	
	
	



Greater Hill District Master Plan: Development Chapter

Introduction
The Greater Hill District neighborhood (the Hill) is at the crossroads. Undergoing years of population decline and disinvestment locally, the area is seeing new development and increasing market pressures from adjacent neighborhoods. This new investment can either bring multiple risks to Hill residents, most of whom rent, or equip the residents to direct pathways to change. Residents risk being displaced either physically (from redevelopment) or economically (from increased rents). In addition, new development could contribute to a commercial core that does not serve existing residents or is not culturally relevant, making people feel less at home in their own neighborhood. This could cause existing residents to get displaced economically, culturally, and miss out on needed well-paying jobs and entrepreneurship opportunities. The community, with the City’s support, can choose a set of strategies that ensure that existing residents are supported through this transition, while allowing new residents to bring density and income groups which are needed to sustain local businesses like grocery stores. These strategies should aim to protect existing residents of the Hill District, create opportunities for its business owners, address the shortage of housing, mitigate gentrification and encroachment into the neighborhood, and preserve the African American cultural legacy of the Hill while providing new avenues for wealth-building, entrepreneurship, multigenerational living, and community-building to existing and displaced residents. 

The Development chapter delineates the objectives, directives, and implementation strategies aimed at guiding future development in the Hill District. The community generally supports the goals set forth in the 2011 Hill District Master Plan. They also acknowledge that conditions have changed in the past 10 years, and that the plan’s goals and strategies need revisiting. Building upon the groundwork laid by the original Plan, the 10 goals outlined in this section strive to prevent displacement of current residents and businesses, foster opportunities for economic growth, facilitate the creation of new housing options, and uphold standards of quality design across all developments. Additionally, the strategies seek to empower community members by providing them with a voice in shaping the development within their neighborhood, along with opportunities to derive benefits and accrue wealth from these initiatives. 

Vision Statement 
The Hill District is committed to preserving its rich African-American legacy and place keeping while continuing to become a desirable destination for living, working, and visiting. Embracing new development and economic opportunities, the master plan aims to rectify historical injustices and enhance the well-being of its current residents through equitable growth, community engagement, improved housing accessibility, and adherence to high standards of design.

Development Goals
Equitable Economic Development
1. All developments within the Hill District shall minimize the displacement of residents and businesses. (GHDMP Appendix)
2. All development plans should be designed to benefit existing and future community residents and businesses, while allowing for future growth of retail, residential, and commercial spaces. (GHDMP Appendix)
3. Land use, public art, and development plans should honor the historical and cultural legacy of the Hill District as a predominately African American neighborhood. Such plans should also abide by any historic preservation standards set by neighborhood preservation entities. (GHDMP Appendix)
4. Hill District residents should have access to secure employment and professional development opportunities resulting from new investments in the neighborhood. 
Housing
5. Displacement risks for existing residents should be mitigated and the return of formerly displaced Hill District residents should be facilitated.
6. New development in the Lower Hill must include affordable housing to the greatest extent possible. (GHDMP Appendix)
Land Use and Zoning
7. A comprehensive management strategy for vacant land and buildings in the Hill District should prioritize the stewardship of those assets by community stakeholders
Urban Sustainable Design
8. All plans for the Hill District should include provisions for green and sustainable development. (GHDMP Appendix)
9. The design of redevelopment projects should enhance the social, cultural, and historic characteristics of the greater Hill District’s built and natural environment. (GHDMP Appendix) 
Commercial Corridors
10. A commercially viable and attractive experience should be created along Herron and the community’s commercial corridors to benefit the Hill District and connect it with neighboring communities.
Equitable Economic Development
Existing Conditions
In the Greater Hill District, decades of disinvestment, market pressures from adjacent neighborhoods, and the impacts of the years-long COVID-19 pandemic have left many Hill District residents and businesses vulnerable. The Lower Hill redevelopment and rising interests from real estate developers present uncertainty about who will benefit from anticipated large-scale investments, and who may face displacement.

Even though the goals of economic development are to elevate economic well-being and quality of life for communities by creating, retaining and expanding jobs that facilitate growth, enhance wealth and provide a stable tax base; historically, not everyone has benefitted equally from economic prosperity. The wealth resulting from growth in jobs, businesses, and real estate development is not evenly distributed in our city and black and brown communities bear the brunt of economic disinvestment.  Sixty percent of Black households in the Hill District make less than $25,000 per year. Within the Hill District, incomes tend to be highest in the Upper Hill area, where the median household income is $52,586. Across the rest of the district, median household incomes are less than half as much as those in the Upper Hill, and as low as $12,269 in the Terrace Village area. The workforce within the Hill District is about 42 percent Black. This is significantly higher than the city overall. Nearly five times as many people leave the Hill District for work as compared to those coming into the area for work. About one fifth of Hill workers also live in the Hill, while other workers commute from across the region. Pittsburgh’s Black adult women are five times more likely to live in poverty than white adult men.[footnoteRef:2]  [2:  . (Junia Howell et al., “Pittsburgh’s Inequality across Gender and Race.” City of Pittsburgh’s Gender Equity Commission, September 17, 2019, https://pittsburghpa.gov/gec/reports-policy, 40] 


