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|. PREFACE

1 Background

From 193 urtil February of 199%he City of Pittsburgh's hillsides, paksand cemeteries were all ncludedn
the “S’” Special Zoning District. This “S’ zoning dstrict limited development andrequred minimum lots of
8000square feet for single family awelling avelopment. h 1999 Pittsbugh's cmprehansive zoning code
revision kecame dfective. Thelards which hadbeenindudedin the “S’ District were divided amongtwo
new zoring dktricts, the “H’ Hillside Zoring District and the“PO’ Parks andOpenSpace Zoring District.

The “PQ’ District was always somewhat of a misnamer since it was intended to address paks and
cemeteries. Thisis, in fact, the orly zoning dstrict to pemit cemeteries. The “H’ District was intendedo:

Promote ewironmertal preservation andiscal resporsibility;

Allowreasonalte wse anddevelopmert of propety zoned“H'’, Hillside; and

Apgy in aeas tha are nd suitade for intersive development becawse d the peserce d
environmental or scenic resouces and fecawse d the dfficulty of providing essertial public
facilities andservices in an dficient andcost-effective mamer.

Both the“PO’ andthe “H’ Districts allowedsingle family detached diellings with minimum ot sizes of 3,200
and30000square feet, respectively.

At thetime tha the nevzoning codebecame dfective, all former ‘S’ Districts were tempaarily deroted as
“PQO’ Districts with theintertion & sepaatingtrue “PQO’ Districts from “H’ Districts duing a pocess called
Map Pittsbugh  This process was designedto review thezoning @ every Gty neghbeohood under the nev
zoring code anckithe affirmthezoring map @ make the necessary amerdmerts to dstrict baunday lines.
Parks and cemeteries were to beplaced in the“PO" District unde this process andhillside aeas, includng
designated“greemays’, were to beplacedin the “H’ District. Chager 915 6 the nev code, Environmental
Performarnce Standads, provided some minimum criteria for developmert and was applicabe to bah the
“PO’ and“H’ Districts. Addtiorally, “overlay res” addessed new submittal requrements in lardslide-
prone ad undemined aeas, as well as domwater managerert requremerts throughot the City.

Map Pittsbughsom idetified some poblens in designdinglots to the“H’ ard “PO’ Districts. A review of
the edsting lots inthe“H’ and“PO’ zoning dktricts which were nd pat of parks or cemeteries indcatedtha
more than 9% of those edsting lots did na meet the desired minimum lot requremert. Addtiondly, the
Zonng Administrator felt there were very few criteria to assure the qulity and site resporsiveness of
development in the Hllside aeas. In ade to assure legdly defersible reguations related to lot size,
dersity, and more responsible cesign, the Plannng Depatment propaed revisiors in the Hillside District
text. Among ¢her things, the poposed revisions reduced the required ot size to 3200 square feet in the
“H’ District.  This, along with zoring map changes unde the Map Pittsbugh pocess which reclassfied
areas from “PO" to “H’, resuitedin concerns tha te City was abandaing hillside conservation efforts, was
diminishing potected op@ space, and was actively promoting lillside development at a cost © the
aesthdic, haldtat, and ntural envirormert of the Gity's hillsides.

In November 2002, City Council appoved the Planring Depatment’'s proposed revisions to the “H" District
text. Due to the corcemns raised duing the adogion pocess, Council also pased an acomparying
resolution directing the Depatment of Gty Planring to “condict a feasibilty fudy to deermine the
appopiateness of an ation ly Gty Courtil to peserve land o the City's hillsides”. The study was
directed to include at a minimum, the followingissues:

The apmpriateness of a new Mrservation Zoring District in the Rittsburgh Zoning Code.



The apppiateness of amendng specific 2ring dstricts in the existing Zoring Codeto addess
preservation @ hillsides and genspeces.

The apppiateness of anOverlay Zonng District 0 addess issues patainingto conservation on
the Gity's hillsides.

The impact of current pamitiing and deelopment practices on preservation and conservation in
theGity of Pittsbugh

The apppiateness of adopting a City pdicy that requires the dedcation & all publicly held
hillside aess as openspace.

