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PROPERTY:	Roughly bounded by East North Avenue, Sandusky Street, Fountain Street and James Street
PROPERTY OWNER:	Allegheny General Hospital
EXISTING ZONING:	EMI, EDUCATIONAL MEDICAL INSTITUTION DISTRICT
ACTION REQUIRED:	Public Hearing and Recommendation to City Council on the Proposed Institutional Master Plan
COUNCIL DISTRICT:	1; Councilperson Bobby Wilson
DATE:	June 13, 2023
SUBMITTED TO:	The Planning Commission of the City of Pittsburgh
FROM:	The Zoning Administrator

[bookmark: Findings of Fact]FINDINGS OF FACT

1. A request for approval of an Institutional Master Plan (IMP) was submitted by Allegheny General for its existing campus in the Central Northside. The last update to the IMP was in February 2018.

2. The Allegheny General Hospital campus generally spans from East North Avenue on the south to Fountain Street on the North. The western border is generally Sandusky Street and the eastern border is James Street. 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, an Institutional Master Plan must be submitted and approved prior to any development within an EMI District.

4. The IMP for Allegheny General Hospital identifies four new projects in the 10 Year Development Envelope:
a. Helipad Relocation
b. 290,000 sf Expansion of the Hospital at the corner of Sandusky Street and East North Avenue
c. 288,000 sf Expansion of the Hospital at East North Avenue and James Street
d. 256,000 sf Expansion of the Hospital at Hemlock Street and James Street

5. The IMP was reviewed by staff and AGH addressed staff comments including:
a. Requiring ground floor transparency
b. Committing to minimum sidewalk widths adjacent to projects in the 10 year development envelope
c. Providing bird safe glass in new developments

6. The Transportation Impact Study was reviewed and approved by the Department of Mobility and Infrastructure.

7. Property owners within 150 feet of the proposed zone change area were notified of the proposal and notices were posted in the area.

8. There is no Registered Community Organization where Allegheny General Hospital is located.
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9. 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 POSTIVE RECOMMENDATION to City Council of the Proposed Institutional Master DCP-MPZC-2021-01413 for Allegheny General Hospital dated March 2023

Submitted by:


Kate Rakus, Land Use Policy and Code Implementation Coordinator
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June 6, 2023

By Electronic Mail

Planning Commission City of Pittsburgh 200 Ross Street
Pittsburgh, PA 15219

Re:	Allegheny General Hospital - Institutional Master Plan


Dear Planning Commission Members:

I. Applicant Standing

The Applicant, Allegheny Health Network or its affiliate (“AHN”) controls and/or is the record owner of certain real property located in the Northside neighborhood of the City of Pittsburgh (collectively, the “Subject Property”) that comprises the campus of Allegheny General Hospital (“AGH”). (IMP p. 11, Presentation pp. 2-7).1 The Subject Property is located within an Educational/Medical Institution (“EMI”) zoning district. (IMP p. 10). AHN respectfully requests that the Planning Commission recommend approval of the AGH Institutional Master Plan submitted in March 2023 (“IMP”) consistent with Sections 905.03.D and 922.12 of the Pittsburgh Zoning Code (“Code”).

II. Purpose Statement

AGH is a member of the Allegheny Health Network, a non-profit academic medical system. Working as an integrated system within Highmark Health, employees are committed to improving health and promoting wellness in our communities, one person at a time. The IMP provides the framework for the potential development and redevelopment of the Subject Property, as well as short and long-term development goals. AHN has identified the following objectives as goals for the IMP: (i) transition to a fully private patient room facility; (ii) optimize service line locations across campus to improve patient experience, wayfinding, and team-based care; (iii) modernize procedural and clinical spaces consistent with new standards; and (iv) continue to engage and partner with the community. (IMP p. 4, Presentation p. 8).

III. Planning Background

AGH opened its doors in 1885 and has evolved from 50 beds inside of two adjoining brick homes to one of the country’s premier healthcare institutions. (IMP p. 5). The 50-bed facility was replaced by a seven-story, 400-bed facility in 1904 with modern amenities such as on-site laboratory and analysis facilities. The iconic South Tower building was completed in 1936 and was one of the first high-rise hospitals in the country. In the 1960 and 1970s, AGH added medical office space to the campus, including the East Wing, Allegheny Professional Building, and
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Hemlock Building. The next significant expansion was the construction of the 12-story Snyder Pavilion in 1981. In the following decades, interior renovation projects across campus modernized facilities, including surgical, imaging, and orthopedics.

AGH’s most recent IMP was prepared by IKM Incorporated and submitted to the City in 2017 and approved on February 1, 2018 (the “2017 IMP”). (IMP p. 6). The 2017 IMP included the new Cancer Institute on E. North Avenue, a docking station at Hemlock Street for medical mobile equipment, and a 1,500 square foot storage structure between the Hemlock Building and Snyder Pavilion. The Academic Cancer Center, MRI/CT Dock, and storage structure were all completed prior to the submission of this current Institutional Master Plan. (IMP p. 17, Presentation p. 13).