Limited Employment base
While there are large employment destinations in neighborhoods directly adjacent to the Hill District, the Hill District has relatively fewer jobs per resident than other neighborhoods across Pittsburgh (0.14 jobs per resident in the Hill District versus 0.97 jobs per resident citywide). The jobs that do exist tend to pay much less than those in the rest of Pittsburgh. The Hill District has a slightly larger share of younger workers (under 29) and older workers (older than 54), compared to the City of Pittsburgh. Also, more people leave the Hill District for work as compared to coming to the neighborhood. Overall occupational segregation by race and gender is severe in Pittsburgh, but is particularly bad for Black men, whose jobs are more concentrated in lower paying fields than in 99 percent of similar cities in the United States.[footnoteRef:3] [3: ibid] 


Lack of Access to Home and Land Ownership
Historic and current practices including urban renewal, redlining (which denied access to mortgages for Black and racialized residents), and use of eminent domain resulted in extremely limited opportunity for Black and racialized residents to buy homes or own land. These practices have a direct relationship to economic inequality[footnoteRef:4]  for Hill District households and the high percentage of renters that are present today, as compared to other places in Pittsburgh. The opportunity for land ownership within the Hill District has also declined because of ownership patterns and availability, with the loss of homes and businesses in the Lower Hill that occurred with the Civic Center development.[footnoteRef:5] Today, Housing Authority of the City of Pittsburgh (HACP), University of Pittsburgh, Pittsburgh Board of Education, and Urban Redevelopment Authority (URA) are all major landowners within the Hill District, including around 87 acres of vacant land in the Hill District owned by public entities.  [4:  Bruce C. Mitchell, “Reversing the Red Lines: Disinvestment in America’s Cities” March 27, 2018, https://ncrc.org/reversing-the-red-lines-disinvestment-in-americas-cities/ ]  [5:  Civic Center is more commonly known as Civic Area, which was demolished and replaced with Mellon Arena which was also demolished in the recent past. ] 


Overcome the limited supply of lease-ready space
While the Hill District has a large supply of vacant property, which could be used for small business development, many spaces are not in adequate condition for businesses to move in without significant renovation. The cost of repairing a commercial storefront can be prohibitive for resident entrepreneurs to move into brick-and-mortar locations, even if there are ample vacancies. Removing this barrier to entry can encourage the growth of Hill’s commercial districts and elevate emerging local enterprises. As rents are anticipated to increase for commercial space alongside new development, these strategies can also support stabilization and availability of storefront space for resident business owners.

Recommendations
Goal: All developments within the Hill District shall minimize the displacement of residents and businesses. 
a. Policy – Limit use of eminent domain. Eminent domain should not be used to acquire occupied property in the Hill District for redevelopment; except in the case of a substantial threat to health or safety. (GHDMP Appendix)

Strategy – Alternative methods to eminent domain. Adopt a series of interventions to limit the use of eminent domain including mediation services, community benefits agreements, financial incentives for voluntary sells, land swaps, and community land ownership.

b. Policy – Provide co-ownership opportunities. All development projects receiving public subsidy from or through the City, County, or URA should provide co- ownership opportunities for Hill District community-based organizations (CBOs) or Hill District faith-based organizations, where possible. (GHDMP Appendix)

Strategy – Commercial Community Land Trust. Facilitate the acquisition of land by existing community land trusts through surplus land sales to protect small businesses and organizations that could be at-risk of displacement due to rising rents and increasing unaffordability. 

c. Policy ED – Preserve space for Hill District businesses. New development in the Lower Hill must include space for Hill District businesses. (GHDMP Appendix)

Strategy – Commercial Space Renovation. Invest in commercial space renovation and study the feasibility of master leasing commercial spaces on publicly owned land.

Strategy – Vacant Property Matching. Create a program that matches small businesses with property owners of vacant land or commercial buildings.

Policy - Commercial Set Asides for Hill District Businesses. All commercial or retail development plans for the Lower Hill District should commit best efforts to achieve a balanced retail mix of local, regional, and national companies. (GHDMP Appendix)

Strategy – Financial incentives for commercial set asides. Provide financial incentives such as tax breaks and credits or reduced permit fees to developers that allocate commercial space to local businesses.
Goal: All development plans should be designed to benefit existing and future community residents and businesses, while allowing for future growth of retail, residential, and commercial spaces. (GHDMP Appendix)
a. Policy - Prioritize active uses in the Lower Hill. Ground level retail and street activating uses are encouraged as supported by market demand for all new development west of Crawford Street in the Lower Hill. (GHDMP Appendix)

b. Strategy. Development standards. Establish flexible development standards that promote ground-floor retail in certain areas, including higher ground floor ceiling heights, high transparency, and street facing entryways.

c. Policy - Implement requirements for minority business participation in new developments. Implement a 30% MBE and 15% WBE requirement for all publicly funded development in the Hill District, all development requiring Site Plan Review or Planning Commission Review, as well as for residential developments in excess of one housing unit. (GHDMP Appendix)

Strategy. Formalize a pool of minority businesses. Create a bench of minority business organizations that will be eligible to partner in new development opportunities in the Hill District. 

d. Policy - Include community input in future development plans. All future redevelopment plans for the Hill District shall incorporate existing community plans. (GHDMP Appendix)

Strategy. Update existing neighborhood plans. Establish an inventory of existing neighborhood plans that are regularly updated for future inclusion in redevelopment plans. 

e. Policy – Increase community ownership and participation in development processes. Community residents should be included in all committees relating to the Greater Hill District, inclusive of development and study committees for public and municipal projects in the development stages of any plan or study affecting the neighborhood and community residents. (GHDMP Appendix)

