to take ownership of the property. No fee or purchase price was paid the 
BTVFD for the acquisition.  
 
The deed transferring property ownership was recorded on April 5, 2019. During 
the Township’s ownership the building has had limited use. Two groups still use 
the building on a monthly basis; Boy Scout Pack 499 for regular meetings, 
Pinewood Derby, and ceremonies; and the Homemaker’s Club, a women’s group 
for social meetings. The Social Hall is also a designated polling place for the 
primary and general elections within Brighton Township. The BTVFD does still 
use the building as a training location. 
 
The Brighton Township Supervisors consider the Social Hall to be a valuable 
community asset, and an opportunity to provide a needed indoor recreation 
facility within which the Parks and Recreation Board can plan for and provide 
recreation programs for the community. They also recognize that the building is a 
representation of the past, when the Grange was functional and Brighton 
Township was largely a rural farming community. Rather than see the building 
fall in to further disrepair, and to evaluate the best investment of community 
assets, the Board of Supervisors initiated a Feasibility Study for the Social Hall to: 
 

 Assess the condition of the building to determine the scale and economics 
of renovations; including an exploration of the building renovations that 
will increase the long-term viability of an indoor community recreation 
facility. 
 

 Assess the condition of the existing asphalt paving areas and other site 
improvements to determine construction costs and site improvements that 
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will increase the long-term viability of an indoor community recreation 
facility.  
 

 Assess what amenities and uses would be most logical to provide within a 
renovated indoor community recreation facility. 
 

 Identify need for an indoor community recreation center.  
 

 Identify the potential supporting population for a rental facility. 
 

 Outline the administration, maintenance and operational costs associated 
with a renovated Social Hall.  
 

 Evaluate the construction costs for a renovated Social Hall, site 
construction and other amenities.  
 

 Determine the financial feasibility and funding mechanisms available for 
the renovations and site construction.  
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Study Committee for Feasibility Study 
 
As stated earlier in this report, ownership of the building was transferred from the 
Brighton Township Volunteer Fire Department to Brighton Township in April 
2019. Rather than see the Social Hall continue to sit mostly idle, the Brighton 
Township Board of Supervisors took decisive action. At their public meeting of 
July 13, 2020 the Board of Supervisors created and appointed a Recreation Center 
Feasibility Study Committee to include a representative from the Supervisors, 
Planning Commission, Recreation Board, Fire Department, Scouts and Township 
Manager. The Committee was appointed to create and develop a feasibility study 
to identify potential uses of the Firemen’s Social Hall that address identified 
community needs; and to create a report for the Board’s consideration and 
approval that outlines recommended uses of the building based upon identified 
community needs, and cost estimates for renovations to implement those uses.  

The study process included three (3) meetings of the Study Committee and their 
professional planning team. Each meeting is summarized below.  
A full account of each meeting is included as an Attachment to this report. Each 
Attachment includes meeting minutes and documents related to their discussions 
and review. However, the variations of the plans as they were discussed and 
amended through the planning process are not included with the meeting minutes 
attached to this report. Only the final recommended drawings are included as 
Attachments. The architectural drawings for the building renovations prepared by 
Moshier Studio are included as Attachment H. The site renovation and 
improvement drawings prepared by Lennon, Smith, Souleret Engineering, Inc. are 
included in Attachments I.  

Study Committee Meeting No. 1: The Study Committee conducted their kick-off 
meeting on September 9, 2020. The initial meeting was on site at the Social Hall, 
5400 Dutch Ridge Road, and included a tour of the building and a walk through 
of the grounds. Present at the meeting and conducting evaluations were architect 
Cherie H. Moshier, AIA, NCARB of Mosher Studio and engineer Ned Mitrovich, 
P.E., Managing Principal of Lennon, Smith, Souleret Engineering, Inc. 
 
The Study Committee identified the most logical and beneficial use of the Social 
Hall would be to use the large open hall as a rental facility for community use, 
noting that there is excess demand for use of Shultz Lodge, the Township’s indoor 
rental facility at Two Mile Run Park. The existing kitchen area can be repurposed 
as a catering kitchen to serve the needs of those renting the facility. However, to 
increase the scenarios under which the hall could be used, they asked the architect 
to evaluate the ability to divide the large open area into two distinct areas.  
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The Study Committee recognized that there is no indoor recreation center or space 
in Brighton Township and identified the building as a location the Parks & 
Recreation Board can use as an indoor community recreation center for programs, 
classes or events. 
 
The Study Committee Meeting No. 1 minutes can be found in Attachment B of 
this report.  
 
Study Committee Meeting No. 2 / Public Meeting No. 1 - The Study Committee 
conducted their second meeting on January 13, 2021. The meeting was an 
advertised public meeting. Due to the COVID-19 Pandemic the meeting was 
conducted remotely through the Zoom Video Communications remote 
conferencing application. Public participation was made available through an 
advertised web link and/or phone number(s) that were posted on the Township 
web site and posted at the Municipal Building, 1300 Brighton Road, Beaver, PA. 
Notice of this meeting and participation information was duly advertised in the 
legal notices of the Beaver County Times.  
 
The meeting included a review of updated schematic designs by architect Cherie 
H. Moshier, AIA, NCARB of Mosher Studio and a site plan presented by 
engineer Marie S. Hartman, P.E., Senior Project Manager of Lennon, Smith, 
Souleret Engineering, Inc. The updated plans provided a method of dividing the 
interior space into two independent areas, both with toilet rooms. Under this 
scenario each area (or half) can be rented independently or each area can 
accommodate separate programming or event areas for Parks and Recreation 
programming. Noting that outdoor space is limited on the site due to parking 
requirements, a deck was added to the south side of the building.  
 
The Study Committee Meeting No. 2 / Public Meeting No. 1 minutes can be 
found in Attachment C of this report.  
 
Study Committee Meeting No. 3 / Public Meeting No. 2 - The Study Committee 
conducted their third meeting on March 3, 2021. The meeting was an advertised 
public meeting. Due to the COVID-19 Pandemic the meeting was conducted 
remotely through the Zoom Video Communications remote conferencing 
application. Public participation was made available through an advertised web 
link and/or phone number(s) that were posted on the Township web site and 
posted at the Municipal Building, 1300 Brighton Road, Beaver, PA. Notice of this 



Brighton Township Indoor Recreation Center 
 

6 
 

meeting and participation information was duly advertised in the legal notices of 
the Beaver County Times.  

The meeting included a review of updated schematic designs by architect Cherie 
H. Moshier, AIA, NCARB of Mosher Studio and a site plan presented by 
engineer Marie S. Hartman, P.E., Senior Project Manager of Lennon, Smith, 
Souleret Engineering, Inc. The updated plans provided more detail on the division 
of the interior space. Storage for tables and chairs is available in both areas. Both 
halves can operate independently. The site plan was updated to show the location 
of ADA and van accessible parking locations. Overflow parking on the Fire 
Station No. 3 lot is shown. A lighting plan is added. Cost estimates are color 
coded to show expenses related to renovations and improvements for 
ADA/accessibility and energy efficiency and sustainability.  
 
The Study Committee Meeting No. 3 / Public Meeting No. 2 minutes can be 
found in Attachment D of this report.  
 
Study Committee Meeting No. 4 / Public Meeting No. 3 - The Study Committee 
conducted their final meeting as a joint meeting with the Brighton Township 
Board of Supervisors. The meeting was an advertised public meeting and was 
conducted at the Social Hall, 5400 Dutch Ridge Road. All participants 
familiarized themselves with the current conditions of the building and grounds. 
In addition to the Study Committee and Board of Supervisors, present at the 
meeting to present the recommended renovation plans were architect Cherie H. 
Moshier, AIA, NCARB of Moshier Studio and engineers Ned Mitrovich, P.E., 
Managing Principal and Marie S. Hartman, P.E., Senior Project Manager of 
Lennon, Smith, Souleret Engineering, Inc. The Study Committee had presented 
the proposed building and site renovations and the draft Indoor Recreation Center 
Feasibility Study. A full record of this meeting can be found in Attachment E.  
 
Findings 

The consensus and the findings of the Study Committee on the use of the Social 
Hall and property are summarized as follows: 

 Brighton Township lacks indoor recreation space. The building will serve 
as an indoor recreation center for training sessions, special events, classes 
or programs scheduled or sponsored by the Township, including the Parks 
and Recreation Board.  
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 There is a demonstrated need for additional rental space by the public for 
family, social or other events. Existing rental facility at Two Mile Run 
Park, Shultz Lodge, does not meet existing demand.  

 Renovate the primary space as a large community and event center as a 
primary use by the Township through the Parks and Recreation Board.  

 Renovated interior to be alternately used banquet hall and rental facility, 
with the goal of financially supporting the day to day operations. 

 Renovate existing kitchen area as a catering kitchen.  
 Building to remain available for public meeting space when larger meeting 

area is needed.  
 Renovate exterior to improve appearance and make a more desired venue 

for community uses and marketability as a rental space.  
 Renovate interior to improve appearance and make a more desired venue 

for community uses and rental space.  
 Provide for the “splitting” of the large rental space into two smaller venues 

so two programming areas are available and for rentals to smaller groups 
of 50 or less so they do not get “lost” in large meeting area.  

 Renovate both the interior and exterior to improve energy efficiency and 
sustainability by reducing the carbon footprint.  

 Renovate the toilet rooms to be ADA accessible.  
 Install ADA accessible water fountains.  
 Provide adequate storage area for tables and chairs.  
 Provide accessible toilet rooms for both rental spaces. 
 Provide separate ADA access and entry points from the parking areas to 

both rental spaces.  
 Provide ADA and van accessible parking. 
 Provide Wi-Fi connections amenities for business space rentals. 
 Evaluate creating outdoor space that can be accessed from rental spaces.   
 Renovate lower level space to provide meeting area for standing groups to 

keep primary area available for Park and Recreation Board programming 
or for rental use.  

 Renovate exterior site to improve parking and traffic circulation.  
 Maximize parking on-site; evaluate overflow parking on BTVFD Station 

No. 3 property.  
 Improve/add landscaping features, including the planting of native trees or 

plants, to improve attractiveness of site.  
 Improve stormwater management on site through the use of green and 

sustainable Best Management Practices.  
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Community Input 
 
Township Newsletter – The Fall 2020 Brighton Township Newsletter included 
an article announcing the appointment of a Study Committee to prepare a 
feasibility study for the Social Hall, and requesting community input. The 
newsletter was mailed to every household and business located within the 
Township.  
 
Brighton Township Facebook – The information on the creation of a Study 
Committee to prepare a feasibility study for the Social Hall was also shared on the 
Township’s Facebook page, inviting public input. For this post 743 people were 
reached and there were 81 engagements.  
 