The pending IMP builds upon the approved 2017 IMP and has developed in concert with the community and in context with nearby planning efforts. (Presentation p. 14). Nearby planning efforts involving AGH include the following:

· Allegheny Commons Master Plan: The 2018 Allegheny Commons Master Plan, developed by the Pittsburgh Parks Conservancy, continues the goals of the benchmark 2002 Master Plan to increase the historic park’s value to the community. Allegheny Commons Park, located directly across E North Avenue from AGH, has been listed on the National Register of Historic Places since 2013 and is a significant neighborhood amenity. Highmark Health, representing AGH, has made financial contributions to promote the rehabilitation and improvement of this important landmark, including the restoration of the iconic fountain along E North Avenue.

· One Northside Community Plan: One Northside is a resident-driven initiative that catalyzes and supports long-term sustainable change by coordinating the efforts of eighteen neighborhoods. Formed in 2014, One Northside worked with thousands of residents to develop a framework divided into five key focus areas (or “pillars”): education, employment, health, place, and safety. The Community Plan, published in 2015, focuses on four key areas: education, human services, youth development, and economic and community development. As the Northside’s largest employer and the regions’ pre-eminent health care facility, AHN and AGH play a role in all five of the key pillars identified.

· Manchester-Chateau Neighborhood Plan: The Manchester-Chateau Neighborhood makes up the westernmost edge of the Northside neighborhood. It has a rich history that dates back to the era of manufacturing magnates such as Andrew Carnegie. Despite economic downturn in the 1970s and 1980s, the neighborhood is poised for a comeback. To ensure that this resurgence is equitable and sustainable, the community and the Department of City Planning engaged in a planning process in 2017-2018 that produced a 10-year Neighborhood Plan for development. A thriving Manchester-Chateau and a strong and sustainable AGH are mutually beneficial.

(IMP p. 6).

IV. Zoning Requests and Compliance

Pursuant to Sections 905.03.D and 922.12 of the Code, an institutional master plan shall “provide a framework for development of large institutions such as hospitals, which control large areas within the City of Pittsburgh, contain a much greater density of development than surrounding areas, are a source of substantial employment, and are usually located immediately adjacent to residential neighborhoods.”
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The IMP complies with all enumerated requirements of Sections 905.03.D and 922.12 of the Code, as provided in the summary attached as Exhibit A. AHN’s IMP is complete and fully complies with the Code requirements for an IMP.


Very truly yours,


Michael A. Kostiew Reed Smith LLP

MAK:pm



EXHIBIT A

ZONING CODE COMPLIANCE

	Code Section and Requirement
	AGH IMP

	905.03.D.3 – An IMP shall illustrate and identify the current land use of all area within the EMI, contiguous properties, and properties within 1,000 feet of the EMI District under control of the institution.
	Section 1 illustrates and identifies the exiting conditions at the Property.

Section 2.1 illustrates properties within 1,000 feet of the EMI District under AHN’s control.

	905.03.D.4(a) – IMP shall cover a period of at least 25 years.
	Section 4 includes descriptions of AHN’s 10 and 25-year planning goals.

The 10-year development sites represent AHN’s intention to consolidate service lines and provide upgraded facilities that implement modern healthcare technologies and care delivery models.

The 25-year development sites represent potential expansion and redevelopment within the AGH campus with increased floor area to meet AHN’s evolving needs. The 25-year development envelope is roughly 24,000 square feet and represents the maximum allowable building envelopes.

	905.03.D.4(b) – IMP shall include a statement defining organizational mission and objectives of the institution and describe how the development contemplated in the IMP advances these goals.
	Sections 1, 3, and 4 address AHN’s organizational mission and the objectives and needs of AHN to be fulfilled by the IMP. See Sections 4, 5, 6, 7, and 8 for descriptions of the ways in which the IMP development advances the goals identified by AHN.

The four main goals that AHN seeks to achieve with this IMP include: (i) transition to a fully private patient room facility; (ii) optimize service line locations across campus; (iii) modernize procedural and clinical spaces consistent with new standards; and (iv) continue to engage and partner with the community.

	905.03.D.4(c) – IMP shall include description of existing properties and uses.
	Section 2 describes the existing buildings and uses on the AGH campus and within the IMP study area.





	905.03.D.4(c)(1) – IMP shall include Illustrative plans with building footprints, roads, sidewalks, parking, landscaping, and other significant improvements.
	Sections 2.2.4, 5, 6, and 7 include illustrative site plans showing existing building footprints, roads, sidewalks, parking, landscaping, and other significant improvements contemplated by the IMP.

	905.03.D.4(c)(2) – Description of existing land and building uses.
	Section 2 identifies buildings and uses on the AGH campus and in the IMP study area.

	905.03.D.4(c)(3) – Existing gross floor area in square feet.
	Table 1A identifies existing buildings with their respective gross floor area calculated in square feet.

	905.03.D.4(c)(4) – Existing building height in stories and feet.
	Table 1A identifies existing buildings and their respective heights in stories and feet.

	905.03.D.4(c)(5) – IMP shall include details of existing off-street parking and loading.
	Sections 2.2.4, 6.1, and 6.3 and Tables 2A and 2B describe existing parking and loading features at the Property. See also Presentation page 7.