Strategy – Connect new development efforts with existing community assets. Utilize the community asset map to easily identify, prioritize, and develop connections with existing assets. A list of active social service businesses, religious organizations, historical places, libraries, schools, education and research centers, public safety providers, and community organizations within the Hill should be provided for partnership consideration when proposing new developments in the neighborhood. 
Goal: Land use, public art, and development plans should honor the historical and cultural legacy of the Hill District as a predominately African American neighborhood. Such plans should also abide by any historic preservation standards set by neighborhood preservation entities. (GHDMP Appendix)
a. Policy - Remove any remnant of Civic Arena/Mellon Arena. Land use and development plans for the Lower Hill shall preserve no physical remnant of Civic Arena/Mellon Arena and the resulting displacement of 8,000+ Hill residents and businesses. (GHDMP Appendix)
Strategy – Formalize community engagement. Ensure proactive engagement efforts in new development plans in the Lower Hill that establishes regular updates and clear messaging to communicate goals and benefits of new development without repeating historical mistakes.

b. Policy – Improve access to citywide plans for new development. Community residents should have ready access to all developing and finalized plans, proposals and studies regarding the greater Hill District.  input from community residents must be included in the development stages of any plan or study affecting the neighborhood and community residents must have seats on development/study committees whose products will influence the greater Hill District. (GHDMP Appendix)

Strategy – Transparent processes.  Ensure regular updates to Hill District community organizations on related plans and provide easy access to relevant materials and resources.

c. Policy - Incorporate neighborhood characteristics in new development. Development in the Lower Hill District should reflect the social, cultural, and historical characteristics of the Greater Hill District, to the greatest extent possible. (GHDMP Appendix and HR&A). 
Strategy. Cultural Resource Surveys. Conduct and maintain cultural resource surveys to document the historical and social assets of the neighborhood, providing a reference for developers and planners.
Strategy – Permanent art installation. Install a prominent structure, art piece, or gateway signage that honors the history and culture of the Hill District at the intersection of Centre Avenue and Washington Place, the western gateway to the neighborhood. (GHDMP Appendix)

Goal: Hill District residents should have access to secure employment and professional development opportunities resulting from new investments in the neighborhood. 
a. Policy – Create new employment opportunities. Local employment opportunities should be expanded through investments and partnerships with community-based organizations. 

Strategy – Community hiring preferences. Form a liaison with government, nonprofit, community-based, and private institutions to build a preference program for workers to be placed into new job opportunities within or adjacent to the Hill District in coordination with existing job training programs led by Energy Innovation Center and First Resource Center. 
Strategy – Job training. Build on existing partnerships with universities and local employers to develop catered training and curriculum that meets the needs of Greater Hill residents. 
b. Policy – Introduce “first source” hiring provisions. All development plans shall include "first source" hiring provisions within the project labor agreements for all stages of work at any development site and shall provide hiring priority for Hill District residents and former residents that have been displaced by urban renewal to the greatest extent possible. (GHDMP Appendix)
Strategy. Pipeline for “first source” hiring. Collaborate with local workforce development organizations to create a pipeline of qualified candidates to fulfill first source hiring provisions.


Housing
Existing Conditions
The Hill District has been known for its vibrant African American history since the revolutionary war of black soldiers in the Army of General John Forbes. After the Civil War and through World War II a large influx of African American residents continued in the neighborhood. Though most known for its African American history, the neighborhood was also settled by a wide variety of European residents with sections in the neighborhood called “Little Italy,” “Little Syria,” “Black Belt,” and “Athens” in the 1920s. The booming commercial development along Center Avenue through the Middle Hill, and the Great Migration resulted in continued influx of African American families settling in the neighborhood. In the 1920s, the Lower Hill was a bustling business district along Wylie Avenue and along Logan Street, becoming a nexus a of commercial and cultural activities of the Hill District.[footnoteRef:6] [6:  Greater Hill district Master Plan, 2011] 

[bookmark: _GoBack]However, as the neighborhood popularity grew, it resulted in overcrowding, aging, and dilapidating of many buildings across Hill District. Unfortunately, this problem was not addressed through home improvements and repair programs, because like other African American communities the Hill District was excluded from post-war housing boom, resulting in many white residents first leaving the neighborhood and Hill District becoming segregated and disinvested. Since the 1940s most residents in the Hill District have been African American. The government’s principal responses to address the increasingly deteriorating housing stock was to permit large-scale demolition of housing, construct large public housing projects, and utilize urban renewal policies across the neighborhood. With Bedford Dwellings in the northern parts of the Hill, and Addison Terrace and Aliquippa Terrace in the southwestern end, 3,600 public housing apartments were built across the Hill. Though these apartments provided decent housing at the beginning, they quickly deteriorated leading to a high concentration of extremely low-income families living in unhealthy conditions. Also, around the same time, residents of Arthursville were forcefully displaced from their homes to allow for the City and the Urban Redevelopment Authority (URA) to build the “Civic Auditorium”.[footnoteRef:7] Thus, these large housing projects, even larger parking lots, 1960s highway era, and the Civic Auditorium further physically segregated the Hill District from rest of the downtown and disconnected all walkable connections of the neighborhood to its neighboring communities. In the recent past, with the commitment of longtime residents, local organizations, and other social neighborhood assets, Hill District is slowly recovering from the challenges of mortgage redlining, urban renewal, out-migration, and overall disinvestment. [7:  The Civic Auditorium was located where now the Civic Arena is based] 


