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Troiani Group | Boulevard and Market | Planning Commission Submission

SUPPLEMENTAL EXHIBITS

Summary of Reference Exhibits included in submission package

Exhibit Exhibit Exhibit Exhibit Exhibit
Market Street Corridor Proposal for Transportation Structural Viability Inspections  Historic Property Structural facade retention
Office & Retail Analysis Engineering Services 100-102 Market Street Assessment study

] _ 104 Market Street _ _ ) _
8&/:#@&%%%{3&2/% é Trans Associates 106-108 Market Street Heritage Consulting Group Rothschild Doyno Collaborative

209 First Avenue

AE&C Engineering Consultants

Exhibit Exhibit Exhibit Exhibit Exhibit
Community Interaction Design Analysis: Market Pittsburgh Overview - Appeal of Emergency Interim Site Plan, Sidewalk
Timeline Street & First Avenue COVIS-19 Impact on Office Application for 209 First Obstruction Plan, and Construction
, , Avenue Management Plan
Rothschild Doyno Collaborative PHLF and IKM JLL
Dentons Cohen & Grigsby P.C. Rothschild Doyno Collaborative
Exhibit Exhibit Exhibit Exhibit
MEP, Structural, Facades Proposal for Civil Engineering  Proposal Statement
Services Proposal Services and Contract of Compliance
BurroHappold Engineering PVE Future of Cities Rothschild Doyno Collaborative

06-23-20 © Rothschild Doyno Collaborative
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COMMUNITY PROCESS

Following approval of initial building demolition of 212/214 building, Troiani Group openly
communicated and met with adjacent property owners and community organizations. The Design
Sketchbook articulated context, conditions, and intent.

OCTOBER 2018 \ NOVEMBER 2018 || DECEMBER 2018 || JANUARY 2019 >
| |

Reviewed with DCP requested intent 1999 Pittsburgh Preservation Statement of
Property Owners of be reviewed with Downtown Plan Pittsburgh Compliance
217 First Street and Preservation Pittsburgh. provided and meeting offer not provided.
216 Boulevard of the Allies December 18, 2018 Statement of responded to. January 14, 2019
October 26, 2018 related to Compliance January 11, 2019
inital application for demolition requested by DCP.

January 8, 2019

Based upon suggested outreach from TG initiated meetings with community organizations after approval of initial demolition.

Downtown Community Pittsburgh Pittsburgh History &
Development Corporation Downtown Partnership Landmarks Foundation
November 12, 2018 November 14, 2018 November 16, 2018

06-23-20 © Rothschild Doyno Collaborative
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COMMUNITY PROCESS

Troiani Group sought to advance demolition, community development intent, and goals.

Summer of 2019
| JUNE 2019 \ JULY 2019 \ AUGUST 2019 \ SEPTEMBER 2019 >
Point Park University Planning
June 18, 2019 Commission
Briefing -
Demolition
July 30, 2019

Based upon suggested outreach from DCP, outreach with community organizations and interested parties were held

Pittsburgh History & Pittsburgh Downtown Community Riverlife Design Review Preservation Pittsburgh

Landmarks Foundation / Y.P.A. Downtown Partnership Development Corporation Committee

July 9, 2019 July 17, 2019

Meet on-site and walked through  Reviewed Sketchbook at Multiple email interactions Design Review Committee Did not participate in dialogue

existing structures Executive Committee Meeting expressing support based on declined to review demo after initial communication.
earlier dialogue at 214/214 application, but plans to

review proposed future design

06-23-20 © Rothschild Doyno Collaborative
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CONTINUED ENGAGEMENT

Based on planning commission request, Troiani Group continued to seek feedback and design
progress was advanced.

FALL 2019 / WINTER 2020 > SPRING 2020 > JUNE 2020 >
11.15.19 01.17.20 03-18-20 03.20.20 05.01.20 06.16.20 06.30.20
PHLF / IKM IKM PDP Annual Supplemental Pre-App Board of Planning
Meeting Meeting Meeting Submissions Meeting Appeals for Commission
follow (cancelled) to Dept. of Planned 209 First Ave.- Hearing
up to City Planning Development Emergency
11.15.19 Submission Demolition
10.23.19 meeting “
Veetng 01.03.20 Proposed 06.16.20
W! fayor PHLF / Y.P.A. | meeting to Planning
Clty 0 Meeting invite PHLF Historical Report Commission
Pittsburgh with NDA e — Briefing
Agreement
(Not Accepted) 06.16.20
11.04.19 01.24.20 Structural Report/masonry Plannir_‘g )
D.C.D.C. Y.PA. g"lmmfs"frz
Meeting Meeting clayed - ‘o