   
 
Ideas shared through these venues were: 
 

 Start the fish fries back up. 
 

 Rental facility.  
 

 Utilize for Parks and Recreation Board events and programs.  
 

 Indoor recreation facility. 
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 Bingo.  
 

 A library.  
 
Township Website – The Study Committee meeting minutes and notes were 
posted to the Comprehensive Planning & Updates page of the Brighton Township 
Website www.brightontwp.org.  The meeting notes include the progression of the 
building renovation plans and site renovation plans as they progressed.  
 
Public Meetings – The January 5, 2021 meeting of the Study Committee was an 
advertised public meeting. Notice of the meeting was placed in the legal notice 
section of the Beaver County Times and posted at the Municipal Building. The 
meeting was conducted remotely through the Zoom Video Communications 
remote conferencing application due to the COVID-19 Pandemic. Public 
participation was made available through an advertised web link and/or phone 
number(s) that were posted on the Township web site and posted at the Municipal 
Building. A full record of this meeting can be found in Attachment C. 
 
The March 3, 2021 meeting of the Study Committee was an advertised public 
meeting. Notice of the meeting was placed in the legal notice section of the 
Beaver County Times and posted at the Municipal Building. The meeting was 
conducted remotely through Zoom Video Communications remote conference 
application due to the COVID-19 Pandemic. Public participation was made 
available through an advertised web link and/or phone number(s) posted on the 
Township web site and posted at the Municipal Building. A full record of this 
meeting can be found in Attachment D.  
 
The March 25, 2021 joint meeting of the Brighton Township Board of 
Supervisors and Study Committee was an advertised public meeting. Notice of the 
meeting was placed in the legal notice section of the Beaver County Times and 
posted at the Municipal Building and Social Hall. The joint meeting was held on 
site at the Social Hall, 5400 Dutch Ridge Road. All participants familiarized 
themselves with the current conditions of the building and grounds. In addition to 
the Study Committee and Board of Supervisors, present at the meeting to present 
the recommended renovation plans were architect Cherie H. Moshier, AIA, 
NCARB of Moshier Studio and engineers Ned Mitrovich, P.E., Managing 
Principal and Marie S. Hartman, P.E., Senior Project Manager of Lennon, Smith, 
Souleret Engineering, Inc. The Study Committee had presented the proposed 
building and site renovations and the draft Indoor Recreation Center Feasibility 
Study. A full record of this meeting can be found in Attachment E.  

http://www.brightontwp.org/
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Existing Facility Assessment 

The Social Hall property consists of two parcels totaling 1.08 acres based upon 
the Beaver County Assessment Office records. The adjacent parcels are Tax 
Parcel No. 55-152-0144.000 consisting of 0.54 acres and having the structure and 
parking. Tax Parcel No. 55-152-0142.001 consisting of 0.50 acres has parking to 
the north of the Social Hall.  
 
The Social Hall is located within the R-1 Rural Residential Zoning District. It is 
bordered by two roads, Dutch Ridge Road and Grange Road, both State 
highways. To the north is the Brighton Township VFD Fire Station No. 3. To the 
south the property is bordered by Dutch Ridge Road. Across Dutch Ridge Road is 
a single-family home and vacant residential lots. To the east the property is 
bordered by an access driveway to a stable and farm land. To the west the 
property is bordered by Grange Road. Across Grange Road is a single-family 
home.  
 
There are two entrances to the property, one on Dutch Ridge Road and one on 
Grange Road. The access to Dutch Ridge Road is a defined driveway entrance on 
the east side of the property. The frontage on Grange Road is all open and there is 
no defined entrance. The parking area is paved to the roadway along the full 
length of the property. Traffic flow is undefined on the property. Access to the 
parking areas can be taken from either roadway. An access from the east side of 
the parking lot also extends into the property of the Brighton Township VFD Fire 
Station No. 3 located to the north. The fire station has its primary access onto 
Grange Road. This property is also owned by Brighton Township. A driveway 
access to the lower level of the Social Hall extends from the intersection of Dutch 
Ridge Road and Grange Road. The general condition of the existing asphalt 
paving is poor. Some areas of the concrete paving at entrances and loading area 
are good.  
 
The combined properties are approximately 90% covered by asphalt parking or 
building. There is no defined stormwater management or collection on site. There 
are existing stormwater inlets at the intersection of the two roadways and along 
Dutch Ridge Road that collect stormwater runoff. They discharge across Dutch 
Ridge Road into the headwaters of Two Mile Run Creek. There is no available 
space on the property to increase parking.  
 
There is no landscaping on site around the building. There is limited green space 
or lawn area between Dutch Ridge Road and the Social Hall and one mature tree. 
There is a lawn area separating the parking lots of the Social Hall and Fire Station 
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No. 3. The lawn area includes three trees. Due to the elevation change between 
the parking areas there is a set of wooden steps that are in poor condition.  
 
Utilities are available to the site: 
 

 Sewage – Brighton Township Sewage Authority 
 Water – Brighton Township Municipal Authority 
 Electric – Duquesne Light Company 
 Gas – People’s Gas 
 Cable/Internet – Comcast 

 
The utilities to the site are adequate for future needs. The electrical service is 3-
phase. This power supply was necessary for the deep fryers operated by the Fire 
Department for the fish fry dinners operated in the past. The deep fryers have 
been removed from the Social Hall. Two power supply poles are located on site, 
one with multiple transformers. It is recommended that the overhead power 
supply and pole closest to the Social Hall near the loading dock area be removed, 
and the power supply be placed underground. 
 
Moshier Studio performed a visual review of the building as part of the feasibility 
study to determine the scope of renovations needed to support continued use of 
the building. That evaluation included a determination that the existing structure 
was suitable for, and could accommodate, the scope of renovations needed for its 
continued use as public building. The letter of determination is included as 
Attachment F. 
 
Following are photographs of the site, exterior views and interior views of the 
Social Hall building and grounds that provide a more detailed look at existing 
conditions.   
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Existing Site – Below is a Google Earth view of the site. BTVFD Fire Station 
No. 3 is located to the top (north). The property is owned by Brighton Township. 
The Social Hall is located at the bottom (south). The center parcel is part of the 
Social Hall site.  
                

  
 
Following are exterior and interior photos of the Social Hall building.   
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North View – The north 
side of the building often 
functioned as the main 
entrance to the Social Hall 
since the bulk of the 
parking is located in close 
proximity. This entrance 
provides ADA access to the 
building. The kitchen 
entrance is also located on 
this side of the building.  
 
 
 
North View Entrances – 
This close-up view shows 
the entry door into the main 
hall on the left and the 
entry door into the kitchen 
area to the right. Access to 
the kitchen area would be 
controlled and limited to 
catering services or 
maintenance personnel.  
 
 
 
 

East View – The second 
entrance to the building is 
located on the east side. It is 
not an ADA accessible 
entrance as steps are 
required to enter the main 
hall. The driveway entrance 
from Dutch Ridge Road 
passes this side of the 
building. Parking is also 
provided.  
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Northeast View – This view 
shows both building entry 
points. Two entry points 
gives the option of spitting 
the interior space into two 
smaller areas. This can 
provide more opportunity 
for programming or rentals 
for persons who favor a 
smaller venue for business 
meetings or social events.  
 
 
 

South View – This view is 
from Dutch Ridge Road. 
Although the building has 
frontage on Dutch Ridge 
Road it does not provide the 
main entrance. Entry to the 
lower level is made from 
this location. Entry can also 
be made by stairs from the 
interior of the main hall.  
 

 
 

West View – This view is 
from Grange Road. A 
loading dock access is 
provided into the kitchen 
storage area in this location. 
It is the primary point of 
entry for utilities and the 
location of the existing 
refuse dumpsters. Access is 
available from Grange Road 
at this location and 
additional parking is 
provided.  
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Loading Dock – This close 
up view of the loading dock 
area shows the access into the 
rear of the kitchen storage 
area. It also shows the need 
for renovations and repairs to 
the area. This access is 
beneficial for catering 
operations so they do not 
need to make entry with the 
general public or guests.  

 
 
 

Southwest View – This view 
from the intersection of 
Grange Road and Dutch 
Ridge Road shows the 
driveway access to the lower 
level of the building. Access 
is also available by stairs 
from the main hall. The 
existing digital message 
display sign can also be seen.  

 
 
 
 
BTVFD Fire Station No. 3 – 
This is the primary fire 
station for the BTVFD, 
housing the fire chief and 
part time paid firefighter on 
staff. Overflow parking is 
available within the parking 
lot. The property is owned by 
Brighton Township.  
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North Side Entrance – This 
interior view shows the entry 
from the north side of the 
building. It often functioned 
as the main entrance to the 
Social Hall since the bulk of 
the parking is located in close 
proximity. This entrance 
provides ADA access to the 
building. The column shows 
the point of separation being 
considered to create two 
independent interior areas.  

 
East Side Entrance – This 
interior view shows the entry 
door from the east side of the 
building. The renovation 
project will make this an 
ADA accessible entry. The 
central column is again 
visible to identify the area of 
separation recommended. The 
original wooden flooring is 
also shown. 

 
 

Main Hall – This interior 
view shows most of the 
interior of the hall area. 
Seating of up to 200 persons 
is possible within the 
building.  

 
 



Brighton Township Indoor Recreation Center 
 

17 
 

 
 
 

 
 
 

 

Exterior Kitchen View – 
This interior view shows 
the double entrance into 
the existing kitchen and a 
service window. This is 
where the dinners were 
served from or picked up 
when the BTVFD operated 
fish fry dinners within the 
Social Hall.  
 
 
 
 
Wooden Floor – The 
wooden floor seen in this 
view is part of the original 
Grange construction from 
1909. It is the intent to 
continue to maintain this 
feature. The unique floor 
pattern created here is not 
typical by today’s 
construction practices.  
 
 
 
 
Kitchen View – This view 
of the kitchen shows the 
existing conditions. The 
deep fryers and other 
kitchen equipment have 
been removed from the 
facility since the 
discontinuance of the fish 
fry dinners. Some of the 
stainless steel equipment 
can be repurposed. 
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Basement View – This 
view of the basement looks 
towards the utility room 
which houses the furnace, 
water, gas and electrical 
services. Used for storage, 
the area can be renovated 
to an independent area for 
activities or meetings.  

 
 

 
 

Basement View – This 
view of the basement looks 
towards the stairwell. 
Areas of the basement are 
susceptible to water and 
will need to be addressed 
during renovations.  