2. Contributors

In response to this resolution the Depatment of Gity Planning established aHillside Steering Committee
(HSO) corsisting d paties interestedin promating conservation as well as those who had leeninvolvedin
plannng ad developmert. The committeecorsisted d:

Jacqui Boromo Western Pennsylvania Conservancy

Tom Cummings UrbanRedeveloprert, Director of Housing
CarenGlotfelty Heinz Endavmerts

JoeHackett LaQuatra-Borci Associates

Roy Kraynyk Aleghey Land Trust

BobMcDunn SerraClub

SarahMiller Riverlife Task Force

Bill Peduo Pittsburgh City Council, Courtilman

Yoko Tai TAl + LEEArchitects, P.C., Principd
TheCommitteealso included

SusanGolomb Depatmert of City Plannng Director
DanSertz Depatment of City Planring Environmental Plamer

3. Scope of Work

Over a two-yea peiod, Committee members met paiodcally, inviting consultarts to share ther expetise.

Amongthemwere:
KarenBrean KarenBrean Associates
Leslie Kagdan
Geage Specter City of Pittsburgh Lawv Bepatment,

Whenthe Comnitteereadlizedit needel professional assistarce and alvice, the Heinz Endowments furded
a study by Perkins Eastman Associates andCarnegie Mellon University, entited An Ecological and Physical
Investigation of Pittsburgh Hillsides — REPORT to the City of Pittsburgh Hillsides Committee, herein referred
to & the PECMU Repat. This repat, managd by the Alleghely Land Trust andfunded b the Heinz
Endavmerts, incluced:

3conaricsof Hillside SlopeDevelopment®, by Stepherfarber, PhD;

acological Repat® urder thedirectionaof Timothy Collins of CMU Studiio for Creative Incpiry;

3Phydcal Repot? by Perkins Eastman Associates; and

4_andJse Contrals for Hillside Preservation in the City of Pittsburgt?, by Cyril A Fox.




As a result of such input and study, the Comnittee discussed currert processes, new initiatives and
innovative ideas such as:

- Variows @mrservation ad peservation dforts from aroundthe country, both public and pivate;
Pudic and pvate awneship d lards to ke consenved @ preserved alongwith conservation
easemerts;

Reguations promoting conservation in the context of private propety rigtts;

Resporsibility related to the taking @ tax delinquen lards and 3B propety (Three Taxing Body
propety, where City, Courty andSchod District taxes are dl ddinguent)

City of Pittsbugh's directed sale pocess (throughthe URA with the god of getting poperty back
into pivate hand) andGreemaysProgam;

The provision andreintenaice d pullic infrastructure andservices;

Pulic safety in the cortext of development on steeplardslide proneslopes, alorg with issues
relatedto stormwater manageert and ecsion

The dsireto pomote infill howsing and avoid geerfield developmert;

Therole d thehillsides in definingthe City's dharacter and image;

The oppaturity to povide ndural hebitat and eological experiences in anurban cortext, as
preserted by undbveloped néural hillsides;

The audity of vegetation orthe Hillsides; and

The aplication d site specific analysis unde the gidance d aphlosophy of conservation

The folloning repat repeserts the Comnitteés reseach, findings and recommenddions to the
Depatment of City Planring It shald ke naed tha the terms hillsides® and 2slopes® are sed
interchangebly. This documert is interded to gude the Depatmert of City Plannng in the revision &
existingreguatiors affectingthe City's hillsides and theadogion @ new reguations to pomote thewise se
of ou hillsides. It also popaes to inform the Planring Commission City Council, andall entities of Gty
governmert in deisiors involving hillside stewardship, puldic investmerts, and erfiorcement. The following
attempts to definethe community's role and calls for commurity involvemert throughstewardship, vigilance
and pde. Italso suggests the gpatunity for private involvement in the corservation dfort throwgh
ownaship andcorservation esemerts.