06-23-20 © Rothschild Doyno Collaborative

Lot Consolidation

consolidation
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CUSHMAN AND WAKEFIELD REPORT

October 2019

I o Ty = T =T S

Market Street
Corridor Office &
Retail Analysis

OCTOBER 18, 2019

COMPETITIVE SFT

|| Gross Rent PSF: $16.00
% Leased: 73%

FRAGE

Capitalized Value

Less: Costs to Achieve Full Occupancy

Value to a Investor/Developer

Wood Street D

Square Feet

Effective Market Rent
(NNN) Cash Flow

27,596 $7.75 $213,869
10.00% (30.78) ($21.387)
$6.98 $192,482
8.85%
$2,173,915
$78.78
Improvement Improvements
Type Per Square Foot Total
Tenant Work $50.00 $1,379,800
Other Capex $110.00 $3,035,560
$160.00 $4,415,360
PSE TOTAL
6.00% $8.28 $228,441
$0.20 $0.40 $11,038
$2.83 $5.66 $156,193
$0.15 $0.30 $8,279
12.44% $19.60 $540,761
$0.00 $0
$34.23 $944,713

$194.23  $5,360,073

$78.78 $2,173,915
($194.23)  ($5,360,073)
($115.46) _ ($3,186,158)

"The general market dynamics in their current state do not support a successful

06-23-20 © Rothschild Doyno Collaborative

retail venture with the existing building"
"The instance where retail could serve the greater good would be under the
creation of a critical mass element”




Troiani Group | Boulevard and Market | Planning Commission Submission

MARKET ANALYSIS

Pittsburgh development scene has shifted focus from the Golden Triangle to the downtown fringe

4]

&
Strip District
North Side W>/g‘ o

2,

Z ‘m
O Middle Hill

/S//O ’?/1/5
West End
A RIVER

F

to Carnegie

South Side Flats
Beechview

? to Brookside

06-23-20 © Rothschild Doyno Collaborative

Esplanade

Lot 4

Red Lot 6

26th / 27th & Penn
9th & Penn

ﬂ Lower Hill

Jones Saw Lot

ﬂ Scalo Bros. Site
n Glasshouse Phase Il
Pittsburgh Highline

Hazelwood Green

District 15 Beta
Penn Avenue Fish
1600 Smallman
Brickworks
Terminal Building

Laurel Communities

Boulevard & Market
E First & Wood

2020 Smallman

E Penn Smallman

E Broadway & East Main
Masonic Hall

Brookside
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COMPARING FEEDBACK & MARKETS

PHLF/IKM study & JLL identifying significant differences and traits

OPTIONS FOR DEVELOPMENT Pitts b U rg h overview ((g)) JLL

DESIGN STRATEGIES

Trophy & A skyline

= EQT & UPMC add sublease availabilities

= DollarBank rumored to be considering 20 Stanwix

= Will One PPG have availability at end of Kraft-Heinz expiration (3/2023)?
= Trophy Class Direct Vacancy: 8.5% | Class A Direct Vacancy: 23.0%

= Trophy Class Total Vacancy: 12.1% | Class A Total Vacancy: 26.5%

TrophyClassA — | ClassA

Class B

1

two most recent transformative large-scale mixed-use downtown development

Troiani group received PHLF/IKM report in November of 2019 exhibit () - "Option for «  Owner goal of an activating catalytic development is reflected on Market St mixed use
Development 3" suggested restoration with retail, apartments, and existing parking lot ] ] ] ) ) )
contradicting October 2019 Cushman&Wakefield/Grant St Associates, Inc report Trophy Class development featuring office, residential, retail, parking, and urban open

space
18,000 to 29,000 sf per office floor

TROPHYCLASS A: 2 developments have "boutique" qualities with 130,000 to 320,000 sf
OLDER AND SMALLER CLASS A&B: Need stronger market and a reason to be renovated

Option 2 suggested retail and apartment tower of 60'x160' = 9,600 gsf/floor tower on
Boulevard of the Allies and a robotic parking structure on First Ave: compare with JLL
market summary

@ Option 2 suggested variations of forms filling in whole site around retained buildings or

facades with no urban open space contradicting criteria C ] ] ) ] ] ]
upward as office or continue being changed to mixed and residential use

All proposals fall short of GTC district allowable area and volume nor seek any bonus * In Golden Triangle Class A is only reason to build
square footage or urban open space » Class B - all older buildings with smaller floor plates, some converting over into residential