 
 
 
 
 
 

 
Upper-Level Restrooms- 
These rooms have some 
accessible features but are 
not fully compliant with 
ADA. 
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Market Analysis 

Brighton Township is part of the Beaver Area School District (BASD). The 
BASD consists of four municipalities; Brighton Township, Beaver Borough, 
Bridgewater Borough and Vanport Township. The BASD is comprised of two 
elementary schools and a middle/high school campus. Dutch Ridge Elementary 
School (Grades 3-6) is located within Brighton Township. The Middle 
School/High School campus is located in Beaver Borough and Vanport 
Township. Currently there are 2,060 students enrolled in the District. The 
following information is obtained from the BASD website. 
 

Pittsburgh Business Times Honor Roll Ranking 

For 15 years, the Pittsburgh Business Times has ranked the region's 

school districts based on state standardized test score performance, 

identifying the highest-scoring school districts in the region and the 

state.  In order to determine their Honor Roll ranking, the Business 

Times uses the PSSA and Keystone test results from the previous 

three years. 

  

  
  

The Business Times recently released their 2019 rankings, and we 

are proud to report that the Beaver Area School District ranks #18 in 

the region (out of 102 districts) and #68 in the state (out of 494 

districts).  
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We are proud of our 2019 ranking and celebrate the improvements in 

both the regional and state rankings; however, we do so with the 

caveat that high test scores are only part of Beaver Area School 

District's standard of excellence. We also applaud: 

 Our Advanced Placement Program whose 5-year AP score 

trend shows BASD students outperform their peers across the 

state by more than 15%, and where 55 students who tested in 

2018 earned a score accepted as college credit (3+) on at least 

one of the 13 Advanced Placement subject tests offered at BASD; 

 Our Elementary School Programs which were recognized as 

"Distinguished" by the Department of Education and caused the 

District to receive the Keystone Award for Academic 

Excellence; 

 Our Fine Arts Program wherein students recently showcased 

their unique work;  

 Our Music Program that represented the District at the PMEA 

District, PMEA Western-Region, PMEA All-State, and PMEA All-

East events this year;  

 Our JROTC  Program who won the Western Raider Competition 

for the third year in a row;  

BASD has a distinguished reputation for academic achievement and is a positive 
force in the continued development and growth of Brighton Township, as many 
people choose their place of residence based upon the school district their children 
will attend. This is a positive impact for the Financial Analysis discussed in the 
next section of this report.  
 
The population within the BASD has been stable over the past decade based upon 
data from the United States Census Bureau. The population totals for the four 
municipalities of the BASD is listed in the chart below for the years 2010, 2014 
and 2019.  
 

American Community Survey Data - United States Census Bureau 
Beaver Area SD Population Mean Income 
Municipalities 2010 2014 2019 2010 2014 2019 
Brighton Twp 8,141  8,255  8,287   $ 73,160   $ 64,936   $ 80,360  
Beaver Boro 4,556  4,479   4,334   $ 60,644   $ 59,598   $ 66,093  
Vanport Twp 1,407  1,430   1,309   $ 36,237   $ 42,235   $ 50,141  
Bridgewater Boro    673     690     884   $ 40,839   $ 50,313   $ 58,645  

 

 
14,777  

 
14,854  

 
14,814   $210,880   $217,082  $255,239  

  United States  $54,886   $59,312   $67,687  
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There are minor increases or decreases within the four municipalities. But overall, 
as the data shows, the total population has remained stable. As noted in the 
Financial Analysis, Shell Corporation is constructing a multi-billion dollar ethane 
cracker plant on a site that is located across the Ohio River on the Interstate 376 
corridor. The plant is expected to bring further economic development to Beaver 
County in the form of residential and business development.  
 
The above chart also includes the mean income by municipality for the same time 
periods: 2010; 2014; and 2019. It too shows stable to rising income levels for the 
BASD population. This is a positive trend for the BASD and municipalities as it 
demonstrates that they are able to undertake construction or renovation projects 
with confidence in the financial stability of their communities. For Brighton 
Township, it means projects, such as the renovation of the Social Hall, can be 
planned and funding provided for.  
 
As part of this feasibility study an inventory of similar rental facilities was 
undertaken for comparison. The inventory was limited to other rental facilities 
owned or operated by government operations or similar organizations. Three 
facilities were identified: Shultz Lodge owned by Brighton Township; Four 
Seasons Pavilion owned by Beaver County; and Beaver Station owned by the 
Beaver Area Heritage Foundation. Comparison data was collected for 2019 rather 
than 2020 due to the impact COVID-19 had on the number of rentals in 2020.  
 
For the purposes of this analysis the number of rentals by month for each facility 
was obtained to determine demand. The fees collected were also collected from 
Brighton Township and Beaver County for their facilities, but a total of fees 
collected from Beaver Station were not available, but their fee schedule is 
included within this report. Brighton Township’s rental income is low based on 
the relatively high number of reported rentals. This is for several reasons. Thirty-
two (32) rentals were at no charge, 33 rentals were at $50 and 5 rentals were at 
half-price of $62.50. Historically the Board of Supervisors has not set the rental 
rate at a level to maximize revenues, but at a rate to keep it affordable to the tax 
payers of the community.  
 
It is recommended that the Board of Supervisors not provide rentals at no charge 
as is provided for at Shultz Lodge. There are noted exceptions. Boy Scout Pack 
499 was chartered by the BTVFD, and for that reason should be able to continue 
to use the facility at no cost for regularly scheduled meetings and events. The 
Homemaker’s Club, a women’s group for social meetings, has limited use and 
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will be able to continue to do so based upon their long historical use. The BTVFD 
also requested that the facility be available for training classes or activities 
requiring a larger space than can be provided for within Fire Station No. 3. The 
Board of Supervisors also agreed to the following upon taking ownership of the 
Social Hall:  
 
“Any active member of the Fire Department, in good standing, may 
reserve use of the Social Hall for one day per year for personal activities. 
The Fire Chief shall annually provide to the Township a certified list of 
active volunteer firefighters who have met or surpassed the requirements 
for a member in good standing.” 
 
The recruitment and retention of volunteers for emergency services is increasingly 
difficult and is at a crisis level throughout Pennsylvania. It is the opinion of the 
Board of Supervisors that providing this small incentive is worthy in view of their 
dedicated volunteer service to the Brighton Township community.  
 
It should be noted that Brighton Township and Beaver County both have other 
facilities available for rent. However, those facilities were not included in the 
analysis since they are not similar to the Social Hall property in terms of 
size/seating capacity or by being a non-enclosed facility, such as a pavilion.  
 
Individual information on each of the three facilities included in this analysis 
follows. Although they were selected for comparison, there are some distinct 
differences in the three facilities in terms of conveniences available as part of the 
rental and fee structure as can be seen in the summaries that follow.  
 
The locations of the three properties that are part of this analysis are identified on 
the map located in Attachment G. 
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2019 Shultz Lodge Rentals - Brighton Twp Two Mile Run Park 

   Fees Collected   

  No.  of Free $50  $63 $125  $150  Total $ 

  Rents        

JAN 14 3 3 0 7 1  $   1,175  

FEB 15 4 4 0 6 1  $   1,100  

March 21 4 3 2 11 1  $   1,800  

April 12 2 2 0 8 0  $   1,100  

May 22 3 3 0 13 3  $   2,225  

June 24 1 3 0 19 1  $   2,675  

 July 20 2 2 3 13 0  $   1,913  

AUG 22 2 2 0 17 1  $   2,375  

SEPT 18 4 3 0 9 2  $   1,575  

OCT 19 1 3 0 9 6  $   2,175  

NOV 16 3 3 0 5 5  $   1,525  

DEC 19 3 2 0 13 1  $   1,875  

  222 32 33 5 130 22  $ 21,513  

 

Shultz Lodge is a rental facility located within Brighton Township’s Two Mile 
Run Park, located on Gypsy Glen Road. The Lodge is offered for rental to 
Brighton Township residents beginning in October for the following calendar 
year. In December the facility can also be rented by residents from other 
communities in the Beaver Area School District. Rental rates vary by residency 
and group. Some groups pay no fee; such as Township functions, athletic clubs, 
scouting groups, etc. Some groups meet monthly and received a lesser rate.  

In addition to the Lodge, there are three (3) shelters available for rental. 
Amenities in the park include a basketball court, playground, ball field and open 
space areas.  
 
Renovated during 2017/18, Shultz Lodge has a multi-purpose room of 1,118 SF 
that includes a wood burning fireplace. There are 12 8-foot tables and 90 chairs. 
The Lodge includes a kitchen with stove, microwave, and two (2) refrigerators; 
men’s, women’s and family bathrooms; storage room for tables and chairs, utility 
room; and an attached covered patio. A TV is present for use, and the facility is 
Wi-Fi enabled. Rental includes exclusive use of the facility for the day rented. 
The user must setup and take down the tables and chairs. The facility is cleaned 
after each use by a custodian in the employment of Brighton Township. Township 
employees maintain the facility and grounds.  
 
The Lodge is used by the Parks and Recreation Board but lacks sufficient space to 
function as an indoor recreation center.  
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2019 Beaver County Four Seasons Pavilion 
Rental Rate: $400 Plus damage deposit of $200 
  

  
  

  Number of Fees   
  Rentals Collected   
January 2  $       800    
February 0  $          -      
March 3  $    1,200    
April 3  $    1,200    
May 7  $    2,800    
June 17  $    6,800    
July 14  $    5,600    
August 15  $    6,000    
September 12  $    4,800    
October 11  $    4,400    
November 4  $    1,600    
December 0  $          -      
  88  $  35,200    

    
The Four Seasons Pavilion is a rental facility located within Beaver County’s 
Brady’s Run Park, located on Brady’s Run Road in Brighton Township. The 
pavilion is available for rental through Beaver County’s Department of Parks and 
Recreation. Information from the Beaver County website is as follows: 

 Perfect for small and medium size weddings, parties and special occasions 
 Capacity 150-170 people 
 Twenty-one 5' round tables & 180 chairs 
 6 Ceiling Fans 
 Catering Kitchen with refrigerator, freezer, ice maker, stainless steel tables and 

sink. (No oven or microwave) 
 Radiant Floor Heating for year-round use 
 Indoor Compostable Restrooms 
 Daily rental is from 9:00 A.M. to 11:00 P.M. for that day only. If you need in the 

day before to decorate it must be reserved and paid for. 
 You may rent the facility one year in advance, on the first day of that requested 

month. 