To keep the momentum of growth of Hill District while ensuring that existing residents benefit and are not displaced, any proposed housing development must support the variety of families and households who reside in the Hill District. For one such effort to help stabilize the Hill’s communities and provide an opportunity for intergenerational wealth building, the Hill Community Development Corporation (CDC) embarked on an effort called the Hill District 100 (HD 100) to provide “relevant and meaningful education and support to potential home buyers to systematically grow the Hill District, increase wealth and transform the community.”[footnoteRef:8] As part of this work, the Hill CDC collected information on over 600 people who either live in the Hill and would like to purchase a home, or who formerly lived in the Hill and would like to return to the neighborhood as a homeowner. Housing policies and strategies for Hill District should build on the key findings from this project’s December 2021 survey to better inform the Plan Update’s strategies related to affordable homeownership.  [8:  https://www.hilldistrict.org/hilldistrict100 - The Hill District 100 is an initiative of the Hill CDC that focuses on the revitalization of the Hill District neighborhood through affordable homeownership.] 


The Hill has historically provided rental housing to low-income families. Though the neighborhood continues to remain challenged with some of the lowest median incomes and the most deteriorating housing in the city, the quickly accelerating housing market across Pittsburgh is impacting the Hill’s low-income residents as well. The neighborhood is experiencing rapid change in their household composition, rising rents, and dramatic home price increase alongside falling vacancies.[footnoteRef:9] This has amplified the risk of many of the neighborhood’s most vulnerable residents experiencing a rent increase that they cannot afford, or that they might be physically displaced by a new development. The various types of pressures and the lack of strategic use of existing assets related to housing in the Hill District are discussed below:  [9:  Pittsburgh Housing Needs Assessment, 2022, https://apps.pittsburghpa.gov/redtail/images/21887_Pittsburgh_HNA_Final_Report.pdf ] 


Potential Displacement Pressure on Renters Created by New Development 
Since 75 percent of Hill District residents are renters, new development activity has the potential to create displacement pressure on many current residents within the Hill District. New development is attracting a significant number of upper-income households which are moving into the city as its economy evolves.[footnoteRef:10] This has exacerbated population loss of low-income residents, having lost 5,000 residents since 1990. Since then, Black renter households have decreased across many Pittsburgh neighborhoods like the Hill District, Homewood, and East Liberty.   [10:  ibid] 


Existing Cost-Burdened Households 
Almost half of Black renters in the Hill spend more than 30 percent of their income on housing. Within the Hill District, rent-burdened households are most common in the southern Terrace Village area, where 69 percent of renter households are burdened. While conditions for low-income renters have improved since 2016, this group still faces a supply gap, lack of quality affordable housing, and no strategic plans to preserve existing affordable housing.[footnoteRef:11] [11:  ibid] 


Rising Rents and Home Prices Alongside Falling Vacancies 
Hill District is experiencing higher rent and home prices as the city of Pittsburgh’s market-related vacancies are at the lowest rate since the 1980s. reduced vacancies coupled with poor housing conditions, low-income residents are facing high displacement in the neighborhood. While predominantly low-income neighborhoods like Hill District are experiencing displacement and growth, established high-end residential neighborhoods are not addressing their severe supply gap for low-income families, limiting the growth in total housing stock and furthering the supply gap for the most vulnerable income groups. 

Lack of Strategic Planning to Use Underutilized Vacant Land and Building Inventory 
The Hill District’s large inventory of vacant and underutilized land includes multiple vacant buildings in need of renovation as well as older structures that are functional but could greatly increase in value with renovation[footnoteRef:12]. A survey of townhome[footnoteRef:13] sales from 2019 to 2021 found examples of homes that were likely sold as opportunities for renovation or recently flipped properties[footnoteRef:14] in the Middle and Upper Hill. Almost all sales in the Lower Hill appeared to be newer homes that did not need significant renovation, based on their search engine description. To ensure transparency and better utilization of public funds an inventory and existing condition analysis of these older structures is needed and currently missing.  [12:  Renovation refers to the restoration of buildings that have fallen into disrepair.]  [13:  Townhome is a single-family home that is often two stories or more that shares one or more walls with other homes in the community.]  [14:  “Flipped properties” refers to those homes which are purchased at a low price, updated with cosmetic changes and resold at a higher price. The intention of the changes is to maximize profit rather than improve quality of housing. Flipped homes differ from renovated properties since renovations are updates which are more extensive with the intention to increase longevity of the home and reduce maintenance costs. ] 


Missing Middle Housing
Hill District has a high percentage of single-family and multi-family housing types but has a very low percentage of “middle housing” types. “Middle housing” allows for gentle density in neighborhoods while increasing housing diversity for renting and owning across income groups and household size.  It allows for a range of multi-family or clustered housing types that help meet the growing demand for walkable urban community living while being compatible in scale with detached single-family homes. With the right combination of policies, middle housing can create affordable homeownership and rental for low-income households. Policies and strategies that can help ease the production of middle housing within the Hill District are needed.

To address these pressures and to use the existing assets strategically, an appropriate mix of development, economic opportunities for existing residents, and programs that stabilize existing homeowners and renters by preserving affordability will help prevent displacement, catalyze community and economic development, and provide supportive spaces for children. The goals, policies, and strategies listed below aim to utilize local programs, resources, and neighborhood organizations efforts that are invaluable for Hill District residents to maintain their homes, overcome displacement risks, and equip renters with information and resources on their rights.

