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Executive Summary

Pilot Study:

AlleghenyLand Trust (ALT),a non-profit land conservationorganization,believes Transfer of DevelopmentRights
(TDR)is an underutilized municipal planning and land-use managementopportunity TDRme ¢ h a n hasertné s
potential to conserveopen spacein urban areas and generaterevenuefrom the sale of developmentrights to the
private sector. Particularly in Pittsburgh, steep slopes and flood-prone areas weave their way through every
neighborhood Conservationof these spaces can protect them from hazardousand unsustainable development
The TDRmechanismcan removethe risk of undesirable developmentfrom these locations and, should there be a
supportive TDRmarketplace,providefunding to monitor and protect open spaces

ALT is implementing an analysis of the City of
Pittsburgh neighborhoods to locate potential pilot Market Value Analysis
TDR projects and has previously developed
Neighborhood Criteria to narrow down the most
eligible Pittsburgh neighborhoods from 90 to nine. AT | TE S
As outlined below and illustrated to the right
(presentedin more detail on the following page), the

2019 TDRPIlot FeasibilityStudyused four criteria for Urban Greenprint
screening Pi t t s b oeighpbriiosds and thus Analysis
arriving at the nine evaluatedin this study:

A Market ValueAnalysis! Cfé',ﬂhnn%ty

A ALTPartnerStatus Plan

A UrbanGreenprintAnalysig?

A EXiStingcommunityPIan Figure source: TDR Pilot Feasibility Study, Allegheny Land Trust (ALT), 2019

1 Urban Redevelopment Authority of the City of Pittsburgh (URA), 2016
2 Allegheny Land Trust (ALT), 2018
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Executive Summary

Pilot Study:
AALT utilized Urban RedevelopmentA u t h o POL6t Watkst Value Analysis (MVA)data to
Market Value Analysis: identify neighborhoodslocated in either Transitional or Distressed Markets, representing
Economic Need areas that are likely ahead of redevelopmentand able to benefit from a TDRProgramto

control reinvestment
ADueto the complicated nature of TDRs priority was givento neighborhoodsin which ALThas

ALT Partner Status a direct or indirect trusting relationship. To develop an effective, in-depth analysis in the
selected communities, personal relationships with residents and non-profits on the ground

are necessaryto understand the needs of the residents and neighborhood )
Potential TDR Pilot sending areas were evaluated, according to the Urban Greenprint

Urban Greenprint Analysis: Analysis, to identify project areas with the highest potential for stakeholder collaboration,

Potential Sending Areas investment in the extension of current green spaces, new green spaces, or green space
servingas hazard mitigation, and to deIivergreatestcommunitybenefit.

AALTidentified neighborhoodsthat have either completed community plans that are no more

Community Plans than five years old or are currently engagedwith the City ComprehensivePlanning process

(eg,Gar f i2@30 Hlénk

City of Pittsburgh Neighborhoods Selected for Further TDR Feasibility Stud
Market Value Analysis

ALT Partner Status

Economic Need (2016) Urban Greenprint: Community
Transitional  Distressed : : Potential Sending Areas Plan
. Direct Indirect
Neighborhoods (F, G) (H, 1)
1 Beltzhoover X X A McKinley Park Slopes
2 Bon Air X X
3 Brighton Heights X X ASt. Johnés Expansion
4 Garfield X X X X
5 Hays X AHaydés Woods Slopes
6 Hazelwood X X X X
7 Homewood X X X
8 Larimer X X A Larimer Greenbelt X
9 LincolnLemington Belmar (LLB) X X X A Chadwick Park Expansion

A Highland Drive GSI
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Executive Summary

Pilot Study:

Brighton
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Bo
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Esrl, HERE, Garmin, (c) OpenStreetiviap conmbutors, and the GIS user

CoOmMMUNIEY.
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Executive Summary

TDR Study:

This TDRstudy builds upon A L T201® TDRPIlot Feasibility Study, which narrowed A L Tfacss from the entire
City of Pittsburgh down to nine key neighborhoods As highlighted below, ALT hired 4ward Planning (lead
consultant) and evolveEAto synthesizemarket receptiveness,developmentpotential, financial feasibility, fiscal
Impacts, and zoning requirements within these neighborhoods to develop a potential TDR program and
ordinancelanguage Thisstudyis intended to demonstratethe benefits of permitting TDRin fully urban contexts,
with the goal of facilitating a largerscale applicationin the Cityof Pittsburgh

Thisstudyis designedto answerthe following questions:

AMarket Readiness

A What are the general market conditiqns in each neighborhood?  ENSHNIAEN| ADevelopment Potential

A What is the land development potential to accommodate new Analysis
residential development?

A How are the study neighborhoods viewed by area developers?

A Does current zoning permit for sufficient density to make mixece Analysis
residential development financially viable? Feasibility AFiscal Impact Analysis

A What is the current market value for development rights and reven Analysis ATDR Case Study AnalysisJ
potential for the sale of development rights?

A How much private investment is likely to be leveraged?

A What are the prospective service costs and tax revenues from AZoning Recommendations
new development? ATDR Program Framework

A Will new infrastructure improvements be required to accommodate Creoatéqn 8l AExample TDR Language
the new development? (CHIENCE

AFinancial Feasibility

~
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Executive Summary

Why TDR?

TDR,when paired with good quality community plans that identify preferred areas for density and open space,
can be an effective tool to re-shape a more sustainable city fabric. Beyond generating modest revenue to
support conservationactivities, TDRcan permanently protect sensitive areas from being disrupted or disjointed
by development In some of these areas, a group of parcels in which developmentis prohibited can lead to
permanent divestment from the infrastructure that supports those properties. Thus, TDRcan help a city to
reduce its maintenanceobligations,savingmoney,for streets and other supportinginfrastructure in areas where

developmentis not desired. Theseconservedgreen spaces,with the proper stewardship,can improvethe health
and valuation of their surroundingcommunities

Additionally, TDR supports smart densification of other parts of a city as the market demands it. Areas well-
served by transit and with adequate infrastructure can achieve higher densities of developmentthrough a TDR

program This can, in turn, generate greater revenue for a city without necessarily increasing maintenance
obligations

TDRscan help address serious issues, such as rapidly declining green space, landslides, water management,
and combined sewer overflows, which have arisen from inappropriate development and poor and aging
infrastructure. Furthermore, TDR programs that protect water supplies and other green infrastructure reduce
municipal spendingon building and maintenance projects.

Pagell



Allegheny Land Trust Transfer of Development Rights May 3, 2021

Executive Summary
Transfer of Development Rights:

TDRSending& ReceivingSites

In a TDRtransaction, developmentrights are transferred from a group of one or more parcelsto a development
site consistingof one or more parcels. Parcelswhere developmentrights are beingremovedare 0 s e n dthein g ¢
rights to parcels where the development rights are being transferred ( 0 r e ¢ esites).i Whgndrights are
transferred, a covenant is appended to the deed for the sending parcels that states the limitations on the
sendingparcels. Thissection discussesscenariosin which TDRis possible and scenariosin which possible TDRs
are valuable and a transaction could be likely. The scenarios are evaluated against the core conditions that
determine a p r o p ehighegt@arsl best use: physical possibility, legal permissibility, financial feasibility, and
profitability.

Sending Area Receiving Area

development right purchased and transferred —

( open space preserved
Graphic: Suzy Meyer, 2019
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Executive Summary

Preferred SendingSites

TDRcan be a useful aid in environmental conservationby preventingdevelopmentin places where development
Is detrimental to the environment or open space is desired, and by supporting ongoing conservation through
revenue creation. While the market will determine where rights will be sent (i.e., purchased),planning at the city-
wide and neighborhoodlevels should determine from where rights can be sent (i.e., sold). A TDRis typically
permanent, and the deprivation of developabilitythrough deed restriction permanentlyimpacts the value of the
sending parcel. For most private parcel owners, TDRwill not be an attractive opportunity, as the rights are worth
less than the overall parcel value. For city-owned parcels, TDRpermanentlyconstrainsthe potential taxable value
of the parcel suchthat evenif it werein private ownership,it would not offer meaningfultaxablerevenue

Characteristicsof Preferred TDRSendingSites
0 Developability.
3 For rights to exist, development must be physically possible and legally permitted by the zoning code.
Thus, all sending sites should be in zoning districts where development is allowed by right.
0 Location:
3 A site adjacent to or contiguous with existing parks, greenways, or other open space
3 Alternatively, a site identified for implementation of permanent green stormwater infrastructure
Ownership
3 Publicly owned sites are simple: no change in ownership is necessary.
3 Privately owned sites should first be purchased by a land trust or government ageney, @n entity
with no plans to profit from ownership of the site).

(@4
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Executive Summary

TDRFeasibility

Forscenariosin which developmentrights exist, the next test of TDRfeasibility is whetherthe owneris interested
in selling those rights. The type of owner is significant here: private owners have different motivations than
institutional or public owners For instance, if development of a publicly owned parcel is physically possible,
legally permissible, and financially feasible, the city governmentmay determine it should not be developed so
that the parcel can instead contributeto an e i g h b o publio @apdnézace, and then sell the development
rights to support that open space. If developmentof a privately owned parcel is physicallypossible and legally
permissible but costs more than the market will pay, private owners may be interested in selling the rights but
retaining ownership of the vacant land to use as a side yard or to privately conserveas open space. Most likely,
however, a private owner would prefer to sell the property outright, as selling development rights would
permanentlydevaluethe land.

Deprivingparcels of their developabilitycan also alter the character of a communityby preventingdevelopmentin
certain areas. Thus, parcels that are eligible for sending their developmentrights should be restricted to areas
within a community that were identified as being desirable as permanent open space or green infrastructure.
Giventhe permanence of TDRtransactions, community planning is critical to ensure that rights are only sent
from places community membersare certain they want to be open spacein perpetuity. Communityplans should
be consulted,and public meetingsheld at everymajor stage of the TDRtransaction.

Page 14
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Executive Summary

ExistingUrbanTDRProgramsProvideLessonsLearned

Accordingto The TDRHandbook(2014), for decades, several cities have used TDRto implement the goals of their
downtown plans. In 1975, Los Angelesadopted a Central Business District RedevelopmentPlan that promoted
housing, open space, historic preservation, cultural/community facilities, and transportation improvements with
TDR Seattle adopted a similar approachin 1985, followed by Portland in 1988. That same year, New York City
adopted a TheaterDDistrict zone that allows the transfer of floor area when ownersrestore their buildings and used
TDRin its West Chelseaneighborhoodto develop the High Line park. The City of Pittsburgh Zoning Code allows
density and intensity transfers in the Golden Triangle district, which have been used in the Pittsburgh Cultural
District to protect historic buildings. Accordingto The TDRHandbook (2014), downtownP i t t s lprogragmtds s
had limited successbecause baseline densities allow millions of square feet of future developmentas a matter of
right without havingto use TDR,and the supply of vacant commercial space and pace of commercial development
has not generatedenoughdemand.

Market Demandis Critical for Success

A 2009 Pruetzand Standridge study found that the top componentof TDRsuccessis market demand. Many TDR
programsfail because strong demand does not exist in the local market or current zoning allows for more density
than the market supports. Without demand for additional density,no TDRswill be purchased,and no propertieswill
be preserved A 2008 Kaplowitz, Machemer,and Pruetz study which surveyedmanagersof TDRprograms across
the country asked respondents to describe the nature of development demand in their TDR program areas i

whether the development pressures are related to housing, commercial/industrial/office, or farmland. Only the
demand for housing was significantly associated with successful TDRprograms As a result, this Pilot Study will
focus on the transfer of residential developmentrights.

Sources Nelson Pruetz Woodruff, TDR Handbook Designingand Implementing Successful Transfer of DevelopmentRights Programs Washington DC. Island Press, 2014;
Kaplowitz,Michael & Machemer,Patricia& Pruetz,Rick; P | a n reXperericesin Managing Growth Using TransferableDevelopmentRights (TDR)in the United States. Land Use
Policy 25. 378-387, 2008; Pruetz, Rick & Standridge, Noah What Makes Transfer of DevelopmentRights Work? SuccessFactors From Researchand Practice Journal of the
AmericanPlanningAssociation 2009
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Executive Summary

The City of Pittsburghhas an existing TDRprogramwithind o w n t dowided Tsianglezoningdistrict that could
be expandedinto a city-wide programthat is zoningdistrict agnostic or otherwise integrated within new zoning
districts as the codeis updated.

Pi t t s iGoldegThalgeTDRProgram

While abiding by the conditions set forth in 910.01.D.1 Density and Intensity Transfers, developerswithin the
GoldenTrianglemay 0 i n c rinetlee sueanber of dwelling units and allowable gross floor area of buildings and
structures through the transfer of such developmentrights from zoninglots within the GTDistricts havingunused
developmentrights to other zoninglots within the GT Districts in conformity with the official master plans of the
City..6* Theconditions of the GoldenTriangleprogramlargelyapplyto how the rights are utilized on the receiving
site and there is limited regulationthat appliesto the sendingsite.

Keyconditionsfor receivingsites:
A The gross allowable floor area of the receivingsite should be equal to or greater than the gross amount of
allowablefloor areato be transferred.

0 Unlessthe sending and receiving sites are abutting or across the street from each other, the gross
amount of allowable floor area to be transferred is limited to up to 20 percent of the gross allowable
floor area of the receivingsite allowedby the base zoningcode.

A The receiving s i t dedelpment should meet conditions for transportation impacts, building massing,
landscaping,etc.

2. Pittsburgh Title Nine Zoning Code: Article {Rlanning Districts: Chapter 910 Downtown Districts: 910.01- GT, Golden Triarlg District: 910.01.D.1 Density and Intensity
Transfers
3. lbid.

Page 16



Allegheny Land Trust Transfer of Development Rights

May 3, 2021

Executive Summary

Keyconditionsfor sendingsites:

A Therights to be transferred must be unused.

A Thetransfer must be binding.

A For sending sites with a Historic Landmark or Performing Arts Facility, there should be a plan for
rehabilitation and continuing maintenance of the Historic Landmark or PerformingArts Facility for not less
than 40 years

In the Golden Triangle District, development rights can generally be transferred from any property that has
excessrights to almost any property seeking additional rights. For most private landownersin this District, TDR
IS unattractive becauseit permanentlyrestricts developabilityand thus the valuation of their holdings. In some
examplesof this p r o g rudilizafios in downtown,the sending party was the Pittsburgh Parking Authorityand
the parcelsthey sold developmentrights from were sites of parking structures that the Authoritydeemedto be
permanent and had no plans for future developmenton or sale thereof. Thus, for the Parking Authority, the
opportunityto sell unused developmentrights was an attractive revenueboost that was otherwiseunplanned

The GoldenTriangleDistrict Code,Densityand Intensity TransfersSectionwith Annotationscan be found in the
Appendixof this document
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Executive Summary

The ordinance for a Citywide TDRprogram could be inserted into each zoningd i s t language@sthey are
revised, or it could be an addition to the overall zoningcode. Implementation on a district-by-district basis would
be more easily implementable, as it would allow for the incremental expansionof the existing program in the
GoldenTriangledistrict. Thefollowingconsiderationscould guide the developmentof a Citywide TDRprogram

Acknowledgementn neighborhoodplans

Due to market conditions in the Golden Triangle and the geographic jurisdiction for where rights can be
transferred to and from, transfers of development rights will not substantially change the character of the
downtown neighborhood In a Citywide program, TDRcould lead to changesthat bring too much developmentto
certain areas and permanently constrain developmentin others. Thus, implementation of a Citywide program
needsto be in alignmentwith neighborhoodplanning and rezoningefforts.

Future neighborhoodplans could be explicitin their acknowledgementof TDRas a tool for the communityand for
developers The plans could identify specific areas within a neighborhoodthat are desirable for greater density
and specific areas within a neighborhoodthat are desirable for permanent conservation Beyondthese areas,
TDRactivity could be either restricted entirely or carefully regulated to ensure that TDRis utilized to support the
c 0 mmu nambitiords for characterand economicdevelopment

While the Golden Triangle TDRprogram can operate with a limited geographicreach, it is unlikely that similarly
restricted TDRsin other neighborhoodswould be useful. For TDRto be an effective tool in Pittsburgh,it should be
broadened as a Citywide program with defined areas eligible for either sending or receiving Neighborhood
planning could be the right scale for determiningthose areas.
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Executive Summary

Inclusionin performancebasedzoningdistricts

In the riverfront zoningdistricts and the new uptown zoningdistricts, developerscan achievegreater development
density through a performancebonus points system Similarto public art performancebonuses,which are based
on overall cost of the project, a TDRbonus could be offered as an option for a developerto achieve greater
development density through the purchase of development rights from eligible locations throughout the City.
When consideringthis as an addition to an existingor proposedbonus points system,the zoningcode should be
careful to ensure the cost of developmentrights is appropriately valued relative to the d e v e | @mo®rmé s
Undervalued development rights could become an easy backdoor to density for developers, rendering other
bonusesentirely unattractive.