	905.03.D.4(d) – IMP shall include a summary and projection of the institution's current and future needs for specified facilities.
	Section 3 includes a summary and projection of AHN’s current and future needs.

AHN is planning to see growth over the next 10 years in the cardiac, neuro, surgery, and medicine service lines. AHN plans to consolidate service lines that are spread out across the AGH campus and replace antiquated buildings that no longer meet the needs of the institution. This will be combined with a shift from the two-patient rooms that currently predominate AGH to single patient rooms. As AHN continues to develop its community-based facilities, lower acuity outpatient visits to the AGH campus are expected to decrease. Acuity will increase for those that remain on campus. Visitor traffic is projected to decrease, but those coming are staying longer. Cancer Care moves 8,856 encounters to regions. It will grow by a minimum of 2,165 back to AGH by year 5. In the next 3 years AHN projects a personnel increase of about 55 employees at AGH. This includes but is not limited to, doubling its infusion staff and coaches. By the 10 year mark, there is only a slight growth projection of 2%.





	905.03.D.4(d)(1) – IMP shall include a summary and projection of the institution's current and future needs for academic facilities.
	See Section 3 for a summary and projection of AHN’s current and future needs.

	905.03.D.4(d)(2) – IMP shall include a summary and projection of the institution's current and future needs for service facilities.
	See Section 3 for a summary and projection of AHN’s current and future needs.

	905.03.D.4(d)(3) – IMP shall include a summary and projection of the institution's current and future needs for research facilities.
	See Section 3 for a summary and projection of AHN’s current and future needs.

	905.03.D.4(d)(4) – IMP shall include a summary and projection of the institution's current and future needs for office facilities.
	See Section 3 for a summary and projection of AHN’s current and future needs.

	905.03.D.4(d)(7) – IMP shall include a summary and projection of the institution's current and future needs for public assembly facilities.
	See Section 3 for a summary and projection of AHN’s current and future needs.

	905.03.D.4(d)(8) – IMP shall include a summary and projection of the institution's current and future needs for parking facilities.
	See Sections 3 and 6 for a summary and projection of AHN’s current and future needs.

	905.03.D.4(d)(9) – IMP shall include a summary and projection of the institution's current and future needs for other facilities related to use.
	See Section 3 for a summary and projection of AHN’s current and future needs.

	905.03.D.4(e) – IMP shall include a description of the ten-year development envelope, the maximum amount of development.
	Section 5 identifies the maximum permissible development envelope for each potential 10-year development.

	905.03.D.4(e)(1)	–	Detail	location	of	each development site within 10 year envelope.
	Section 5 identifies the location of each potential 10-year development.

	905.03.D.4(e)(2) – IMP shall include maximum floor area of structures for each potential development site.
	Section 5.1 identifies the maximum permissible floor area calculations for each potential 10-year development.

	905.03.D.4(e)(3) – IMP must include the total maximum floor area for IMP structures.
	Section 5.1 identifies the maximum permissible floor area calculations for each potential 10-year development.

	905.03.D.4(e)(4) – IMP shall include height of possible structures.
	Section 5.1 identifies the maximum permissible height for each potential 10-year development.





	905.03.D.4(e)(5) – IMP shall include required setbacks on each parcel.
	Section 5.1 identifies the minimum required setbacks for each potential 10-year development.

	905.03.D.4(e)(6) – IMP shall address other factors which may affect the size and form of buildings.
	Section 5.1 identifies other factors which may impact the size and form of each potential 10-year development.

	905.03.D.4(e)(7) – IMP shall include total number and location of parking spaces which will occur within a 10-year period.
	Section 6.3 includes a map of proposed parking facilities.

	905.03.D.4(f) – IMP shall detail potential development envelope within period of 10-25 years in the future (at a minimum).
	Section 4.1 identifies maximum permissible development envelopes for 10 and 25-year development envelope details.

	905.03.D.4(g) – IMP shall include a transportation and parking management plan and identify traffic mitigation measures.
	Section 6 includes AHN’s mobility plan, which addresses transportation, parking, and traffic mitigation. See also Presentation pages 34 and 36- 44.

	905.03.D.4(h) – IMP to include Environmental Protection Plan.
	Section	7.2	includes	AHN’s	environmental protection plan.

	905.03.D.4(i) – Open Space and Pedestrian Circulation guidelines and objectives.
	Section 7.7 AHN’s open space and pedestrian circulation plans.

	905.03.D.4(j) – Urban Design Guidelines shall include objective for new and renovated structures to assure compatibility with the surrounding area and minimize adverse impacts. They should address appropriate materials, height, bulk, massing, and colors that will be used.
	Section 5.3 includes urban design guidelines for the Subject Property and each potential 10-year development.

	905.03.D.4(k) – IMP to include Neighborhood Protection Strategy to identify standards and programs to be implemented to ensure the quality of surrounding neighborhoods is maintained or enhanced.
	Section 8 includes AHN’s neighborhood protection strategy. See also Presentation pages 10- 12.
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