06-23-20 © Rothschild Doyno Collaborative
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COMPARING FEEDBACK & MARKETS

JLL market report from fall of 1999 identifying character of recent development in the area

SITE DEVELOPMENT STANDARDS
910.01.H.2 (d)(3)Tall Building Height Reduction, and (4) Design Flexibility

(d) Height

(3) Tall Building Bulk Reduction
"The floor area of all floors at or above three hundred (300)
feet in height shall be reduced in accordance with the
following formula:
Total floor area at or above 300 feet = (base floor area)
(number of floors) x (reduction factor from table below)."” "

Incline Plane |
300" high at Bivd of Allies

(4)

Design Flexibility
“In order to provide design flexibility for structures that
utilize the entire height allowed by the inclined plane, any
structure or structures in a unit group development may
penetrate a portion of the inclined plane only if an equal
amount of building bulk is reduced below the inclined
plane and only if the maximum height of the structure or
structures occurs at that portion of the site covered by the
highest portion of the inclined plane." * Buildable Envelope | 7,106,477 GF -

Tower | 4,792,995 CF

Property Line

Retail | 847,485 CF

Incline plane
=== Properyline
Il suiding massing

Buildable envelope

Mass Above Incline Plane |
1,213,280 CF | 385' high

Incline Plane |
254" high at First Ave

Offices | 1,178,704 CF

Garage | 334,358 CF

Bulk Test

Total Buiding Massing | 7,153,542 CF

Mass Above | 1,213,280 CF

Void Below | 1,166,215 CF

Difference | 47,065 CF

06-23-20 © Rothschild Doyno Collaborative

ALLOWABLE DEVELOPMENT

Development within zoning rights essential for impacting the market

Residential:
194,495 GSF

|—) Optimize appeal with high-floor living

Bonus Floor Area Residential

|—) Goal of 20,000 sf min fldor to plate

Retail Bonus:
10,000 GSF

Urban Open Space Bonus:
7,780 GSF

ALLOWABLE AREA WITH
BONUSES = 406,770 GSF

/“% Plinth at scale to-accom@date

Parking

contextual design considerations(c)

Note

Per Zoning Code, parking does
not contribute to FAR, nor is it
required within the GT-C, but it is
part of the overall program mix.

Retail
Ground Level

Parking:
Up 140,200 GSF

Total GSF = 546,970 GSF
Total GSF = 546,970 GSF

Reviewed zoning extensively to identify highest impact essential to bridging
the Boulevard of the Allies and overcoming inactive market conditions
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ASSESMENT OF STRUCTURAL CONDITIONS

Structural Report Conclusion

I A NILACS N\ Engincering
Consultants

STRUCTURAL VIABILITY INSPECTION

BUILDINGS @

100-102 MARKET STREET
Pittsburgh, PA

ared for:

evard and Market, LLC

Prepared by:

AE&C Engineering
Consultants
161 Orr Avenue
Apollo. PA 15613
724-980-8187
aec0008@comcast.net

NOVEMBER 8, 2019

LITY INSPECTION NSPECTION |[SPECTION
NGS @
KET STREET ET ET
Eh, PA
Prepared by: epared by: epared by:
AE&C Engineering E&C Engineering  E&C Engineering
C C C I
161 Orr Avenue 61 Orr Avenue 1 Orr Avenue
Apollo. PA 15613 pollo. PA 15613 ollo. PA 15613
724-980-8187 P4-980-8187 4-980-8187
@) net c0008@, net |c0008@ nej
IR 8,2019

06-23-20 © Rothschild Doyno Collaborative

CONCLUSION

The present conditions of the front portion of the left brick bearing wall, as

observed and photographed. lead to the conclusion that the front portion of the left

STRUCTURAL VIABILITY INSPECTION — 209 First Avenue
Revision 1)
fune 5, 2020

1*' floor brick bearing wall of the building is very unsafe structurally and is in

danger of, a possibly imminent, collapse. The collapse of this section of the left brick

bearing wall would more likely, than not, cause the drastic and complete collapse of
the entire structure.

10
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FEDERAL HISTORIC DISTRICT

What it means to be in a Federal Historic District

Historic Significance of Market Street Assembly

HERITAGE

In 2013 the building was accepted as a contributing
resource to the Firstside National Register Historic
District Boundary Increase. Buildings were not listed in
the original 1988 district

Listing as a resource which contributes to a historic
district is not the same level of significance required for
individual listing the National Register

The buildings are not designated local landmarks nor a
contributing buildings to a Local Historic District.