Note: $200 will be returned to the party if the Pavilion is left in good/clean 
condition and no damage is reported. This inspection and approval will be made 
by the Department of Public Works following each rental.  
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2019 Beaver Station Rentals 
Fee schedule varies based on day 
and size of event.  
  No. of 
  Rentals 
January 1 
February 1 
March 5 
April 6 
May 10 
June 12 
July 10 
August 8 
September 11 
October 9 
November 5 
December 5 
  83 

  
Located within Beaver Borough, the Beaver Station Cultural & Event Center 
provide a variety of rental spaces on their campus of the restored vintage 
Pittsburgh & Lake Erie Railroad passenger station dating to 1897. Information 
from the Beaver Area Heritage Foundation website is as follows:  Much of its 
original grandeur is still intact or beautifully restored including an elegant front 
entrance porte cochère, slate roof, stained glass windows, marble mosaic floor, 
box beam ceiling and shiny brass railings.  It also features an outdoor, covered 
trackside courtyard with lush garden beds and raised planter boxes for all-weather 
enjoyment. Preserved and operated by the Beaver Area Heritage Foundation, the 
Station’s beautifully landscaped three-acre campus includes a road side garden 
maintained by the Penn State Master Gardeners, an event lawn featuring a historic 
bandstand like “Belvedere” structure, an award-winning local history museum 
and log house as well as ample free parking. 
 
The Beaver Area Heritage Foundation campus is comprised of several spaces 
available for rent for a special event. The two areas used for comparison are the 
1897 Event Room: The former passenger waiting room is a 2500 square foot 
space seating approximately 128 guests for dinner, 150 theater style and 150 for a 
standing reception; and the Trackside Courtyard:  The former train platform, is a 
1500 square foot space covered by an awning for warmer months and side panels 
for cooler months, seats approximately 96 guests for dinner and 150 for a standing 
reception. 
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A schedule of rental rates is following. Due to the alternatives available for each 
rental, a total the fees collected was not available.   
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Past studies undertaken by Brighton Township identified a community need for 
additional rental space. One such plan is the Two Mile Run Park Master Plan 
dated December 2014. As stated previously, the Township owns Shultz Lodge 
located in Two Mile Run Park. The maximum capacity of 90 persons does not 
provide enough space for larger events, and the number of bookings, especially in 
the summer months, shows demand in excess of available rental dates. This is 
especially true for Fridays, Saturdays and Sundays which are 100% booked 
through the summer months. The number of rentals at the other comparable 
facilities also shows higher rental volume during the summer months, even with 
rental rates much greater than those charged by Brighton Township for Shultz 
Lodge. This evidences a demand for additional indoor rental space, and the 
willingness to pay a higher fee than is charged for Shultz Lodge. The financial, 
construction and census data for Brighton Township identify a growing 
community; a community that will have increasing demand for public facilities; 
and a community that has, and will continue to have, the financial stability to 
support those public facilities.  
 
The Study Committee recognized that the Township’s ownership of the Social 
Hall provides a unique opportunity to meet the community need for additional 
indoor rental space, and worked with the Planning Team to develop a renovation 
project that best meets this need. The evaluation included an assessment of the 
existing conditions of the building and site. This evaluation was used to determine 
what opportunities the building and site can offer through renovations. Working 
closely with the Planning Team, the Study Committee has prepared 
recommendations on the Social Hall’s future use(s) within Brighton Township.  
 
Based on the schematic renovation designs, the Social Hall can provide seating 
for more than double the occupancy of Shultz Lodge, with available occupancy at 
201 persons. A full catering kitchen makes the space more attractive as a rental 
venue for special events. 
 
A recommendation of the Study Committee was to also install an accordion wall 
system to split the space into two unique areas. There is a natural point of division 
between the original Grange construction and the 1970 addition. Splitting the 
space makes it better suited for rentals by smaller groups which may otherwise 
look out of place in a large rental hall that is half empty. Several renovations have 
been proposed to make this viable. Toilet facilities and exterior ADA access to 
both spaces are provided for. Access to each space from the catering kitchen is 
also provided for. As a result, each space can function independently. 
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The division of space provides opportunity for increased rentals, making the 
project more marketable and financially feasible.  
 
Two existing groups use the Social Hall on a regular basis, Boy Scout Pack 499 
for regular meetings, Pinewood Derby, and ceremonies; and the Homemaker’s 
Club, a women’s group for social meetings. To accommodate these enduring 
relationships, the Study Committee recommended renovation of the lower level 
located underneath the original Grange Hall, to include accessible toilet rooms 
and a storage closet. A new, code-compliant stair leads to the upper level. The 
space has exterior ingress and egress and has access to all available utilities. The 
smaller meeting area will be more accommodating to their needs and will 
maintain the availability of the main hall for rentals and for other community 
indoor events.  
 
The Committee recognized that due to the age of the building, and that the most 
current upgrades were decades old, it was an opportunity to significantly improve 
energy efficiencies and sustainability of the existing building. Energy efficiency 
lowers energy costs and eliminates energy waste. Ongoing expenses can be 
reduced by an energy-retrofit of the existing envelope, and the selection of 
materials requiring less maintenance.  
 
Specific improvement identified by Moshier Studio are having the existing 
exterior walls on the upper level opened up to add new bat insulation, and 
continuous exterior insulation added under new cement-board siding and trim. 
Existing windows will be replaced with thermally-broken double hung units with 
insulated Low-E glass, styled close to the original look of the Grange Hall. 
Existing aluminum doors will be replaced with energy-efficient ones, and the attic 
area insulation checked and increased in thickness. A deck will be constructed 
along the south side of the upper floor, to allow space users to take advantage of 
outdoor areas and evening sun. The existing suspended acoustic tile ceiling will 
be replaced, and new energy-efficient LED lighting fixtures installed. Low-flow 
plumbing fixtures will be selected. A fire alarm system will be added, and new 
Energy Star® rated heating and air conditioning units installed. 
 
On the lower level, the existing concrete masonry walls will receive new interior 
insulation and drywall finish. Interior floor finish in the Social Hall will be LVT, 
for improved appearance and greater longevity.  
 
The building renovation plans prepared by Moshier Studio, and recommended for 
implementation by the Study Committee, are included as Attachment H. The 
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cost estimate of $726,712.70 for the building renovations is included as 
Attachment J. The cost estimate is color coded to highlight the expenditures that 
are for accessibility and those that are for sustainability.  
 
All improvements will be subject to permitting and review by the Building Code 
Official for compliance with all Uniform Construction Codes. Currently, the 
Township contracts with the Middle Department Inspection Agency to perform 
plan reviews, permitting and inspections.  
 
The site plan renovations proposed by the Study Committee and identified on the 
site plan prepared by Lennon, Smith, Souleret Engineering, Inc. serve several 
purposes. It is necessary to maximize on-site parking due to the seating capacity 
of the Social Hall. As a result, it is necessary to balance this need with a redesign 
of the parking area to address the following identified deficiencies: 
 

 The asphalt paving is in poor condition and needs replaced;  
 There is inadequate circulation of traffic and a lack of traffic control;  
 Additional ADA accessible and van accessible parking is needed; 
 The site lacks stormwater controls, with runoff directed towards the 

building in several locations;  
 No Best Management Practices have been implemented; 
 There is a lack of site lighting necessary for pedestrian/client safety; and  
 There is no on-site landscaping.  

 
To help meet the need for additional parking, overflow parking is available in the 
parking area of Fire Station No. 3, also owned by Brighton Township. Access will 
be by new concrete steps. 
 
The site plan and cost estimate propose the replacement of the asphalt paving. A 
defined entrance onto Grange Road is created to eliminate the open flow of traffic 
from all points along Grange Road. Traffic markings on the asphalt will direct 
traffic flow. Required ADA and van accessible parking spaces are placed 
appropriately near the building entry to the north. The slope of the existing 
parking lot prohibits placing ADA parking at the east entry. ADA accessible 
parking is added at the lower entry point. Sidewalks with concrete curbing around 
the building are added to control storm water and direct it away from the 
structure. The parking areas and driveways have asphalt curbing for storm water 
control.  
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Storm water improvements are added to collect stormwater on site and the use of 
green and sustainable Best Management Practices. Landscaping, including the 
planting of native trees, is added around the building to improve appearance and 
provide shade and protection around the building. Outside lighting is added in the 
parking lot to provide safety and security. It will be low level cutoff fixtures to 
minimize impact to adjacent residential properties.  

The site development renovation plans prepared by Lennon, Smith, Souleret 
Engineering, Inc., and recommended for implementation by the Study Committee, 
are included as Attachment I. The cost estimate of $678,015 for the site 
improvements and renovations is included as Attachment K.  
 
To determine expected operating costs the Study Committee utilized data from 
Brighton Township’s other indoor rental facility, Shultz Lodge in Two Mile Run 
Park. A three-year expense record for the period 2017, 2018 and 2019 was 
developed from the Township’s financial records. 2020 was excluded due to 
lower use due to the COVID-19 Pandemic. An operating budget projection for the 
Social Hall was then developed. The Social Hall is twice as large as Shultz Lodge 
and the budget numbers were adjusted accordingly. Current utility expenses for 
the Social Hall were not utilized since the building is mostly idle. The renovations 
will include energy efficient retrofits. The below table summarizes this 
evaluation: 
 
   Two Mile Run Park Lodge Expenses   Social Hall  
Expense Category 2017 2018 2019  AVG   Budget Est.  
Custodian  $ 2,801   $ 3,992   $ 4,473   $ 3,755   $11,000  
Seasonal Labor  Est.  $ 1,500   $ 1,500   $ 1,500   $ 1,500   $  1,500  
Propane/Heat - GAS  $ 1,702   $ 2,180   $ 1,090   $ 1,658   $  5,000  
Electric DLC  $ 2,565   $ 3,196   $ 2,783   $ 2,848   $ 7,500  
Cable TV / Internet  $    126   $ 1,262   $ 1,146   $    845   $ 1,800  
Telephone  $ 1,215   $ 1,112   $ 1,087   $ 1,138   $ 1,200  
Security Monitoring Exp  $    243   $    695   $    730   $    556   $    800  
Pest Control  $    420   $    420   $   420   $   420   $    700  
Repair/Maint Supply Est.  $ 1,009   $ 1,193   $ 1,308   $ 1,170   $ 3,000  
Repair/Maint Exp. Est.  $ 6,000   $ 6,000   $ 6,000   $ 6,000   $ 6,000  
Minor Equipment  $     -     $    478   $    821   $    433   $ 1,000  
Contracted Services  $ 3,477   $    463   $ 3,323   $ 2,421   $ 3,750  
Contracted Lawn Service  $ 3,500   $ 4,600   $ 3,120   $ 3,740   $     -    
Totals $24,559  $27,090  $27,800  $26,483   $43,250  

 
The cost for a custodian has been increased the most as it is anticipated that the 
duties of the custodian will be increased for a facility this size. At Shultz Lodge 
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the renter is responsible for setting up the tables and chairs for their event, and 
returning them to the storage room thereafter. For the Social Hall it is anticipated 
that the renter will specify needed seating and it will be setup by the staff, then 
cleaned and returned to storage, if necessary, thereafter. Rather than one person 
filling this position it is expected that multiple persons will be needed, and the 
position(s) will extend beyond that of custodial services. An item that will be 
taken into consideration at the time the facility is available after renovations, is 
the requirement of a cleaning deposit, much like that charged by Beaver County 
for use of the Four Seasons Pavilion.  
 
