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Development Activities Meeting Report (Version: 06/24/2020) 

This report created by the Neighborhood Planner and included with staff reports to City Boards and/or Commissions. 

Logistics Stakeholders 

Project Name/Address: Multiunit residence at 46 Pius 
Street (previously 32 and 44 Pius St) 

Groups Represented (e.g., specific organizations, 
residents, employees, etc. where this is evident): 
 

South Side Slopes Neighborhood Association 
South Side area residents and stakeholders 
Pittsburgh History & Landmarks Foundation 
 
Applicant team 
DCP staff 
 
 

Parcel Number(s): 3-S-164 

ZDR Application Number: DCP-ZDR-2021-08896 

Meeting Location: Zoom 

Date: September 6, 2022 

Meeting Start Time: 6:30pm 

Applicant: Eric Reschke and Paul Saydah (Adobe Well 
Realty, Inc.), Eric Booth (Desmone Architects) 

Approx. Number of Attendees: 19 

Boards and/or Commissions Request(s): Applicant is seeking two variances from ZBA: Volume of disturbance in excess 
of 50% of site; and Multifamily use in the Hillside district. The Applicant previously went before ZBA in 2021 for an 
earlier iteration of the project and is going before ZBA again in light of changes in project scope.  

How did the meeting inform the community about the development project? 

Ex: Community engagement to-date, location and history of the site, demolition needs, building footprint and overall 

square footage, uses and activities (particularly on the ground floor), transportation needs and parking proposed, 

building materials, design, and other aesthetic elements of the project, community uses, amenities and programs. 

Construction of multi-family apartment building on ~2.3-acre site along Pius Street in South Side Slopes.  

Developer, Adobe Well Realty, purchased 32 and 44 Pius Street and consolidated to a single property: 46 Pius Street. 

The 2021 plan for the site envisioned the restoration and renovation of a former convent and associated school 

buildings (32 and 44 Pius Street), which were originally built in the late 19th century. In December 2021, ZBA approved 

the proposed development of the property for a multi-unit residential use and a variance for distance between two 

walls (less than 10’), based on the costs associated with the deteriorating buildings.  There was going to be original 

stone wall to remain on Pius Street and also a new short wall to hold up the parking that would put in in front of the 

buildings.  The team presented to the community in 2021 for a DAM.  

 

The accelerating deterioration and condemnation of the 44 Pius Street building (former theater), along with rising 

construction and financing costs have led to the submission of a revised plan for the multi-unit residential use, which 

includes the demolition and replacement of the 44 Pius Street structure in basically the same place. This would blend 

in with the 32 Pius St building, which is the anchor of project.  

 

Applicant stated that the following was unchanged from the 2021 proposal:  

 Retain the basic footprint of 2.3 acre site;  

 The 32 Pius St building, the primary structure on the site that was originally used as a convent and school, 
would be retained as the project “anchor,” with its historic exterior restored and maintained; 

 Site access to/from Pius St, grading, external parking, and overall site layout is unchanged;  
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 The existing retaining walls along Pius Street, and existing walls in and around the project (behind 32 and 44 
Pius) are unchanged;  

 Height of the reconstructed building on the site of the condemned 44 Pius Street structure would be slightly 
less than the structure it would replace; 

 The impact of the proposed multi-unit residential use should continue to be comparable to or less than the 
impact of the previous use of the Subject Property for a school.   

 Onsite parking for the residential units will meet or exceed the parking requirements for the project 
 

Applicant said the following will change: 

 Will demolish the 44 Pius Street structure, which had been used as the school auditorium. The City has 
condemned the building. It is severely deteriorated and structurally compromised. At one time, a neighboring 
property owner sought to secure its demolition. Applicant had looked to retain it but it was not practical with 
the increased costs.  

 The new plan is to have the new building in nearly the same footprint and at slightly lower height than 44 Pius 
and the adjacent building at 66 Pius.  

 Demolition of 44 Pius St structure allows for a more effective renovation and reuse of the primary 32 Pius 
Street building, with a more efficient overall layout of the residential units within the combined structures, and 
additional parking spaces within the rebuilt structure.  

 The revised project would include the addition of about 15 more units than the 2021 plan.  
 