Inclusionin other zoningdistricts

TDRIis not dependentupon a bonus points systemin order to be implemented Asit is in the GoldenTriangle,a
TDRprogramcan be implemented based solelyupon the transfer of the number of dwellingunits or the allowable
grossfloor area. Rightsshould be allowedto be transferred from and to most zoningdistrict types, regardlessof
their locationsrelative to each other.

Promotingconservation

Justas a maintenance plan is required for transfer of developmentrights from historic structures in the Golden
Triangle,a stewardship plan could be required for transfer of developmentrights from planned open space or
green infrastructure. Havingsuch a plan in place would offer the community peace of mind about the longterm
iImpacts of permanent conservation While the value of the rights themselves may not cover the cost of
conservationentirely, that value can be addedto a conservationbudgetwith supportfrom a varietyof sources
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Executive Summary

TDR Pilot Potential

Clear areas for sending or receiving are places where a large contiguous group of parcels appears to be
appropriate for TDR, while limited areas for sending or receiving are places where appropriate parcels are
disconnectedfrom each other, scattered throughout the community, or relatively small. Based on four TDRPilot
potential criteria developed as part of this study, six neighborhoods (Garfield, Hays, Hazelwood, Homewood,
Larimer, and LincolnLemingtonBelmar (LLB)) have clear sending areas but only three neighborhoods
(Hazelwood,Homewood,and Larimer) have clear receiving areas where future development might support a
developmentrights transfer. Of the nine neighborhoods,only two neighborhoods(Hazelwoodand Larimer) have
major catalytic projects that could encourage a high level of development activity. The Hazelwood Green
developmentwill likely encourageadditional investment within Hazelwood,while both the Bakery Square project
and federal ChoiceNeighborhoodsfunding is likely to spur investmentin Larimer. Furthermore,accordingto the
2019 TDRPIlot FeasibilityStudy,these two neighborhoodsalso have direct ALTpartners and community plans.

2019 TDR Pilot Feasibility Study 2020 TDR Pilot Potential Legend
. . Di |
Trarl:ﬂs\i/tﬁ)nal Urban LAyl Ml Indilrreegttlllc_:iri?tred
Neighborhood ALT Partne Greenprint: Community Sending Receiving Catalytic Neighborhood
or : : None
. Status Potential Plan Areas Areas Development Projects
Distressed )
Sending Areas
Beltzhoover X Indirect X Limited None None None
Bon Air X Indirect Limited None None None
Brighton Heights X Direct X None None None None
Garfield X Direct X X Clear Limited None None
Hays X Direct X Clear None None None
Hazelwood X Direct X Clear Clear Hazelwood Green Choice Neighbor.
Homewood X Indirect X Clear Clear None None
Larimer X Direct X X Clear Clear Bakery Square None
LLB X Indirect X Clear None None None
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Executive Summary

TDR Pilot Potential (continued)

The table below summarizesacreage ranges for possible sending and receiving areas by neighborhood Possible
sending areas are areas where development rights exist (residential zoning) and where those parcels are
environmentallyconstrained Possiblereceiving areas are places where the transportation network, existing land
use mix, density of business activity, or recommendationsof a community plan indicate that greater density of
developmentwould be desirable.

Acres of Sending, Receiving, and Major Projects

Brighton

Metric Rank Beltzhoove Bon Air Hegi]ghts Garfield Hays Hazelwood Homewood Larimer LLB
Possible Sending Area 9.2-13.8 19.2-28.8 - 24.4-36.6 44.4-66.6 26.4-39.6 56.8-85.2 17.6-26.4 28-42
Possible Receiving Are; - - - 4-6 - 18-27 50-75 33.2-49.8 -
Catalytic Development - - - - - 178 - 12 -
Neighborhood Projects - - - - - - - 18 -
Hazelwood Larimer.
CatalyticDevelopments HazelwoodGreen CatalyticDevelopments BakerySquare
6.0 to 10.7 million square feet of possible 800,000 square feet of office; 300,000 square feet of
developmentover178 acres retail; 500 homes, 12 acres (about half) of which are in

Larimer

NeighborhoodProjects ChoiceNeighborhoods
$30M HUDaward to create 334 new housing units and
an 18+-acre neighborhoodpark
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Market Readiness Ranking

The chart below ranks each neighborhoodbased on each market readinessmetric (with one being the
highest and nine being the lowest). For example, the neighborhood with the strongest 2019-2014
annual household growth rate (Garfield)was given a raking of one, while the neighborhoodwith the
weakest annual household rate (Hays)was given a ranking of a nine. Rankingswere then totaled to
give each neighborhooda cumulative rank score, with the lowest score being the more favorable The
Garfield, Homewood,and Larimer neighborhoodswere identified as most marketready (21, 35, and
40 points, respectively) While the Hazelwoodneighborhood score was less favorable (63 points),
largely due to lower existing densities and walkability, the Hazelwood Green development currently
under construction will likely encourage additional investment and increase employment and retail
densitiesin the near term.

Legend

Hm\'mm#wl

Metric Rank Garfield Homewood Larimer Brighton Heights Beltzhoover Hazelwood Bon Air LLB

NearTerm Growth Potential

Annual Household Growth Rate 4 7 5 6 3 8
Annual Per Capita Income Growth Rate 5 4 8 6
Share of Housing is Medium to High Density 3 6 5 7 7 4
Share of Housing Units Built in 2010 or Late 3 4 5 5 5 5
Density Potential

Population Density 3 5 _ 4 6 7 8
Housing Density 4 3 5 6 7 8
Retail Business Density 4 6 7 8 5 3
Employment Density 4 7 3 6 5 8
Walkability

Walk Score 3 5 4 6 8 7
Transit Score 5 4 6 8 3 7
Bike Score 3 4 5 6 8 6
Total Points 21 35 40 46 48 63 66 70
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Top Neighborhoods with TDR Potential:

TDRPIlot Potential

A Garfield has clear sending areas but limited receiving areas
where future development might support a development
rights transfer (largelylimited to scattered infill sites). There
are no active or planned major developments nor a
communityplan identifyingmajor neighborhoodprojects.

Near-Term Growth Potential

A Through2024, Garfield is expected to experiencerelatively
flat household growth (0.5 percent per year) and relatively
strong household income growth (3.8 percent per year)
Furthermore,with 12 percent of its housing stock built from
2010 to 2017, the neighborhood may be receptive to
additional multi-family housingdevelopment

ExistingDevelopmentClusters

A Garfield ranks highest in population, housing, and
employment density, and second highest in retail business
density. Existing jobs, housing, and shop clusters may be
attractive to newresidents.

Walkability

A Garfield is also very walkable (Walk Score of 75), has good
transit (Transit Score of 57), and is bikeable (Bike Score of
60) - factors attractive to both real estate investors and new
multi-family housingresidents.

4WARD PLANNING INC
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Executive Summary

Finding

TDR Pilot Potential

Major Sending Areas Clear
Major Receiving Areas Limited
Catalytic Development None
Neighborhood Projects None
Market Readiness Rank Metric

NearTerm Growth Potential
Annual Household Growth Rate 0.5%
Annual Per Capita Income Growth Rate 3.8%
Share of Housing is Medium to High Density 3 8%
Share of Housing Units Built in 2010 or Later 12.0%
Density Potential

Population Density 1 8,457
Housing Density 1 5,643
Retail Business Density 46
Employment Density 1 3,835
Walkability

Walk Score 1 75
Transit Score 5 57
Bike Score 3 60
Total Points 21
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Top Neighborhoods with TDR Potential:

TDRPIlot Potential

A Homewood has clear sending and receiving areas where
future development might support a development rights
transfer. With the exception of the 7800 Susquehannasite,
which is primarily the repurposing of an industrial building,
there are no major development projects taking place in

these neighborhoods

Near-Term Growth Potential

A With multifamily housingin buildings containing 10 units or
more representing nine percent of its residential stock, and
2.2 percentof its housing stock built from 2010 to 2017, the
neighborhoodmay be receptiveto new multi-family housing

ExistingDevelopmentClusters

A Homewood ranks second highest in housing density, and
third in population density, and fourth in employment and
retail business density The n e i g h b o exsting j0s,s
housing,and shopsmay be attractive to newresidents.

Walkability

A Homewoodis somewhat walkable (Walk Score of 66), has
goodtransit (TransitScoreof 59), and is bikeable (Bike Score
of 68) - factors attractive to both real estate investors and

new multi-family housingresidents.

4WARD PLANNING INC

May 3, 2021

Executive Summary

TDR Pilot Potential Finding

Major Sending Areas Clear
Major Receiving Areas Clear
Catalytic Development None

Neighborhood Projects None
Market Readiness Rank Metric

NearTerm Growth Potential

Annual Household Growth Rate 4 0.1%
Annual Per Capita Income Growth Rate 5 3.3%
Share of Housing is Medium to High Density- 9%
Share of Housing Units Built in 2010 or Later 2.2%
Density Potential

Population Density 3 6,123
Housing Density - 4,685
Retail Business Density 4 23
Employment Density 4 2,177
Walkability

Walk Score 3 66
Transit Score 4 59
Bike Score - 68
Total Points 35
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Executive Summary

Top Neighborhoods with TDR Potential:

TDRPIilot Potential

A Largelya hilltop neighborhoodwith steep slopes, Larimer has
clear sending areas. Flatter areas in the southern part of the
neighborhood, near Bakery Square, are zoned Urban
Industrial, which are ripe for redevelopment and could be
clearreceivingareas.

NearTerm Growth Potential: : ‘ £ X .
A While Larimer is expected to experience relatively flat
household growth through 2024 (0.3 percent per year), Major Sending Areas Clear
annual per capita income is expectedto grow by 3.8 percent  Major Receiving Areas Clear

ervear Catalytic Development Bakery Square
peryeat Neighborhood Projects None
.. Metric Rank Rank Metric
ExistingDevelopmentClusters NearTerm Growth Potential

A while Larimer ranks highest in retail density (70 retail Annual Household Growth Rate 7 03%
businessper square mile), it ranks relativelylow in job density ~Annual Per Capita Income Growth Rate  [E528 3.8%

. : . . . Share of Housing is Medium to High Density 6 7%

(977 JObS per square m”e) and averagein housmg den5|ty Share of Housing Units Built in 2010 or Later. 3 1.2%

(3,208 units per square mile) amongthe nine neighborhoods  Density Potential

Population Density 5 3,772
Walkability: Housing Density 4 3208
: . : : Retail Business Densi 1 70
A Like Garfield, Larimeris verywalkable (Walk Scoreof 73). The Emoloyment Derly — o
neighborhoodalso has good transit (TransitScoreof 65) and  walkability
is very bikeable (Bike Score of 74) - factors attractive to both ~ Walk Score 73
real estate investorsand new multi-family housingresidents. ~ [2"% 5¢°r 65
y g Bike Score 1 74
Total Points 40
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Executive Summary

Larimer is well-suited for further study
Based on the market readiness analysis, Larimer is the neighborhood that is best suited for further TDR

evaluation Larimerhas open spacesand vacant parcelsthat are appropriate as TDRsendingareas. Many of the
vacantand open spacesare contiguouswith each other and with existing designatedopen space. Thisincludes
spaces that are on steep slopes or otherwise environmentally constrained spaces that contribute to broader
ecological continuity, and sites that are desirable as green stormwater infrastructure. Larimer is also a
neighborhood with high levels of development activity, including the Choice Neighborhoodsproject and the
ongoing Bakery Square development While Choice Neighborhoodsis entering its final phase, the developer of
Bakery Square (Walnut Capital) continuesto expandthe p r o j ®atprird and developmentambitions through
the purchase of adjoining parcelsin Larimerand neighboringcommunities. The Hamilton-Frankstowncorridor in
Larimer is primed for redevelopmentand is a focus of Larimer ConsensusGr o u quiest neighborhood

planning process

BeyondNeighborhoodBoundaries
Basedon the zoningreview,throughout Pittsburgh,developmentconditions vary dramaticallyfrom block to block

and neighborhoodto neighborhood In most places, developmentambitions do not exceeddevelopmentrights.
Opportunities for sending development rights exist throughout the City and throughout this st udy
neighborhoods but the opportunities for receiving said development rights are often located in other
neighborhoodsin other parts of Pittsburgh Consequently,the small scale of the Ci t neighborhoodsmeans
that containing TDRtransfers to within a single neighborhoodcould limit a TDRp r o g r desmabisity for rights
purchasersand, thus, underminethe p r o g r adilitydosconserveopen space over the long term. Therefore, it

Is recommendedthat neighborhoodsthroughoutPittsburghbe consideredas receivingareas.
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Executive Summary

A Larimerto-HUZDTDRprogram could prove highly successful

The financial feasibility analyses demonstrate that a Larimerto-Larimer TDR program, while feasible, would
prove inadequate to achieve nearterm, large-scale land acquisition and preservation within Larimer. Market
demand and current lot valuesin Larimer are insufficient at presentand are not likely to improve much over the
next 10 years A Larimerto-Highly UrbanizedZoning District (HUZD)TDRprogram could prove highly successful,
with respect to acquiring and preservinga large inventory of undevelopedIots within Larimer. Specifically,an
increase in FARfor a building within a HUZD(as opposed to an increase in a building floor, as is currently
permitted underthe c i tPB4Lprogram)could be tied to the purchaseof a Larimer TDRcredit equivalentto the
value of 10 undevelopedaveragesize lots in the neighborhood) Further, the most equitable structure for the
purchaserof the TDRcredit would be tying the credit value to a percentageof the cost increase associatedwith
increasingthe FARby one whole unit (e.g., 4.0 to 5.0). In this way, TDRpurchase value is proportional and not
regressive,as are many of the existingPBZinvestmentrequirementswithin the RIV

A Larimerto-HUZDTDRprogramyields positive net fiscal impacts for both the school district and City.

Accordingto the fiscal impact analysis, the additional 10 Net Fiscal Impac® School District: $ 4483
two-bedroom dwelling units facilitated by an expansion of Net Fiscal Impac® City: $ 16,864
the FARfrom 4.0 to !'?.0 under thg hypothetlca! Larimer to Brojected Net NewiSeniee Gosts Total $ 28,670
HUZDTDR program yields a positive net fiscal impacts for School District: $ 23,150
both the school district ($4,483) and city ($16,864). iy $ 5,520
Further, the net positive impacts are likely greater, insofar as Projected Net New Revenues $ 50,017
local servicetax (LST)and earned income tax (EIT)revenues Tax Revenue School District: $ 27,633

. . Tax Revenue City: $ 22,384
are not made part of this analysis Y
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Executive Summary

Market fundamentals likely mean a TDRwould fall short of achievingA L Tgdads.

While ALThas proposed creating a traditional TDRprogram within Larimer to support its overarchinggoals of
land preservationand environmental stewardship,such a programis likely to fall short of achievingthese goals,
based on market fundamentals which underpin a TDRprogram Specifically,and based on market and financial
feasibility analysesperformed, the scale of developmentnecessaryto achieve significant enough revenuesto
preserve and maintain undevelopedland in Larimeris not supported by current market demand for residential
or commercial development nor is it likely to be supported for many years, given demographic trends (flat
population and household growth within the City of Pittsburgh) and current development and redevelopment
activity within other areas of the City.

ALTcan help the City preparein anticipation of economic conditions changing

Current economic conditions in Pittsburgh mean that a TDRprogram is not a top priority among developers,

planners, or community members However,ALThas opportunitiesto advocate on behalf of TDRso that the City

is preparedwhen economicconditionschange For ALTrecommendedadvocacypriorities include:

A Inclusion of TDRas a consideration in the neighborhoodplanning and rezoning process This can help to
proactivelyidentify community-supportedsendingand receivingareas within each neighborhood

A Analysisof TDRapplicability to publicly owned parcels. Where the City owns parcels within sending and
receivingzones,the Cityshould developan inventoryof sellable rights.

A Educationabout the TDRprogramto developers,planners,and communitymembers As stakeholdersbetter
understand how the transfer of rights can help to support community developmentpriorities (both sending
and receiving),the greaterthe opportunityfor successfulconservationof open space.
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Guiding Assumptions
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TDR Pilot Potential

Focuson AreasZonedfor Residential

Accordingto a review of national TDRprograms, the demand for housing is most significantly associated with
successful TDRprograms As a result, this study focuses on the transfer of residential developmentrights and
attention is paid to areasin Pittsburghthat are zonedas residential but are environmentallyconstrained These
are locations where development rights should be sold from vacant, developable, but environmentally
constrained residential land and transferred to a location within the neighborhoodwhere additional residential
densityis desirableand appropriate.

EnvironmentallyConstrainedAreas ShouldBe Prioritizedas 0 S e n dAreasg 0
Environmentally constrained areas are where development is inadvisable, due to physical hazards In this
summary,environmentallyconstrainedareasinclude:

A Areasidentified by the Cityof Pittsburghas havinga slope of 25 percentor greater,
A Areasidentified by the Cityof Pittsburghas beinglandslide-prone; and
A Areasidentified by FEMAas being within a floodplain.