4. Divergent Opinions

The membes of the Comnittee dfered awiderarge d views yet all value theimpatart resouce that our
wooded hsides represert. There was often agreamert ard at imes disageamert within the Committee
as to the best couse d action The following repat summarizes the importart topics and offer geneally
ageed ponrecommenddors.



. REPORT TO THE DEPARTMENT OF CITY PLANNING

1 Introduction

The desire to protect hillsides and sensitive natural resources is not unique to Pittsburgh. Many other cities
have struggled with this issue and developed innovative techniques. Cities such as Boulder, Colorado and
Albuquerque, New Mexico have taken a comprehensive approach to natural resource protection combining
smart-growth principles and public funding to create a preservation/protection mechanism that fits the
unique qualities of those cities. Other cities, such as Pacifica, California; Asheville, North Carolina and
Saratoga, California use environmental overlay districts within their zoning ordinance to regulate and protect
sensitive areas.

Development, in many forms, has always taken place on Pittsburgh’s hillsides. There are many inherent
qualities to hillside sites that make them attractive for such development including proximity to downtown,
scenic views and the perceived privacy these sites offer. As a result, much of the hillside property in the
City has been divided into parcels, individual properties and street rights-of-way.

Hillsides have potential private development value, however the Hillside Steering Committee recognizes
their more important role as an environmentally sensitive public resource. The PE/CMU report outlines
many of the benefits green hillsides provide (ecologic, economic, scenic...) to Pittsburgh. The “highest-and-
best use” of a property is typically determined by its development potential. However, if left in their natural
state , many hillsides have greater public value if not developed.

The purpose of this hillside study and the PE/CMU Report was not to prohibit private development, but
rather to determine how the hillsides could best serve the public. In some instances where the
environmental sensitivity of the hillside is so great (undermining, landslide prone soils, erosion, severe
topography, unique vegetation...) or development would cause an undue financial burden on the City (lack
of available utilities, long-term cost of maintaining public infrastructure), development should be prohibited or
encouraged elsewhere. The PE/CMU reports identify a number of characteristics that can be used to
predict whether a particular hillside site is environmentally sensitive or whether public infrastructure is
available. Although there were limitations of time and resources for the PE/CMU report, it provides a
foundation for the understanding of the complex nature of Pittsburgh’s hillsides.

2. Hillside Issues

A Aestheics

Steeply sloped land (25% slope and greater) occupies approximately 11% of the area of the City.
Pittsburgh’s hillsides shape its public realm, contribute to the green and healthful character of the city and
the identity of its neighborhoods, maintain air and water quality, the integrity of the natural ecology, and
provide aesthetic, historical and cultural continuity. The often densely wooded hillsides of Pittsburgh are a
remarkable natural resource, interlacing and complementing the densely constructed built fabric of
Pittsburgh neighborhoods.

Several hillside development prototypes exist in Pittsburgh providing an identity that is quite unique among
other hilly cities throughout the world. The arrangement of the topography carved by the rivers has created
a series of portals, corridors and rooms, often with steep “walls”. Pittsburgh’s growth has responded to these
features over a century to create a unique and distinctive urban pattern.



At onetime, the steep slopes were impedmerts to access, as a result, the ligh terraces remainedlargdy
undeeloped urtil mid-20" Certury. These slopes and terraces have dictated our trarspatation sysems
and povided most of the openspace within the city. Neighbahaods are dten plgsically ddined by deep
slopes or sepaated by longribbans of woodedhillsides tha provide dynanmic backdrops when viewed from
pubic \antagepoints. This urban landscape ad buit form is unique andshauld ke protected celebrated
and pomotedas distinctly Pittsbugh

Today, at the begnning of a nav millenrium and in spite of an industrial past, Pittsbugh finds itself
interlacedwith a ndural sydem of hillside geemays- nd throughsome master plan o design, bu asa
result of the corstraints they preserted @& Pittsbugh epandd organically over the past 250 yeas.
Although ilisides provide aesthetic, environmental, recreaional and dher public bendits, they are often
wulnerable to activities tha canimpact the cortribution they maeke to the City.  Community membes and
government dofficials needto rethink how to valueand potect such urigue urban natural assets before this
critical mass of green space is lost.