Applicant described the two variances it is seeking from ZBA for volume of disturbance (since demolishing the building, 

removing it is considered a disturbance) and for Multifamily use in the Hillside district, stating that the multi-family use 

variance was previously granted in 2021 by ZBA. The variance for having two walls less than 10’ apart was already 

granted and continues to be intact.   

 

Applicant has done an 18-month effort to try to meet original vision with existing structures but found it was not 

structurally or economically viable to pursue that. Condition deteriorated to point where City condemned it. As 

consequence of inflation pressures, construction costs, and financing challenges, building costs per unit for renovation 

increased 50% from the original August 2021 estimates to the May 2022 estimates. Adding more units with more 

building efficiency makes it economically viable and have parking, and they seek to maintain historic aesthetic of site.  

  

The developer, Adobe Well Realty, Inc has experience in adaptive reuse projects. Architectural & Engineering Team 

includes Eric Booth of Desmone (architect), Tysen Miller of KU Resources (engineering & environmental services), 

Franjo Construction (General Contractor), WBCM (structural engineering), and Allen and Shariff (MEP).  

 

Showed photos of existing condition of building and its deterioration. It gets visitors and try to put up plywood to 

prevent visits. While structure will not fall over, applicant said it doesn’t lend itself to being a viable multi-family 

structure.  

 

Showed outline of proposed scope of project via aerial and Google Earth views. Showed overall Master Site Plan. 

Entrance for parking would come in on east end of site, and exit via west end, in one-way travel route; applicant 

described circulation pattern. Total parking spaces on the outside is 68, which is unchanged from previous version. 

Showed outline of existing 44 Pius St building as compared to proposed building. Exact building footprint still may be 

tweaked a bit. Seek to avoid disturbing hillside, and aim to build within what was already developed. Overall square 

footage is a bit more than previous building but comparable. Current 44 Pius St building is about 6-8 ft further 

extending out than 32 Pius St but as proposed the new structure will be in line with the 32 Pius St structure.  

The project plans to go to Design Review and through Contextual Design Advisory Panel, which may result in some 

changes to design details.  
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Showed future perspective of buildings. The main changes to 32 Pius Street building would involve some repointing, 

awning, other minor improvements. The new building will be consistent brick, tried to break down massing so doesn’t 

read as one solid building all across. The height of new building will match height of 32 Pius building and also similar 

height to adjacent condo building. Do not need variances or special exceptions due to height. Since staying within 

setbacks of previous buildings, they are within regulations for that. No variances for massing or dimensional. Ground 

level of 32 building will have units in it, but 44 Pius Street ground level will have parking through much of it and 

entrance to lobby, and then units on upper floors. The 44 building as of now is all at various levels with ramping, 

elevators issues, but with new 44 building the floors will all line up with floors of 32 building. Previously 44 Pius and 32 

Pius were features, because 32 Pius building has more character, that’s being treated as the primary building with new 

44 Pius building as secondary.  

 

Showed rendering of future perspective from another angle. Showed comparison between what was shown last year in 

2021, then what is shown today, and then gave a “ghost massing” superimposed of existing 44 Pius building compared 

to what is proposed now – what proposing now is actually a bit smaller and less tall.  

 

Showed sample floorplans indicating which are studio, 1-bedroom, 2-bedroom, etc. for 44 Pius and for 32 Pius building.   

Have essentially created construction documents on 32 Pius building and got very close on 44 Pius building, which is 

how they determined it was extremely difficult/infeasible to renovate at this point.  

 

Showed outreach timeline with community, with condominiums next door, meeting with Councilman Kraus and had 

him tour site, met with SSSNA leadership in June 2021, did a brief review at SSSNA summer picnic of 2022, went 

through two pre-apps with City, and now at second RCO meeting with SSSNA. The team has shown strong interest with 

making sure the project will be right kind of project for community.  

 

Intend to own the building and operate for many years, and be neighbors for many years and continue direct 

involvement with community as building progresses.  

 

Applicant stated that they came back around to this group as soon as realized that had challenge to overcome, and 

their intent is to finish project. Other developers have looked at this in the past and not pursued it. Applicant plans to 

work with neighborhood and City to see it through and add to vitality of neighborhood.  