ThoughPittsburgh has a Hillside District (H) and a Riverfront District (RIV)in the zoning code, there are often
environmentallyconstrained areas that do not have site-specific zoningregulationsto discouragedevelopment
In these places,a TDRprogramwould create a mechanismto discourageresidential developmentin inadvisable
locationswhile encouragingdensity where additional residential densityis desirable
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TDR Pilot Potential

Areasalready zonedfor Hillside, Park, or Greenwaydo not havetransferable rights.
In many places, environmentallyconstrainedareas are alreadyzonedin a waythat restrict development Thus
placeswhere developmentis alreadyrestricted do not have rights that can be transferred.

Wellconnectedand walkable areas should be prioritizedaso r e ¢ e areas. n g 0

Threeconditions are crucial for selecting appropriate receivingzones 1) availability of sufficient infrastructure,
2) developerinterest, and 3) community acceptance (which will be further studied in subsequentphases of this
study). Parts of a community that have accessto public transportation or have walkable amenities should be
prioritized as 0 r e ¢ ed rvea awdgeredadditional residential density is desirable. These areas are typically
locationsappropriatefor higherdensity development(e.g., closeto jobs, shopping,schools,transportation, etc.).
Formal and informal neighborhoodplans are good resources for identifying potential receiving areas within a
neighborhoodand whether there are specific sites in which community members desire additional development
density.

Existingopen space could be augmentedthrough TDR

Existingopen spaceis comprisedof areas permanentlydesignatedby the City of Pittsburghas being parklands
or greenways Potential transfer of developmentrights 0 s e n dsites agj@cent to or connecting existing open
space should be prioritized to create larger and more contiguous open spaces Formal and informal
neighborhoodplans are good resourcesfor identifyingwhere community members desire additional open space
or conversionof vacantland to park or greenway
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Neighborhood Comparisons
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TOR Pilot Potential
Environmentally Constrained Land

Due to Pi t t s bhistorg dnd snique terrain, the City has several environmental conditions that can limit
development,such as steep slopes, landslideprone soils, and floodplains. Accordingto data providedby the Cityof
Pittsburgh, summarized below and mapped on the following page, primarily due to its large size, the Lincoln
LemingtonBelmar (LLB) neighborhood has the greatest acreage of non-environmentally constrained (EC)land
(723 acres) Converselyprimarily due to steep slopes and landslideprone soils, the Hays neighborhoodexhibits
the most acreageof ECland (732 acres). Notably, much of the non-ECland within Hazelwoodis contained within
HazelwoodGreen (163 acres of non-ECland), while much of the non-ECland within Haysis contained with Hays
Woods(256 acresof non-ECland).

Land Acreage by Neighborhood

)

Hays has the most acreage
of environmentally
constrained land.

Y

LLB has the most acreage of non
environmentally constrained land.

I I

Brighton Heights  Homewood Hazelwood LLB

§

Bon Air Beltzhoover Garfield Larimer

= EC Acreage 12 85 61 42 290 81 374 410
®m Non-EC Acreage 73 184 232 243 425 575 639 723
Total 201 269 293 285 715 656 1,013 1,134

Source: City of Pittsburgh, evolveEA, 2020
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Environmentally Constrained Land (continued)
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Economic Need

May 3, 2021

TDR Pilot Potential

4ward Planning utilized Urban RedevelopmentA u t h o ROl6t Maikst Value Analysis (MVA) data to map
Transitional (scores F, G) and Distressed (scores H, 1) markets by neighborhood In general, these market areas
have little new construction, average housing values below that of the county, and foreclosure and residential
vacancylevels higher than the county average Theseareas were selected becausethey represent places with the
most economic The Hazelwoodneighborhoodcontains the largest amount of non-ECland with economic need
(558 acres) The LLB and Hays neighborhoodscontain the second and third largest amounts of non-EC land
consideredeither Transitionalor Distressed(250 and 179 acres,respectively)

NonEnvironmentally Constrained Land by Market Values

Bon Air Beltzhoover Larimer
m| 0.2 155.3

H 0.0 0.1 165.9

G 0.1 0.2 0.1

F 72.8 0.0

Total 73.1 155.6 166.0

Housing Values
Score
(Compared to County)
Transitional half
G below average
Distressed H well below average
lowest

Sources:Urban Redevelopment Authorif2016; evolveEA, 2020
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1
I
Garfield Brighton Heights Homewood Hays LLB Hazelwood
0.0 277.6 57.4 65.0
81.2 0.1 387.8 2275 470.8
121.4 39.0 111.1 22.7
200.3
202.6 239.3 277.7 387.8 396.1 558.4
New _ Tenure Foreclosure / Res. Vacanc
Construction Levels (Compared to Count
little more owners than renters average
little slightly more owners than renters double
little more renters than owners elevated
little even share of owners and renters highest
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Economic Need (continued)
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Zoning Permitting MultrtFamily Development

Belowis Pi t t s bzoning bsé twble for those base zoning districts (e.g., residential, mixeduse, district,
riverfront) that permit multifamily development (including two-unit, three-unit, and multi-unit residential) by right
(illustrated as 0 Ph&low) Theseuses permit multi-family housingin the respective district, subject to compliance
with all other applicable regulationsof the zoningcode. Twounit residential signifiesthe use of a zoninglot for two
dwelling units contained within a single building. Threeunit residential signifies the use of a zoninglot for three
dwelling units contained within a single building. Multi-unit residential signifies the use of a zoninglot for four or
more dwellingunits containedwithin a single building.

Pittsburgh Zoning Use Table: Zoning Permitting Mufiamily Development by Right

Base Zoning Districts

Residential Mixed Use District (DT Riverfront (RIV)
Urban
ey Neighbor Neighbor Multi-Unit
Residential Thrt.eeUn.n Mu!tl-Un!t Nelghqu MELloer hood hood Gplden Residential Mixed Use North Shore Ir!dustrlal
(R2) Residential Residential hoo_d Office hood_ industrial  Commercial _Trlgngle (RM) (MU) (NS) Mixed-Use
((3%)] ((R)) District (NDO Commercial . . . o District (GT) (IMU)
District (LNC.Dlstrlct. (NDI'  District.
: (UNC)
Uil P P P P P P P P P P P
Residential
ThreeUnit P P P P P P P P P P
Residential
Multi-Unit
Residential 2 3 3 3 3 2 3 2 E P

P = Permitted By Right
Sources: City of Pittsburgh, Pittsburgh Zoning Use Table; 4ward Planning, Inc., 2020
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TDR Pilot Potential

Zoning Permitting MultHFamily Development (continued)

Since this Pilot Study focuses on the transfer of residential developmentrights, neighborhoodswith non-ECland
zonedto permit multifamily developmentby right have the greatest potential to serve as potential receivingareas.
Homewood contains the largest amount of non-EC land (439 acres) with zoning permitting multi-family
development by right (largely within two-unit, multi-unit, and local neighborhood residential zones) The LLB
neighborhood contains the second largest amount of non-environmentally constrained land (274 acres) with

zoningallowing multi-family development(largelywithin land zonedfor local neighborhoodresidential zones)
500

450

NonEC Land with Zoning Permitting Multifamily Development 400
350
300
250
200
150
100
50
. 0
Bon Air Hays Hazelwood Brlghton Larimer Garfield Beltzhoover LLB Homewood
y Heights

Two-Unit Residential 15 6 14 23 57 147 0 193

Multi-Unit Residential 0 17 25 1 181 190

Local Neighborhood Commercial 13 14 25 17 6 12 52

Riverfront Industrial Mixed Use 55

Urban Neighborhood Commercial 25 2

Neighborhood Industrial 2 7 1 0

Neighborhood Office 6

Three-Unit Residential 5

Total 2 15 26 52 74 80 154 274 439

Sources: City of Pittsburgh, evolveEA, 2020
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Zoning Permitting MultrtFamily Development (continued)
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Sources: City of Pittsburgh, evolveEA, 2020 S D B [ city neighborhoods
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Vacant Land Permitting MultiFamily Development

4ward Planning utilized data provided by the AlleghenyCounty Property Assessmentsto further identify non-EC
land permitting multi-family developmentthat is currently vacant (parcelswithout a structure). Homewoodhas, by
far, the most vacant non-EC land permitting multi-family housing (439 acres) The LLB and Beltzhoover

neighborhoodshave the secondand third most vacant non-environmentallyconstrainedland (219 and 154 acres,
respectively)

Vacant NorEC Land with Zoning Permitting Multifamily Development

Environmental Constraints
- Vacant Parcels - Multi Family Permissible
Pittsburgh - Zoning - Multi Family Permissible

— R

Bon Air Hays Hazelwood  Brighton Heights Larimer Garfield Beltzhoover LLB Homewood
= Vacant MF (EC) 15 26 5 7 6 16 30 42 40
m Vacant MF (Non-EC) 2 15 26 52 74 80 154 219 439

Sources: Allegheny County Property Assessments, evolveEA, 2018
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Vacant Land Permitting Multt=amily Development (continued)
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TDR Pilot Potential

Green Infrastructure

Green infrastructure provides solutions for
managing stormwater, reducing local street
flooding, and reducing combinedsewer
overflows and sewer backups caused by
rainwater entering the combinedsewer
system Themap to the right identifies City of
Pittsburgh green infrastructure projects
catalogued by 3 Rivers Wet Weather (a
nonprofit ~ organization committed to
improving the quality of the County'swater
resources)and partner organizations

As existing green infrastructure projects in
Pittsburgh have been largely opportunistic
rather than strategic, these projects are
scattered on small, disconnected sites.
Further, plans for future green infrastructure

are current!y not specific enoughto support 4 e i I s Carten  Bretontion [=] Sty Nelghborhoods
TDR planning The largest planned green RS © Bioswale Open Space
. . ' . D Stormwater Witland
infrastructure sites, per PWSA'sGreen First ® Cistern / Rain Borrel
H Porous Pavement
Plan, are in parks or greenways where B Samtion Brmoa o
developmentrights do not exist B Groen Root
'. Ripariam Buffer [ Stream Restoration
& Others

Sources: 3 Rivers Wet Weather, Esri; evolveEA., 2020

4WARD PLANNING INC Page 44



Allegheny Land Trust Transfer of Development Rights May 3, 2021

Green Infrastructure (continued)
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Green Stormwater Infrastructure

Smalland Medium ScalePlannedGSI

AlleghenyCounty Sanitation Au t h o (ALCOSANX019 -
2020 Controlling the Source plan evaluated its service
area to identify optimal sites for potential implementation
of green infrastructure. Optimal sites for GSl are places
within the systemwhere stormwater detention has a high
level of effectiveness in reducing combinedsewer
overflows that overlap with places in the community with
fewer likely construction conflicts. For small to medium
scale potential GSl sites within the city, this plan is the
best resource for evaluating whether the site is
appropriatefor GSI

Mediumand LargeScalePlannedGSI

Pittsburgh Water and Sewer Aut h o (PWBA)Z0%6
GreenFirst Planidentified mediumto large scale potential
GSI sites, many of which were suggested in parks or
greenwayswhere development rights do not exist With
the exception of the Four Mile Run Stormwater
Improvement Project and the Negley Run restoration
project, there are no projects at this scale currently in
development

Sources:Controlling the SourceALCOSAN, Pages 16 and 20, 2020
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Controlling the Source Overflow Reduction Efficiency

May 3, 2021

TDR Pilot Potential
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TDR Pilot Potential

Open Space

The Urban Greenprint Analysis, a separate report combining key greening plans from several city agencies,
identifies areas in need of protection from development- which could also serve as potential TDRPilot sending
areas. The intent of the analysis was to identify project areas with the highest potential for stakeholder
collaboration,investmentin the extensionof current green spaces,and new green spacesor green space serving
as hazard mitigation - to deliver greatest community benefit. Accordingto data provided by the City of Pittsburgh,
summarized below and mapped on the following page, the Hazelwoodneighborhoodhas the highest acreage of
openspaceland (109 acres),of whicha large portion is environmentallyconstrained (90 acresor 82 percent). The
Beltzhoover,Brighton Heights, LLB, Hays,and Homewoodneighborhoodshave previouslyidentified potential TDR
sendingareas such as McKinleyPark Slopesand St. J o h BExpassion

Hazelwood
Greenway
: 0
Open Space by Neighborhood _
McKinley
Park
Slopes
Chadwick Park St . John @ S
_ Expansion & Expansion
Hayos Larimer Highland Drive GSI o
Woods )
Slopes Greenbelt .
,,,,,, S [ [ - N W & k &
Hays Homewood Larimer Garfield LLB Bon Air Brighton Heights  Beltzhoover Hazelwood
% Open Space -EC 0.6 0.2 0.2 3.1 14.6 23.4 26.2 29.2 89.6
m Open Space 1.3 5.7 6.8 10.6 24.4 26.6 36.2 55.2 108.7

Sources: City of Pittsburgh, evolveEA., 2020
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Open Space (continued)
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Neighborhood Profiles
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SendingAreas

Bel t z h steep glapds and areas along Saw Mill
Run can make developmentchallenging Most of these
environmentally constrained areas are already
designated as Hillside or as part of McKinley Park
There is an area zoned as TwoUnit Residential High
Density that is environmentally constrained due to
steep and landslideprone slopes, and an area zoned
for Urban Industrial that has both steep slope and
floodplain conditions.

SendingAreaFindings Limited

ReceivingAreas

Beltzhoover is predominantly zoned for TwaoUnit
Residential High Density There is no community or
other plan that identifies areas for development or
increased development While the neighborhood is
proximalto light rail stations at South Hills Junctionand
Boggs, the opportunities for transit-oriented
development (TOD) are very limited and the Port
Authorityor AlleghenyCounty(PAAChas not performed
station-areaplanningin either location.
ReceivingAreaFindings None

May 3, 2021

TDR Pilot Potential

Catalytic Developmentsor NeighborhoodProjects
There are no active or planned major developmentsin
Beltzhoover Thereis no community or other plan that
identifies major neighborhood projects, though there
are plans for improvementswithin McKinley Park This
could change should the Port Authority produce a
station-area plan for South Hills Junction that leads to
TOD on its property Under this scenario, increased
development activity along Warrington Avenue could
arise.

CatalyticDevelopments None

NeighborhoodProjects None
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SendingAreas

Bon A i rstéep slopes and areas along Saw Mill Run
can make development challenging Most of these
environmentally constrained areas are already
designated as Hillside or Park There are areas of
NeighborhoodIndustrial along Saw Mill Run that could
be sendingareas.

SendingAreaFindings Limited

ReceivingAreas

Bon Airis predominantlyzonedfor SingleUnit Detached
Residentialalong the hilltop and is zoned in places for
NeighborhoodIndustrial along Saw Mill Run. There is
no community or other plan that identifies areas for
development or increased development While the
neighborhood has a lightrail station at Bon Air, the
opportunities for transit-oriented development (TOD)
are very limited, and the Port Authority or Allegheny
County(PAAChas not performed station area planning
in either location.