Recommendations
Goal: Displacement risks for existing residents should be mitigated and the return of formerly displaced Hill District residents should be facilitated. 
a. Policy – Prioritize building maintenance and rehab in public funding. Funding for building maintenance and rehab should be prioritized in the allocation of funds through the Housing Opportunity Fund managed by the URA.

Strategy - Maintenance of existing housing stock. Prioritize aging and vacant housing stock for rehab and preservation by conducting and maintaining an inventory of housing stock in need of repair. 
the involuntary displacement of residents, to the greatest extent feasible, except in the case of a substantial and imminent threat to health or safety.

b. Policy – Mitigate displacement due to new development. All Hill District redevelopments should minimize

Strategy – Anti-displacement program. Adopt an anti-displacement program that prioritizes the needs of residents at-risk of being displaced from new development. This program should address the diverse needs of families and households currently residing in the Hill District. Key components of the anti-displacement program should incorporate affordable housing preservation, tenant protection, homeowner support, and community engagement.

Strategy – Right of first offer/first refusal. Community organizations and tenants should have the right of first offer or right of first refusal to purchase affordable housing units. This could mirror Community Opportunity to Purchase Act (COPA) and Tenant Opportunity to Purchase Act (TOPA) initiatives that have been explored in other cities.

c. Policy - Transition plans for tenants. Publicly subsidized Hill District housing redevelopment plans must include a comprehensive transition plan for existing tenants and a plan preserve existing project based rental subsidy, to the greatest extent possible. (GHDMP Appendix)

Strategy – Implement the Bedford Connects Transformation Plan. Public agencies will coordinate with Bedford Dwellings residents on development related to the Bedford Choice Initiative and provide annual updates on the implementation of the Bedford Connects Transformation Plan.

d. Policy – Prioritize homebuying and homeowner assistance. Public funding in the Hill District should prioritize “equity protection” solutions for homeowners. (GHDMP Appendix)

Strategy – Expand Hill District 100. Work with community organizations to identify capacity and funding needs to expand the number of properties that are filtered through the Hill District 100 initiative to rehab properties and resale to homeowners. 

e. Policy HO 1.5 - Homeowner rehab assistance. Rehabilitation of owner-occupied homes shall be prioritized in public funding resource allocations for low-income Hill District homeowners. (GHDMP Appendix)
Strategy – Define criteria for homeowner rehab assistance. Create clear eligibility criteria for eligible homeowners to apply for public funding to ensure assistance is provided to those who need it the most. 
f. Policy – Offer housing options to displaced persons. All housing development plans for the Lower Hill District should provide an admissions preference for displaced persons to the greatest extent possible, including persons who were displaced in the Lower Hill urban renewal effort and their descendants. (GHDMP Appendix)
Strategy – Online housing portal. Maintain an online housing portal specifically for displaced persons to facilitate accessible housing opportunities in the Hill District. 
Goal: New development in the Lower Hill must include affordable housing to the greatest extent possible (GHDMP Appendix)
a. Policy – Promote affordable housing development. New development in the Lower Hill must include affordable housing to the greatest extent possible. (GHDMP Appendix)

Strategy – Pathways for cooperative housing models. Reduce regulatory barriers to cooperative housing or other innovative community-owned housing models by piloting the design and development of a tenant/ownership structure for cooperative housing in the Lower Hill. 
Policy - Create more opportunities for housing at different income levels. At least 30% of housing units in all housing development plans in the Lower Hill shall, to the greatest extent feasible and subject to the regulations associated with any housing assistance resources utilized, be affordable to very-low income households (at for below 50% AMI). If public funding is used or if a project-based subsidy is available, at least 50% of the affordable units must, to the greatest extent feasible and subject to the regulations of any housing assistance resources utilized, be affordable to extremely-low income households (at or below 30% AMI). In allocating housing and community development resources, the City and URA should encourage a higher percentage of affordability and/or the use of deep subsidies to achieve deeper income targeting. (GHDMP Appendix)
Strategy – Housing databases. Actively maintain a comprehensive housing database for the Hill District that tracks new affordable housing units created through development plans.


Land Use and Zoning
Existing Conditions
The Hill District makes up just under 1,000 acres of land area (1.56 square miles) and consists of the five City of Pittsburgh neighborhoods of Crawford-Roberts, Bedford Dwellings, Terrace Village, the Middle Hill, and the Upper Hill. In June 2024, the City of Pittsburgh passed the legislature to make the Lower Hill officially part of the Crawford-Robert neighborhood to ensure that the neighborhood boundary aligns and is in coexistence with the current Census Tract boundaries.  It is also considered a component of the Greater Hill District and makes up 28 acres. 
As of the 2019 American Community Survey, the Hill District’s total population was 11,686, which represents an increase from ten years prior (2010), when the Hill’s population was 10,450. All five of the individual component neighborhoods other than Middle Hill saw population increases, with the completion of new developments in Terrace Village and Crawford-Roberts responsible for the bulk of the increase. With a population density of 7,530 residents per square mile or 11.73 residents per acre, the Hill District is somewhat denser than the city of Pittsburgh as a whole (5,192 people per square mile). 
Population of the Hill District: 
	 Neighborhood Name
	2019 Population 

	Bedford Dwellings 
	1,264 

	Crawford-Roberts 
	2,655 

	Middle Hill 
	1,569 

	Terrace Village 
	4,059 

	Upper Hill 
	2,139 

	Hill District 
	11,686 



The Hill District is, by and large, a residential neighborhood, and stakeholders who provided feedback on the Plan Update expressed a desire to keep it that way. About 168 of the 996 acres in the Hill District are used for multifamily residential, and an additional 142 acres are used for one, two, or three-unit dwellings, which adds up to about one-third of the neighborhood being used for existing residential uses. 