Input and Responses 

 Summary of questions/comments from Attendees Summary of responses from Applicant Team 

44 Pius Street building’s demolition: 

 Dubious about demolition / not saving the 
original building: Why was the building not 
structurally sound; concerned about this late 
change after extensive process with 
neighborhoods and that this has now broken 
trust with community. I was supportive of 
original design. In future, when working on a 
building clearly in distress, should consult with 

 We are sorry we may have diminished trust with 
you and others.  

 The primary driver behind the decision was the cost 
of renovating a building that was not originally 
designed as multi-family dwelling to take on that 
new use and its floor plates created some 
inefficiencies when it came to financial feasibility. 
Construction costs rose immensely between last 
summer and now. Labor shortages, materials 
shortages, and rising interest rates all contributed 
and to have such an increase in the period of time 
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Pittsburgh History and Landmarks Foundation, 
which has experience with buildings in worse 
condition. Concerned that developer says 
they’ll do one thing and then residents are 
stuck with a different result. You’ll be closely 
watched as project proceeds.  

 

was arguably unprecedented. Primary issue was 
economics. The costs drove it from a range that 
could have been financially feasible for the 
applicant to a range that was not.  

 Additionally, the building had deteriorated, and 
additional in-depth testing and investigation 
showed the building condition was worse than they 
had realized when they had looked at it more 
based on what could see with eyes and dimensions. 
For example, would have had to shift to structural 
steel given condition of interior walls. Throughout 
design process, the team explored many 
alternatives, including trying to redesign the top of 
the building probably 4 or 5 times, and looked at 
associated costs. The demolition option was 
essentially the option of last resort.  

 We would be happy to share more information 
about cost structures.  

 It’s a fair response that we’ll be watched.  

Keeping historic building façade or historic elements:  

 Curious if within realm of possibility in pro-
forma to incorporate existing school façade or 
portion of façade? If could keep whole façade 
that would be fabulous, but looking at your site 
plan, it’s a question. 

 Additional comments in chat seeking if can 
retain the façade or portions of original 
structure 

 There is a lintel or carved stone with text in 
German, if you could hold onto that, that 
would be great 

 We thought about keeping façade or portion of 44 
Pius Street in place and that ended up creating 
more logistical headaches than trying to renovate 
it, in some cases. Found that it really wasn’t 
feasible from what could see, and because in front 
of building, have classrooms on either side, but 
entire center is stairwell, so would have to gut 
center, then level out, and levels not lined up with 
rest of building, and would be challenging to create 
something new that is behind it and still have to 
support entire thing.  

 In terms of reclaiming and rescuing elements, like 
brickwork, that is something we’re considering for 
future building to see what we can salvage. Some 
stone work here and there, not sure how many 
bricks we can do. But we’re open to retaining / 
incorporating some of those things in meaningful 
way into façade or as part of interior of new 
building itself. There are a lot of great details on the 
building and the proportions are wonderful. We 
want to retain as much of it as possible.  

 The lintel in German, that was also referenced by 
George Krauss and we will see about making that 
into an artifact on property, if it can be cut or 
preserved in some reasonable manner  

Parking: 

 There are parking challenges in South Side 
Slopes and in this specific area given Pius is a 
small street. Can you make sure visitors park in 
spots you provide instead of them using on-

 Intention is to have one parking space per bedroom 
and one per unit and to have between 95-100+ 
spaces, though they could have pursued an option 
with City to reduce it to as low as 68 or 69 with 
bicycle parking. There will be visitor parking on site 
near the entrance, plus there will be a large 
number of spaces overall. Do not expect all 
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street parking that other area home residents 
rely on who don’t have garages.  

 Additional question about how many dedicated 
visitor parking spaces there will be.  

 Question about parking revenue model and if 
people will be charged extra for parking. Agree 
with parking fee being charged separate from 
rent.   

 Short of the neighborhood implementing an 
RPP zone, there is nothing that prevents people 
from parking on Pius Street. People don’t want 
to shift to City RPP given concern if there might 
be a cap on # permits per household.  