ReceivingAreaFindings None

May 3, 2021

TDR Pilot Potential

Catalytic Developmentsor NeighborhoodProjects
There are no active or planned major developmentsin
Bon Air There is no community or other plan that
identifies major neighborhoodprojects.
CatalyticDevelopments None

NeighborhoodProjects None
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SendingAreas

BrightonH e i g steepsskdpes can make development

May 3, 2021

TDR Pilot Potential

Catalytic Developmentsor NeighborhoodProjects
There are no active or planned major developmentsin

challenging Most of these environmentallyconstrained Brighton Heights Thereis no community or other plan

areas are already designated as Hillside, as Park at

Benton Field, or as Greenwayat The Hollows Greenway

Areas along the Ohio River are occupied by the

that identifies major neighborhood projects. A green
infrastructure project is in developmentat the former
St. J o h iH@spgital site, in partnership with Allegheny

Allegheny County Sanitation Authority (ALCOSAN) Land Trust

Woods Run Wastewater Treatment Plant There are
areas of steep slopes within the neighborhoodthat are
zoned for SingleFamily Detached Residential, but as
these places remain built-out, it is unlikely they will be
redeveloped

SendingAreaFindings None

ReceivingAreas

BrightonHeightsis predominantlyzonedfor SingleUnit
DetachedResidential Thereis no communityor other
plan that identifies areasfor developmentor increased
development There are no major bus or light rail fixed
guideways in the neighborhood that could support
catalyticTOD

ReceivingAreaFindings None

CatalyticDevelopments None
NeighborhoodProjects None
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SendingAreas

Gar f i etéep Gslopes can make development
challenging At the hilltop, these steep slope areas are
zonedfor Parksand OpenSpaceat Fort Pitt Playground
and hillside. In the northwestern portions of the
neighborhood, there are substantial spaces zoned for
SingleUnit Detached Residential where there are
environmental constraints and a high level of vacancy
Based on the environmental constraints and the
nei ghbocomounityplans, these areas should
not be developed

SendingAreaFindings Clear

ReceivingAreas

Gar f i enkighlioshood plan calls for infill
developmentthroughout the core of the neighborhood
and for increased development along Penn Avenue
Theseareas could be appropriate for additional density
to further support a thriving Penn Avenuedistrict. There
are no major bus or lightrail fixedguidewaysin the
neighborhoodthat could support catalyticTOD
ReceivingAreaFindings Limited

May 3, 2021

TDR Pilot Potential

Catalytic Developmentsor NeighborhoodProjects
There are no active or planned major developmentsin
Garfield There is no community or other plan that
identifies major neighborhood projects, aside from
streetscapeimprovementsplanned for eastern portions
of PennAvenue

CatalyticDevelopments None

NeighborhoodProjects None

Page 53



Allegheny Land Trust Transfer of Development Rights

SendingAreas

The Haysneighborhoodis largely open space along the
hilltop, with pockets of TwoUnit ResidentialLow Density
in the valley along Streets Run. Recently acquired by
the City of Pittsburgh, the hilltop open space area is
designated as Park and called 0 Ha yWoodso
Historically,there have been developmentplans for the

hilllop that range from singlefamily detached
neighborhood development to the OPi tt s
Pal i s aoheeptofor a racetrack, casino, and

entertainment complex Areas of the Hays Woods
parcel may be appropriate as sending areas depending
upon their designations The residential areas along
Streets Run are environmentally constrained and
should eventuallybe subjectto divestment
SendingAreaFindings Clear

ReceivingAreas

There is no community or other plan that identifies
areas for development or increased development
There are no major bus or lightrail fixedguidewaysin
the neighborhoodthat could supportcatalytic TOD

May 3, 2021

TDR Pilot Potential

Within the neighborhood,there are no clear places in
whichto send developmentrights.
ReceivingAreaFindings None

Catalytic Developmentsor NeighborhoodProjects
There are no active or planned major developmentsin
Hays There is no community or other plan that
'@Iqmifi%shmajor neighborhood projects, aside from
developmentof HaysWoodsinto a city park.
CatalyticDevelopments None

NeighborhoodProjects None
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SendingAreas

Ha z el weteepd 8lgpes can make development
challenging Many of these areas are zoned for Single
Unit Detached residential developmentand there is a
notable amount of vacant parcels from which
development rights could be transferred. Other
environmentally constrained areas within the
neighborhoodare zoned as Hillside or are designated
as part of the Hazelwood Greenway,which stretches
across the neighborhoodand is not contiguous Non-
greenway parcels that are adjacent to the greenway
were identified in the Ci t Gré&eswaysfor Pittsburgh
2.0 as being appropriate for future greenway
expansion Before designated as green space, these
parcelscould sendtheir developmentrights.
SendingAreaFindings Clear

ReceivingAreas

Areasalong Second Avenueproximal to the Hazelwood
Greendevelopmenthave been identified in community
plans as being appropriatefor further investmentand

May 3, 2021

TDR Pilot Potential

development Theseare areas where additional density
would be desirable and where developmentpressureis
likely as the HazelwoodGreendevelopmentprogresses
ReceivingAreaFindings Clear

Catalytic Developmentsor NeighborhoodProjects

The Hazelwood Green development along the
Monongahela River is one of Pi t t s blargegth ¢
masterplanned development sites. The first on-site
buildings are currently under construction within the
frame of the former Mill 19. This developmentalready
has the rights necessaryfor a dense, mixeduse urban
tract, but it will likely encourage additional investment
within Hazelwoodalong SecondAvenue
CatalyticDevelopments HazelwoodGreen

6.0 to 10.7 million square feet of possible development
over178 acres

NeighborhoodProjects None

Page55



Allegheny Land Trust Transfer of Development Rights

SendingAreas

Technically comprised of three city neighborhoods
(West Homewood, North Homewood, and South

Homewood),Homewoodfeatures a mix of zoningtypes

which include SingleUnit Attached and Detached

Residential, TwoUnit Residential, Multi-Unit Residential,

Neighborhood Industrial, Urban Industrial, Local

Neighborhood Commercial, and Urban Neighborhood
Commercial Mostofthen e i g h b o cote 3 fre@ 6f s
environmental constraints. Areas with steep slopes in

the nei g hbornortho dnd seast would be

appropriate as sendingareas. The Silver Lake area is a

notable Urban Industrial space, which stormwater

planning has identified for future divestment for the

implementation of stormwater infrastructure. Thiscould

also be a sendingarea.

SendingAreaFindings Clear

ReceivingAreas
Areasproximal to the commercial zones and two major
buswaystations would be appropriatefor increased

May 3, 2021

TDR Pilot Potential

density Both Homewood Station and Wilkinsburg
Station have completed Transit Revitalization
Investment District (TRID)studies, which recommend
increased developmentdensity in those station areas.
Investment at 7800 Susquehanna near Wilkinsburg
Station could also spur further developmentactivity.
ReceivingAreaFindings Clear

Catalytic Developmentsor NeighborhoodProjects
Apart from the 7800 Susquehanna site, which is
primarily the repurposingof an industrial building, there
are no major development projects taking place in
these neighborhoods Implementation of a
development project on Port Authorityxowned property
at Wilkinsburg Station could encourage further
development activity in Ho me w o salieastern
area.

CatalyticDevelopments None

NeighborhoodProjects None
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SendingAreas

Larimer is largely a hilltop neighborhood with steep
slopes that define its boundaries Most of the steep
slopes are zoned Hillside. Urban Industrial areas in the
Negley Run valley along Washington Boulevard have
been identified in stormwater planning for potential
divestment and reconstruction of the Negley Run
stream.

SendingAreaFindings Clear

ReceivingAreas

Areasin the southern part of the neighborhood, near
Bakery Square,are zoned UrbanIndustrial and are ripe
for redevelopment A planning process, led by Larimer
Consensus Group and with funding from Walnut
Capital,the developerfor BakerySquare,is underway It
is likely that this planning process will recommend
redevelopment of the areas around Hamilton and
Frankstown Avenues and that a mix of uses will be
deemeddesirable,

ReceivingAreaFindings Clear

May 3, 2021

TDR Pilot Potential

Catalytic Developmentsor NeighborhoodProjects

In the southern part of the neighborhood, Bakery
Square is one of the largest development projects in
Pittsburgh Following success in previous and current
phases of the mixeduse development,the developeris
interested in connecting across the railroad tracks to
build in the Urban Industrial areas along Hamilton
Avenueand FrankstownAvenue In the western part of
the neighborhood, a major residential development
project with federal Choice Neighborhoodsfunding is
nearingcompletion

CatalyticDevelopments BakerySquare

800,000 square feet of office; 300,000 square feet of
retail; 500 homes, 12 acres (about half) of which are in
Larimer

NeighborhoodProjects ChoiceNeighborhoods

$30M HUDaward to create 334 new housingunits and
an 18+-acre neighborhoodpark
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SendingAreas

LincolnLemingtonBelmaris a SingleUnit Attachedand
SingleUnit Detached neighborhood with steep slopes
around its borders and in pockets throughout the
community While the steep slopes around the
peripheryare largely zoned for Parks and Open Space,
the pockets of steep slopeswithin the residential zones
could be appropriate as TDR sending areas. Urban
Industrial areas in the Negley Run valley along
Washington Boulevard have been identified in
stormwater planning for potential divestment and
reconstructionof the NegleyRun stream.
SendingAreaFindings Clear

ReceivingAreas

LincolnLemingtonBelmar is a  predominantly
residential community. Thereis no community or other
plan that identifies areas for developmentor increased
development Thereare no major bus or light-rail fixed-
guideways in the neighborhood that could support
catalyticTOD

ReceivingAreaFindings None

May 3, 2021

TDR Pilot Potential

Catalytic Developmentsor NeighborhoodProjects
There are no major developments or neighborhood
projects taking place in the neighborhood A former
Ve t e rAHarsAdministration (VA)Hospital site exists
in the northern part of the neighborhoodand is under
public ownership Future plans for this site are not
known and are not likely to proceedin the near future.
CatalyticDevelopments None

NeighborhoodProjects None
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TDR Pilot Potential

Methodology:

This study identified 12 neighborhoodmetrics to evaluate eachn e i g h b o mdrketoeddiness as a potential
receiving area in a potential pilot TDRproject Thesemetrics help evaluatean e i g h b o likélyoddevdldpment
potential. For example, 2019-2024 annual household growth rate data estimates provided by Esri (a socio-
economic data and mapping software company)was used because anticipated household formation influences
nearterm housingdemand.

Metric Rational Source Year
Nearterm Growth Potential

Annual Household Growth Rate A Anticipated household formation or decline influences neéerm housing demand Esri  2019-2024
Annual Per Capita A Household income growth or decline can influence neterm real estate investment Esri  2019-2024
Income Growth Rate
Share of Housing is Mediurm A Areas with existing multfamily development may be most receptive to additional mufimily housing .
. . . Esri 2017

to High-Density (10+ units) development
Share of Housing Units A Areas with recent multfamily development may be most receptive to additional new mufiéimily housing .

. Esri 2017
Built in 2010 or Later development

Existing Development Clusters

Population Density (per Sq. Mile) A Population clusters likely have the infrastructure and services necessary to accommodate new

Esri 2019
development

Housing Density (per Sg. Mile) A Housing clusters may be most receptive to additional mufimily housing development Esri 2019
I\Rﬂﬁg'l Business Density (per Sq. A Retail clusters could best serve new residents of mufamily housing Esri 2017
Employment Density (per Sg. MileA Job clusters are attractive to commuting workers with peap housing demand Esri 2017
Walkability
Walk Score A Walkability is often correlated with real estate values Redfin 2020
Transit Score A Areas with existing transit infrastructure can best serve the needs of new residents Redfin 2020
Bike Score A Areas with existing bicycle infrastructure can best serve the needs of new residents Redfin 2020
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TDR Pilot Potential

Key Findings:

The chart below summarizes 16 market readiness metrics aimed at evaluatingeach nei g h b o TDRo o
receiving area potential. Each metric is compared to the City of Pittsburgh and the Pittsburgh Metropolitan
Statistical Area(MSA) where comparisondata is available or meaningful Forexample,while Esrianticipates that

the Garfield neighborhoodwill grow by 0.5 percent householdsper year from 2019-2014, the City of Pittsburgh
and PittsburghMSAare expectedto growby just 0.3 percentand 0.1 percentper year,respectively

Brighton Pittsburgh Pittsburgh

Garfield Homewood Larimer Heights Beltzhoovel LLB Hazelwood Bon Air Ci MSA
Near-Term Growth Potential

Annual Household Growth Rate 0.5% 0.1% 0.3% 0.1% 0.2% 0.3% 0.0% 0.3% 0.7% 0.3% 0.1%
Annual Per Capita Income Growth Rate 3.8% 3.3% 3.8% 3.5% 4.0% 3.3% 2.8% 2.8% 3.3% 3.1% 2.8%
% of Housing is Mediumto High-Density 8% 9% 7% 7% 0% 8% 12% 0% 0% 18% 9%

% of Housing Units Built in 2010 or Later  12.0% 2.2% 1.2% 0.2% 0.0% 0.0% 0.0% 0.0% 0.0% 1.2% 1.8%
Existing Development Clusters

Population Density 8,457 6,123 3,772 6,254 4,363 2,274 2,700 2,618 185 5,578 447
Housing Density 5,643 4,685 3,208 3,279 3,084 1,286 1,725 1,287 129 2,949 204
Retail Business Density 46 23 70 20 10 31 6 22 2 48 3
Employment Density 3,835 2,177 977 3,296 2,330 808 1,079 1,697 87 3,031 237
Walkability

Walk Score 75 66 73 46 49 37 44 28 3 63

Transit Score 57 59 65 43 66 42 38 61 28 56

Bike Score 60 68 74 44 40 36 36 33 15 57
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TDR Pilot Potential

Near-Term Household and Per Capita Income Growth

Neighborhoodswith anticipated householdgrowth and relativelyhigh (or increasing)householdincomescan be
attractive for nearterm real estate investment, as there is an observeduptick then e i g h b o debirabditgt 6 s
Asillustrated below, absent any significantinvestment, the Garfieldand Bon Air neighborhoodsare expectedto
experiencepositive, albeit relativelyflat, householdgrowththrough 2024 . Converselythe Haysneighborhoodis
expectedto experiencenegative,albeit relativelyflat, householdgrowththrough 2024 .
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3.0%

Annual Per Capita Income Growth Rate
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4WARD PLANNING INC Page 62



Allegheny Land Trust Transfer of Development Rights May 3, 2021
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Existing MulttFamily Housing

Neighborhoodswhere new housing has been recently built, particularly those with multifamily development
(buildingwith 10 or more units), may be most receptiveto additional multi-family housingdevelopment(suchas
from TDRprogramimplementation) As illustrated below, accordingto 2013-2017 ACSdata, Garfield has the
highestshare of housingbuilt in the last decade (12 percentbuilt from 2010 to 2017 ), while Hazelwoodhas the
highestshare of housingin buildingswith 10 or more units (12 percent).

Multi-Family Housing Development Environment

14.0% pm——— .
’ ’/' Garfield N\\\ ngheSt
'l \ Share of
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\\ ‘ ) / Hqusmg
Seo - Built After
10.0% S it 2010
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Share of Housing Units Built in 2010 or Later
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0,00, Tay BonAir R a ‘\\ [ "4
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Note: Bubble size represents total housing density (per square mile).
Sources: Esri; 4ward Planning, Inc., 2020
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Net Household Formation from 2019 to 2024 Based
Households within the City of Pittsburgh are projected to decrease by 3,885 from 2019 to 2029 (by 0.3 percent per year).

Employment Growth Based on Average Annual Growth Rate of 0.5 Percent over 2019 Base Employment
Basedon 2019 primaryworker data provided by the U.S. Censusand average2016 to 2026 industry employmentgrowth
rate projections provided by the PennsylvaniaDepartment of Labor and Industry for AlleghenyCounty,workers within the
Cityof Pittsburghare expectedto increaseby 23,180 from 2019 to 2029 (by 0.5 percent per year)

Five of Every 100 PMA Workers Would Trade a Long Commute for Adequate Housing Choice Near Work
Currently, approximately 75 out of every 100 workers commute from outside the City of Pittsburgh. 4ward Planning
assumes that five out of every 100 of these workers would, likely, trade their commutes if adequate housing was available

Housing inventory expected to grow at 0.2 percent per year
Housing within the City of Pittsburgh is projected to increase by 3,260 units from 2019 to 2028 (by 0.2 percent per year).

City of Pittsburgh Should Maintain a Natural Average Annual Housing Vacancy Rate of Six Percent
A vacancy rate between four and seven percent is considered healthy as it allows the movement of relocating households
is assumed that six percent of units in the City will remain unleased or unoccupied, permitting natural housing turnover.

Remaining Vacant Housing within the City of Pittsburgh is Physically Obsolescent or Unmarketable
With a projected housing vacancy rate of 12.8 percent, it is assumed the remaining share of vacant housing (6.8 percent)
within the PMAis not available for sale or for rent, but is vacant due to repairs, foreclosure, or other personal reasons.

1.5 Percent of the City of Pittsburghos Remaini
All housing stock gradually wears out over time and, on average, 1.5 percent of units becomes obsolescent, annually.
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Largelydue to existingpent-up demand from Cityof Pittsburghworkerswho commute into
the City (75 percentof workers)and replacementof physicallyobsolescenthousing,there
is currently an identified net demand for approximately16,690 residential units in the City
of Pittsburgh By 2029, there will be a projected net demand for approximately20,130
residential units. Assumingthat between five and 10 percent of these units could be
captured within the nine neighborhoods being studied (and physical capacity exists),
these neighborhoodscould accommodatebetween 1,000 and 2,000 units by 2029.

Net Dwelling Unit (DU) Demand Through 2029

2019 2024 2029
Estimated Workers in Pittsburgh City (0.5% growth rate) 453,260 464,710 476,440
Estimated Workers Residing Outside Pittsburgh City (75%) 338,800 347,360 356,130
Housing Supply Metrics
Physically Obsolescent Units (6.8% of total units, 1.5% annual obsolescence rate) 10,892 11,734 12,641
New Units Added in Pittsburgh City (0.2% growth rate) 0 1,630 1,630
Net Housing Demand/Supply Calculation
Net Housing Unit Demand/(Excess Units) 16,690 18,183 20,126
Pittsburgh City Unit Capture (5%) 835 909 1,006
Pittsburgh City Unit Capture (10%) 1,669 1,818 2,013

Source: 4ward Planning Inc. 2020
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| | TOR Pilot Potential
Population and Housing

As illustrated below, Garfield has the highest population and housing density (8,457 persons and 5,643
housing units per square mile), while Hays has, by far, the lowest population and housing densities (185
personsand 129 housingunits per square mile).

