Development Review Report

Land Use Control File No. C-766
Zone Change Petition No. 766
SP-10, SPECIALLY PLANNED DISTRICT NO. 10, Almono
Property:
Area bounded by the Monongahela River, Tecumseh St., Irvine St., Second Ave. and the lot adjacent to the Hot Metal Bridge
Property Owner:     Almono Limited Partnership

Existing Zoning:         GI, General Industrial District 
Proposed Zoning:
SP-10, Specially Planned District No. 10
Action Required:
Public Hearing and Recommendation to City Council on the Proposed Zone Change & Proposed Zoning Code Text Amendments; Approval of the Preliminary Development Plan 
Council District:          5; Councilman Corey O’Connor
Date: 
May 28, 2013
Submitted to: 
The Planning Commission of the City of Pittsburgh

From: 
The Zoning Administrator

Findings of Fact

1. A request for a rezoning has been filed by the Regional Industrial Development Corporation (RIDC), on behalf of the Almono Limited Partnership of Pittsburgh, property owner, to rezone approximately 178 acres of property bounded by the Monongahela River to the west, Tecumseh St. to the south, Irvine St. and Second Ave. to the east, and the lot adjacent to the Hot Metal Bridge to the north.  The Almono Limited Partnership was started by four southwestern Pennsylvania foundations which purchased the property in 2002 in order to assist in its development into a sustainable riverfront community.  The property is a former site of LTV Steel and as a “brownfield site” will undergo remediation as a prerequisite to its reuse.
2. The proposed zone change, from GI, General Industrial District to SP-10 Specially Planned (SP) District, will allow for the creation of a new mixed-use development that will include commercial, residential, and industrial uses including limited riverfront industrial. All development will be in accord with a Preliminary Land Development Plan that establishes the goals for the new district, sets landscaping and architectural design standards, as well as addresses impacts on the environment, historic resources and traffic.  The Planning Commission must review the Preliminary Land Development Plan along with the proposed zone change.                                                                                                                                                                                                                                                                                                                                                                
3. The area presently contains several structures, including a railroad roundhouse and former mill building.  The majority of the site is vacant, however, the applicant currently has a land operations permit for site work. 
4. The Specially Planned District regulations are intended to provide a framework for alternative forms 

      of development for very large sites that have citywide impact. They are intended to permit a 

      substantial amount of flexibility as well as create efficient and attractive urban areas that 

      incorporate a high level of amenities.

5. A new SP zoning district also includes a zoning code text amendment that establishes the district 

      by ordinance and sets the site development standards including density and height.  It also 
      identifies the permitted uses.
6. After City Council takes action on the proposed zoning map and text ordinances, the applicant

      must submit a Final Land Development Plan to the Planning Commission for review and approval 

      as sites within the SP district are developed. An Improvement Subdivision Site Plan must also be
      approved by the Commission and recorded for the zone change to go into effect. 

7. The proposed Preliminary Land Development Plan for the SP-10 district contains four sub-districts: Riverview, Smart Site Central Green; Eco-Tech Park and Hazelwood Flats. Due to the large size of the site, within these districts are further sub-districts, including for open space. 
8. The SP regulations require a minimum of 10% of the land within the proposed SP district be improved and maintained as public open space.  The PLDP currently identifies 11 percent to 15 percent of the district as common open space, located along the riverfront and in parks throughout the sub-districts.  The applicant does not intend to build out the open space immediately, but with the first FLDP develop interim open spaces that are usable and open to the public, but not in final design build-out.  See the condition of approval related to timing of the open space.    
9. The PLDP plan identifies locations for new light industrial uses including river-oriented uses, all

       variety of commercial uses, and multi-unit residential use as well as single-unit attached 
      (townhouse) dwellings.  Multi-unit dwellings are permitted in three of the four sub-districts (the
      exception being the Smart Site Central Green) but townhouse dwellings are limited to Hazelwood 
      Flats, the southernmost sub-district.
10. The Almono SP-10 district came through both staff design review and the Contextual 
      Design Advisory Panel over the past year, and changes were incorporated into the PLDP based on
      the comments received (see attached letter).  

11.   A Traffic Impact Study has been prepared and submitted to the City Planning Department’s 
        Transportation Planner and then City Traffic Engineer and has been reviewed.

12. A Stormwater Management Plan has been submitted to and reviewed by the Department’s 

       Environmental Planner.  It has been approved.
13. The SP district will include the development of new public rights-of-ways, and final plans will be 
      submitted to the Department of Public Works for review and approval as implementation is 

      undertaken.