 The diagonal parking spots next to Pius Street 
should be screened from view of Pius Street, 
which also is important for people living across 
street on Pius who don’t want headlights in 
their bedroom windows 

 Concern that by billing separately for parking, 
people might save the separate parking charge 
& first try to park on-street, which would add 
to parking issue on South Side Slopes.  

o Comment of agreement and statement 
that if parking isn't included with rent 
then residents will try to street park 
first which will most likely push this 
area of the slopes to permit parking 

o Further comment of agreement 

 Angel’s Arms has 23 two- and three-bedroom 
residential units and sixty on-site parking spots. 

bedrooms to require a car and do not expect all 
residents to be present at the building at the same 
time.  

 There will be two large loading areas, and each will 
accommodate 2+ cars each, and expect around half 
a dozen visitor parking spaces near entrance and 
then use other available spaces in the lot for 
visitors and guests.  

 Will be offering electric vehicle charging in some of 
assigned spaces. 

 Parking will be charged separately from rent. Will 
initially make one parking space per unit, then 
based on what’s available option to incrementally 
purchase/rent additional parking. If excess parking, 
would be open to making available to 
neighborhood, but need time to validate that. 

 The edge of parking lot will be screened per City 
requirements across whole length of it, and we will 
absolutely address that. 

 We could always make it a required charge if we 
revisit it. But there will be cases where people want 
an existing space, and it’s about investigating issue 
and encouraging people who have cars to use 
available parking, and to price the parking so it 
doesn’t overly deter them from using an off-street 
parking space.  

Vehicle and Pedestrian Circulation 

 Will the exit ramp come down by the stop sign 
that is by Pius lofts?  

 What is status of Gregory St entrance? Will 
parking lot connect with Gregory Street?  

 What about a turnaround on Gregory St? 
o Something we talked about perhaps as 

a concession to people living up there 
o We have a turnaround now 
o Ownership of gravel lot for turnaround 

depends on who you ask 

 Clarifying question about vehicular traffic at 
Gregory Street not connecting to Pius Street, 
and clarification about pedestrian paths from 
Gregory Street  

 

 

 Applicants explained that exit ramp comes down 
just after the stop sign and street intersection. 
Identified their portion of land ownership for 
ramp’s location.  

 Intended site design, as discussed with condo, 
would allow Gregory Street to flow into the condo 
driveway area, which is above the eastern side of 
developer’s property, and would connect to 
parking area behind the condo. Gregory Street 
would not connect to Pius street for vehicles, and it 
would not have vehicle connections to any of the 
parking areas of the 46 Pius Street complex, but it 
would allow walking paths and stairs that connect, 
but no vehicular traffic connecting Gregory Street 
to the lots and parking lot for 46 Pius Street 
complex. There is an existing staircase that runs 
down from Gregory Street to Pius Street at extreme 
eastern end of our lot. That would remain, and 
then there would also be additional ways for 
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pedestrians to walk from Gregory Street through 
the 46 Pius complex.   

 There would be a full-width entrance into Condo 
area. The turnaround exists in a gravel lot just 
before entrance on south side of Gregory Street, 
and then there is additional space within the 
parking area utilized and managed by Condo that 
could be extended. Applicant team is not sure of 
use of that gravel lot at end of Gregory Street, and 
if it is considered a turnaround or considered 
private property.  

Materiality and Urban Design:  

 I can see what you’re doing with reconstituting 
the tri-partite school. There is a filler piece in 
the middle as you go from building on left to 
building on right. Going left to right in 
rendering of buildings, you have a tan thing, 
then a space, then another tan thing, then a 
space. In terms of massing, it feels like the filler 
space is trying to be both – I wonder if might 
want to be something other than what’s on left 
or right – an identity question there. 

 I loved the glass connector on the buildings 
from the earlier proposal.   

 We’re being asked to support a zoning 
question, when materiality, massing, 
contextual brick, design of building is important 
and can that be codified so that Value 
Engineering later on doesn’t change the 
building into something that is not as 
appropriate? Design Review is important to 
success of project. Part of hillside zoning is that 
the view of the project is just as important as 
the view from the project.  