7,000 Highest Densities

Population and Housing Densities (per Square Mile) ,,/‘""\\

6,000 Il
l‘ Garfield
\

’
S’

5,000 \\\ ,,l
Homewood Semm==”
2
2
o 4,000
o Larimer
c
g Brighton Heights
© .-, . rlg
c::‘; 3,000 Low Densities ‘
o o e —_—
e - ==~ Beltzhoover
,;"’ Hazelwood ~~*~\ Pittsburgh City
2,000 | - S
’ N
I, \
; =@ \
1,00 . 1
\ Bon Air 1
\ ]
\ ':ays Pittsburgh MSA /
- \ /
’
\\\ 1,000 2,000 3,000 Rg 4,000 5,000 6,000 7,000 8,000 9,000
s . .
R -7 Housing Density

Note: Bubble size represents population density (persons per square mile).
Sources: Esri; 4ward Planning, Inc., 2020

4WARD PLANNING INC Page 66



Allegheny Land Trust Transfer of Development Rights

Employment and Retall

May 3, 2021

TDR Pilot Potential

As illustrated below, Garfield has the highest job density (3,835 jobs per square mile), while Larimer has the
highestretail businessdensity (70 retail businessesper square mile). Converselythe Hays,Hazelwood.and LLB
neighborhoodshave some of the lowest job and retail business densities. While Hazelwoodcurrently has low
densities, HazelwoodGreen- one of Pi t t s blargesy madtsrplanned development sites currently under
construction - will likely encourage additional investment and increase employmentand retail densities within

Hazelwood
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Thefollowingscoreshelp measureeachn e i g h b o actessto gedvises,transit, and bike infrastructure.

A Walk Score measures pedestrian friendliness by analyzingpopulation density and road metrics such as
block length and intersection density. Data sources include Google,Factual, Great Schools, Open Street
Map, the U.S. Census,Localeze,and placesadded by the Walk Scoreuser community.

A Transit Scorecalculates a score for a specific area by summing the relative "usefulness"of nearby routes.
Usefulnessis based on the distance to the nearest stop on the route, the frequencyof the route, and type
of route. TransitScoreis basedon transit agenciesdata.

A Bike Scoreis calculated by measuring bike infrastructure (lanes, trails, etc.), hills, destinations and road
connectivity,and the number of bike commuters Thesescores are based on data from the USGS,Open
StreetMap, and the U.S. Census

Thetable belowcomparesscorerangesand interpretations.

Score  Walk Scoré® Transit Scor& Bike Score
900100 Walker's Paradise Rider's Paradise Biker's Paradise
Daily errands do not require a car. Worldclass public transportation. Daily errands can be accomplished on a bike.
70089 Very Walkable Excellent Transit Very Bikeable
Most errands can be accomplished on foot.  Transit is convenient for most trips. Biking is convenient for most trips.
50069 Somewhat Walkable Good Transit Bikeable
Some errands can be accomplished on foot. Many nearby public transportation options. Some bike infrastructure.
25049 CarDependent Some Transit Somewhat Bikeable
Most errands require a car. A few nearby public transportation options. Minimal bike infrastructure.
0024  CarDependent Minimal Transit
Almost all errands require a car. It is possible to get on a bus.

Source: Walk Score; 4ward Planning, Inc., 2020
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TDR Pilot Potential
Walk, Transit, and Bike Scores (continued)

Neighborhoodwalkability is often correlated with real estate values, with more walkable neighborhoods- those
with a mix of common daily shopping and social destinations within a short distance - commandinghigher real
estate price premiums over otherwise with less walkable areas. Based on data provided by Redfin (a real-estate
brokeragecompany),Garfield has the highestWalk Score,Beltzhooverhas the highest TransitScore,and Larimer
has the highest Bike Score Hays has the lowest scores in all categories None of the nine neighborhood had
scoresover90. Legend

70089  Very Walkable/ Excellent Transit / Very Bikeable
500669 Somewhat Walkable/ Good Transit / Bikeable
250649 CarDependent/ Some Transit / Somewhat Bikeable
00624 CarDependent / Minimal Transit

Walk Score Transit Score Bike Score Average
Larimer 73 65 74 71
Homewood* 66 59 68 64
Garfield 75 57 60 64
Pittsburgh City 63 56 57 59
Beltzhoover 49 66 40 52
Brighton Heights 46 43 44 44
Bon Air 28 61 33 41
Hazelwood 44 38 36 39
LLB 37 42 36 38
Hays 3 28 15 15

Note: Scores for Homewooihcludes averages for Homewood West, Homewood South, and Homewood North.
Source: Redfin; 4ward Planning, Inc., 2020
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The City of Pi t t s bTIDR grogiasn is currently
targeted to two districts within the City. 1) the Golden
Triangle and 2) the Riverfront District (RIV) Per
Pi t t s bzoning todesthe TDR program in these
districts permits 0 aincreasein the number of dwelling
units and allowable gross floor area of buildings and
structures through the transfer of such development
rights from zoning lots within the (GT District/two(2)
adjacent DR Districts) having unused development
rights to other lots within the (GTDistricts/adjacent DR
Districts), in conformity with the official master plans of
the Citye 6

The Ci t WDO& program offers the ability to preserve
open space and/or limit development which could be
detrimental to historic buildings, while affording an
increase in residential and commercial developmentin
areas where such an increase is desirable and can
create significant economic value and fiscal benefits.
Thesebenefits are made manifest in increased natural
systems services, such as reduction in stormwater
runoff and surface parking areas (whichcontribute to

May 3, 2021

TDR Pilot Potential

heat island effects), and the ability to increase the
supply of housing affordable to middle- and lower
income residents. Further, the TDR program, as
structured, does not require zoning variances, saving
time and moneyfor private investors

However,Pi t t s bTIDR grdy@rm is limited to two
relatively small districts within the City, thus precluding
benefit to prospective development and preservation
activity outside these TDR districts. For example, the
R 1 VI®Rcredit program can only be used by property
ownerswithin that district d precluding,for example,the
Larimerneighborhoodfrom participating.

Accordingto the only two TDRtransactions enacted to
date, the market value for TDRcredits appearsbasedon
negotiation between transacting parties - as opposedto
an estimated value tied to foregoing development (the
sending party in a TDR transaction) or achieving
increased development (the receiving party). Absent a
transparent framework for understanding credit value,
the functioning of a market for TDRcredits is extremely
challenged
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Transfer of Development RightsE

The table below presents a highlevel review of the development rights of zoning and Subdivision and Land
Development Ordinance (SALDO)covering the nine neighborhoods Basic, as-of+ight development rights are
createdbythe Cityof P i t t s lzaninggdd®, 8hich generallycoversthe followingtwo major areas:.

A Thefirst are use restrictions (see table below),identifyingwhich uses can occurin each zoningdistrict. Thisis
governedby the use table in section 911.02 of the zoning code. Uses can either be permitted (as of right),
prohibited, or permitted under various exceptions, either administratively by the zoning administrator
( Ad mi ni sxtept@ar)ar frotnshe Zoning Board of Adjustment (ZBA)as either a special exceptionor a
conditionaluse.

A Thesecondare developmentstandards (seetable on the following page),which address height, set back, and
floor area ratio restrictions. Residentialzoningdistricts do not have FAR(floor area ratio) requirements but do
have minimum lot per unit requirements These standards create the permitted density on a site, which
determinesthe zoningenvelope(i.e., the buildable volume of the site).

Special Residential Mixed Use
. Planned
e l-----.....ll st
Districts R1D R1A R2 R3 RM Districts

RIVIH|P{EMIIVLILIMIHIVHI VLILIMIHI VHI VLILIMH] VHVLILIMIH[ VHI VLI LM H] VHINDO| LNCINDIL UNC{HC| GI Ul RP| SP
I ]
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Transfer of Development Rightsk

Riverfront (RIV) 60' (base), (24' min.) no FAR
IMU- Industrial mixed use subdistrict subdistricts impact uses, not heights
Gl -General industrial subdistrict
Hillside (H) 40' / 3 stories 50% disturbance
Park (P) 40' / 3 stories 11
Educational; Medical Institutional District (EMI) Determined by Master Plan
Neighborhood Office District (NDO) 45' | 3 stories 90% 31
Local Neighborhood Commercial (LNC) 45' | 3 stories 90% 2:1
Neighborhood Industrial District (NDI) 45' | 3 stories 90% 2:1
Urban Neighborhood Commercial (UNC)
Not within 1,500' of major transit facility 45' | 3 stories set backs 3:1
Within 1,500' of major transit facility 60' / 4 stories set backs 4:1
Highway Commercial (HC) 75' ] 5 stories
Not within 1,500' of major transit facility set backs 2:1
Within 1,500' of major transit facility set backs 3.1
General Industrial (GI) 75' 1 5 stories set backs 3:1
Urban Industrial (Ul) set backs
Not within 1,500' of major transit facility 60' / 4 stories 31
Within 1,500' of major transit facility 60' / 4 stories 4:1
Residential (district governs use. dev. subdistrict governsdensi ______Height | | Min Lot Size per Unit
Very Low Density (VL) NA to neighborhoods in study
Low Density (L) 40'/ 3 stories set backs 3,000 sf
Moderate Density (MD) 1,800 sf
RM District 55'/ 4 stories set backs
All other Residential Districts 40' / 3 stories set backs
High Density (HD) 750 sf
RM District 85'/ 9 stories set backs
All other Residential Districts 40'/ 3 stories set backs
Very High Density (VH) 400 sf
RM District no limit set backs
All other Residential Districts 40' / 3 stories set backs
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In addition to the zoning district-specific provisions,
the zoning code permits contextual height and set
back requirements which allow a parcel to use a set
back and height that exceed the zoning restrictions
but are consistentwith adjacent properties (925.06.B-
F (setbacks) 925.07.D (height)) Contextual FAR,
however, does not exist, so the FARor minimum lot
area per unit may still restrict overall building size,
even where contextual height and setback
requirements are available Additionally, all density
restrictions must be observed Forexample,in the RM-
H district, the height limitation is 85 feet, not to
exceednine stories, but the minimum lot size per unit
is 750 square feet. Therefore, a nine-story building
with 10 units per floor would require a 67,500 square-
foot lot & suggesting such a developmentwo u |
create the desireddensity.

The Riverfront zoning district has a base height
restriction of 60 feet, but dimensional bonuses are
available on a bonus points system (905.04.K).
Performancepoints are available,for example,for

May 3, 2021
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projects that provide onsite energy generation, public
art, affordable housing, and riverfront public access
easements For each performance point earned the
project may either add 10 feet of building height or
reduce the riparian buffer zone by 10 feet.
Performancepoints within the RIVare not transferable
to other developmentprojects.

In addition, a general performance point system also
exists within the environmental performance
standards section of the zoning code (915.07) and
applies within designated zoning districts. Currently
these designated zoning districts are the Riverfront
zoning district and the Uptown Public realm district.
The Riverfront zoning district is discussed in the

dPR{rggraph above. The uptown public ream district
does not intersect with any of the neighborhoodsin
this study. All the base zoningdistricts statethat 0 t h e
environmental performance standards of Chapter915
shall impose additional restrictionsond ev el o p me
implyingthe performancepoint systemin Chapter915
also appliesto those districts, eventhoughthat is not
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TDR Pilot Potential

an additional restriction. If a non-conforming use has building to a higher standard of quality. Subsequently,
a valid certificate of occupancy,such as a home built these points enable additional development rights
in an area now zoned Hillside, that non-conforming beyond the base zoning Perhaps a TDR program
use may continue but without expansion could be an additional opportunity to earn points in

N placeswith performancebasedzoning
Throughout the study communities, current

development pressure generally does not exceed
existingdevelopmentrights granted by existingzoning
When development pressure exceedsexisting zoning,
variances within the City of Pittsburgh are somewhat
routine. These zoning variances are often easy to
achieve and come with little or no community benefits
in exchange for additional development rights.
Perhaps a TDR program could replace routine
variancesin areaswith traditional zoning

In some parts of the City, such as the Riverfront
Zoning or Uptown Ecolnnovation District, a
performancebased zoning code has been instituted.
In areas with performancebased zoning, developers
can earn points by providingcommunity benefits or by

Page 75



Allegheny Land Trust Transfer of Development Rights May 3, 2021

TDR Pilot Potential

The Performance Points System, also referred to as Pi t t s bPBZ pgogrénsoperates on a point system
PerformanceBasedZoning(PBZ)was instituted as part and allows a developer to determine which land-use
ofthe Cityof Pi t t s RiverfigritdZpngDistrict (RIV) policy objectivesto fund in order to accrue a sufficient
in 2018 and is designed to permit commercial and number of points to develop one or more additional
residential developers within the RIV to increase building stories. Perthe current point system, one point
building heightin exchangefor satisfyinginvestmentsin is required to erect one additional story above what is
one or more of the followingland-use policyobjectives  permitted as of right (generally,the RIVallows buildings

to be 55 feet tall (five stories),as of right).
a) OnSite Energy Consumptiod New Construction

b) OnSite Energy Consumptiod Existing Buildings  The City of Pittsburghis leveragingprivate-sector funds

c) OnSite Energy Generation to achievea land-use policy objective without expending
d) Affordable Housing public funds to do so. Potential benefits achieved
e) Rainwater include providing more affordable housing, avoidance
f) Riverfront Public Access Easements, Trails & of greenhouse gases produced by conventional HVAC

Amenities systems, stormwater mitigation, and creation of public
g) Neighborhood Ecology space and art. These benefits can be said to have
h) Public Art positive impacts on social and environmentalsystems

1) Urban Fabric
]) Transit Oriented
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However,while broad land-use policy objectives can be
achieved through a PBZmechanism, the point system
as identified within the RIVdoes not appear to be tied
to the level of investment required to erect an
additional floor, nor the financial return to the developer
once the space is leased or sold (it should be stated,
however, that the point system associated with the
installation and maintenanceof public art is basedon a
percentageof the total cost of construction)

The issue is relevant insofar as the cost of and return
on an additional floor of building height is not uniform
across all development projects. For example, a
developerof a luxury multi-family rental building with a
floor plate of 10,000 square feet is likely to realize a
greater return on cost per square foot than is a
developerof a ClassA office building having the same
floor plate area (based on a typical lease rate to
construction cost per square foot for residential and
office projects). Yet, the ability to achieve an additional

May 3, 2021

TDR Pilot Potential

floor of space could be achieved at a relatively lower
cost by the apartment developer than the office
developer, if both chose the same land improvement
option prescribedby the City (if, for example,the cost of
an on-site energy generation system had a $500,000
cost, the share of that cost relative to the financial
return of the additional floor of construction (the benefit
achieved)would be higher for the office developerthan
for the apartment developer,in the majority of cases)

Further,P 1 t t s ltwreng PBEsystemallows a great
deal of discretionto private developers,with respectto
which public land-use policies are financially supported
d so, for example, if the cost benefit equation favored
neighborhood ecology versus affordable housing,
relatively few new affordable housing units would get
built, all other things beingequal.
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In a neighborhoodlike Larimer, community members are interested in expandinggreen
space near steep slopes or contiguous with other parks spaces However,not all these
kinds of spaceshave developmentrights that can be transferred. Thefollowingscenarios

Allegheny Land Trust Transfer of Development Rights

could be possiblewithin Larimer.

Scenario

Physically possible?

Legally permissible?

May 3, 2021

Evaluating: Larimer

Legend

Green = TDR Supportive
Yellow = TDR Potential
Red = TDR Prohibitive

Outcome

Parcel on a very steep
slope

Many steep slopes in Pittsburgh are not
possible to build on no matter the zoning
permissions.

Many hillside areas are covered by hillsids
zoning which restricts development.

Rights do not Exist

No development rights to transfer due to
being physically impossible and legally
impermissible.

Vacant parcel on a
somewhat steep slope

Some sloping sites in the City are possibl
to build on, though the costs can be high
to do so.

Many hillside areas are covered by hillsids
zoning which restricts development.

Rights do not Exist
No development rights to transfer due to
being legally impermissible.

Vacant parcel on a
somewhat steep slope

Some sloping sites in the City are possibl
to build on, though the costs can be high
to do so.

Many hillside areas remain zoned for
residential.

Rights Exist
Development rights exist and could be
transferred away.

Vacant parcel on level
ground

Easily builtupon.

Zoned for residential.

Rights Exist
Development rights exist and could be
transferred away.

Fully-developed parcel
with existing buildings

Buildings exist on site.

Existing buildings maximize the zoning
envel ope, wutilizingd
development rights. (i.e., one unit of
housing on a parcel where one unit is
allowed)

Rights Could be Created

Development rights exist and could be
transferred away if the existing buildings
are removed.

Partially developed
parcel with existing
buildings

Buildings exist on site.