14.  All of the criteria for establishing a Specially Planned District – that it be a contiguous area of land 

       of at least 15 acres; that 100% of the land be controlled by the applicant at the time of application;
       that it be in a location suitable for the proposed development; and that adequate public facilities 
       are expected to be implemented; have been demonstrated.

The Planning Commission shall approve a Preliminary Land Development Plan if it finds that the 

       proposal meets the following criteria:

       (a) That the proposal shall create an efficient, functional and attractive urban area which 

             incorporates a high level of amenities;

        (b) That the proposal shall protect and preserve the natural environment;

        (c) That the proposal shall create a favorable environmental, social, and economic impact on the 

              City;

        (d) That the establishment and operation of the proposed district shall not be detrimental to or
             endanger public health or safety or general welfare;
        (e) That the proposal shall not be injurious to the use and enjoyment of other property in the

              immediate vicinity for the purposes permitted, nor substantially diminishes or impairs property

              values;

        (f) That the establishment of the district shall not impede orderly development and improvement of 

             property in adjacent districts;

        (g) That adequate utilities, roads and drainage and other necessary facilities will be provided;
        (h) That adequate measures will be taken to provide ingress and egress designated so as to

             minimize traffic congestion;

        (i) That the proposal complies with plan and policy documents adopted from time to time by the 

            City.

Additionally, under Sec. 922.11.B.4, the Planning Commission may recommend approval with conditions if “such conditions, when met, would have the effect of bringing the proposal into full compliance” with the above criteria.
16. The applicant has met with interested community and stakeholder groups, including holding public meetings, as part of an extensive community or “visioning” process that was undertaken prior to preparing the PLDP document.  That process is described in the PLDP.
17. The Department notified by mail property owners in an area of 150 feet surrounding the proposed 

      SP district, as well as posting 10 notices in the area.
Recommended Action:  Approval of the zoning map change, zoning text amendment and Preliminary Land Development Plan with conditions.
Recommended Motions

Motion 1
That the Planning Commission of the City of Pittsburgh Recommends Approval to City Council of Zone Change Petition No. 766, to rezone certain property generally bounded by: the GI district on the northerly side and setback approximately 550 feet southeast of the Hot Metal Bridge; Second Ave., the CSX railroad and Gloster St. on the easterly side; Tecumseh St. on the southerly side; and the Monongahela River on the westerly side; from GI, General Industrial District to SP-10, Specially Planned District No. 10; rezoning to take effect upon the recording of a Planning Commission – approved Improvement Subdivision Site Plan for the subject property in the office of the Recorder of Deeds of Allegheny County within two years of the date of enactment of the zone change ordinance.
Motion 2

That the Planning Commission of the City of Pittsburgh Recommends Approval to City Council of the proposed text amendments to Section 909.01, SP, Specially Planned District of Title Nine of the Pittsburgh Code as recommended.

Motion 3
That the Planning Commission of the City of Pittsburgh Approves the Preliminary Land Development Plan for SP-10, Almono based on the document submitted by the Almono Limited Partnership and Rothschild Doyno Collaborative, and dated May 7, 2013; subject to the following conditions:

1.That all final comments by the City Transportation Planner and the City Traffic Engineer on the  Phase 1 Transportation Impact Study, Revision 1 dated March 2013 be incorporated prior to action on the ordinance for the proposed zone change by City Council;
2.That all public and private street name designations appearing within the PLDP and the proposed SP zoning code text amendment be considered as placeholders only; and that all street names be approved by the City of Pittsburgh Address Committee (CPAC) as per City Ordinance Title Four, Chapter 420 Uniform Street Naming and Addressing (Street name designations must be approved by CPAC regardless of ownership of said streets); and further that the applicant shall seek approval from CPAC for all street names and address points within the SP district prior to issuance of a building permit;
3. That a plan for the interim required open space in accord with the definition and standards contained in Section 4.1, Implementation, of the PLDP and covering 10% of the total area of the SP district shall be designed and approved by Planning Commission concurrent with the first Final Land Development Plan for building construction; and that construction of the interim required open space shall begin within six months of the date of that action by the Commission and shall be completed in interim form by the time of approval of 50% of the Development Blocks identified in the PLDP.    
 4. That the design and construction of the required open space in its final form shall be completed at the time of the completion of the construction of 75% of the Development Blocks.                                            
Submitted by:





  



        Susan Tymoczko, Zoning Administrator
Planning Commission

28 May 2013

