Development Review Report

Land Use Control File No. C-827
Institutional Master Plan No. 17 
Property:
1400 Locust Street 
Property Owner:     UPMC Mercy  
Existing Zoning:         EMI, Educational Medical Institution District 
Action Required:
Public Hearing and Recommendation to City Council on the Proposed Institutional Master Plan 
Council District:     6; Councilperson R. Daniel Lavelle 
Date: 
April 17, 2018
Submitted to: 
The Planning Commission of the City of Pittsburgh

From: 
The Zoning Administrator

Findings of Fact

1. A request for approval of an updated Institutional Master Plan (IMP) was submitted by UPMC Mercy for its existing campus in the Uptown/Bluff neighborhood.  The current draft is dated April 9, 2018. 

2. The UPMC campus is generally bounded by Boulevard of the Allies on the south; Stevenson Street on the west; Van Braam on the east; and Forbes Avenue and Locust Street on the north.  No expansion of the EMI district is currently proposed and no street vacations are proposed.  
3. The EMI district allows uses associated with educational and medical institutional uses as well as a 
      number of accessory uses, in accordance with an approved Institutional Master Plan.  With limited

      exceptions, a project must be identified in an Institutional Master Plan to proceed in the EMI district.  

4. This application is an update to the IMP approved in 2012. The IMP will expire in 2022.  The update is to change one of the uses on the parcel surrounded by Locust, Marion, Blvd of the Allies, and Van Braam for an expanded hospital use for the Vision/Rehab institute.  A proposed garage use will remain.  Previously on the block, a central energy plant was proposed, but UPMC Mercy is now connecting to the NRG facility on Colwell Street.
5. The applicant requested a variance to height limits related to residential compatibility for the proposed height of the garage across Van Braam.  It was heard as Case 65 of 2018 on March 22, 2018.  The variance requested heights taller than 40 feet or 3 stories within 50 feet of residential and 50 feet or 4 stories between 50 and 100 feet of residentially zoned property.  The applicant is requesting the IMP be recommended for approval pending the outcome of the ZBA decision.  The ZBA decision is due May 7, 2018.

6. Staff determines that the proposed IMP amendments are in conformance with the adopted Uptown West Oakland EcoInnovation District Plan, however, the proposals could better conform to the plan if UPMC would commit to developing mode share goals that more closely align with those in the neighborhood plan and develop a detailed Transportation Demand Management (TDM) Plan that clearly shows how they will meet their mode share goals.

7. Staff’s Letter of Conformance and a development tracking table are attached to this report and provide a detailed review of the proposed IMP amendments in relation to the adopted neighborhood plan.

8. The Department of Mobility and Infrastructure (DOMI) received a traffic impact study (TIS) and has returned comments to the applicant. The full buildout of the master plan is expected to generate over 700 vehicle trips in the AM peak hour and over 900 vehicle trips in the PM peak hour. The increase in vehicle tips will result in a notable increase in delay at four intersections identified on page 20 of the IMP and are mitigated to an acceptable vehicle level of service (LOS) though improvements identified by the applicant: optimizing signal times on Fifth and Forbes and a new signal at Forbes & Van Braam. There is no proposed mitigation for delay at Boulevard of the Allies & Marion and Boulevard of the Allies & Gist as to not disrupt traffic flow on the Boulevard.

9. Other mitigations identified to minimize vehicle impact and provide adequate facilities for pedestrian and bicycle trips are identified on page 21 of the IMP. These include: continued shuttle service from the Melody Tent and Crawford lots, upgraded pedestrian facilities on Locust & Marion and Locust & Pride, and additional bicycle parking. UPMC also provides a range of transportation services to employees to encourage and incentivizing multimodal travel for employees. UPMC dedication to support travel choices for employees is commendable.

10. In addition to these strategies and improvements, the Uptown West Oakland EcoInnovation District Plan also identifies transportation improvements adjacent to the location of the proposed Vision Institute. The Project Development Plan (PDP) submission for the institute should be consistent with these improvements: 

a. Tighten the curb radi and provide a pedestrian refuge at Van Braam and the Blvd (turn radii to be evaluated as a part of the PDP)

b. Work with the city to identify an intersection design at Locust & Van Braam consistent with the recommendation that Locust be a slow street between Van Braam and Gist. 

11. A Transportation Demand Management (TDM) plan should be developed and submitted to DOMI as a part of the PDP. The purpose of the TDM plan is to mitigate vehicle impact and reduce signal occupancy vehicle (SOV) trips to and from the proposed site by giving priority to multi-modal improvements and incentives for travelers to shift trips to non-SOV modes. To achieve this, the plan should establish trip reduction and mode share goals appropriate to appropriate to the users of the Mercy Campus and periodically report on those goals to the City.

12. Results of the UPMC employee travel survey indicate that the majority of employees (86%) drive to work. A high vehicle mode share coupled with plans for BRT on Fifth and Forbes provide an opportunity for UPMC to reduce the impact of vehicle trips to and from the Mercy campus by expanding strategies to encourage and incentivize vehicle trips to shift to other modes.

13. Property owners within 150 feet of the proposed zone change area were notified of the proposal and notices were posted in the area. One response was received in opposition, it is attached.   
14. An Institutional Master Plan is intended to permit flexibility for a large institution which is not
       possible on a lot-by-lot basis while providing a level of understanding to the public about potential 

       growth of the institution.  Provisions of the Master Plan are intended to:
        (a) Protect the integrity of adjacent residential neighborhoods by addressing the impacts of 

             institutional development on adjacent areas;

        (b) Provide a growing and continuing source of employment which is easily accessible;

        (c) Create attractive and efficient urban areas which incorporate a high degree of amenity;
        (d) Protect sensitive portions of the natural and man-made environment which are potentially 

              affected by institutional development.
__________________________________________________________________________________

Recommended Motion:
That the Planning Commission of the City of Pittsburgh Recommends Approval to City Council of the updated Institutional Master Plan No. 17 for UPMC Mercy dated April 9, 2018 subject to the following conditions:
1. The final transportation analysis be approved by the Department of City Planning and Department of Mobility and Infrastructure staff prior to the public hearing on the Institutional Master Plan at City Council.

2. The IMP draft be updated to reflect the decision in Zoning Board Case 65 of 2018.  

3. Institutional Master Plan is updated to include both design guidelines and approach to community serving spaces both external and internal.
4. Setback shall be revised along Boulevard of Allies to the minimum of 10 feet.
5. Between now and the council hearing there should be additional community engagement.
6. Community engagement shall include discussion around CBA or a similar mechanism toward community partnership.
Submitted by:

_____________________________________________

                                    Kate Rakus, Principal Planner
Planning Commission

17 April 2018