Existing buildings only partially utilize
development rights. (i.e., one unit of
housing on a parcel where multiple units
are allowed)

Rights Exist
Development rights exist and the unused
rights could be transferred away.
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In Larimer, two factors currently limit how development
takes place. Thefirst is that comparablepropertyvalues
are lower than the cost of development For instance, if
it costs $425,000 to create one new unit of housingand
comparable properties in the neighborhoodare valued
between $80,000 and $200,000, it may not be
possible to be approved for construction financing.
Furthermore, the low comparable values in the
neighborhoodmay prevent a buyer from being approved
for a mortgagethat meets or exceedsthe development
cost of the home. Buyersmay also not be willing to pay
as much for homesin Larimer due to the high vacancy
rates and overall condition of neighboringproperties.

The second factor is that the majority of the vacant
parcels in Larimer are owned by the Pittsburgh Urban
Redevelopment Authority (URA)and are not currently
available for sale to developers This presents both a
challenge and an opportunity for people living in
Larimer. On one hand, vacant parts of the community
are currently unavailable to be developed and remain
vacant, thus preventingnew developmentsfrom offering
increased comparable property values. On the other

May 3, 2021

Evaluating: Larimer

hand, public ownership ensures that the disposition of
the properties will be guided by a transparent
community planning processwhere public outreach can
guide decisions about future open space, future
development scenarios, and priorities for commercial
uses or housingaffordability.

Overtime, we anticipate these factors will change The
U R A d_arimer/East Liberty Choice Neighborhoods
Initiative* is in the process of developing334 units of
new housingand neighborhoodpark with a $30M award
from the U.S. Department of Housing and Urban
Development(HUD) This has dramatically changedthe
character of the neighborhood, making it a more
attractive, safer, and more walkable residential
community In addition, the U R A dPsishto-Green
program and Larimer Consensus Gr 0 u planiding
process are creating greater clarity about which areas
should be developedand which should be prioritized for
green open space. While development costs currently
exceed market prices for homes in Larimer, as the
neighborhooddevelops,this could changein the future.

4. https:/lwww.ura.org/pages/larimer-eastliberty-choiceneighborhoodinitiative
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Thefollowingscenarioscould be possiblewithin Larimer.

Scenario
City-owned vacant
parcel on a
somewhat steep
slope

Financially feasible?

Development cost exceeds
market price.

Most profitable?
Profit i

t he
considering; open space, affordable housing, or
other uses could be preferred over market
support.

S not ci ty

May 3, 2021

Evaluating: Larime
Legend

Green = TDR Supportive

Yellow = TDR Potential

Red = TDR Prohibitive
Outcome

TDR Possibl&@DR may be attractive if the neighborhood is
interested in appending the parcel to existing hillside open
space. TDR may be the only opportunity for the City to benefi
from these kinds of properties. In this case, TDR is a useful tg
for permanent conservation through development prevention.

r

Privately owned
vacant parcel on
somewhat steep
slope.

Development cost exceeds
market price.

Development for sale or lease is not profitable
here.

TDR UnlikelA private owner would likely prefer to sell the
property outright. Without a buyer, TDR may be the only
opportunity to benefit from the property before donating it to th
City or a land trust.

City-owned vacant
parcel on level
ground

Development costs could
be close to the market
price in the future.

Profit is not the city
considering; open space, affordable housing, or
other uses could be preferred over market
support.

TDR Possibl&@ DR may be attractive if the neighborhood is
interested in appending the parcel to existing open space. In t
case, TDR is a useful tool for permanent conservation through
development prevention.

Privately owned
vacant parcel on
level ground

Development costs could
be close to the market
price in the future.

The owner would develop the parcel according t
what zoning allows and the types of developmen
the market demands.

No TDRThe owner would either sell the property outright or
develop it themselves.

Fully-developed
parcel with existing
buildings

Parcel already developed.

Unless otherwise motivated, current developmer
is in line with market demand.

No TDRCosts of demolition and property sale exceed the valug
of development rights.

1%

Partially developed
parcel with existing
buildings

Development costs to
maximize zoning envelope
could be close to the
market price in the future.

Unless otherwise motivated, the owner would
likely want to maximize development to meet
zoning allowances and market demand.

TDR Unlikelost owners would likely prefer not to sell rights 4
it would devalue their property. But some owners may have n
interest in future sale or development and may be interested ir
selling the unused rights.

Developable parcel
selected for public
open space or greef
infrastructure

Cost of open space or
green infrastructure
development is covered by
the implementing agency.

In alignment with community plans, a gov. ageng
or nonprofit plans to develop the parcel as open
space or green infrastructure, regardless of
market-determined highest and best use.

TDR Possiblén this case, TDR could be a useful tool for projed
cost recovery in order to support lorterm stewardship.
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Conservation Opportunities
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Packagingmultiple propertiesfor TDRsending

As demonstratedin the pro forma model in this report,
small TDRtransactions with just a few properties are
consideredunlikely. The projects likely to gain rights will
be acquiring a few dozen units or rights at a time,
rather than just a few. Therefore,sites in Larimerwith a
package of parcels that are eligible for sending are
more likely to achieve a successful TDR transaction.
Packaging properties within Larimer would allow for
TDR to raise more substantial funds to support
community conservation efforts. Therefore, selling
rights from the African Healing Garden is unlikely to
occur given its small size, whereas selling rights as a
packagefrom Larimer Park, Larimer GatewayPark, and
Lenora Street Garden would be more attractive to a
potential buyer.

May 3, 2021
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Greenspacesin Larimerand TDRsendingeligibility
Larimer has a variety of open spaces throughout the
neighborhoodand is bordered along the northwestern
and northeastern edges by steep wooded hillsides. In
general, parcels in or adjacent to these green spaces
could be considered TDREligible if they contribute to
the conservationgoalsof the community.

Deferto communityplanning

The tables on the following pages present identified
conservationopportunitiesin Larimerin alignment with
planning best practices and the conservation goals of
ALT They are highlighted to better understand
potentially eligible or ineligible sending sites for
deprivation of development rights through a TDR
transaction. Members of the Larimer community were
not consulted in the preparation of this document
therefore, it will be important to defer to the goals and
recommendations developed in past and future
community planning efforts.
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May 3, 2021

Evaluating: Larimer

Legend

Green = TDR Supportive
Yellow = TDR Potential
Red = TDR Prohibitive

Location Type of Green Space Green Space TD&ending Eligibility Adjacent Parcel TDRending Eligibility
Larimer Larimer Gateway Park at the start of the |EligibleThe parcels are zoned as Two Unit  |Not EligibleAdjacent parcels should also remain as ope
Gateway Park |Meadow Street Bridge which includes |Residential High Density (RB) and should be |space but are zoned as Hillside (H) and therefore are 1
welcome signage for the neighborhood. |considered eligible sending sites. eligible as sending sites.
This is on Cityowned land but is not a
formally designated park.
Lenora Street [Lenora Street Garden which is a set of |EligibleThe parcels are zoned as MuHinit Not EligibleSurrounding properties are important to the
Garden undeveloped cityowned parcels that the |Residential HighDensity (RMH) and should be [residential fabric of the community and should not be
community is interested in developing as|considered eligible sending sites. deprived of rights.
a community garden.
Larimer Larimer Playground is a Citgwned and |Not Eligible Some EligibleThe Playground is not contiguous due to
Playground [designated park with recreational The parcels are zoned as park and therefore dsingle home between the basketball court and the rest
facilities. not have development rights to sell. of the park. This property, if acquired, could sell off its
development rights as part of a park expansion project
Larimer A park with a gazebo along Larimer EligibleThe parcels are zoned as Local Not EligibleSurrounding properties are important to the
Avenue Green|Avenue. Neighborhood Commercial and should be residential fabric of the community and should not be
Space considered eligible sending sites. deprived of rights.
Larimer A park with gather spaces to support EligibleThe parcels are zoned as Local Not EligibleSurrounding properties are important to the
Community |f ar mer sd mar ket s a |Neighborhood Commercial and should be residential fabric of the community and should not be
Garden and [gardening along Larimer Avenue. considered eligible sending sites. deprived of rights.
Urban Farm
Environment |A rain garden on the site of a community|Not EligibleThis is a site that could be Not EligibleSurrounding properties are important to the
and Energy |center owned by the Urban conceived of as an opportunity for future residential fabric of the community and should not be
Community  |Redevelopment Authority. development if the EECO is relocated. It shoydeprived of rights.
Outreach not be deprived of its development rights.
(EECO) Cente
Rain Garden
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Location

Type of Green Space

Green Space TD&ending Eligibility

May 3, 2021

Legend Evaluating: Larimer
Green = TDR Supportive
Yellow = TDR Potential

Red = TDR Prohibitive
Adjacent Parcel TDBending Eligibility

African
Healing
Garden

A garden on privately owned land
that was created by volunteers and
with communityled fundraising. The)
owner, Ms. Betty Lane, is a lontime
Larimer community leader.

Possibly Eligibléf the community is interested in
keeping the garden as a permanent feature, selli
the development rights could help to offset the
costs of stewardship.

Not EligibleSurrounding properties are important to the
residential fabric of the community and should not be
deprived of rights.

Frankfort Park

A green space along a major
roadway.

EligibleThe parcels are zoned as Two Unit
Residential High Density (R2) and should be
considered eligible sending sites.

Not EligibleSurrounding properties are important to the
residential fabric of the community and should not be
deprived of rights.

Lincoln &
Frankstown
Green Space

A corner of an intersection with
plantings stewarded by the Westery
Pennsylvania Conservancy.

Not EligibleThis is a site that could be conceived
of as an opportunity for future development and i
zoned as Local Neighborhood Commercial (LNC

Not EligibleSurrounding properties are important to the
residential and commercial fabric of the community and
should not be deprived of rights.

Larimer Park
ZonesB & C

A planned expansion of Larimer P3|
along a branch of Little Negley Run
that includes some Housing
Authorityowned parcels that are to
be vacated.

Some EligibilitySome parcels are zoned MuHunit
Residential High Density (RM) and should be
considered eligible sending sites. Most parcels g
zoned as Hillside (H) and therefore have no right
to sell.

Not EligibleSurrounding properties are important to the
residential fabric of the community and should not be
deprived of rights or are zoned as Hillside (H).

Hillsides along

Steep hillsides at the edge of the

Not EligibleThese parcels are already zoned as

Some Eligibilityif a park or greenway were to be designatd

Negley Run |neighborhood. These are mostly |Hillside (H) and therefore have no development |[for these hillsides, some adjacent properties might be
Boulevard and|Cityowned with occasional homes [rights to sell. appended to expand the contiguous green space area.
Washington |on some lots. Hillsides are not a pa Some of these parcels include development rights that
Boulevard of a park or a greenway but could b could be sold.

at some point in the future.
Properties Lowdensity commercial properties |Potentially Eligibldf efforts succeed to implement|Not EligibleAdjacent parcels are zoned as Hillside (H) ang
along of various types that include the stormwater concepts promoted by the Larimgtherefore do not have development rights.
Washington |occupied commercial buildings. Consensus Group, Pittsburgh Parks Conservanc
Boulevard and RAND Corporation, these businesses could

relocated to create a daylit stream. These sites

are currently zoned for Urban Industrial (Ul)
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Evaluating: Larimer

While ALThas proposedcreating a traditional TDRprogramwithin Larimerto supportits overarchinggoals of land
preservationand environmentalstewardship,such a programis likely to fall short of achievingthese goals, based
on market fundamentals which underpin a TDRprogram Specifically,and based on financial feasibility analyses
performed, the scale of developmentnecessaryto achieve significant enoughrevenuesto preserveand maintain
undeveloped land in Larimer is not supported by current market demand for residential or commercial
development nor is it likely to be supportedfor many years,given demographictrends (flat to negative population
and householdgrowthwithin the City)and current developmentactivity within other areas of the City.

Estimating the credit value for a TDRprogramis a multi-step process, requiring upfront real estate market and
financial analysespertaining to prospective development(and demand) in sending areas, as well as prospective
development(and demand)within receivingareas. The objective of performingsuch analysesis to derive a market
expected profit margin (e.g., the residual dollar amount after subtracting all projected development costs, fees
and expensesfrom projected gross sales), associatedwith prospectivedevelopmentwithin sendingand receiving
districts, alike.

4ward Planning performed highlevel financial feasibility analyses on three prospective TDR programs to
understand how much revenue for land preservation and maintenance in the Larimer neighborhood might be
possible The scenarios include a 1) sending and receiving TDR program within Larimer, 2) a sending TDR
programfrom Larimerto a highlyurbanizeddistrict (one based on financial return on equity and another based on
constructionvalue). Next,4ward Planningperformed a highdevel fiscal impact analysisof the hypotheticalLarimer
to HUZDTDRprogramexample(describedin more detail in the Appendix)

Thefollowing pagesprovide more detailed descriptionsof each scenarioand associatedfindings.
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This scenario assumescertain targeted areas and land
parcels within Larimer would be designated as TDR
sendingareas and parcelsand all other land areas and
parcels would be designated as TDR receiving areas
and parcels.

For simplicity, and based on current market conditions
within Larimer, we further assumed that the TDR
program would principally be used to increase
residential density on a given land parcel and that the
density would permit a duplex or twin housing unit on
what is otherwise zoned for a singlefamily detached
housing unit (multifamily development is not
consideredwithin Larimer, givenits current profile as a
neighborhood suited to one- and two-family housing
units. Further, multifamily residential unit development
in this area is not provento be market viable, giventhe
relatively high residential vacancy rate in the
neighborhood,and relatively low market rents currently
charged)

May 3, 2021

Evaluating: Larimer

We assume a target preservationland parcel of 5,445
square feet (an eighth of an acre*) and a market value
of $3,500 (this valuationis based on the observationof
estimated undeveloped land parcel values within
Larimer (land value estimates ranging from several
hundred dollars per parcel to a over $20,000, with the
vast majority of land parcels estimated below $4,000)).

Otherkey assumptionsfor this scenarioinclude:

Assumptions: As of Right Development

Lot Size (S.F.) 5,445
Hard and Soft Cost/S.F. $165
SingleFamily Detached S.F. 1,800
Floor AreaRatio (FAR) 0.33
Gross Profit on Development 7%
Assumptions: TDR Incentivized

Lot Size (S.F.) 5,445
Hard and Soft Cost/S.F. $175.00
Duplex 3,000
Floor Area Ratio (FAR) 0.55

Gross Profit on Development 7%

Credit Value as Pct. of Lot Cost 40%

*Based on a review of singldamily residential lot sizes within Larimer
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The credit value of 40 percent as a percentage of the
lot value (in this case, $1,400) is simply a guestimate
on what a developermight be willing to pay for the right
to increasefloor arearation (FAR)and achievea greater
financial return, knowing the average value of a
buildablelot is $3,500.

As exhibited on the previous page, key differences
between the as-ofright development and TDR
incentivized developmentare the per square foot hard
and soft costs ($10 higher for the duplex/twin, in
recognition of increased costs associated with the
increased number of kitchens and baths), the total
square footage (though, each unit in the duplex/twin
would be 300 square feet smaller than the singlefamily
detached unit), and FAR(holding the lot size constant
but allowing for the increased building footprint raises
the FARfrom a third of the p r o p efaotprintdosa little
over half of the squarefootage)

May 3, 2021

Evaluating: Larimer

As identified in the scenarios on the following page,
while a profit can be achieved in both, the TDR
incentivized scenario provides a greater profit margin
when viewed against the cost of land acquired. It
should further be noted that simply dividing in half the
purchase price per square foot of land does not mean
that the purchasersof each unit in the duplexare better
off than the purchaser of the singlefamily house, given
that the useable land area available to the singlefamily
purchaseris much greaterand not shared.

Consequentlythe developerof the duplex/twin housing
project will be mindful of how much to pay for a TDR
credit, so as not to disincentivize purchasers of the
units.
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The drawbacks to this type of TDR program are the
number of developmentparcels that would need to be
developed with a higher density program (e.g.,
duplex/twin housing unit as opposedto a singlefamily
detached housing unit), in order to acquire and
preserve a sufficient number of undeveloped land
parcels to be meaningful for environmental purposes
Specifically,and based on a TDR costing $1,400 per
duplex/twin developed, it would take five such
developments to provide enough revenue to acquire
just two lots costing an average of $3,500. Further,
additional TDR sales would be required to furnish
funding needed for lot maintenance and insurance
expenses

Finally, an analysis would need to be performed to
determine market receptivity for duplex/twin housing
unit development within the local area, including an
identification of price points, prior to establishing such
a program

Evaluating: Larimer

As of Right Project

May 3, 2021

Sending
District
Lot Cost $3,500
Development Cost $297,000
Profit $21,035
Sales Price $321,535
Profit/Lot Square Footage $3.86 *
Purchase Price/s.f. of Land $59.05 **
TDR Incentivized Project
Sending Receiving
District District
Lot Cost $3,500 $3,500
TDR Credit Value Pct. of lot cost $1,400
Development Cost $525,000
Profit $37,093
Sales Price $566,993
Profit/Lot Square Footage 6.81 *
Purchase Price/s.f. of Land $104.13 **

* This metric matters to the developer
** This metric matters to the buyer
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Evaluating: Larimer

Thebelow graphicillustrates the hypothetical value proposition associatedwith the sale of five TDRcredits in a
Larimer to Larimer TDR program, as described more fully in the preceding pages Based on an estimated
$1,400 TDRcredit value to developtwo housesper lot in Larimer (as opposedto one), it would take the sale of
five TDRcredits to purchaseand preservejust two undevelopedland parcelsin Larimer.