About 140 acres of the neighborhood are vacant, with the City of Pittsburgh and the Urban Redevelopment Authority owning most of those parcels. Institutions such as the University of Pittsburgh, the Hill House Association, Pittsburgh Public Schools, and various places of worship also make up a large proportion of the neighborhood’s overall land use. The University of Pittsburgh’s Upper Campus and the adjacent Veterans Administration Medical Center form the largest contiguous area of exclusively institutional uses in the Hill, lining both sides of Robinson Street Extension. Only 53 acres in the Hill District are used for commercial or mixed-use purposes, and only two acres are classified as industrial uses. These nonresidential and noninstitutional uses thus make up just over five percent of the neighborhood’s land area. 

Two major zoning constraints exist that prevent a full neighborhood rezoning of the Hill District, which is a recommendation of this Plan Update. The first are the hillsides and park areas that ring the neighborhood, and the second are the specially planned districts — the Lower Hill redevelopment site, the University of Pittsburgh’s Upper Campus, and the Residential Planned (RP) districts making up some of the larger public housing developments — that abide by development regulations outside the framework of the rest of the neighborhood. 
[Existing Zoning Map] 
[image: Map

Description automatically generated]

Undermining Overlay 
Like many hilltop neighborhoods in Pittsburgh, the Hill District was the site of active underground coal mines during its early history. The coal seam falls at a relatively constant elevation around 1055’ - 1065’ above sea level, sitting below the highest parts of the neighborhood. Areas of the neighborhood situated above this elevation are at risk should a historic mine collapse, causing the ground above to settle and shift. The higher a property sits above the coal seam the lesser the risk of serious settlement. No accurate map of actual mines is known to exist, thus undermining risk is best measured by the elevation of the property relative to the coal seam elevation. This is illustrated above, with the highest risk shown in red, medium in orange and low in yellow. Parcels below the coal seam have no risk and are illustrated in grey.

As per the “Hill District Vacant Property Strategy, 2013”, 28% of the vacant land in the neighborhood sits just above the coal seam and has a potentially serious risk of undermining. Many of these parcels are wooded hillsides that are not suitable for development, however some areas, such as the Herron Avenue Corridor, or some blocks between Wylie and Webster Avenues, are places where new development is planned. Development on undermined parcels is possible, but it calls for careful geotechnical analysis and will likely require more expensive foundations. Another 11% of vacant land sits between 25 and 50 feet and should be explored carefully prior to development. Parcels over 50’ above the coal seam, or entirely below it, are of less concern.
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Figure 1:Map with vacant properties and locations with undermining risks overlay[footnoteRef:15] [15:  Hill District Vacant Property Strategy 2013] 
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Recommendations
Goal: A comprehensive management strategy for vacant land and buildings in the Hill District should prioritize the stewardship of community stakeholders 
Policy – Prioritize community organizations and priorities in the disposition of vacant land. Community service organizations and groups based in the Hill District should be given a priority to acquire vacant land and buildings as needed for educational, social service, and recreational opportunities to improve quality of life for Hill District residents. (GHDMP Appendix)
Strategy – Technical Assistance to community organizations. Expand technical assistance to community organizations in partnership with existing real estate assistance providers such as Neighborhood Allies, Riverside Center for Innovation, and local universities to identify potential vacant properties for acquisition and creating proposals for redevelopment. Technical assistance should also include guidance on addressing pre-development expenses and funding sources related to remediation of brownfield and undermine sites. 

Strategy – Vacant property stabilization. Prioritize the stabilization of vacant properties before demolition. Stabilization should include securing the property, maintenance and clean-up, structural assessments, and planning for future use.

Strategy – Community identified uses for vacant land. Evaluate appropriate parcels that would not be suitable for commercial or residential uses and dedicate these lots toward priorities that have been identified by community organizations. This could include green infrastructure, open space, renewable energy, or other uses. This strategy should be conducted in coordination with ongoing city-led and city-wide efforts related to vacant land.

Strategy – Comprehensive plan for vacant land. Work with the Pittsburgh Land Bank and the URA to create a vacant land strategy for all vacant land in the Hill District. This should build on existing plans while outlining the necessary steps needed to redevelop, rehab, or manage vacant land. 