B. Hillside Ecology

An investigation of the plart and aimal species within the City limits found surprisindy wide diversity. The
City's largest masses of forest are large enogh to hae an @nterior forest patch®, a forested aea
surrourded ly at least 100 meters of bufering geen space. Interior forests provide a special habitat for
anmal species tha requre solituce andlarge aess to roam Trees in excess of 3 meters in circunfererce
and sidence d black beas were foundwithin the Gty limits. The mgjority of tree species found onseveral
steephillsides of Pittsburgh ae native species.

Thelarge masses of Pittsburgh's dersely woodedhillsides na only provide fabitat for many native species
of heregion but also mitigate ar and wise pdiution reduce stormwater undf and flooding andreduce
the hetisland #ect that dities have onlocal climeate.

C. HillsideGedogy

Pittsburgh is dted onthe Alleghay Plateau, once pat of the bed d a huwe inlandlake. Is dopes ard
valleyswere formed by an eosive process rathe than ly folding and ufifing. Erosive soils, and unstade
gedogy have resulted in slopes in excess of 40%, making deelopmert extremely difficult, impractical,
expansive and agualty prohibitive. Slide poneslopes become more urstalde whentheir vegetative cover
is disturbed, massgradng occurs or whenthesurface a sulsurface hydrology is altered.

Steepslopes will attract developmert because they offer the gpatunty for distart views and povide
naural surroundings in anothawise uban evironmert. However, they do nad lend themselves to
development easily. Steepslopes impose serious development corstraints, ard exact added costs bah
public and pvate. Engineeingsolutiors canbe fourd to mitigate these cestabilizinginfluerces. However,
manmade solutions are rarely pamanet, na are they withou the reed for repair, replacemert or acded
public st at some future pant.

D. Econanic Issues

The hillsides offer broader econanic, bendits beyord thase tha produce revenuefor the city. Frst,
Pittsbugh's distinctive topogaphic relief is a major landscape defining feature that provides a wique
ideriity to theregon The image d Pittsbugh pojected ndiondly and internationdly with seenes of the
Golden Triangle and asociated riverineghillside landscapes is inestimable & a dstinctive feaure. Keeping
theimage & Pittsbughas a geasant place to live andiisit has an eonomic developmert value tha would
be dfficult to quartify but is likely substartial. A secord value is the role of topogaptic relief in ddining
neghbahoals andcommurities. Thehills andvalleys afford asense d place and comnunity ideriity thet



is difficult © measure yet clealy appaent fom the setiemert paterns and strong identities with local
commurities. A third and more estimable ecoromic value is tha of the natural system senvices offered by
undeelope hillsides such & stormwater maragament, pollutioncorirol andsail stabilization.

Costs of pubic services for residertial developments oftencompare uriavorably with the tax reventes from
thase developments. A summary of more than 90cost-of-services dudies in the US shaas that, on
average residertial developments cost roughy 15% more than the revenues tha cold beexpected from
thase developments on a pedwelling unit basis (propety taxes, local sales andincome taxes, etc.) To the
extert that te full value dtheextraadinary asts of hillside development are na paid for, other taxpayers
end upulsidizingthese developmerts, andthelessthanull-costs smply encouragesuch developmernts.

In aditionto extraordinary infrastructure and qublic service costs, hillside developmerts result in theloss of
naural system services, as described bew. Natural sysems may have consideralle ecoromc \elue
especially in lardslide floodprone ard high topogaplic relief regiors such & Fittsburgh  The piblic
beas the costs of these lost services in the form of increased pdiution d streams, increased water
treament costs, increasedfloodconveyance and control costs, etc.

Several studes condictedin dher pats of thecountry indcate that natural areas provide avariety of public
bendits. For example, a study in Columbus, Ohio shaaed tha proximity to a pe&k increased popety
values upto %

Woodands reduce storm water undf andfloodng A study in Califoria estimates that an are d tees
provides as much & $41000worth of stormwater managmert cost savings. Derse vegetation dso relps
to stabilize the slide pone soils andgedogy of the Pittsburgh region and reduce costs associated with
Pulic Works maintenance.