Preserved
Land Parcel

$3,500 to preserve

— $7 OOO as undeveloped land
’

5 TDR credits at $1,400

Preserved
Land Parcel

$3,500 to preserve
as undeveloped land

Note: TDRrevenuemay also be used for the maintenanceof undevelopedland parcelsthat may alreadybe publicly owned
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Larimer to Highly Urbanized Zoning
District (HUZD) Sending TDR Program
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Evaluating: Larimer

The scenario presented to the right assumes certain  Otherkey assumptionsinclude the following
targeted areas and land parcels within Larimer would
be designated as TDRsending areas and offering TDR ~ Assumptions

. . : ) . TDR
cregllt pur(.:hgse potgntlal fqr multi-family deveIoPment As gf(;/hght Incentivized
projectswithin the CityofPi t t s 1HUWZDg h 6 s ' Dev.
Lot Size (S.F.) 10,890 10,890
We assume developersof multi-family projects located Hard and Soft Cost/S.F. $120 $180
ithi i Building Square Footage . . .. 43,560 54,450
W|th|n I—!UZDgreas not offering any performancebased iFloor Area Ratio (FAR) 3 c |
zoning incentives (e.g., the RIV and other downtown  giging Efficiency Factor oes T 085
areas)would be open to the purchase of TDRcreditsto  INumberofUnits 38 48 |
increase the floor area ratio (FAR)of their project Av9- NetRentable S.F./Unit =Bl 2Bl
b dwh Id b issibl d f righ Avg. Rent/S.F. $2.00 $2.03
eygn what would be permissible under as of right 0 renyunit $1.900 $1.900
Zoning Vacancy Factor 5.0% 5.0%
Other Revenue as Pct. Of Avg. Rent $95 $95
Atarget preservationland parcel of 5,445 square feet  Interest Rate 6.00% 6.0%
(an eighth of an acre) and a market value of $3,500 is '™ 20 20
Amortization 30 30

used for this analysis, consistent with the previous
Larimerto Larimer TDRscenarios

Note: Assumes sticlouilt structure over a concrete podium.fr
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As exhibited in the previous tables, key differences
between the as-ofright development and TDR
incentivized developmentinclude floor area ratio (the
TDRscenariosassumesan increased FARfrom 4 to 5
and correspondingincreasein building square footage
from 43,560 to 54,450) and apartment units (an
increasefrom 38 to 48 units).

In the scenarios presented to the right, the cash-on-
cash return rate is used for comparison (this is also
referred to as return on equity (ROE))and, as can be
seen, the return rate in the TDRincentivized scenario
Is 65 basis points greater than that of the as-of-right
scenario. Assuming construction costs would hold
constant for an increasefrom an FARof 4.0 to 5.0, the
ROEwouldincreasefurther.

Lot Cost
Development Cost
TDR Purchase Cost
Total Cost

Debt
Equity

Potential Gross Rent
Less Vacancy & Credit Loss
Effective Gross Rent (EGR)

Operating Expenses (@ 35% of EG
Net Operating Income (NOI)

Annual Debt Service
Debt Coverage Ratio

Before Tax Profit

Cashon-Cash Return

May 3, 2021

Evaluating: Larimer

TDR
As of Right Incentivized
Project Program
$1,000,000 $1,000,000
$7,840,800 $9,801,000
$35,000 °
$8,840,800 $10,836,000
$6,188,560 $7,585,200
$2,652,240 $3,250,800
$909,720 $1,149,120
$45,486 $57,456
$864,234 $1,091,664
$302,482 $382,082
$561,752 $709,582
$449,592 $551,057
1.25 1.29
$112,160 $158,525
423% | L 488% |

* Based on each whole number FAR increase being worth $35,000 (10 times the average lot value in Larime
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More importantly, the TDR credit value used in this
example ($35,000) represents the purchase value of
10 lots within Larimer, based on the averagelot value
used for this analysis That is, one TDRcredit in this
scenario is worth the equivalent of 25 TDRcredits in
the Larimer to Larimer TDR scenario. The clear
advantagefor the Larimerto a HUZDTDRprogramover
the Larimerto Larimer TDRprogramis that fewer sales
are neededto have a significant result in acquiringand
preserving land parcels in Larimer Indeed, in the
current example, not all of the $35,000 fee need be
used for acquisition. A portion could be set aside for
maintenanceand insurancefor those lots acquired

The disadvantageof this TDRscenario, however,is that
it IS regressivein nature, givenit is simplybasedon FAR
andignoresthe p r o j ®tal scals Specifically,using
the current example, the developer pays $35,000 for
an increase of FARfrom 4.0 to 5.0 and a development
cost increase of $1,960,200 8 a TDRcredit valueto-
costratio of 1.8 percent

May 3, 2021

Evaluating: Larimer

If, on the other hand, the building had double the
square footage and lot size, the development costs
could be said to be twice as much and, consequently,
achieving an FARincrease from 4.0 to 5.0 would cost
$3,920,400 & resultingin a credit valueto-cost ratio of
0.8 percent Clearly, the economics of this TDR
structure favors larger development projects over
smaller projects. This regressive structure is also
inherent in some of the ¢ i t ABArequirements (e.g.,
developinga stormwater mitigation system which may
cost the same regardless of the associated
developmentproject).

An approach which would address the regressive
structure of TDR value would be to tie value to a
percentage of the increased cost of constructing the
additional floor area. This would mean, generally, the
larger the floor area achieved, the larger the
construction value increase and associated TDRvalue
paid.
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Using the previous examples, and assuming a two-
percent TDRcredit value associatedwith the increased
cost of construction, the smaller project (an increasein
constructionvalue of $1,960,200) would pay $39,204,
while the larger project would pay $78,408. This
proportional method of determining TDRvalue also ties
the TDRpurchase value to the increase in the rate of
return 0 that is, a percentage rise in the cost of
purchasing the TDR credit should be proportional to
percentageincreasein the ROE

Not only could such as system generate a great deal
more revenue for land preservation and associated
expenses, the method for determining value is quite
transparent and easy for the development community
to determine quickly (this issue is not insignificant, as
many TDR programs go unsubscribed due to the
complexityand opaquenessof derivingcredit value).

The previous analyses demonstrate that a Larimerto-
Larimer TDR program, while feasible, would prove
inadequate to achieve nearterm, largescale land

May 3, 2021

Evaluating: Larimer

acquisition and preservation within Larimer. Market
demand and current lot values in Larimer are
insufficient at present and are not likely to improve
much over the next 10 years A Larimero-HUZDTDR
program could prove highly successful, with respect to
acquiring and preserving a large inventory of
undeveloped lots within Larimer Specifically, an
increase in FAR for a building within a HUZD (as
opposed to an increase in a building floor, as is
currently permitted under the c i tPBLpsgram)could
be tied to the purchase of a Larimer TDR credit
equivalentto the value of 10 undevelopedaveragesize
lots in the neighborhood) Further, the most equitable
structure for the purchaser of the TDRcredit would be
tying the credit value to a percentage of the cost
increase associated with increasing the FAR by one
whole unit (e.g., 4.0 to 5.0). In this way, TDRpurchase
valueis proportionaland not regressive,as are many of
the existing PBZ investment requirements within the
RIV
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The below graphicillustrates the hypothetical value proposition associatedwith the sale of 10 TDRcredits in a
Larimerto HUZDTDRprogram, as described more fully in the precedingpages Basedon an estimated $3,500
TDRcredit value and ten credits required to achievean FARwhole number increase (in this example,4.0 to 5.0),
10 land parcels in Larimer could be preserved, based on the acquisition of privately held parcels selling for

averageof $3,500 per lot.

o —

FAR increase from 4.0 to 5.0

— $35,000

10 TDR credits at $3,500 per credit

:

Preserved Preserved
Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel

Note: TDRrevenuemay also be used for the maintenanceof undevelopediand parcelsthat may alreadybe publicly owned
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May 3, 2021

The below graphic illustrates the hypothetical value proposition associated with a two-percent increased
construction value TDR credit, as described more fully in the preceding pages Based on an estimated
$1,960,200 increase in construction value associated with an FARwhole number increase (in this example,
4.0 to 5.0), 11 land parcelsin Larimer could be preserved,based on the acquisition of privately held parcels

selling for averageof $3,500 per lot.

o —

Increased construction cost
of $1,960,200

= $39,204

Twopercent of increased construction cost

:

Preserved Preserved Preserved
Land Parcel Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel
Preserved Preserved
Land Parcel Land Parcel

Note: TDRrevenuemay also be used for the maintenanceof undevelopediand parcelsthat may alreadybe publicly owned

Page 99




Allegheny Land Trust Transfer of Development Rights May 3, 2021

Evaluating: Larimer

4ward Planningperformed a highdevel fiscal impact analysisof the hypotheticalLarimerto HUZDTDRprogram
example (describedin more detail in the Appendix) Specifically,the fiscal impact analysisexaminedthe likely
number of new residents associatedwith an increased FAR(which assumesan increase in dwelling units and
bedrooms)and the attendant city service costs, as well as the incremental real property tax revenuerelated to
the increasedprojectvalue.

Thisanalysisassumedthat the increased FARwould results in ten extra residential units (an increase from 38
to 48 units), each containing two-bedrooms (based on an average 950 square feet of leasable space and
$1,900 per month rent).

As exhibited in the table to the right and based on the 2006

published multipliers for Pennsylvania two-bedroom multi-

family housing units, the 10 additional units developedwould Residents 10 197 20
produce an estimated 20 additional residents and two public
schooklage children (note: the two publicchildren (PSAC)are
includedin within the 20-resident metric).

PSAC 10 0.19 2

Given the identified per capita municipal residential service cost ($276 ($332 x .83 which represents the
residential share of municipal service costs)) and per pupil service cost ($11,575), the first year annual
estimated municipal and school district service costs are $5,520 and $23,150, respectively It should be
noted, however,that these values are general estimates and could vary by as much as 10 percent, lower or
higher.
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Market Value Throughthe Income Approach

The below table exhibits the financial metrics associatedwith 10 additional two-bedroom dwelling units (based
on the earlier identified FARIncrease from 4.0 to 5.0). The objective is to isolate the market value associated
with just these units and, subsequently,convertit into an assessedtaxablevalue for tax levypurposes

Projected Total Gross Monthly Rent (10 units @ $1,950/month): $ 19,500
Projected Vacancy/Credit Loss (percent): $ 975
Projected Total Effective Monthly Rent: $ 18,525
Projected Total Effective Annual Rent: $ 222,300
Projected Net Operating Income (80% of effective annual reht): $ 177,840
Projected Market Value (based on a fully loaded cap rate of 7.3%): $ 2,436,164

Notes

1An 80 percent net operating income (NOI)suggests 20 percent of the total effective annual rent goes towards operating expenses, inclusive of utilities,
insurance, and property maintenance) Thismetric is exclusiveof the propertytax expense,whichis accountedfor by the fully loaded cap rate when deriving
the projected market value (see below)

2Asearlier defined, a capitalizationrate ( 0 craapt adladvy investors, property appraisersand tax assessorsto estimate the market value of a property, based
on the annual return investors demand for similar property classes (e.g., the annual net operating income of a similar apartment building divided by the
p r o p eestimatdi sales value equals the rate of return. Dividinga known or expectedNOIlby a cap rate results in the expectedmarket value). In order to
derive a taxable value (assessedvalue), a tax assessor will add to the cap rate the current real estate property tax rate (city, county and school rates
combined)which is akin to loweringthe NOIto arrive at a more accurate taxable value. The combined current tax rate for Pittsburgh propertiesis 2.274-
percentandis reflected in the abovecap rate. Thisvaluewasadded to a base cap rate of fivepercentto arrive at a 7.3 percentfully loaded rate.
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Real Property Tax Revenue
Developmentrelated revenues to the City of Pittsburgh and the Pittsburgh Public School District will,

principally,accrue from local real property taxes. A breakdownof the 2020 tax rates and common level ratio

(CLR)ates are shownin the chart below:

Breakdown of Local Taxes

Tax Purpose Rate CLR Collecting Jurisdiction CalculatedOn
City 0.806% 1.14 City of Pittsburgh $1,000 of Assessed Value
School District 0.995% 1.14 City of Pittsburgh $1,000 of Assessed Value
0.473% 1.14 City of Pittsburgh $1,000 of Assessed Value

Allegheny County

Source:Al | egheny County Tax Assessorod6s Office, 2020

Based on the abovetax rates and estimated total project developmentvalue using a cap rate of 7.3 percent
for the 10 dwelling units, 4ward Planning estimates the following tax levies for the City, school district, and

County
Estimated Real Property Tax Revenues from Mixddise Rental Property
Tax Purpose Total Value  Equalization Value Tax Rate Tax Levy
City $2,436,164 $2,777,227 0.806% $ 22,384
School District $2,436,164 $2,777,227 0.995% $ 27,633
Allegheny County $2,436,164 $2,777,227 0.473% $ 13,136
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Golden Triangle District Code

910.01.D.1 Densityand Intensity Transfers

Anincreasein the number of dwelling units and allowable grossfloor area of buildings and structures through the
transfer of such developmentrights from zoninglots within the GTDistricts having unused developmentrights to
other zoninglots within the GTDistricts in conformity with the official master plans of the City,providedthat:

(a) The zoning lot or lots from which unused developmentrights are transferred shall be known as the
sendinglot or lots; the zoninglot or lots on which the developmentrights are to be used shall be known as
the receivinglot.

(b) Thereceivinglot, prior to the transfer of developmentrights shall have a grossallowablefloor area under
this Zoning Ordinanceat least equal to the amount of gross allowable floor area to be transferred. (Note
This requirement may not be relevant everywhere Future zoning districts should identify both a by-right
maximum allowable density and a theoretical ultimate maximum allowable density inclusive of acquired
rights or other density bonuses)

(c) For residential use only on the receiving lot, development rights may be transferred from any other
zoninglot within the GTDistrict and the required minimum lot area per dwellingunit and usable open space
on the receivinglot shall be calculated without regard to the increase in dwelling units resulting from the
transfer of developmentrights; for structured parking use only on the receivinglot, developmentrights may
be transferred from any other zoninglot within two (2) adjacent DR Districts;

(d) Forany permitted use on the receivinglot, developmentrights may be transferred from a site containing
an historic structure, designatedpursuant to the PittsburghCode,Section1007.02 (Section513.0);
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Golden Triangle District Codek

(e) Forany permitted use on the receivinglot, developmentrights may be transferred from a site containing
a notforprofit performing arts facility, designated by Council after recommendation of the Planning
Commission
(f) Transfersof developmentrightsin (c) through (e) above may be permitted providedthe following findings
are made:
(1) Any proposal for such a transfer shall assure the safety and convenience of pedestrian and
vehicular traffic movement, both within the receivinglot or lots and in relation to accessstreets, and
the harmonious and beneficial relationship of structures and uses on the receiving lot and on
adjacent
property The number and location of vehicular access points may be limited, and landscaping and
other designfeatures may be required as a condition of approvat
(2) The streets providing access to the receiving lot shall be adequate to handle increased traffic
resulting therefrom, consideringthe size and uses of the proposeddevelopment
(3) Exceptwherethe sendinglot and receivinglot abut or are immediately adjacent acrossa street or
way, the allowablefloor area on the receivinglot shall be limited to an increase of twenty (20) percent
over that allowed by the applicable base floor area ratio without regard to the transferred
developmentrights (Note This requirement may not be relevant everywhere Future zoning districts
should identify both a by-right maximum allowable density and a theoretical ultimate maximum
allowable density inclusive of acquiredrights or other density bonuses)
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Golden Triangle District Codéd:

(4) Thetransfer shall effect a binding reduction in the unused developmentrights under this Zoning
Ordinanceotherwise available to the sending lot, to the extent of the rights transferred, for the life of
the developmenton the receiving lot. The transfer shall increase the developmentrights under this
ZoningOrdinanceotherwise available to the receivinglot, to the extent of the rights transferred, for the
life of the developmenton the receivinglot. To ensure the binding effect of this transfer, a properly
drawn legal instrument duly approved by the City Solicitor shall be executed by the parties concerned
and shall be filed with the application for occupancy permit. The department, bureau and all other
affected Citydepartments shall note on appropriate recordsthe reductionin developmentrights on the
sendinglot and the increasein developmentrights on the receivinglot.