Many banquet facilities of this size utilize an event manager to oversee facility 
rentals and use, and often to be present on site during an event. It is also typical 
for a facility that does so to provide other amenities as part of rental packages that 
are reviewed and booked with an event manager. These may include table and/or 
chair covering, center pieces, setup, audio-visual equipment, etc. These types of 
facilities have higher rental fees as a result. At this time it is not the intent of the 
Township to manage the site in this manner. However, future circumstances may 
dictate a change in practices or pricing to operate in such a manner. As stated 
previously, it is expected that the cost of custodial services will include setup and 
removal of tables, and that multiple persons will be needed to fill this role. For 
this reason that line item in the project budget has been increased over what that 
expense is for Shultz Lodge.  
 

Social Hall Rentals - Budget Estimate 
  

      
  

  Number of Free $250  Fees $600  Fees Total $ 
  Rentals 

     
  

January 7 2 4  $   1,000  1  $      600   $   1,600  
February 7 2 4  $   1,000  1  $      600   $   1,600  
March 10 2 6  $   1,500  2  $   1,200   $   2,700  
April 12 2 6  $   1,500  4  $   2,400   $   3,900  
May 14 2 7  $   1,750  5  $   3,000   $   4,750  
June 15 2 7  $   1,750  6  $   3,600   $   5,350  
July 15 2 7  $   1,750  6  $   3,600   $   5,350  
August 13 2 6  $   1,500  5  $   3,000   $   4,500  
September 12 2 5  $   1,250  5  $   3,000   $   4,250  
October 10 2 5  $   1,250  3  $   1,800   $   3,050  
November 9 2 5  $   1,250  2  $   1,200   $   2,450  
December 10 2 6  $   1,500  2  $   1,200   $   2,700  
  134 24 68  $ 17,000  42  $ 25,200   $  42,200  
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Rental fee estimates are based on the demand at Shultz Lodge and the rentals per 
month trend on the same basis. Revenues are expected to substantially cover 
operating expenses. Budget expenses and rental rates should be monitored closely 
and adjusted to make the facility self-sustaining. This may require modifications 
during the initial operational period. If managed correctly, additional revenues can 
be generated that are set aside in a separate account for the Social Hall to cover 
future extra-ordinary expenses that may occur over time.  
 
The Township will need to increase its annual operational budget to include 
additional funding for recreation programming within this new indoor recreation 
facility. The programming can be one-time special classes or events covered by 
registration fees or longer term classes for multiple weeks.  
 
The aim is to renovate the Social Hall as an indoor recreation center/rental facility 
whose operations and maintenance have a minimal impact on the Township’s tax 
base, and whose fee structure is self-sustaining from a long-term operations and 
maintenance perspective. This is independent of construction costs. These 
projections show that this is possible. However, it is recognized that adjustments 
based on actual data after operations begin will likely be required. 
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Financial Analysis 
 
The first step taken in the financial analysis of the Social Hall renovation project 
was to determine the current and future financial stability of the Township. 
Brighton Township has a stable and growing tax base as evidenced by the history 
of assessed taxable values in Brighton Township: 
 
2021 Assessed Taxable Value: $137,153,682 
2020 Assessed Taxable Value: $136,245,737 
2019 Assessed Taxable Value: $136,150,912 
2018 Assessed Taxable Value: $133,677,837 
2017 Assessed Taxable Value: $132,843,487 
 
As assessed values continue to increase the Township will collect more revenue 
through the real estate tax levy. As of 2021 the Township also had $41,201,510 in 
non-taxable real estate value.  
 
The growth in assessed taxable value is expected to continue since the Township 
is one of the few municipalities within Beaver County to experience a growth in 
population during the past several US Census data collection events. Many of the 
growth communities, like Brighton Township, are located on the Interstate 376 
corridor. This pattern is expected to continue for Brighton Township over the next 
decade based upon home construction permits in developments with available 
building lots and applications pending for new residential developments. In 
addition, a permit has recently been issued for a 116 unit senior housing complex.  

Shell Corporation is continuing construction on its multi-billion dollar ethane 
cracker plant located in close proximity to Brighton Township on the Interstate 
376 corridor. The plant is predicted to bring further economic development to 
Beaver County in the form of residential and business development, which is 
expected to impact the Township. 

See the chart of building permits issued later in this section for details on the 
number of residential units being constructed in Brighton Township. The 
Township also has had some non-residential construction, but the Township 
remains predominately residential in nature. 

As stated, the increases in assessed taxable value have resulted in increasing 
revenues through the real estate tax levy, currently at 12.0 mills. The current tax 
levy is below the tax levy permitted under the Second Class Township Code for 
general purposes, and the Township has not implemented any of the permitted 
special purpose tax levies authorized by Code. These include taxes for fire, debt 
or recreation. The increase in residential units naturally brings more families and 
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increasing revenues through the earned income tax. As can be seen on the chart of 
building permits issued, most of the units being constructed are single-family 
homes. These homes are typically constructed by persons who are younger and in 
the work force.  

History of construction permits for new housing over the past two decades 

Brighton Township 
         Building Permits for Housing Units 

       
             2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 

 
# of  # of  # of  # of  # of  # of  # of  # of  # of  # of  

 
Units Units Units Units Units Units Units Units Units Units 

Single Family 22 17 17 13 44 17 25 22 6 15 
Duplex* 0 0 12 0 6 2 0 0 0 0 
Quad* 0 0 12 4 4 4 4 16 4 0 
Mobile Home 0 1 0 0 0 0 0 0 0 0 
Demolitions 0 0 0 0 0 0 0 0 0 0 

 
22 18 41 17 54 23 29 38 10 15 

           
 

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 

 
# of  # of  # of  # of  # of  # of  # of  # of  # of  # of  

 
Units Units Units Units Units Units Units Units Units Units 

Single Family 9 12 36 36 17 23 21 30 21 23 
Duplex* 0 0 0 0 0 0 0 0 2 0 
Quad* 4 4 20 4 0 0 0 0 0 0 
Mobile Home 1 0 0 0 0 0 0 0 0 0 
Demolitions 0 -1 -2 -1 -1 -2 -1 -1 -5 -3 

 
14 15 54 39 16 21 20 29 18 20 

           Total Housing Units 20 Years: 513 
 

Average Per Year: 25.65 
  

           *Duplexes and Quads reported as number of units - not number of structures. 
   

Below is a table of taxes collected over the past five-year period showing a stable 
to growing tax base. Please note that this analysis is restricted to tax revenues and 
does not include revenues from other sources such as fines, permits, fees, service 
contracts or grants. Only the General Fund is reflected. 

The Township has no debt. The borrowing capacity of Brighton Township under 
Pennsylvania’s Local Government Unit Debt Act exceeds the total cost of this 
project. This statement is made for evaluation purposes. The Board of Supervisors 
has not expressed a desire or need to borrow funds to finance this project.  
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Brighton Township has an unrestricted net position of $2,901,874 in 2019 – an 
increase from $2,142,369 in 2018. The financial statements for 2020 have not 
been completed as of this writing.  

Tax Revenues over last five-year period 

 
2020 2019 2018 2017 2016 

 
ACTUAL ACTUAL ACTUAL ACTUAL ACTUAL 

Real Estate Taxes 12.0 Mills 12.0 Mills 12.0 Mills 11.0 Mills 11.0 Mills 
RE Tax Current $1,575,262   $ 1,575,147  $1,543,187  $1,419,098   $1,399,615  
RE Tax Prior  $    19,076   $              -     $              -     $            -     $    (1,644) 
RE Tax Del  $    34,599   $      41,564   $    28,734   $  37,490   $     35,704  

 
$1,628,937   $ 1,616,711  $1,571,921  $1,456,588   $1,433,674  

Local Enabling Taxes 
    PC Tax - current  $    21,973   $      21,053   $    19,955   $    18,255   $     18,659  

PC Tax - Prior  $      1,192   $        2,107   $      1,470   $         965   $       3,521  
PC Tax - delinquent  $      4,072   $        6,218   $      4,620   $      5,958   $       4,994  
RE Transfer tax  $  209,344   $    218,081   $  281,928   $  171,152   $  172,658  
EIT - Current  $  929,059   $    963,833   $  896,804   $  861,270   $   845,046  
EIT - Non resident  $  284,360   $    244,373   $  152,840   $  142,433   $   140,519  
EIT - Prior/Del  $  455,353   $    429,754   $  408,164   $  390,612   $   406,066  
LST - Current  $  110,486   $    107,553   $    97,194   $  100,174   $  100,707  
LST - Prior  $    40,158   $      39,221   $    36,570   $    37,463   $     39,227  

 
$2,055,997   $ 2,032,193  $1,899,545  $1,728,281   $1,731,397  

      Total Tax Revenues $3,684,934  $ 3,648,904  $3,471,466  $3,184,869  $3,165,071  
 

Based upon demographic indicators presented at the January 2021 Study 
Committee meeting, the Median Household Income (in 2019 dollars) for Brighton 
Township was $75,956. That is much higher than reported for Beaver County as a 
whole ($57,807) or Pennsylvania ($61,744). See the Market Analysis for more 
detailed information on this subject. This is another indicator of the financial 
stability of Brighton Township, and supports their ability to undertake the 
Brighton Grange renovation project.  
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Financial Costs – Funding 

The estimated construction cost to renovate the Social Hall is $726,713 according 
to the estimate prepared by Moshier Studio (Attachment J). This cost estimate is 
inclusive of estimates for contractor overhead, profit, insurance and sales tax; as 
well as design and contract management. The cost estimate is color coded to 
highlight the expenditures that are for accessibility and those that are for 
sustainability. 
 
Based upon the cost estimate, this represents a cost of $103.34 per square foot for 
building renovation. Moshier Studio also evaluated other comparable State or 
municipal projects they were involved in and estimated the cost of new 
construction for a similar sized facility with basement at $300 per square foot. In 
other words, the construction cost of a replacement building on the site of similar 
size and capacity, with associated kitchen and restroom facilities, could cost as 
much as $2.1 million. Therefore, the renovation of the existing Social Hall is very 
favorable financially when compared to the cost of new construction. This is 
especially true when taking into consideration that there were no acquisition costs 
associated with the Township taking ownership of the facility.  
 
The estimated construction costs for the site work is $678,015 according to the 
estimate prepared by Lennon, Smith, Souleret Engineering, Inc. (Attachment K).  
This cost estimate includes a twenty-five percent (25%) line item for contingency 
and engineering. The cost estimate is color coded to highlight the expenditures 
that are for accessibility and those that are for sustainability. 
 