 Not thrilled with aesthetics of building 

 Middle building as illustrated has no character 

 I feel very strongly that many of us with 
experience in design review in neighborhood 
do not want this building to look like every 
other residential multi-family building 
appearing across city, which all look the same 
with a little variation in materials, similar to 
ticky-tacky houses of postwar America that all 
looked highly similar to one another in that era. 
I can’t tell if brick color is same color in all three 
pieces of it, but in existing building, there are 
clearly two different colors of brick, so please 
find what you can key off of and do not make 
this generic. It’s not like South Side has housing 

 For purposes of massing, we’re showing it in the 
rendering just as the more obvious solution of 
making it be brick. We didn’t discuss this, but 
window proportion sizes are basically taken from 
32 Pius, and then the center portion was something 
a bit different from left or right, but now it reads a 
lot like what is on left or right, but we may address 
that at a future stage of development. We wanted 
that center section to be a deliberate break 
between old and new, and so we have it set back, 
and we have a rooftop deck on that portion, to 
allow massing to break a bit from what is on its 
sides.   

 [DCP staff shared that he could pass along 
community comments about design for fellow 
planning staff to consider during the design review 
process] 

 Applicant shared that they had made changes 
based on pre-application meeting with Zoning staff. 
Was originally an all-glass design and modified it to 
something that was not all glass, given a concern 
shared that it was too corporate, and so toned 
down to combination of panel and glass, including 
for connector building.  

 Applicant said that zoning staff specifically said it 
was too much like an office and so applicant 
adjusted.  

 Applicant shared about their next steps for CDAP 
and design review process: first going to internal 
design review by administration with comments 
issued, then will go to Contextual Design Advisory 
Panel made up of professionals who give feedback 
to City administration. This does not go to Planning 
Commission, and so it would be City planning staff 
and then Zoning Administrator who would make 
final call as to whether what is presented is 
consistent. What present as Zoning approval when 
goes to CDAP, that is what would expect to be done 
for when apply for permit. No Planning Commission 
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types that no other part of city has, but we do 
not need this to be another 5-over-1 with same 
materials that you see all over city.  

 There have been instances where a developer 
is told one thing by one entity and then told 
another thing by CDAP or someone else. How 
are differences in opinion or recommendations 
between CDAP and City Planning Staff 
managed? That irritates developers when get 
mixed messages.  

for this since project is not doing disturbance within 
steep slopes area of property.  

 Applicant team member shared that has been on 
CDAP for 8 or 9 years, and witnessed differences of 
opinion. Even with Planning Commission approving, 
it still falls on Zoning Administrator to ultimately 
uphold what Planning Commission approved. If no 
Planning Commission involved, then it falls on staff 
and Zoning Administrator to make final call. CDAP is 
not a commission, it’s only an advisory board, and 
so doesn’t have power itself and just provides 
comments to City, and on CDAP itself could have 
multiple different opinions. City has to determine 
what things it will enforce and require. It’s 
frustrating and not an exact process. I’ve also seen 
that what goes through Planning Commission is not 
what is built, because at some point something 
changed, and that is a trust factor. It’s not as exact 
as it probably should be.  

Other Project Examples: 

 Does Adobe Realty have other similar projects 
in Pittsburgh it can point to? 

 Not of this scale in the city of Pittsburgh.  

Supportive comments: 

 Walk by regularly and live on Pius Street and 
am so happy that you’re doing this with the 
area.  

 Thank you for doing this project. You are doing 
a good job up there. 

 I forgot to thank you for maintaining the yard. 
The guys do a great job  

 

 

ZBA hearing date?   It may be October 13th // mid-October, but are 
awaiting final confirmation.  

Construction: 
 

 Construction vehicles access?  

 Sigh of relief from Gregory resident that will not 
be connecting from Gregory.  

 Be careful with dump trucks – there is a sink 
hole  

 Intention is to start site work on western side of 
project by exit ramp, and that would be initial means 
of access to renovating 32 Pius and removing and 
building 44 Pius, and then site work will progress 
and create the entrance on eastern side of property, 
but western side will be primary. Expect vast 
majority of work will be done with access to and 
from Pius Street, though in early days and stages 
there may be some limited access from Gregory 
Street.  
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 We’re trying to keep the bigger trucks going from 
Pius  

Other Notes 

A video recording is available online on the YouTube Channel of the South Side Slopes Neighborhood Association. 

Planner completing report: Thomas Scharff 