Urbanwoodands are especially valuabie in the role they play in maintaining ar qudity. They @nact as a
carbonsink, absorbing carbon doxide andeleasing aygen A Chicag study foundtha a sinde treecan
remove Q22pourds of air pdiutarts and 124 pourds of carbon peyear.

Through povidingshadewind lieaksandevapaotrarspiration, trees and ther types of vegdationcan dso
hdp reduce enagy damands and doate the hetgeneating dfect tha cties hase onthe dimate. A
Chicagostudy found that annal heding and cooling costs an be reduced by 1.3% and 7% respectively
pe tree peyea.

E. Leg&Considerations for Regulating Hillside Developmert

Althought is a Pemsylvania Home Rule Muricipdity, the City of Pittsburgh oltains its authaity to adop
land use regulations, includng zoning from legslation adopted in 127, na from the Penrsylvania
Muricipdities PlanningCode Land e control ordinances, such & zoningandsubdvision adinances, are
an eercise d the pdice power ertrusted to the City urder the enaliing legslation au the Gty's Home
Rule Chater. These adinances are pesumed valid andany chdlenge must carty a hewy burdento
estadish tha they are na.

The Gity's erabling legislation sets forth several public 3pdice paver® puposes to beserved by zoning
reguatiors that readily ercompassreguations to potect and peserve hillsides or steeply dopedlandwithin
theCity. Thesame section dthe aalinglegislation specifically reguires tha zoning regulatiors 3e made
with reasonable considaation among dher things, © thetopogaphy and chaacter of the dkstrict, with its
peculiar suitability for paticular uses, andwith aview to conservingthe value d buildings and excouraging
the most appopriate use d land throughouw such city.® This langlage invites regulatiors that respect and
preserve the City's distinct hillside evelopmert patterns whare tha acharacter® is appopiately defined o



described in the regulations. Pittsburgh’s unique development patterns, as described in the PE/CMU
Report, provide a sound basis for these regulations.

A zoning regulation that is intended to preserve the character of the City by protecting its steep hillsides
from over-development or to preserve the City’s character should be found to serve a legitimate “police
power” purpose, particularly when reference is made to the purposes of zoning as set forth in the City’s
enabling legislation. As long as the owner of the zoned parcel is allowed some reasonable use of their
property, the regulation should also satisfy the “regulatory takings” (i. e. regulations that are so strict and
inflexible that they have removed all economic value for the owner and the regulator has effectively seized
the property through the regulations) test.

There are few Pennsylvania Appellate Court decisions evaluating hillside protection regulations. One case
upheld a zoning ordinance preserving steep slopes, forests and woodlands, and streams in a particular
development district, while another upheld an ordinance prohibiting timbering on landslide prone land
anywhere within the municipality. Both ordinances survived reasonableness and “regulatory takings”
challenges.

Legal research suggests that steeply sloped hillsides can be protected through zoning. Because hillsides
provide a variety of public benefits when left intact and because the risk to the public health, safety, and
welfare can increase when they are disturbed, protecting hillsides from disturbance through legislation is
possible. Municipalities in Pennsylvania are adopting and enforcing codes to limit disturbance of sensitive
environmental areas, such as steep slopes, and the courts have upheld their authority to do so. The
distinctive hillside development pattern unique to Pittsburgh can provide foundation for a zoning initiative to
sustain the pattern.

F. Stewardship

Stewardship, or caring for land that has been acquired for the purpose of being permanently protected in a
natural condition, is an important component of any public or private land conservation initiative - especially
if the land is intended to be made available to the public.

Protected lands need to be monitored for boundary encroachments, vandalism, dumping, timber theft,
vehicle trespass, physical hazards that may develop over time, and other activities that are deemed
deleterious to sustaining the tract’s resident natural amenities and beneficial qualities.

A management plan describes the actions necessary to maintain, enhance and restore the ecology of a
tract or greenway, as well as the specific undesirable activities. Trained volunteers from the local
neighborhoods can provide this critical stewardship service, act as the eyes and ears of the title holder, and
be a liaison between the title holder and surrounding land owners.