It is worthy to note that of the total project costs $259,611 or 18.5% of the 
estimated costs will be expended for accessibility improvements.  And, $249,944 
or 17.8% of the estimated costs will be expended for sustainability improvements. 
The total investment in accessibility and sustainability is $509,555 or 36.3% of all 
estimated expenditures. This was both necessary and intentional on the part of the 
Study Committee and the Planning Team. As a result, this renovation project will 
serve as a model for the renovation of public sites.  
 
To pay for this project it is likely that a combination of several funding sources 
will be used in order to construct the project in the short term. The following 
funding scenario includes several funding sources. Brighton Township has 
implemented the Public Recreation Fee for residential developments in excess of 
three lots at a rate of $500 per residential unit. It is proposed that the Township 
utilize $50,000 of these accumulated funds for this project.  
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Brighton Township has implemented a Stormwater Service Fee of $66 per 
Equivalent Residential Unit (ERU) to fund stormwater improvements. The project 
implements stormwater improvements and BMPs within the parking areas to 
collect and manage stormwater runoff. It is recommended that the Township 
utilize $25,000 of these funds for that portion of the project that qualifies and is 
related to stormwater collection and management.  
 
The Township receives Act 13 Funds. Pennsylvania's Act 13 of 2012 established 
an impact fee on oil and gas drilling. The Act allocates revenue from the impact 
fee to state, county and local governments to be used for a variety of 
purposes.  Authorized uses include environmental programs, including trails, 
parks and recreation, open space, flood plain management, conservation districts 
and agricultural preservation. The Township primarily used these funds to 
supplement the road paving program. Due to the importance of this project, and 
the unique opportunity before the Township, it is recommended that $25,000 of 
these funds be used for renovation of the Social Hall.  
 
Act 13 of 2012 establishes the Marcellus Legacy Fund and allocates funds to 
the Commonwealth Financing Authority (the “Authority”) for planning, 
acquisition, development, rehabilitation and repair of greenways, recreational 
trails, open space, parks and beautification projects using the Greenways, 
Trails and Recreation Program (GTRP). It is recommended that the Township 
apply for the maximum funding available of $250,000 for the renovation of 
the Social Hall through this program. A match of 15% is required, which will 
easily be achieved.  

PA Department of Conservation and Natural Resources (DCNR) has various grant 
programs, including the Park Rehabilitation and Development grant program that 
funds projects that involve the rehabilitation and development of public indoor 
and/or outdoor park, recreation and conservation areas and facilities. A local 
match of a minimum of 50% is generally required. A project of this magnitude 
would not be expected to receive a full 50% match. The typical grant under this 
category is $100,000 to $250,000. It is recommended that a grant application be 
submitted to DCNR seeking $250,000.  
 
The Township is encouraged to apply for these potential grant funding sources, 
and to seek other opportunities for outside funding.   
 
The balance of the project can be paid for from the Township’s Capital Reserve 
Fund.  
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The potential funding scenario is as follow: 
 
PROJECT COTS   
Renovation Costs  $            696,239  
Site Construction & Improvements  $            678,015 

TOTAL COSTS  $         1,374,254 
    
FUNDING   
Township Public Recreation Fee Funds  $             50,000  
Township Stormwater Funds  $             25,000  
PA Act 13 Municipal Allocation Funds  $             25,000  
DCED Marcellus Legacy Grant Funds  $            250,000  
DCNR Park Rehabilitation Grant Funds  $            250,000  
Capital Reserve Funds  $            774,254  

TOTAL FUNDING  $         1,374,254  
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Conclusions 
 
Brighton Township has been gifted the Brighton Township Firemen’s Social Hall 
by the Brighton Township Volunteer Fire Department. There is a deed restriction 
that requires the property to be in use as a community center, or the property 
reverts back to the original land owner(s). The Township acquired ownership of 
this building at no cost. This provides a unique opportunity to address urgent 
community needs that have been identified through this and other Township plans 
and studies: 
 
Urgent Community Needs: 
 
 Provide an additional indoor recreation center by renovating the Social Hall 

for use by the Parks and Recreation Board for programming.  
 

 Provide a second indoor rental facility to meet the excess demand in Brighton 
Township for this type of space.  

 
The Study Committee identified the need for an indoor recreation facility, 
something not currently available within the Township. A second indoor rental 
facility is needed based upon the demand at similarly situated municipal facilities 
and the stability of the area based upon population and financial Census data. The 
income from facility rentals will be sufficient to cover annual operating costs to 
support the indoor recreation center, and potentially establish a fund to reserve 
additional resources for larger expenses in the future.  
 
Urgent Action Needed:  
 
 Undertake the renovations to maintain compliance with the deed restriction to 

keep the building in use as a community center.  
 
Accessibility:  
 
 The Brighton Grange Renovation Project implements the 2010 ADA 

Standards and Accessibility Design requirements.  
 
The Brighton Grange #1392 was constructed in 1909 and moved to its present 
location from another part of the property in 1931. The Brighton Township 
Volunteer Fire Department added a series of additions in the 1970s. The building 
is not ADA compliant. The Brighton Grange Renovation Project implements the 
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2010 ADA Standards and Accessibility Design requirements by removing 
architectural barriers. As a public facility, it is necessary to make these ADA 
renovations for accessibility for all. This includes the doorways, toilet rooms, 
water fountains and all fixtures. In addition the exterior improvements provide 
ADA and van accessible parking areas.  
 
Financially Favorable:  
 
 The Brighton Grange Renovation costs are estimated to be $103.34 per SF 

verses $300+ per square foot for new construction of a similar facility.  
 

The cost of renovating the existing Social Hall rather than constructing a new 
indoor rental and recreation facility is financially favorable based upon cost 
estimates for both from the architect. Likewise, the project is financially feasible 
based upon Brighton Township’s historic and projected financial stability.  
 
The Township can use several income sources to assist in funding this project, 
and should actively pursue grant funding listing in the Financial Costs – Funding 
Section of this report.  
 
Energy Savings/Sustainability:  
 
 The Brighton Grange Renovation will implement energy efficiency and 

sustainable practices.  
 
The Brighton Grange Renovation Project takes place in a building that was built 
in 1909, with a series of additions added in the 1970s. The recommended 
renovations will improve the energy efficiencies of the existing building with 
LED lighting fixtures, Low-E glass, improved/increased insulation, low flow 
plumbing fixtures and related items. The site improvements will implement green 
and sustainable BMPs that are currently non-existent on site. This includes 
increased green areas, plantings and stormwater improvements.  
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Copied from the Brighton Grange #1392   
65th Anniversary Celebration brochure dated March 12, 1974 
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SOCIAL HALL STUDY COMMITTEE 
 

MEETING NOTES OF SEPTEMBER 9, 2020 
 
 

The Social Hall Study Committee called their meeting to order at 7:00 P.M. The meeting 
was located in the Social Hall, 5400 Dutch Ridge Road, Beaver, PA 15009 
 
PRESENT:   Mark Piccirilli, Township Supervisor 

Karen Green, Planning Commission 
Selina Blinn, Parks & Recreation Board 
Craig Nunamaker, Brighton Township Volunteer Fire Department 
Bryan K. Dehart, Township Manager 

 
CONSULTANTS: Ned Mitrovich, P.E., Township Engineer 
   Lennon, Smith, Souleret Engineering, Inc. 
   
   Cherie H. Moshier, AIA, NCARB 
   Moshier Studio 
 
Unable to join the meeting was Sean Denny, Cubmaster, Pack 499. 
 
 Purpose of Study Committee: Mr. Dehart welcomed everyone and thanked them for their 
participation as part of the Social Hall Study Committee.  Mr. Dehart gave a brief overview of 
why the Study Committee was created and its purpose. The Brighton Township Volunteer Fire 
Department (BTVFD) transferred ownership of the Social Hall to the Township when they were 
no longer able to properly maintain and operate the building. Previously, the primary use of the 
building was for fish fry dinners as a fund raising event for the BTVFD. A reduction in the 
number of volunteers and increasing costs resulted in the fish fries being discontinued.  
 
 The Brighton Township Supervisors had preliminary drawings and cost estimates 
prepared by the Township Engineer for site improvements. Ms. Moshier, who prepared the 
drawings and oversaw the renovations of Shultz Lodge at Two Mile Run Park was also brought 
in to prepare drawings and cost estimates for the renovation of the Social Hall. The purpose was 
to apply for grant funding through the PA Department of Conservation and Natural Resources 
(DCNR). However, the DCNR advised that prior to considering funding a feasibility study for 
the building was to be prepared. The format of the study is to follow the DCNR Indoor 
Recreation Facility guidelines. The purpose of the study is to garner community input and 
support for the use and renovations of the building.  
 
 A copy of the DCNR feasibility study guidelines and scope of work elements was 
provided to each person.  
 
 Tour of Building/Grounds: The group toured the building to view the existing conditions 
and walked the grounds also.  
 



 Review of Site Plan by LSSE:  Mr. Mitrovich reviewed a preliminary site plan. He noted 
that the site is surrounded by pavement to provide parking for the facility. The existing paving is 
substantially deteriorated. He also noted that areas of the paving slope to the building. The 
repaving of the parking lots will require excavation of the base and regrading to improve the 
drainage. During the building tour water in the lower level was present. Landscaping areas are 
proposed to be added to improve the site aesthetics. The site has frontage on Dutch Ridge Road 
and Grange Road. Both are State roads. The redesign provides a defined access point onto 
Grange Road.  
 
 Review of Building Renovation Proposal by Moshier Studio: Ms. Moshier conducted a 
power point presentation during which she discussed the physical condition of the structure, 
noting the shortcomings of the existing HVAC and other operating systems, and the need to 
provide accessibility upgrades. The building is large in size, has high ceilings, a large kitchen 
area to accommodate a catering service and other strengths. The lower level is an unfinished area 
presently but is proposed to be renovated to provide additional usable space.  
 
 The history of the Grange organization was reviewed and it was pointed out that the 
original Social Hall structure was constructed as the Brighton Grange, built in the early 1900s 
and moved and expanded at its current location in 1931. Subsequent additions were made after 
the acquisition of the property by the BTVFD in 1969. Part of the renovation plans envision 
restoring the exterior to an original grange appearance.  
 
 The interior space plans, first developed in 2018, where presented and reviewed. The 
bathrooms are reconstructed to provide ADA compliance. The stairway to the lower level is 
relocated and enlarged. The main hall is shown as banquet event space with seating for 200. The 
space has a divider also. The kitchen area is remodeled as a catering kitchen, and the back rooms 
repurposed for storage of tables and chairs. The lower level remodel maintains the mechanical 
rooms, provides bathrooms, storage and a 1,400 SF meeting area. There is direct access to the 
outside from the lower level.  
 