» These buildings are of marginal significance when viewed in context with the
National Register Historic District. Research has established that the tenants of
the subject building were not of particular significance during the historic district’s
period of significance from 1845-1938.

* Addirect connection between the businesses which operated at the subject
buildings and the commercial activity of the Monongahela Wharf cannot be

Example History of 106-108 Market Street

»  ¢.1910

The building was constructed
according to the Firstside
Historic District Inventory

District Period of Significance:

» 1927 Sanborn Map for the

property lists a Plumbing
Supplies Store

*  1931-1940 City Directories list

that a plumbers supply store
continued to occupy the space

¢ Businesses that occupied the

building between ¢.1910 and
1927 have not been identified

Downtown Pittsburgh Historic Districts

Firstside Historic District (Boundary Ly : Y
Increase and Additional Documentation) ﬁ . e R
Allegheny County, PA ol E SRy

S > - 5
Pittsburgh Renaissance HD
Firstside HD and BI
Fourth Avenue HD and BI

Pittsburgh Central Downtown
HD and BI
5 Penn-Liberty HD and Bl

established.

» There are no architects or developers of historical significance attributed to the
subject buildings.

* Limited information was readily available on any of the tenants that occupied the
buildings during the district’s period of significance from 1845-1938, attesting to
their relative insignificance.

06-23-20 © Rothschild Doyno Collaborative

» 1946

+ 1951

+  1956-1960

* 1965

+ 1975

+  1980s-2000s

No further information has been found on Bruce Co. Plumbers Supplies
History Outside of the District Period of Significance

Opening of an electric equipment supply

The building was vacant

Building used as a construction warehouse
Building used by an electric corporation
Building was vacant

Building was occupied by commercial tenants

11
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ALTERATIONS TO MARKET ASSEMBLY

Historic Timeline

“Addtional Documentation

Alegheny County, PA
Site Map with Photograph Key

¢ Early 20th century The original fagade of
the building was altered at an unknown
date. Windows and doors have been replaced
and 3rd bay was subsequently demolished

The interior finishes and furnishings were
altered in multiple campaigns as ownership
and occupancy constantly changed. Thus,
little historic fabric remains

While others with remarkable material history transferable uses
and ornate fagades were renovated

06-23-20 © Rothschild Doyno Collaborative

The 2013 district expansion included adjacent blocks with
buildings of significant scale and significant original material
detail

The assemblage of buildings at Market and First do not share
these characteristics;

They are NOT of significant scale nor do they feature significant
original material detail. When purchased, each building had not
been maintained, renovated to current standards, continuously
occupied, nor restored. The current owner stabilized the Market
Street buildings. 209 First, the most recent purchase in 2015,
has been empty for > 50 years

The buildings do not reflect any remarkable material history or
ornate fagades

Over the years many of these buildings had been maintained,
renovated, continuously occupied, or previously restored

—— 20 Google

Across Market Street a three story brick building was adapted
into 3 for-sale, exclusive condominiums with an expressive
rooftop addition and six garage curb cut along the sidewalk on
Market and First.

The continuity of these structures allows for us to have
confidence the removal of the structures would not threaten
the historic district status while the proposed development
investment and activity would foster continued activation and
investment in both the original and extended district.

12
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LESSONS LEARNED

Based on our experience at the Northside's Garden Block

example

3

7PHLF bracing

PR

Structural configuration, if structurally feasible,
would in reality be a much bigger imposition on
First Avenue for the duration of construction,
possibly 2+ years.

All too familiar

PHLF bracing example comparable to efforts
tried and abandoned at the Garden Block;
04/2014 to 04/2016

06-23-20 © Rothschild Doyno Collaborative

Do not pursue, we need less depth

as Boulevard and Market is tighter
to the structure \

Z;_@A @ E Y@ @R § E& [{ STRUQTURAL OPTIONS TO PRESERVING THE HISTORIC FACADES

o e ‘ fade 1
@mgz,,g @*z‘mn g

INITIAL APPROACH: ——— =1 5
Four floors were reworked 3| | A
into five behind FACADES E :
in order to maximize unit

o—— OPTION ONE:

el Structural bracing from
the outside requires DEEP i X i
FOUNDATIONS, which are G — i

: S I further complicated by recent | ‘ T T @ BRSTING CoNDITIoNS
3 L U utility work at sidewalk | )
s e - g A I LI
Most important due to =
‘ “bu 2 bEmMmo Fre AFren BRACINL [mSrasves

interior needs, but per "+
PHLF precedent; will

encroach in street more

OPTION TWO:

Creating a new structural
frame behind the facade
requires EXTENSIVE LABOR,
and inhibits new construction
within.