G. Opportunities for Hillside Protection

At this point in Pittsburgh’s history there is an opportunity to redefine our collective attitude toward hillsides
and slopes. The green hillsides are often discussed and are considered as one of the defining
characteristics of this city, not unlike the three rivers. Furthermore, there is currently a ground-swell of local
support for environmental concerns (Western Pennsylvania Conservancy, Allegheny Land Trust, Sierra
Club, Pennsylvania Environmental Council..) as well as a number of groups concerned with Pittsburgh’s
urban quality (Department of City Planning, Riverlife Task Force, Cultural Trust..).



III.

Recommendations

Introduction

The Hillside Steeing Comnittee feels drorgly that adequéae protection d the slopes @nnao occur with a
sinde strategy. Themost effective way to deal with the variety of parcel sizes, soil types, ownaship ogiors
and eologc condtiors foundon the slopes is a combinaion & techniques. This will ensure there is a
cortrol mecharism availatle for any cndtion and for urforeseen circumstances. Theinitial charge of the
Comnittee came from Gity Council, as Resolution #86 Tha Resolution aked the Depatmert of Gty
Planning to evaluae:

1
2.

3.

4.

5.

The apmpiateness of a new Mrservation Zoring District;

The apppiateness of amendng specific 2ring dstricts in the existing Zoring Codeto addess
preservation @ hillsides and penspace;

The apmpiateness of an Overlay Zoring District © addessissues pataining to conservation of
the Gity's hillsides;

The impact of current pamitiing and deelopmert practices on preservation and conservation in
the City of Pittsbugh

The apmpiateness of adopting a City pdicy that requires the dedcation & all publicly held
hillside aess as openspace.

The Hillside Steaing Comnittee dfers the following recomnerdations to the Depatmert of Gty Plannng
for considerationas they aaft legislation for Gity Courtil regarding fillside protection strateges.

Recomnendations

Thefdllowing ae the geneal recommendaions of thhe Committee relatedto zonng

Bxpedte the Map Pittsbugh process

Clarify the intent of the®HP and®PCP zoningdistricts andmake appopriate zoringmap changes;
Corsider utilizing subdistricts within the 2HP district 0 addess theissue d appopiate lot size so
tha context is addessed (promotinginfill rather thanisolation @ sprawl); or consider a flexible lot
size appoach that respects theslope of the lard rather thanthe arbitrary sze d agiven pacel ;
Have standads (rather than giddines) associatedwith developmert in the®H district;

Provide reguatiors tha will ercouage cluster development whee it will minimize site impact,
preserve operspace axd pevent sprawd;

Estadish a Steep Slope Overlay District based upon aslope © 25% with specific dandads to
determineif developmert is appopriate andspecific standards for haw that developmert is to be
implemerted;

Prohbit development onslopes greater than 4%,

In deéermining if a site is appopiate for developmert, give piority to the n#ural and bit cortext
throughspecific standards tha address proximity to infrastructure, proximity to dher developmert,
as well as geologic and sails limitatiors;

Addessthe concept of buffer areas adjacent o the SteepSlopeOverlay District includingthe brow
(top dslope animnediately adjacent fiat lands) and thetoe (bdtom of heslope andmnediately
adacent fat lands) of such slopes;

EstaHish special protectionfor highly visible steepslope aess;

Asaure that the vast mejority of the fillsides will always provide the dstinctive geenbackdrop so
impatant o the City'simage

Utilize site plan review requremerts in the3-P, 28PCP, steep slope, and bifer aress,
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¢ Reviewandrevise a appopriate petinert associated overlay 2ores such as the Lanslide Prone
andStormwater Maragament Overlay Zores.

Inimplementing ay and dl of the alove zoring recomnenddions the Depatmert of Gity Planring should
utilize theinformation developed duingthe course d this two yea effort, particularly the PEHCMU Report.