Urban Sustainable Design
Existing Conditions
Sustainability and quality urban design involve a comprehensive strategy to shape the environment of the Hill District. Beyond parks, this section encompasses vacant land, natural features that can be leveraged for economic development, as well as opportunities for green buildings and renovations. 
The Hill District’s topography shapes the identity and experience of the neighborhood. Development patterns within the study area mirrored the larger patterns for the city as a whole, with more commercial and institutional uses concentrated in relatively flatter locations. Many housing types follow the natural topography, using stepped rowhouses, retaining walls and other land forming techniques, and other elements to negotiate the grade. Historically, staircases and other means of traversing steep slopes within and around the district were common, and many of these are woven into the architectural and landscape character of the area. The Hill District maintains a strong visual connection to Downtown with prominent viewpoints along many of the major avenues and open spaces. Previous plans have identified these steep slope areas as good sites for open space and recreation opportunities as many of these are vegetated and provide exceptional viewpoints of the city and region.    
Challenges for achieving the goals outlined in this section include:
· Condition and ownership status of vacant parcels. Over 48% of the vacant parcels in the study area are owned by public or quasi-public entities. Many of these have a complicated legal status and need site remediation.  
· Additional cost and knowledge needed for home rehabilitation to incorporate sustainability and resilience features. Incorporating features like solar, gray water systems, and more sustainable building materials into rehab and new construction projects can require additional up-front costs. Although many of these costs are recovered over time through increased efficiency or longer lifecycles and can contribute to lower utility costs and better resilience in severe weather events over the long term, the initial up-front costs can be prohibitive. Similarly, new technologies and sustainability techniques require familiarity by developers and property owners to incorporate these features into projects.  
· Distribution of small local parks and open spaces. Previous plans, like the Greenprint, identified the significant wooded areas in the study area. While there are also several large actively programmed parks, the study area has an uneven distribution of smaller pocket parks and neighborhood-scale passive open space.  
· Limited tree canopy. Although the wooded areas of the Hill District provide important ecosystem services, street trees are generally only prevalent in recently redeveloped areas such as Crawford Square and Skyline Terrace. Trees provide these ecosystem services, contribute to mental health and well-being, and can increase property value. The lack of tree canopy today reduces the Hill District’s ability to manage storms and flooding, extreme heat days, and poor air quality. 
The primary opportunities that have informed the strategies in this section include:
· Potential for future open space. Legal status, parcel condition, and location are all factors that should be evaluated to prioritize which parcels can be aggregated at the appropriate scale and location for small open spaces. Seek out opportunities to achieve multiple objectives with open space projects, including flood protection, health and well-being opportunities, and activating the community. This work should be done through the Hill District Parks Plan in association with this planning process. 
· Resident-led improvements. Parcels that are not good candidates for neighborhood open spaces or new development could be opportunities for side lot adoptions and other resident-led improvements.  
· Support for green building techniques for rehabilitation. There is community support for green building techniques that should be administered across new development projects. Requirements or incentives for projects to align with green building practices should be advanced for both public and private-led projects. 
· Urban design opportunities in new development. As new development continues to occur in the Hill District, the City and community have an opportunity to ensure projects are designed to adhere to the historic and cultural character of the Hill District.
Recommendations
Goal: All plans for the Hill District should include provisions for green and sustainable development. (GHDMP Appendix)
a. Policy – Implement standards for sustainable design. Hill District redevelopments should include ample green space, trees, parks and playgrounds, and LEED certified building standards, as outlined in the Hill District Green Print and other plans. (GHDMP Appendix)
Strategy – Expand open space. Create a series of pocket parks with playgrounds, benches, tables, and basketball courts on vacant lots in the Hill District where there are few nearby opportunities to access maintained green space (GHDMP Appendix).
Strategy – Green development. Adopt green building techniques in all new development such as the use of high-quality insulation materials, rainwater harvesting infrastructure, renewable materials, and native plants and trees for landscaping. (
Goal: The design of redevelopment projects enhance the social, cultural, and historic characteristics of the greater Hill District’s built and natural environment. (GHDMP Appendix)
a. Policy UD 2.1 – Contextual development plans. All development plans should be designed to benefit existing and future community residents and businesses, while allowing for future growth of retail, residential, and commercial spaces. (GHDMP Appendix)

Strategy – Views in the Hill District. The design review process for all new proposed projects should seek to preserve the views from the Hill District in all directions. (Detail: Development of the Lower Hill must not impair views of Downtown from Crawford Street to the greatest (GHDMP Appendix)
Strategy – Renewable Energy. Develop a neighborhood-level solar or other alternative energy program to provide clean, cheap energy to Hill District residents and businesses. (GHDMP Appendix)
b. Policy - Acknowledge existing development patterns in the Hill District. Recognizing the major arterials for the Hill District as identified through the corridor analyses (Webster Ave, Herron Ave, Centre Ave), the design of all new development should acknowledge that the Hill District is primarily a residential neighborhood with neighborhood business districts that are at the edge of the Pittsburgh Central Business District. (GHDMP Appendix)
Strategy – Context-sensitive design standards. Identify neighborhood characteristics that preserve and enhance the existing built environment and apply appropriate design standards that reflect and reinforce that character.