Hora. BhAcINE ASSEMTUES
79 Arrow) REwmevAL o
EX157. Freoms (EXTE~D

—
|

OPTION THREE: ———————————
Preferred approach
STABILIZES existing lateral
floor systems, allowing them
to be reused in place. This

also maintains the front 30 T [N\ Temp BRpche S ail N
of the historic building : J §f<“‘" pace ' ” ==

FACADE _ERAcive

_SecTioN)

existing'structure
stabilized

new, independent
system beyond

Do not pursue for same —
reasons as above

Not an option at Boulevard and Market due to interior
site constraints, must go back to Option One

13
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LESSONS LEARNED

Based on our experience at the Northside's Garden Block

Feasibility and depth of the bracing towers,
impacted by utilities, construction time, fire
department accessibility and foundations.

BRACE YOURSELF

Bracing towers are need every 10'
o/c. For Boulevard and Market is at
the demising walls and 1/2 way in-

1 mats
Bl

+/- 10 ft of costly structural retrofit

. Structuralbracing jael=enbl and handwork is needed between the
,,,,,,,,,,,,,, e the outsid. — =Ll .
: ; = e e BlE foundation and the facades
| TEmP. BRA¢InG Towers | KEEP RooF T ) SRl e
' @ ro oe. T T FOUNDATIONS, which =
) | }4;""“”“"‘ can be complicated b :
’fE “”;"‘ Fhicre o oo sidewalk utilities New g Existing
i ‘ walls walls and
’;:TAZ—:MTEEJ’LL oo, N L ' floor
ExisT tocre CEVEL f“‘ N
‘w“*’ 2= pEme Fre AFren BRACINL pusravies R T ~— . I ——
f}\ | "T' - Hera. BhAcINE ASSEMITUES ]._! c"“
| | | -
oy | e — -
[ 2. , — New a’ L
| e e e mu IH y foundations . .
e 5 | Existing
SivewaiK i P % < basement
et NE L /g/ on i walls
sracer B
N . X—;‘.:"- RS s New
'ZEPA»/::;_;:‘E;—"ﬁ == 2 S e - bearing Existing
o S Rigid frame at lower Shoring below ess _ bearing
vpunes T floor to allow for traffic? " to tall building faun
FACADE BRacCING OFTI0~ / pe?rer.\g']'_r—narkethe
pre Fow, o1e7/% sustainable systems
TSE 3 4257
. SecrioN)
Piles have to be back S B e
from facade, utilities

Lateral loading and relative stiffness
of existing and new structures.

new, independent
system beyond

and other unknowns

High risk hand work due to structural
instability- IF EVEN POSSIBLE.

06-23-20 © Rothschild Doyno Collaborative
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BRACING BEFORE BUILDING

Understanding the efforts needed to keeping the brick facades along Market street and First avenue

“The proposed bracing is significant
and would increase cost while not
increasing the potential for an income
producing activity ....it makes the
project less financially feasible than it
would be otherwise”

“the shoring will need to be set back
from the facades reducing the size

of the garage below. This would
effect parking count (likely) which
also makes the project less financially
feasible....working around the bracing
and existing facades will effect
construction productivity”

John Robinson
Executive Director, Development
PJ Dick - Trumbull - Lindy Paving

Scale 1" = 20'-0"
o 5 10

06-23-20 © Rothschild Doyno Collaborative

20

Bracing system along Market street

( Load bearing brick has limited capability to
withstand renovations and life cycle of new building)

N

( Potential failure likely)

LO ft
Fully accessible 72 A}
new building levels | | I
Limited use for ' H

old floors

H

For a three story
masonry facade,
the bracing towers
will shut down the
sidewalk

——— =)

)

Li

=1 _—1

Edge of sidewalk —\‘ Al ﬂ
Market f I

Street |

7237
A
Deep foundations /%
inside the Market
street sidewalk ////
Deep shoring

40

For the six story
masonry facade, the
bracing towers would
shut down a portion of
First Avenue

Edge of sidewalk

—— Line of bearing

First
Avenue

projection

Deep foundations ,
inside the First avenue

10 ft

T—»F

==

HH

Bracing system along First avenue

sidewalk and street
;
)

,—— Lower parking
levels

Deep shoring

A"
N\

Line of bearing
projection

)
)