Action ltems

e [Estadish aSteep Slope Overlay Zoning District (based upn dl slopes tha are %% or greder)
tha ercourages mnservation throughstrict, legdly-defersible cortrols.

e Updde the LandDevelopmert Application to require that developments proposed for steepslope
areas provide detailedinformation for such things as dope conditiors, vegeation andsoils.

Revise ande-mapthe 2H and3CP Zoring Districts to suppat the Stee pSlopeOverlay District.

¢ Revisethe LadslideProne andStormwater Managment Overlay Zoring Districts to beconsistert
with and vide aditional suppat for the Steep Slope Overlay District.

¢ Asaure appopiate use d pulicly cortrolled lands throughrevisions to the Gity's directed sale

procedue andappopriate acquisition d@tax delinquent hillside propeties for conservation

Corsider using conservation egemerts to povide open space otection for pulic propety.

Condut a systematic evaluaion d all publicly hdd a tax ddinquenhillside poperties.

Evaluae, updde andoromote the City's Greenaays for Pittsburgh Progam

Evaluae the aldition dlards to City paks ard greemways throughvarious mechanisis.

Promote astewardship ethic through improved administration, erforcement of hillside reguations,

a pulic educationcampaign and pilic-private patnerships.

e Estadish gopropriate incertives andpendties related to hillside stewardship with regads to such
items as dumping illegal treecutting and encroachmert on puilic propety.

e Asaure that the atiors of all Gty depatmerts andrelated pubic ertities reflect a nev hillside
stewardship ahic, by encouaging apatmerts (Gty Plannng, URA, Courtil, Zoning etc.) to
utilize the PHCMU Report as the founddion for the apppiate andwise use d ou hillside
resources.

¢ Requre stewardship training @ key City pasonne who will beinvolvedwith @ resporsible for the
care d steepslope aesas.

Additional Recomnendations

There is not a need to dedicate dl pulicly held hillside lands asopen space; honevae, there is a
need to evduate pubicly held hillside lands to assure gpropriate adion results in hilside
protection. This must be asite-by-site specific evaluaion (as every pacel of land is differert) and woud
idedly be doneCity wide Theefore, the Committee recommerds the City undetake aland andysis.
Factors idertified duing the couse d the work of the Committee such as sdils, gedogy, visibility, proximity
to infrastructure, ability to povide andcosts associated with public services, hydrology, vegdation, halitat,
neghbahoodneedand continuity of open space must be consideredin this land aralysis. Such an &ort
woud involve asigrificant commitment of staff fme.  h the interim, any trarsfer of pubic land for any
pupcse in asteepslope 3P zoning dktrict, 3PCP zoning district, Landslide Prone Overlay Zoning district or
ary landwithin 50feet of such aeas should require puliic action ty the City Planring Commissionin the
form of a recomnerdation to Gity Courtil. Subsequert actioninvolvingthe dspasition d such lands by City
Courtil shaud follow the pecedert of zoning reguatiors in that it would take asupe majority of City
Courtil (seven d nine Council Members) to take actioncortrary to the recomnenddion & the City Plaming
Commnission.
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As pat of the Lad Andyds, the Committeerecommennds tha 3paper streds® (Street rights-of-way that were
platted btinever built) be vacated (the right 1 establish a pudlic gree is relinqushed whenthey exist on
steephillsides. This would dsaouragedevelopment of propeties that exist adjacert  these right-of-ways
andthe awers of these pacels shalld beercouragedto paticipate in the new conservation easemert
progam nertionedabove, whae they can doate a obtain a conservation eaemert. This will also require
tha thecurrent Gty maps be corrected so rights-of-way that were rever adopted @ those recently vacated
are nadshoan.

The best means to assure that hillsides are protected and achieve their highest and best use,
remaining in an undeveloped or undisturbed state, is ownership.

Owneship & a contral is na limited to City or public ownership bu can dso indude pvate awneship.
Private onneship cantake the form of title aavnership by a norordfit entity with the pupase d conserving
or preserving land Protection & private hllside lands @an also be acaomplished through conservation
easemerts hdd by such a nonprdfit entity. The corservation esemerts canbe hdd onland hdd by
private indviduds or ertities andthey anbe hédd on pblic lands.