(5) In the case of a transfer of developmentrights involvingan Historic Landmark or PerformingArts
Facility, there shall exist a plan and program for rehabilitation, if necessary, and for continuing
maintenance of the Historic Structure or Performing Arts Facility on the sending lot approved by the
Commissionwhich provides for continuation of the structure and use upon which eligibility for the
transfer of developmentrights was based for not less than forty (40) years (Note: Whilethis stipulation
may make rights more challengingto sell from these sites, it is a goodwayto ensure cultural sites that
sell their rights remain significant assets for yearsto come.)

(6) That the zoninglot to which a transfer is made must have prior to the transfer of development
rights a gross allowable floor area under this Zoning Ordinanceat least equal to the gross allowable
floor areato be transferred.
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GeneralGISLayers

Neighborhoods

Organization Cityof Pittsburgh

Last Modified: April11, 2020, 6:00 PM

URL https://data .wprdc.org/dataset/neighborhoodsl

AlleghenyCountyProperty Assessments

Organization AlleghenyCounty

Last Modified: 2018

URL https://data .wprdc.org/dataset/property-assessments

Zoning

Organization Cityof Pittsburgh

Last Modified: April11, 2020, 6:00 PM

URL https://data .wprdc.org/dataset/zoningl

OpenSpaceGISLayers

City Greenways

Organization Cityof Pittsburgh

Last Modified: April11, 2020, 6:00 PM

URL https://data .wprdc.org/dataset/pittsburgh-greenway4d

5. Theoriginal source of this data is the FederalEmergencyManagementAgency(FEMAYut it was uploadedto the WesternPennsylvaniaRegionalData Center (WPRDC)

by the Cityof Pittsburgh
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Parks

Organization Cityof Pittsburgh

Last Modified: April11, 2020, 6:00 PM

URL https://data .wprdc.org/dataset/parks 1

Environmentally ConstrainedArea GISLayers

Areaswith 25% or Greater Slope

Organization Cityof Pittsburgh

Last Modified: April11, 2020, 6:00 PM

URL https://data .wprdc.org/dataset/ 25-or-greaterslope

FEMAFloodZones(2014)

Organization City of PittsburgP

Last Modified: April11, 2020, 6:00 PM

URL https://data .wprdc.org/dataset/landslide-prone-areas

Landslide Prone

Organization Cityof Pittsburgh

Last Modified: April11, 2020, 6:00 PM

URL https://data .wprdc.org/dataset/landslide-prone-areas
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A fiscal impact analysis (FIA) allows for the projection of the direct, current, public costs and revenues
associated with residential and/or non-residential developmentwithin a political jurisdiction (most often, a
municipality,in which new investmentis to take place).

4ward Planning performed a high-evel fiscal impact analysis, using the hypothetical Larimer to HUZDTDR
programexample,describedin more detail in the report. Specifically,the fiscal impact analysisexaminedthe
likely number of new residents associated with an increased FAR (which assumes an increase in dwelling
units and bedrooms)and the attendant city service costs, as well as the incrementalreal propertytax revenue
related to the increasedprojectvalue.

A proprietaryfiscal impact model, developedby 4ward Planningand used extensivelyfor a number of projects
over the past 10 yearswas employedfor this analysis We utilized the most current tax rates (schooland city),
the commonlevel ratio (CLR)and city and school district budget expenditurefigures. Thelatest tax rates and
CLRare from 2020, while budgetexpendituresutilized are for the 2021 fiscal year.

Finally,our fiscal impact analysisis based on the per capita method, which determines public servicecostson
an average unit basis d per pupil for the school district and per capita and per employeefor the City It is,
generally,a straightforwarddivision of known annual adjusted service costs® divided by either total students,
residents or workers This method is the most widely used FIAapproachdue to both its simplicity and its low
cost to perform. The recommendedmultipliers for population and enrollment changes can be derived using
U.S. Censusdata.

1Adjustedbudgetexpendituresremovessalaries, benefits, debt servicepaymentsand capital transfers, generally, this rationale is explainedin the body of this section.
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ThePerCapitaMultiplier Method

Based on the Per Capita Multiplier Method for estimating fiscal impact analysis, 0 t mesidential share of all
residential and nonresidential service costs is estimated by dividing the residential property value and number of
residential parcels by all nonresidential property values and the number of nonresidential parcels, respectively
The calculation produces the residential percent of the residential/nonresidential parcels and the residential
percent of the residential/nonresidential propertyvalue. Theresults are averaged,and the combinedvalue is then
appliedto the total local municipal costs to derive the estimated residentialassociatedshare.¢*

Utilizingparcel data obtained from Landgridcom, an online GlSplatform which permits analysisof city, county and
state parcel data, 4ward Planningutilized the below metrics to identify the residential shareof Pi t t s kamnuag h
municipal servicecosts (Note assessmentvalueswere not readilyavailable)

2020 Residential Parcels: 116,842
2020 Commercial & Industrial Parcels 12,376
2020 All Other Parcel3 11,061
Total: 140,279
Residential Percentage: 83.3%

Theaverageof the residential land parcel share is 83.3 percent Consequently,only 83.3 percent of the identified

per capita municipal service cost is attributable to residential service costs, as will be demonstrated in this
analysis

1Development Impact Assessment Handbook, Urban Land Institute, 1994 andGrid.com, 2021
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Generally,a Pennsylvaniaappraiser (or property tax assessor)will assess a newly constructed multi-family
rental building, for real property tax purposes, using the income approach to valuation, as further described
below.

A Income Approach to Valuation 8 The tax assessor identifies a capitalized value for the stabilized
development(typically,after the building is 95 percent occupied)by either imputing a monthly rent for all of
the units (what the units would command in rent if a condominium building) or usingthe dev el o p €
projected rent, estimating annual net operating income (NOI)and dividing this value by market-based
capitalizationrate (CAPrate).

A CapitalizedValue 8 Capitalizedvalue representsthe market value of the subject building. Thatis, in order
to derive an assessedvalue for propertytax purposes,the subjectp r o p emartkef V@dlge is determined by
dividing the p r o p eastimgtéd 1et operating income (see NOI definition) by a capitalization rate (see
definition), plus the addition of an equalizedtax rate (this functions to arrive at a correctvaluation. Whilea
capitalizedvalue may not be the exactamount a propertywould fetch on the open market, it is considered
a reasonablyclose value approximationof an arms length market transaction.

A CapRate 8 The capitalization (cap) rate represents an averageratio ofap r o p enettayndasoperating
income (NOI)to the averagesales price of comparable properties (in this case, luxury multi-family rental)
within the market area. It is an approximation of what the market return rate should be for an investor,
giventhep r o | mrskproble

A Stabilization & That first year when the p r o p evadancyrate has stabilized (reached the longterm
vacancyrate).

A Net Operatinglncome & Includes all associated property maintenance expenses,insurance, management
fees, marketing expenses,utilities and real estate taxes. It excludesdebt serviceexpenses
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Populationmultipliers are applied to prospectivenew housingunits to estimate the number of new residentsand
public schoolage children, all of whom will affect service costs within the city and local school district. The latest
Pennsylvanisbased residential multipliers are sourced from RutgersUniversityCenterfor Urban PolicyResearch
(CUPR)whichwerelast releasedin the fall of 2006.

Asthe latest population multipliers (inclusive of multipliers associatedwith public schoolage children, are based
on the year 2000 U.S. Censusdata, they are, likely, greatly overstatingthe number of public schoolage children
generatedby the multi-family residential projects examinedin this analysis,based on a number of observedand
well documentedtrendsin the U.S., generally,and the Pittsburghmetropolitanarea, in particular.

For example, a U.S. Department of Health and Human Services National Vital Statistics Report published in
January2019, Total Fertility Rates by State and Race and Hispanic Origin United States, 2017, identified that
fertility rates in the U.S. are well belowthe averageof the past 30 years(indeed, fertility rates in most of the U.S.
fall below the estimated replacementrate of 2,100 births per 1,000 women (a rate identified as necessaryto
replacingthe populationovertime)).

Further, the projected housing rental rates associated with this project suggests that the vast majority of
household occupants will likely be middle-aged or older, and where schoolage children are present, they are
likely to be of high-schoolage (havinga short time-span within the local schoolsystem)
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ResidentialMultipliers

Thetable, below, displaysthe residential multipliers employedfor this analysis
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The multiplier sets are based on 2000 U.S. Census data and are, therefore, considered to overestimate
householdpopulationfigures, givendecliningfertility rates and the increasingformation of one- and two-person

householdsthroughoutthe United Statesand Pennsylvaniajn particular, overthe past 10 years

Further,4ward P | a n neaxpemgedcsof both examining post construction population impacts for multi-family
projects, as well as the body of research literature regardingthis issue, suggeststhese metrics overstate the

impacts.

Residential Multipliers

Unit Type
Multi-Family Rente
Studic

1 br

2 br

3 br

Total
Person:

1.2C
1.2¢
1.97
2.7€

Total
PSA

0.0C
0.04
0.1¢
0.7¢C

K-6

0.0C
0.0z
0.1Z
0.3

79

0.0C
0.0C
0.0¢
0.1¢

10-12

0.0C
0.01
0.0¢
0.17

9th Only

0.0C
0.0C
0.01
0.07

Source: Rutgers University, Center for Urban Policy Research, June 2006
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The most widely used technique for performing fiscal impact analyses(the per capita approach) has, with few
exceptions,included all line-tem expenditureswithin municipal and school district annual budgets. Ostensibly,
this approachmakes sense, as, if the objectiveis to derive a per capita budget expenditurecost, the sum total of

all expenditure line items should be included when dividing by the current j ur i s d population oré s
households However,this approach grossly overestimatesthe likely per capita/per household cost due to the
inclusion of salaries, wages,and fringe benefit costs of municipal and school district personnel, as well as the
inclusion of capital outlays, fund transfers, and debt service payments by municipal governmentand school
districts.

The underlyingtheory of the per capita approachis that a pro rata share of goods and servicesare exhausted
(wornout) byeachr e si dl@h © 6 s e hapsuhiptson of said goods, services,and natural resourcesover
some period of time (whethera month, a year, or five years) For, example,a municipality has a certain number
of housing units, each of which will receive notices over the course of the year from the municipality (e.g., tax
notices, water and/or sewer bill notices, health department notices, etc.). Thesenotices are mailed and, thus,
consume paper, ink, and postage, in addition to the labor involved in processingsaid notices. Separating out
labor cost, for the moment, there is a known total cost for producingthese notices and, via a simple calculation,
the cost per household (recognizingthat regardless of the number of household members, there is, with few
exceptions, only one notice sent per household) Consequently,should additional households form within that
municipality, the increase in total costs associated with sending public notices should, ostensibly, be known in
advance, as the additional cost is simply a function of the per household cost multiplied by the number of new
households
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Similarly,a school district will purchasea certain number of textbooksbased on the student enroliment within its
district. If there is an influx of new residents and the number of students is projectedto increase over the current
student enrollment figure, than more textbooks will be purchased and a known additional cost can be derived
(note: where the school district has a sufficient number of textbooks prior to new students arriving, either due to
an unexpecteddecreasein enrollmentin prior yearsor its having purchased more text books than necessary,no
incremental textbook cost should be attributed to each new student, as the textbook costs are already amortized
overthe existingstudent bodyin place, prior to the arrival of the new students). Additionally,the same logic would
apply to other supplies, such as paper, pens and pencils, notebooks, chalk, staples, markers, etc.) that a school
district would purchase

While a case is easily made for the consumption of municipal and school district supplies and materials
associated with residents, households, and students, the consumption or wearing out of personnel (whether
municipal or school district associated) cannot be calculated in a similar manner. Specifically,the addition of
residents and householdsto a municipality d o e sdiminish the physical capacities of the town clerk, public
works director or health department director, or their staffs; while they may have to spend a marginal amount of
additional time in providing service to additional residents, each of these workers will continue to work an eight
hour shift and earn the same wage or salary, regardlessof whether the municipality experiencedan increasein
100 householdsor a decrease 100 households(this is an economiesof scale effect). The same can be said of
schooldistrict personneld an increaseor decreasein enroliment, generally,will have little practical impact on the
capacityand cost of a district employee
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While municipal and school district personnel are not 6 ¢ 0 n s uimthedsame way as office supplies, there
comes a point at which additional residents (in the case of a municipal employee)or additional students (in the
case of a schooldistrict employee)necessitatesgreater capacitythan can be providedby existingpersonnel(most
municipal and school district employeesare full-time salaried personneland, thus, for all intents and purposes,
their service delivery per day, week, month, and year remains relatively fixed, regardless of the change in
population (municipal) or student enroliment (school district)). It is in these situations that additional personnel
are, generally,hired and an attendant increasein personnelcost incurred by the municipality or schooldistrict.

Conductinginterviews with the municipal business administrator and school district superintendent (the case
study approach) for purposes of understanding existing service delivery capacities and how these capacities
might be overburdened with an increase of residents and public school students is a superior approach to
identifying the prospective municipal and school district personnel impact (staffing and associated costs) than
using the per capita method which automatically assumeseach new resident and student will require additional
personneland associatedcosts.

For example,while 100 new householdsmay form within a municipality (and an assumed 250 new residentsin
total), it is highly unlikely that new professional and administrative staff (e.g., clerk, tax collector, health
department personnel, engineering staff, business administrator, etc.) would need to be increased, given the
economies of scale for delivering service (principally, made possible by computer technology and modern
administrative methods). Sendingan additional 100 public notices or processingan additional 100 tax payments
Is relativelysimple in the age of computers
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Similarly,two or three new students assignedto a classroomwith four or five available desks, extra textbooks,and
a teacheralreadypresentare not likely to cause the schooldistrict to increase personnelor associatedcosts; that
IS, sufficient capacityto accommodatethese studentsis evident

Finally,the exclusionof capital outlays, fund transfers, and debt service payments from budget expenditures,in
advanceof performinga fiscal impact analysisis onlylogical, as these expenditures,while real, are not influenced
by the increase or decreasein the number of residents, households,or enrolled students in a givenjurisdiction d
the amount of debt payments will not fluctuate if 400 new residents arrive, or 400 residents leave. Thus, to
include these budget expendituresin the analysisis to overestimate service costs associatedwith new residents,
households,and students.

Consequently, this analysis excludes personnel cost (salaries, wages, and benefits), capital outlays, fund
transfers, and debt service from the budget expendituresused in deriving the fiscal impacts to both the Cityand
schooldistrict. It is assumedthat if additional personnelare required, surplus revenues(assumingthere will be a
surplus)would offset said personnelcosts.

Theabovedescribedmethod s exhibitedon the followingtwo pages
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Detaliled Fiscal Impact Analysis Methodology:
2021 City Budget Expenditures
General Budget Appropriatior $564,967,49
Budget Adjustment
Salaries and Wag $223,745,65
Health Benefit $62,330,35
Workers Compensatic $17,415,45
Pension & OPE $104,314,07
Debt Servic $56,964,13 Adjusted budget value used in deriving the
estimated expenditure per new resident.
Total Budget Adjustment $464,769,68
- = -— N
Adjusted General Appropriations Budg ( $100,197,80
~ —_— o -
2020 Estimated Pittsburgh Populati 302,20t
—~ T~ N
2020 Estimated Per Capita Service ( ( $332
-~ -

Metric used to determine total new service cos/v

based on the number of new residents.

Source: 2021 Operating Budget and Fivéear Plan, City of Pittsburgh; U.S. Census Bureau; 2021
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Detaliled Fiscal Impact Analysis Methodology:

202021 School District Budget Expenditures ($MM)

General Budget Appropriatior $648.¢
Budget Adjustment
Salaries and Benef $341.7
Debt Servic $41.¢
Other Financing Us $0.€
Adjusted budget value used in
deriving the estimated expenditure
Total Budget Adjustment $384.2 per new student.

- TN
Adjusted Budget Valu ’\ $264.¢ ,\

202021 Estimated Number of Pittsburgh Pupil 22,85¢

Estimated Expenditure per New Pup $11,57¢

Source: 2020 Final General Fund Budget/Capital Projects Budget; The Board o Public Education of the School District ofupgftisb

4WARD PLANNING INC

May 3, 2021
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General & Limiting Conditions

4ward Planning Inc. has endeavoredto ensure that the reported data and information contained in this report are
complete, accurate, and relevant All estimates, assumptions,and extrapolationsare based on methodologicaltechniques
employed by 4ward Planning Inc. and believed to be reliable. 4ward Planning Inc. assumes no responsibility for
inaccuracies in reporting by the client, its agents, representatives, or any other third-party data source used in the
preparation of this report.

Further, 4ward Planning Inc. makes no warranty or representation concerning the manifestation of the estimated or
projected values or results contained in this study. This study may not be used for purposesother than that for whichit is
prepared or for which prior written consent has first been obtained from 4ward PlanningInc. This study is qualified in its
entirety by, and should be consideredin light of, the above limitations, conditions, and considerations
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For more information, please contact:

Todd Poole, Managing Principal
4ward Planning
tpoole@landuseimpacts.com
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