— Lower parking

levels

15
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BRACING BEFORE BUILDING

Understanding the efforts needed to keep the brick facades along Market street and First avenue

Rethinking Scope Bracing system plan
Y

Start by narrowing scope to 209 °
. @
First and 100 - 104 Market. °
[ J
@ @ o ®
209 First Ave
1-H-46 @
Acquired 2015 / ;
/ al
|
= S/ +/- 10 ft offset of
Acquired 94 4 bUIIdIng grld could
| Demolished 2019 " : \ accommodate on
= LA MT!
< == ] = @ T .
23 o = Bracing system based
(“Z - E 2 | on PHLF example
7 Al
2 : = | MAP LEGEND
Numerous parcels iffi
Qﬁ)\ Acguiredu1990-1995 | More difficult on 111l Restricted Bracing areas
%\ | First Avenue oo Alternate Route for
‘S@( ' pedestrians around bracing
?‘(\p 1:8al0 | - Driving lane closure
< Acquired 2004
o
AN 106 & 108 Market St 100 &102 Market St
N\ 1-G-106 1-G-109
Acquired 1991 Acquired 2004 » — . |— . —
Aerial View of Boulevard & Market Acquired 1991 . ® o 9
[}
[ J

Narrow scopes to facades
and bearing walls and returns
for +/- 10 ft in from face

) /...

( H

The facade to 104 Market ———|
Street has been previously
renovated/reconstructed Scale 1" = 30'-0"

0 15' 30

100 (center) and 104 Market (left), with 209 First in background
Source: “Design Analysis: Market Street & First Avenue,” Pittsburgh History and Landmarks Foundation, 11/15/2019

06-23-20 © Rothschild Doyno Collaborative 16
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EVEN IF IT WERE FEASIBLE...

the outcome would take away from the projects quality and performance

8 F ] ¥ \ \
R I (il 209 First Avenue
Al ‘ | + 3 frames
i | ] ! 4 by * 6 piles
.’l \\ e \ | fv I "
{ . B ' HilL <4l &L Wy .
% Ei 100- 104 Market facades 100 market (South facade)|
il .i + 7 frames + 5 frames 3 y
1 | <14 piles + 10 piles
L C| I TH
‘k = jl !I,; . : ’
Single lane i il |y '
closed during | 1 / s
construction ’J} ' ‘
~ along Market { [ J ; 8 ] ! ulle i
- I i i i r ] - i y
g 8 deep piles i -
| avoiding utilities il

~ in Market Street ey € N
and the sidewalk

_

-

06-23-20 © Rothschild Doyno Collaborative

o L B P

Possible double =

lane closure
on First during
construction

Roofs of existing buildings
remain unoccupied due to

| disjointed levels

Restored facades' lack of transparency
== and activity is counteractive to

Poses significant conflict
with loading needs

17
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FACADE SUPPORT STRUCTURAL CONCLUSIONS

Providing Structural Engineering Designs for:
A& E Archit « Engir C
Engineering : :
Ci

onsultants

June 21, 2020

RE:  Boulevard & Market Demolition AE&C Project No. 21848

Facade Support for reuse: 100/102 Market Street, 104 Market Street & 209 First
Avenue

209 First Avenue

It is structurally unfeasible to reuse the 6-story non-bearing brick facade of the front wall
of 209 First Avenue. The building has been vacant and unmaintained against water
damages for 50 years. This condition has likely deteriorated the brick and mortar on the
interior of the fagade bands/columns and created hidden; but potentially dangerous and
unstable conditions throughout the fagade. Additionally, a structural viability report
prepared for 209 First Avenue has warned that the building is unsafe. The building could
totally and unpredictably collapse due to any disturbance of the structural elements of the
building. Attaching the fagade elements to temporary steel bracing frames would
necessarily create significant risks of disturbances to the building structure. Due to the
conditions described above, the risks to public safety, and the risks to the other existing
buildings on-site (along Market Street) from an unpredictable collapse of the building at
209 First Avenue; it is strongly recommended that an emergency demolition plan for the
building be issued immediately.

100/102 Market Street

The structural feasibility of reusing the non-bearing brick facades of the front walls of
100/102 Market Street is dependent upon verifying the structural strength of the existing
brick and verifying the mortar strength in brick work of the walls.

161 Orr Avenue, Apollo, PA 15613 aec0008@comcast.net (724) 980-8187

06-23-20 © Rothschild Doyno Collaborative

June 22, 2020

However, even if the fagades are found to be structurally feasible for reuse, it is
unfeasible to reuse the existing brick fagades due to the fact that the remaining useful life
of the existing brick and existing mortar in the facades is much less than the expected
useful life of the new construction.