The Committee recommerds tha the Gity immedately begins to craft a pogamwith anappopiate pivate
non pofit ertity (The Alleghery LandTrust and the Western Penrsylvaria Corservarcy are two such
ertities) to facilitate Hhllside conservation and peservation through title oaneship o conservation
easemerts. This progamwoud include aong dher items the pomotion & private landacqusitiors (title
or corservation esemerts) by that ertity via sale and anation, the oppatunity for the etity to acqure
pubic lands, the transfer of conservation easemerts on adicated pblic greemay lands and paksto that
ertity, andthe identification dfundng sources to address costs associatedwith this progam

The Committee further recommends that the City begns to acquire tax ddinguert properties in the fillside
areas to achieve the agree dcortra tha ownership dfers in the pursuit of the Hghest and fest use d the
hillsidesites. The current processassumes tha the most appropriate use d 3TB propetiesis to quckly get
those parcels back on the market andin pivate hand to again geneate tax reverue. However, the
Comnittee bdieves that thee is a geaer pullic value if some 3B propaties (those with very geep
slopes) were peserved in thar natural state. To achieve this, will require are-evaludion d the etire
process by which tax delinque propeties (andthe asociatedliers) are handed.

There is a significant need for better enforcement related to development actions that are not
consistent with approved plans.

There is a ned for better administration @ the regulatiors that protect our hillsides. Buildinginspectors are
very effective when addessng the tradtiond life safety issues of the Building Code However, issues
relatedto an gproved Site Plan ae nd addressedwith the same effectiveness Theissue d enforcemert
has implicatiors on follow-up ly the City's Lav Cepatmert as well as the Bureau 6 Building Inspection  h
the endreguations are only as effective as associatedcompliance. Toward that end a nev ethic of hillside
stewardship must begn with those drectly associated with the administration d regulatiors as well as
mana@mert of public hillside resources. However theissue of hillside stewardship will ultimetely involve
the etire commnunity

An intrinsic need associated with hillside conservation is stewardship. Currently there is not a city-
wide ethic regarding the value of hillside sites and the need to protect these sensitive resources.
Any private enity hddinghillside sites as openspace @ corservation esements associated with them will
needto addess this isque in terms of monitoring, debis removal, vegédation pogams (invasive species



cortrol, supplemertal plartings, etc.). While there will be certain costs associatedwith acquisition for private
ertities halding hillsidelands, stewardship costs will reresert cortinuing opeatingcosts.

Cthe private gopety ownas hdding hillside sites must also addess the stewardship issues such &
deliis removal, appropriate actions relatedto vegetation (pruring ail defoliationto govideviews, cortrol of
invasive species, planting of conspicuous non ndives, etc.), rundf cortrol, and saeering @ certain Lse
aspects such as paking storage aml mecharicals. These actions can beassured throughappopiate
zonng reguations disaussed further bdow.

The City, in adition to adoping appopriate zoning regulatiors addessing hllside stewardship onprivate
lands, must addesstheisaues of reguationenforcement, pullic education dumping ad dhe stewardship
issues on pulic lang tha will require collabaation with néghbahcod gouss. The Gity will need
coopeation from neighbahood pspecial adofiing gous to Felp pevert and posecute dumping as well
as assist in the removal of debis from public hillsides. The City's Greemways Program nay provide the
starting pant for some of these stewardship dforts. Othe efforts related to increasing fines for dumping
andvigaous prosecution may reguire adinance amerdmerts and ne priorities for legd actions. In
addtion to educatingthe puplic onissues auch as dumping andencroachmert on pulic hillsidelards there
may be a ned to educate thejudcial community 0 tha the cost to the pulic will be acaurately considered
in desisiors regarding dumping ercroachmert andzoring violations on hllsidesites.

Hillside poperty @rtrolled by private concerns interested in development must be addessed pimarily
throughzoring regulations to assure thee is mgiizance d andadheaence to ahillside stewardship dfort.
The comnittee lelieves the Depatmert of City Planning can best addess the specific langage @ such
reguatiors.