 The scope of construction includes exterior siding, gutters and insulation, soffit and 
fascia, windows, doors and trim. The interior construction includes new stairs to the lower level, 
partitions, bathrooms, doors, pluming, flooring, air conditioning, HVAC upgrades for the 
basement, catering kitchen improvements, lighting, alarms systems, and new fixtures.  
 
 Discussion – Ideas and Options: The Committee discussed the building options. The 
addition of a deck on the Dutch Ridge Road side was proposed to permit some outdoor space. 
Some outdoor space on the east side of the building was also reviewed. To properly divide the 
space for a smaller meeting area would require bathroom facilities on both sides.  Adequate 
parking could be an issue for larger events. Use of a part of the upper parking area by the 
BTVFD Station 3 can be investigated. The use of the space as a rental space and banquet hall 
appears as the most reasonable option. The Township’s other indoor rental facility at Two Mile 
Run Park is highly used. The building can be used for large public meetings that exceed the 
capacity of the Municipal Building. The Parks & Recreation Board can also plan events or 
programs in the building.  
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Existing Conditions

Physical condition, structure and enclosure
Operating systems
Accessibility



Existing Conditions

Strengths
Challenges
Opportunities



History

The Order of Patrons of Husbandry, better known as the 
Grange, was founded in 1867 as a fraternal organization to 
represent the interests of American farmers.

The organization was unusual at this time because women and any 
teen old enough to draw a plow were encouraged to participate. The 

importance of women was reinforced by requiring that four of the 
elected positions could be held only by women.



History

Started in 1875, constructed this hill in 1910’s on 
Dutch Ridge Road. Moved and expanded here in 
1931. Sold to Brighton Township VFD in 1992.



Space plan



Plan Details



Plan Details



Plan Details



Exterior view



Exterior view



Interior views



Interior views



Construction budgeting

Scope of construction:
Exterior: Siding, gutters and insulation, soffit and fascia, windows, doors and trim
Interior: Stair to basement, partitions, toilet rooms, doors, accordion wall, 
ceilings, ceramic tile, paint and LVT 
Plumbing fixtures and connections to food service equipment
Air conditioning, HVAC for basement, exhaust hood and make-up air
Electrical service entrance, interior and exterior lighting fixtures, fire alarm 
system
General conditions, bonds, overhead & profit, contingency and escalation to 
construction in 2022

$563,580
Plus furniture, food service equipment, soft costs
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SOCIAL HALL STUDY COMMITTEE 
 

MEETING NOTES OF JANUARY 13, 2021 
 
 

The Social Hall Study Committee called their meeting to order at 7:00 P.M. Due to the 
COVID-19 Pandemic the meeting was conducted remotely through the Zoom Video 
Communications remote conferencing application. Public participation was made available 
through an advertised web link and/or phone number(s) that were posted on the Township web 
site and posted at the Municipal Building, 1300 Brighton Road, Beaver, PA. Notice of this 
meeting and participation information was duly advertised in the legal notices of the Beaver 
County Times. No visitors participated. 
 
 
PRESENT:   Mark Piccirilli, Township Supervisor 

Karen Green, Planning Commission 
Selina Blinn, Parks & Recreation Board 
Craig Nunamaker, Brighton Township Volunteer Fire Department 
Bryan K. Dehart, Township Manager 

 
CONSULTANTS: Marie S. Hartman, P.E., Township Engineer 
   Lennon, Smith, Souleret Engineering, Inc.  
    

Cherie H. Moshier, AIA, NCARB 
   Moshier Studio 
 
Unable to join the meeting was Sean Denny, Cubmaster, Pack 499. 
 
 
 Mr. Dehart welcomed everyone and thanked them for their continued participation as part 
of the Social Hall Study Committee. Mr. Dehart confirmed that everyone had received the 
Meeting Notes and attachments from the September 9, 2020 meeting.  
 

Review of Revised Conceptual Building Plans by Moshier Studio: At the September 
meeting Renovations Plans prepared by Moshier Studio were reviewed and commented on. Ms. 
Moshier reviewed an updated the schematic design. The changes were pursuant to comments and 
recommendation from the September meeting. The plan provides for the ability to split the space 
into two separate event areas. The revision adds bathrooms for men and women to the area that 
includes the catering kitchen. The kitchen area is reduced in size to accommodate this change 
and will require some equipment or coolers to be relocated to the storage area.  

 
Mr. Nunamaker suggested reducing the overall fixture count to code requirements; look 

for ways to share the toilet rooms between the two sides, and using the additional space for 
storage. 

 



The second change was to add a deck to the Dutch Ridge Road side. However, according 
to the site plan prepared by LSSE, the existing building is non-conforming as it does not have the 
required setback from Dutch Ridge Road. A deck addition would require a variance from the 
Zoning Hearing Board. A possible concern of neighbors is noise from outside guests. The 
placement of trees to act as a barrier was discussed.  
 
 Another area that could possibly provide some outdoor tables is the area on the east side 
of the building. Ms. Moshier will evaluate the area. This change would possibly eliminate some 
parallel parking spaces. It was also noted that the building entry on the east side will need to be 
renovated to be ADA accessible due to the division of the event space.  
 

Mr. Dehart said some overflow parking could be included in a portion of the lot for the 
fire station with proper signage and restrictions. This can be included on the site plan.   
 
 Review of Site Plan by LSSE:  Ms. Hartman showed the site plan to the Committee. As 
stated previously, the setback lines have been added to the plan. She will work with the architect 
to evaluate the potential outdoor space on the east side of the building. There are existing 
recycling dumpsters in the east side of the parking lot; two for cardboard and two for paper. As 
part of the site plan they will need to be relocated for continued use. Mr. Dehart asked that they 
not be placed on the east side due to the proximity of residential homes.  
 

Study Requirements: Mr. Dehart reminded everyone that the study is being prepared 
based upon the DCNR feasibility study guidelines and scope of work elements. A copy these 
guidelines were provided to each person previously.  

 
Mr. Dehart provided information on some of the required components of the study: 

Comparisons of rental activity for comparable facilities, operational expenses, and census data. 
The locations for rental comparisons were Shultz Lodge at Two Mile Run Park, Four Seasons 
Shelter in Beaver County’s Brady’s Run Park, and Beaver Station operated by the Beaver Area 
Heritage Foundation. Data is from 2019 as it was not impacted by COVID-19. Operational 
expenses were tabulated for Shultz Lodge for the years 2017, 2018 and 2019 and averaged 
$21,228 per year. These numbers will be used as a basis for estimated operational costs for the 
Social Hall. Census data was provided that was collected as part of the Township’s development 
of a new comprehensive plan.  
 
 Mr. Dehart said the budget will need to include projected income from rentals and 
additional expenses that may be incurred from this larger facility for staffing.  
 
 Next Steps: Ms. Moshier will evaluate the additional outdoor space area and renovation 
of the east entrance for ADA accessibility. An updated cost estimate will be developed.  
 

Ms. Hartman will add outside lighting and update the cost estimate. Locating the 
recycling dumpsters will also be looked at. 
 
 Additional Business: The next meeting will be scheduled when the next steps items are 
prepared. 









Demographic Indicators
Implementable Comprehensive Plan

Fact Brighton 
Township

Beaver 
County Pennsylvania United 

States
Population estimates 2019 8,267 163,929 12,801,989 328,239,523
Population estimates 2010 8,233 170,531 12,702,868 308,758,105
Population, percent change 2010-2019 0.40% -3.90% 0.80% 6.30%
Persons under 5 years, percent 4.70% 5.10% 5.50% 6.10%
Persons under 18 years, percent 21.50% 19.40% 20.70% 22.40%
Persons 65 years and over, percent 22.50% 21.50% 18.20% 16.00%
Female persons, percent 51.80% 51.40% 51.00% 50.80%
White alone, percent 95.10% 90.70% 81.80% 76.50%
Owner-occupied housing unit rate, 2014-2018 88.20% 73.30% 69.00% 63.80%
Median value of owner-occupied housing 
units, 2014-2018

$191,500 $133,600 $174,100 $204,900 

Median selected monthly owner costs with a 
mortgage, 2014-2018

$1,541 $1,233 $1,474 $1,558 

Median selected monthly owner costs w/out a 
mortgage, 2014-2018

$588 $502 $531 $490 

Median gross rent, 2014-2018 $802 $682 $915 $1,023 
Households, 2014-2018 3,261 70,817 5,025,132 119,730,128
Persons per household, 2014-2018 2.45 2.32 2.46 2.63
Living in same house 1 year ago, percent of 
persons age 1 yr+, 2014-2018

90.70% 89.70% 87.70% 85.50%

Language other than English spoken at home, 
percent of persons age 5 years+, 2014-2018

4.20% 2.90% 11.30% 21.50%

Households with a computer, 2014-2018 90.00% 84.50% 86.50% 88.80%
Households w/ broadband Internet 
subscription, percent, 2014-2018

85.60% 78.30% 79.20% 80.40%

High school graduate or higher, percent of 
persons age 25 years+, 2014-2018

94.80% 93.10% 90.20% 87.70%

Bachelor's degree or higher, percent of persons 
age 25 years+, 2014-2018

39.70% 23.70% 30.80% 31.50%

With a disability, < age 65 years, 2014-2018 6.70% 11.10% 9.80% 8.60%
Persons  without health insurance, under age 
65 years, percent

2.50% 5.10% 6.70% 10.00%

Mean travel time to work (minutes), workers 
age 16 years+, 2014-2018

24.5 25.6 26.9 26.6

Median household income (in 2018 dollars), 
2014-2018

$79,981 $55,828 $59,445 $60,293 

Persons in poverty, percent 6.40% 11.20% 12.20% 11.80%



Demographic Indicators
Implementable Comprehensive Plan

POPULATION CHANGE:
1930 to 2010

Current Municipal 
Name

 1930-
1940

 1940-
1950

 1950-
1960

 1960-
1970

 1970-
1980

 1980-
1990

 1990-
2000

 2000-
2010

Brighton Township 45.45% 63.09% 153.03% 20.32% 4.33% -4.70% 7.14% 2.53%

Hopewell Township 63.45% 86.63% 101.07% 5.79% 3.74% -9.47% -0.15% -4.99%

Chippewa Township 49.02% 77.69% 102.58% 9.97% 8.88% -3.55% 0.47% 8.53%

New Sewickley Twp 11.91% 57.37% 51.30% 18.38% 28.34% -6.53% 3.13% 4.01%

Center Township 64.06% 72.94% 78.05% 48.99% 1.27% 0.08% 6.98% 2.64%

Beaver Falls City -0.29% 1.62% -6.53% -9.88% -14.42% -14.67% -7.18% -9.41%



Demographic Indicators
Implementable Comprehensive Plan

POPULATION CHANGE:
2010 to 2019

-8.0% -7.0% -6.0% -5.0% -4.0% -3.0% -2.0% -1.0% 0.0%

Brighton
township

0.4%

Hopewell
township

-0.1%

Chippewa
township, -0.8%

New Sewickley
township, -2.8%

Center township, -2.8%

Beaver Falls city -7.4%

-8.0% -7.0% -6.0% -5.0% -4.0% -3.0% -2.0% -1.0% 0.0%

Year Households

Average 
household 

size
Total popula-

tion

WORKPLACE EMPLOYMENT

Retail
Manufac-

turing Services Other Total

2015 3,132 2.57 8,301 63 0 3,502 68 3,634
2045 4,022 2.52 10,400 71 0 4,372 67 4,510