Commercial Corridor
Existing Conditions
The urban structure of the Hill District reflects historic development patterns and unique topography of the neighborhood. A series of north/south Corridors consisting of Bedford Avenue, Webster Avenue, Wylie Avenue, and Centre Avenue connect the Hill District to Downtown and North Oakland. These corridors feature a strong linear character, larger scale roadways, and serve as primary transit routes. These corridors also organize most of the commercial activities within the study area.  
East/west Gateways work perpendicularly to these north/south Corridors. Streets such as Herron Avenue, Crawford Avenue, Dinwiddie Street, and Kirkpatrick Street often work against the grade of the Hill District, working through passes and valleys along the topography to connect different points of elevation. This relationship to the topography makes these streets important gateway opportunities to the study area.  
The Hill District’s distinct corridors have been essential to the neighborhood’s past development and will be key to achieving future goals for reinvestment. In the 21st century, the Greater Hill District saw patterns of disinvestment, resulting in a range of neighborhood and community impacts such as lagging school performance, unemployment, families living in poverty, pervasive vacant land, and safety concerns. Major areas of focus for current and future investment include:
· Wylie Avenue 
Wylie Avenue was the central corridor for Black-owned businesses on the Hill, and home to many of the landmark institutions that residents still remember. Its jazz venues and social clubs were the hub of the Hill’s nightlife and society scenes. 
· Centre Avenue 
Centre Avenue is built along the largest tributary stream in the Hill District and has always served as one of the few streets in the Hill that lead directly to Pittsburgh’s downtown. Centre Avenue was also home to many landmark Black businesses but became the center of Black-owned business on the Hill after the Urban Renewal projects of the mid-20th century. 
· Herron Avenue 
Herron Avenue establishes the historic divide between the Middle and Upper Hill neighborhoods. While this chasm reflected economic disparities and social friction, the street itself was a major thoroughfare that served both neighborhoods and became a commercial core in the Hill District. 
Looking forward, community members have called for a renewed investment in the Hill District’s major corridors. In particular, there are myriad opportunities to convert vacant land and lacking infrastructure into a community-serving environment that builds from the assets and strengths of the Hill District. 
Each corridor represents a different set of opportunities. Herron Avenue is a major transportation corridor with significant infill potential, Center Avenue at Centre-Heldman Plaza is an important urban commercial corridor, and Webster Avenue is illustrative of broadly applicable concepts that can be applied throughout the Hill District. 
Encouraging new development as a means to convert vacant land into productive uses that support community goals is one of the primary needs for each corridor. This need is based both on the positive housing and economic impacts of new development, as well as the urban design contributions to the public realm that can come from new development. As part of this larger goal, there are several key factors to consider: 
Housing Feasibility 
As in much of the Hill District, many housing types would currently require some form of subsidy or gap financing to be feasible, although this may not be the case as areas around the Hill continue to grow. While some of the housing types evaluated are already feasible in the market now, other types would require either additional subsidy or such changes in future market conditions to be feasible in the future. Specific financing strategies, parcel assembly, and regulatory requirements all affect the type and scale of housing that can be effectively delivered along each corridor. 
Commercial Development Feasibility 
Historically, corridors like Centre Avenue and Herron Avenue were important commercial centers for the neighborhood and connections to adjacent neighborhoods such as Oakland and the East End. Many of the opportunities to restore these commercial functions will take the form of ground-floor retail in larger developments and rehab/renovation of existing structures. This can provide an important opportunity for small businesses to contribute to meeting local demand for goods and services as part of a complete neighborhood. With the Hill District’s proximity to Oakland and transportation access, commercial corridors could potentially have some other types of commercial development in the future that are not feasible today as adjacent growth continues. The feasibility of including community identified businesses in future developments may require gap financing or loss-leader status within larger developments to come to fruition. Because of the importance of commercial development as both an economic opportunity and an urban design tool, commercial development should be focused on key nodes identified within each corridor.  
Vacant Parcels and Corridor Activation 
Each corridor includes substantial amounts of vacant parcels, often owned by public entities. Parcel assembly will likely be the most feasible path to new development along commercial corridors in the Hill District. For additional vacant or underutilized sites, a number of activation strategies can be pursued to strengthen the overall character and functioning of the corridors. 
The primary outcomes from investment in the neighborhood’s commercial corridors should include:
Wealth building and sense of place. Residential and commercial development should look for ways to build wealth and reinforce the unique identity for the Hill District community through small and culturally relevant business support as well as coordinated events and programs. 
Mobility improvements. Expanded pedestrian and cycling facilities, new transit connections, and active frontages along the corridor can connect Hill residents to regional jobs and opportunities, build demand for local businesses along Herron Avenue, and provide safe, equitable transportation choices. 
New housing opportunities. The housing needs for the Hill District are diverse, both in physical form and financial considerations. Traditional housing types in the Hill District, like duplexes and row houses, should be encouraged along with new housing types like sixplexes and triplexes that can provide more housing and wealth-building opportunities. 
Recommendations
Goal: A commercially viable and attractive experience should be created along Herron the community’s commercial corridors to benefit the Hill District and serve as connectors to neighboring communities.
a. Policy – Facilitate the streamlining of city funds and resources to reduce predevelopment cost burdens. Since Herron Avenue has a large undermining overlay, environmental remediation costs can be very high. The City should facilitate funds that support predevelopment costs. 
Strategy: Targeted grant opportunities. Utilize federal and local funding to support developers with predevelopment costs for potential development along Herron Avenue. The City has previously used the Pittsburgh Infrastructure Grant for Center Avenue to provide funding sources to developers. 
Strategy: Technical support for local developers. Provide adequate staff time and other city resources to streamline permitting and other regulatory processes on Herron Avenue. Formalize connections between local partners and developers for navigating the development process. 
Strategy: Tailored community training for grant applications. Promote training opportunities for applying for all federal, state, regional and local grants that are relevant to environmental mitigation costs of sites. A grant application that presents the overall strategy for all land parcels will have a greater potential of winning competitive non-local grants. This would require a massing plus costs study of all projects proposed on Herron Avenue and the anticipated remediation costs for those sites.  
a. Policy – Tailored disposition process for vacant land. Prioritize revitalization of vacant land along Herron Avenue using a strategic and organized disposition process.
Strategy: Embedded community goals in land disposition RFQs. If URA considers soliciting developers for land disposition on Herron Avenue, those developers must be provided with details on available partnerships with community groups or methods to utilize existing community assets to strengthen the community ties of proposed projects to the existing community. For example, within the RFQ requirements, to enhance MBE participation rate of 30% and WBE rate of 15% consideration must be given to Hill District businesses in fulfilling these requirements.
Strategy: Vacant land prioritization. In partnership with the Hill District land bank and community groups, a development prioritization plan should be created for parcels on Herron Avenue.
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