Extensive steel bracing frames w/deep foundations could be erected to support the
existing brick fagade horizontally and allow traffic to use Market Street during
construction of the project. The deep vertical foundations for the bracing frame will
likely have to be installed on a grid of concrete grade beams to step around the
underground utilities in Market Street. Utility lines may have to be relocated to permit
the installation of the grade beams and deep foundations for the steel bracing frames.
Thus, providing temporary steel bracing frames and their foundations to support the
existing facade will likely become financially unfeasible.

104 Market Street

The structural feasibility of reusing the non-bearing brick facade of the front wall of 104
Market Street is dependent upon verifying the structural strength of the existing brick and
verifying the mortar strength in brick work of the wall.

However, even if the fagade is found to be structurally feasible for reuse, it is unfeasible
to reuse the existing brick fagade due to the fact that the remaining useful life of the
existing brick and existing mortar in the facade is much less than the expected useful life
of the new construction.

Extensive steel bracing frames w/deep foundations could be erected to support the
existing brick fagade horizontally and allow traffic to use Market Street during
construction of the project. The deep vertical foundations for the bracing frame will
likely have to be installed on a grid of concrete grade beams to step around the
underground utilities in Market Street. Ultility lines may have to be relocated to permit
the installation of the grade beams and deep foundations for the steel bracing frames.
Thus, providing temporary steel bracing frames and their foundations to support the
existing facade will likely become financially unfeasible.

106/108 Market Street

Horizontal support and reuse of the existing front facades (3-story wood and glass
window walls) of 106/108 Market Street is not structurally feasible due to the extremely
fragile nature of the window walls and the short remaining useful life of the materials in
the facades.
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MARKET STREET ELEVATION

Restored or Rebuilt Facade
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I Low Floor to Floor (Limited Reuse Flexibility)
—I I ‘ Basement Parking
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MARKET STREET ELEVATION

New Proposed Facade
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MARKET STREET ELEVATION

PROPOSED MARKET STREET ELEVATION

Reuse of 10’ of Existing Facade Depth New Facade Reuse of Materials
» Limited Floor to Floor Conditions » Optimal Floor to Floor Retail

« Limited Retail Flexibility » Optimal Flexibility

» Limited Character to retain » Optimal Transparency

« Optimal Transition in Scale
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FIRST AVENUE ELEVATION

RESTORED FIRST AVE ELEVATION Without 209 First Ave

-

RESTORED FIRST AVE ELEVATION With 209 First Ave + 10

Minimal Street Activation - Added Top Floor
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PROPOSED FIRST AVE ELEVATION
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SITE DEVELOPMENT STANDARDS

910.01.H.2 Summary of site development standards - items (a) through (c)

A; Residential
194,495 GSF X
e | N\ ~'
= )\ ;
. \
Fi:"“ .b;_roooocooocooooo XXX 12unitsperﬂoor .
z’;r = Office
B / 194,495 GSF i
i;_'l_ - / 0.......................
itl /
4 @
=" {* e -+ Parking
Qﬁ::{ Mﬂ\ | .fi...gzbga;‘s?:pen space EXEEXEXXXEER NN R,
- ot |
“®e e Retail /| Restaurant
Residential <«  Maximizing air quality through natural FAR < Driving economic prosperity through equitable Urban Open
ventilation creating healthy ecological development Space
systems »  Allowing for enhancement of local transportation
*  Reducing climate impacts by improving options to improve public access to the area
building performance *  Driving market leadership through creative solutions

*  Reducing energy consumption through high
performance mechanical systems

Code | 110 sf per unit / 24,968.40 lot area
Permitted | 227 units

06-23-20 © Rothschild Doyno Collaborative

to complex urban environments

Code | 10:1
Allowed | 388,990.28 (FAR 10:1 per Gross Lot Area)
Proposed Bonus Floor Area | 17,780 gsf

* Reactivating abandoned and distressed lots
returning them to productive use revitilizing the
neighborhood

» Activating public realm through inviting indoor
and outdoor public spaces

*  Accentuating local identity through use of
exterior materials and relationship with context

Code | 10% of lot area
Required | 2,497 sf (10% of 24,968.40 sf)
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PREVIEW OF STAFF REVIEW SUBMISSION

URBAN OPEN SPACE REQUIREMENTS

910.01.C.3(a) Components

T " S
R S i el 1 S s =N

earhpe oAt

The partcta functons and A

kinds of Urban Open Space to
be provded at a development
it shallbo based upon
consicerato of exising el
projeciod pedssirian valumes and THREE RIVERS
Grculaton paterns: o ocation, S
izo and charactor of xising

Urvan Open Space i the viciity i =
ofthe dovelopment sie; existing dorm iR buB AW oo coue comoctng e
and proposed and use patoms,

relation o publ ransportation
and cbjecives contaied

1o adopted plan and polcy
docamonts peraiing o tho GT
Disit

THREE RIVERS

HERIT

‘The proposed development
‘enhances the connection from
river to river and from front to
back to Point Park.