Percent 
Change

28.42% -1.82% 25.29% 12.70% 0% 24.84% -1.47% 24.11%

Source: SPC

PROJECTED GROWTH
BRIGHTON TWP: 2015 to 2045
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Cherie H. Moshier, AIA, NCARB  •  Gary Moshier, AIA LEED® AP BD+C 

 

6 March 2021 
 
Brighton Township Grange Hall Renovation 
Project No.:  201816 
 
Moshier Studio performed a visual review of the existing building, in September and October 2018 as 
part of a feasibility study to determine renovations needed to support continued use of the building for 
social and banquet functions. Deficiencies were noted in accessibility, envelope/enclosure, 
mechanical cooling, and some water infiltration at the basement level. 
 
The building’s history of being relocated to this site in the 1930’s results in an unusual basement 
level, where newer steel beams and columns support the original first-floor framing, which consists of 
doubled 2 x 8 wood joists on 16” centers, spanning about 14 feet. Under the current building code, 
this floor would be planned for 100 psf live load, likely above the capacity of the existing floor framing. 
During the detailed design phase, the live load of this part of the building will be determined by a 
structural engineer, and additional framing may be considered to reduce the amount of deflection that 
is the chief concern with the performance of this part of the building. The framing members are larger 
than current milled sizes and are in good condition, and the building has been used for this occupancy 
for over 100 years. Other sections of the building have shorter spans and load capacity is probably 
adequate for the use. 
 
1930’s additions for toilet rooms at the back of the original building show some evidence of uneven 
settlement of the foundation. This area is the location of a new stair, which will be supported from the 
basement floor and will reduce the loading on this section of the foundation, so after repair it should 
not continue to crack. The 1970’s addition on the side doesn’t show any evidence of cracking or 
settling of the floor structure, and the visible portion of the foundation wall is not cracking. There is 
water infiltration in the basement under the 1970’s addition; regrading of this area will redirect 
stormwater through the parking lot rather than toward the structure, so the problem should not 
reoccur after the foundation wall is waterproofed. 
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    ATTACHMENT F - Map showing location of Social Hall and three rental facilities used in the Market Analysis for comparison 
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1501 Reedsdale Street  Suite 301  Pittsburgh Pennsylvania 15233  •  P: 412.361.5302  •  F: 412.361.7302  •  www.moshierstudio.com  

Cherie H. Moshier, AIA, NCARB  •  Gary Moshier, AIA LEED® AP BD+C 

Brighton Township Grange Hall Renovation 

Estimated construction costs 

4-Mar-21

General Construction 2022 

Item Escalated 

Demolition- ceiling tiles $3,927.85 

Demolition- walls $3,196.64 

Demolition- doors $1,304.80 

Demolition- windows $412.14 

Demolition- ext siding $3,303.63 

Demolition- fascia and gutters $566.16 

Demolition and framing- vestibule $563.02 

Excavation for waterproofing $1,959.95 

Backfill $12,173.58 

Concrete footings $4,700.22 

Walls- CMU $2,417.91 

Rebuild walls- CMU $12,815.77 

Steel stairs and railings $29,363.48 Partial 

Steel stair landings $2,925.14 

Steel deck railings $17,347.35 

Wood deck posts $8,858.11 

Wood deck floor framing $5,843.32 

Decking $7,715.01 

Wood floor infill $1,106.35 

Wood partitions- B $5,240.92 

Steel furring and insulation- B $10,469.63 

Wood partitions- 1 $11,289.15 Partial 

Wood crown molding $1,941.16 

Rubber base- B $903.37 

Plam cabinets $4,348.82 

Plam countertop $974.85 

Waterproofing $3,524.25 

Batt insulation- roof $4,795.81 

Batt insulation- walls $3,929.57 

Zip panels $9,894.09 

New siding $20,840.74 

New fascia $11,088.25 

New soffit  $9,591.89 



22 March 2021 
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New downspouts $1,515.34 

New gutter $9,256.57 

Exterior door and window molding $5,077.35 

Exterior corner trim $3,472.94 

Windows $15,941.30 

Joint sealants $2,050.52 

Entrance door, alum $22,273.80 

Entrance door, steel $10,649.45 

Interior wood doors, frames, hdwr $63,060.20 Partial 

Interior counter shutter $5,314.27 

Ceiling- banquet $20,761.04 

Ceiling- kitchen and toilet $5,536.28 

Ceramic floor tile (toilets) $4,978.65 

FRP on walls (toilets and kitchen) $4,479.78 

LVT flooring (banquet) $44,393.81 

VCT flooring (meeting) $5,094.64 

Wall paint- new walls $11,697.45 

Wall paint- existing walls $7,317.63 

Paint door frames $4,137.49 

Trim paint- interior $655.14 

Trim paint- exterior $277.97 

Toilet accessories- grab bars $1,697.83 

Toilet accessories- mirrors $1,409.73 

Toilet accessories- TP dispensers $424.46 

Toilet accessories- PT dispensers $3,895.99 

Accordian partition $31,499.14 

Signs $954.18 

Plumbing contract 

Fixture demo $593.46 

WC $15,272.97 

Urinal $0.00 

Lav $20,183.91 

Floor drain $5,020.70 

Service sink $4,404.40 

EWC $3,849.29 

Test and clean $413.32 

FSEC connections $7,764.85 
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HVAC contract 

New AC $16,752.63 

Heat for vestibules $803.07 

HVAC for basement $16,752.63 

6' exhaust hood, MUA, fan $20,276.25 

Toilet exhaust fans $7,781.73 

Electrical contract 

Change service entrance* $16,752.63 

Lighting fixture demo $899.21 

Lighting fixture reinstalled $2,824.82 

New pendant fixtures $22,463.41 

New downlights $16,724.57 

Exterior decorative lighting $5,866.30 

FAS $30,040.15 

FSEC connections $690.21 

HVAC connections $1,725.52 

TV outlet $26.41 

Receptacles $862.59 

remove and reinstall speakers $811.79 

Total $726,712.70 

Included markup: Each contractor General Conditions at 10% 

Included markup: Each contractor overhead and profit at 10% 

Included Bonds and Insurance at 1.5% 

Included Design/ Estimating Contingency at 10% (Schematic) 

Included Sales Tax at 6% 

Accessibility breakout $138,045.72 

Sustainability breakout $105,393.84 

$103.34 per sf 
*Allowance- needs to be discussed with electric utility
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Item # Work Item Description # Units Unit Cost Total Cost
A. Earthwork

1 Mobilization / General Conditions 1 LS $20,000.00 $20,000.00

2 Erosion and Sedimentation Control 1 LS $7,500.00 $7,500.00

3 Earthwork and Grading 1 LS $45,000.00 $45,000.00

$72,500.00

B. Paving

1 Concrete Walkways 3,570 SF $12.00 $42,840.00

2 Concrete Steps (3 Sets of Steps / Handrails) 3 EA $14,250.00 $42,750.00

3 Concrete Curb 300 LF $45.00 $13,500.00

4
1.5" Superpave WMA Wearing Course, 9.5mm, 0 to 0.3 Million Design 
ESALs PG 64-22, SRL-H 2,745 SY

$15.00 $41,175.00

5
2.5" Superpave WMA Binder Course, 25mm, 0 to 0.3 Million Design 
ESALs PG 64-22 300 TN

$100.00 $30,000.00

6 6" Compacted Aggregate Subbase, PennDOT 2a W/ Class 4 Geotextile 2,745 SY
$25.00 $68,625.00

7 Concrete Curb Stops 17 EA $150.00 $2,550.00

8 Bituminous Wedge Curb 1,005 LF $5.00 $5,025.00

9 Exposed Block Retaining Wall with Guide Rail 20 LF $200.00 $4,000.00

10 Exposed Block Retaining Wall with Safety Handrail 60 LF $200.00 $12,000.00

11 Pavement Markings/Signage 1 LS $5,000.00 $5,000.00

$267,465.00

C. Stormwater

1 15" CPP Storm Sewers 150 LF $60.00 $9,000.00

2 36" CPP Storm Sewers 180 LF $100.00 $18,000.00

3 Inlets 8 EA $5,000.00 $40,000.00

4 6" Roof Drains 370 LF $40.00 $14,800.00

$81,800.00

D. Utilities

1 Waterline Service 65 LF $100.00 $6,500.00

2 Sanitary Sewer Service 70 LF $100.00 $7,000.00

3 Relocated Utility Pole 2 EA $5,000.00 $10,000.00

4 Overhead Electric/Communication 445 LF $80.00 $35,600.00

5 Underground Electric 630 LF $30.00 $18,900.00

6 Light Standard 8 EA $4,000.00 $32,000.00

$110,000.00

E. Landscaping

1 Trees 10 EA $300.00 $3,000.00

2 Shrubs 50 EA $100.00 $5,000.00

3 Seeding and Mulching 0.5 AC $4,500.00 $2,250.00

$10,250.00

F. DCNR Funding Acknowledgement Sign

1 DCNR Funding Acknowledgement Sign 1 EA $500.00 $500.00

G. Proffesional Services

1 Contingency and Engineering Site Development (25%) 1 LS $135,500.00 $135,500.00

$678,015.00

$121,565
$144,550

Detailed Budget  - Site Development

Date:  March 25, 2021Brighton Township, Beaver County

Project Title:  Brighton Grange Renovations  

Note: Site Development Sustainability Improvements.

Note: Below Line Items Highlighted Yellow = Accessibility Improvements.
Note: Below Line Items Highlighted Green = Sustainability Improvements.

Total Site Development Cost:

Note:  Site Development Accessibility Improvements.

Earthwork Contract Items ‐ Subtotal

Paving Contract Items ‐ Subtotal

Stormwater Contract Items ‐ Subtotal

Landscaping Contract Items ‐ Subtotal

Paving Contract Items ‐ Subtotal
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