N i e

GROSS LOT AREA
910.01.C.4 (a) (1) Meaning of "Gross Lot Area" for calculation of Floor Area Bonus of Urban Open Space

“Toal required Urban Open Space = 2
lot area x 20% x (total fioor area/base floor
roa)."!

Boulevard of the Allies 80'

1698 x .20 x 1.575 £ 40 feet
779.87 GSF for Urban Open Space Bonus

Definitions
Lot Area = 24,698 GSF

"The total area of a ot lying within the (ot ines,
ot inclucing any portion of a street or way." "

Gross Lot Area = 33,899 GSF
"The lot area plus one-half of the total of the area
of each street or way but in no case including any

area more than 60 feet from the lot."*

Base Floor Area = 246,980 GSF (FAR 10:1)
(FAR based on lot area)

Total Floor Area = 388,990 GSF (FAR 10:1)
(FAR based on gross lot area)

AP LeceND
) Loes

Gross LotAren

20 Urban Open Space 20 foot First Ave 40
=

Bonus Ground e

£ Fioor Retal

Defining Gross Lot Area
"The lot area plus one-hf of the
totalof the area of each street or
way butin no case inclucing any.
area moro than 60 feet from
thelot"?

Gross Lot Area
38,899.03 SF

T ™

URBAN OPEN SPACE REQUIREMENTS

910.01.C.3 (b)(4) Development Standards

Wspace mturaly it rocoring

R SR ,
k. 3
Lo

W Accopsmale 5

L P

o] ! AN,
Ul it

I e . =

© Ground Ficor Plan

*910.01.C.3 (b) continued Development Standrds
(4) - Addtional Urban Open Space utilzing the
floor area bonus may be provided as intorior urbar

‘open space and shall comply with the foltowi
standards:"!

/ (@)(1) Entrances illumination
/() High level of natural illumination
/() Lobby as a through-block passage
/) Accessible

(V) Open to public
/(VI)  Observation deck on roof with panoramic
jew as bonus Urban Open Space

0
comecting
o acjacont s

(4)(vi) an observation deck or viewing area

(Vi) Gallery oo ashingion located on the top or roof of a building and
— designed to provide a panoramic view may
/ (VIll) Relate to adjacent sites — o e to full requirements.+*

THE GT-C SUBDISTRICT
910.01.H.1 Purpose of GT-C Subdistrict

"The purpose of the GT-C Subdistrict area as.
follows:"

“A. To provide a zoning classification suitable
for application along the upriver sides of the.
Golden Triangle Area, where the rivers on the
one (1) side of this District and the core of the
central business area on the ofher side create
a fitting envirorment for downtown residential
development.”

“B. To encourage residential development
of relatively high-density, high-rse dwelling
structures among which properly integrated
commercial facillies designed primariy to
service such residential development may be
intermingled.”

“C. To encourage development that will
‘enhance the natural site advantages and at the
‘same time preserve and complement visual
‘advantages from other Golden Triangle and
adjacent locations.”

View fom Boulevardof the Ales

Bonus and Required
H-‘ Urban Open Space
L — e

P
PR TR R

17
| 1

Mechanical

Residential

Residential Amenities
Mechanical

's Amenities ‘

Bonus Urban Open |
Space Roofscape

Retai

Ground Floor Retajl

06-23-20 © Rothschild Doyno Collaborative

INCLINE PLANE AND HEIGHT
910.01.H.2 (d) (1) Height

"D10.01.H2(6(1) Height Monongabela Rivr Side
sttuctres orportions ofstructures may ot penetate
nclned plane determined by sraght nes comecing
poins 180-fat on FotPi Boulevar and 385 oet on
This Avenve.-

L

.

one

Markt Square.

22| M@ e | =

Aerial View of of the GT-C inciined plane
height envelope

Section illustrating Design Flexibilty

sy oim ur

baz

Urban Open Space volume
creates an outdoor room

Urban Open Space Roof Deck
ccessed from public sidewalk
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