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Strip Landing Bringing the River to the Strip

RAILROAD AVENUE

SMALLMAN STREET
   (RETAIL CORRIDOR)

STRUCTURED PARKING
 (UNDER VETERAN'S BRDIGE)

STRUCTURED PARKING
 (UNDER VETERAN'S BRDIGE)

    WETLAND AREA
 (UNDER 16TH ST. BRDIGE)

  16TH STREET
REGIONAL PARK

NEIGHBORHOOD RETAIL

CAFES / RESTAURANTS
           (RIVERFRONT)

LIVE / WORK LOFTS
    (VIEWS OF PARK)

LIVE / WORK LOFTS
        

MONTESSORI SCHOOL

        PLANTED SWALE
(STORM WATER REMEDIATION)
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FARMER'S MARKET
(TERMINAL BUILDING)

14TH STREET MARINA
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Connectivity Along a Flooding River

lower pedestrian path maintains full 
connectivity from the Cultural District 
into the Strip District

Flood Stage:  AVERAGE ANNUAL LOW
0+ to 7 ft above normal level (710-717 ft)

upper pedestrian parkway from Cultural
District maintains connectivity through
park and into the Strip District

Flood Stage: AVERAGE ANNUAL HIGH
+08 to 14 ft above normal (elev. 718-724 ft)

sidewalk level terraces, marina, and16th
street bridge are fully accessible to
maintain connectivity to retail, cafes, 
and restaurants along the riverfront

Flood Stage: 100 YEAR FLOOD
    +15 to 20 ft above normal (elev. 725-730 ft)

onsite debris recycling

collect move crush fill plant
gabions used to 
stabilize riverbank
from erosion, level 
pedestrian pathways;
some will be infilled 
with native Allegheny
River floodplain species

new recycled aggregate 
will fill gabions of differing 
sizes depending on use,
ecological, and structural 
needs

depending on debris,
material is placed in
specialized float tanks 
to separate: concrete to 
be dropped into onsite
concrete crusher

onsite construction debris
is moved with standard
construction equipment
to material separators 
and/or concrete crusher

existing onsite 
construction and 
demolition debris
can be recycled and
reused onsite or sold
as infill

On-Site Debris Recycling

Proposed Use: 
Planted along Smallman 
Street.  

Proposed Use: 
Planted in a grove along
Railroad Avenue, at intersection
of pedestrian swale and in park 
at Smallman Plaza. 

Proposed Use: 
Planted along Railroad Avenue 
with a few dispersions in park.        

London Plane ‘Bloodgood’
(Platanus x acerfolia):  
Blight and drought 
tolerant. 

Saucer Magnolia 
(Magnolia soulangeana): 
Beautiful branching and fragrant 
flowers.

Black Locust 
(Robinia pseudoacacia): 
Tolerant  of urban conditions. 
Also used to revegitate 
and remediate brownfields.

URBAN TREE SPECIESURBAN TREE SPECIES

Proposed Use: 
Infill along rivers edge 
and partially into Railroad 
Park .

Proposed use: 
Infill along the river and
throughout the wetland area.

Willow
(Salix spp.): 
A dominant floodplain
tree along the Allegheny.  

Proposed Use:  Only along the 
rivers edge to aid in bank 
stabilization but not into urban 
areas due to its strong rooting 
habit.

Silver Maple
(Acer saccharinum): 
Most dominant native woody 
plant along the Allegheny 
River.  Tolerant of drought and 
flooding as well as urban 
conditions.

Sycamore 
(Platanus occidentialis):  
Good shade tree that can 
tolerate urban conditions 
and drought.  Also used to 
stabilize against erosion.

RIVERFRONT TREE SPECIESRIVERFRONT TREE SPECIES

Central Pittsburgh Supply/Demand for Apartments
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New Projects
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Cumulative Demand

Cumulative Supply

Projected 
Unmet 2008 
Demand: 185 units

Avg annual
absorption: 237

South Side Heinz 17th & Armstrong
Works Factory Ft. Duquesne Cork

270 300 140 291

Central Pittsburgh 
Apartment Absorption

5 Years

Pittsburgh Retail 
Absorption (Ex-Mall)

5 Years

Phase One
176 units, 15%

Phase One
63,000 SqFt,  5 %

100% = 1,186 units 100% = 1.2 million SqFt

Market Analysis

Penn Station
(Intermodal Transit Hub)

Liberty Avenue Bus Lines

Suggested subway route through Strip District

Railroad Avenue

Washington’s Landing

Heinz Development

Stadia

Proposed subway routeBus routes Proposed ferry routes

Railroad Avenue

The entire site is within a 5-minute walk from one of four transit stops

Transit Oriented Development

Penn Avenue Bus Lines

Activated Riverfront

Park Views

Smallman Retail Corridor

12/31/2004 12/31/2005 12/31/2006 12/31/2007 12/31/2008 Total
Cash In
Financing Sources

Equity (30%) $4,135 $101 $3,789 $3,966 $177 $12,168
Private Loan Draws 9,648 236 8,841 8,022 413 27,160
TIF 0 0 0 1,232 0 1,232

Revenue 0
Land to Live/Work Developers 0 5,000 0 0 0 5,000
Land for Park to City 0 9,000 0 0 0 9,000
NOI from First Year of Parking 0 0 0 0 1,257 1,257
Exit Value of Parking Lot 0 0 0 0 29,503 29,503
  Total Sales $0 $14,000 $0 $0 $30,760 $44,760

  Total Sources $13,783 $14,338 $12,630 $13,220 $31,350 $85,320

Cash Out
Land Purchase ($13,783) $0 $0 $0 $0 ($13,783)
Construction Costs 0 0 (12,320) (12,320) 0 (24,640)
  Total Costs ($13,783) $0 ($12,320) ($12,320) $0 ($38,423)

Interest at 7.0% $0 ($338) ($309) ($900) ($590) ($2,137)
  Cash Flow After Interest 0 14,000 0 0 30,760 44,760
  Repayment of Debt 0 (9,884) (0) 0 (17,276) (27,160)
    Cash Available to Equity $0 $4,116 $0 $0 $13,484 $17,599
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Assumptions

Master Plan (Ground Floor) Master Plan Development Model

Master Developer Economics
($ Thousands)

$/SqFt

Building SqFt/Unit $ $/SqFt
Break House Lofts 1,561 2,050 $1.31

771 1,200 $1.56
740 1,100 $1.49

1,024 1,450 $1.45

Building SqFt/Unit $
Southside Flats 792 1,200 $1.52

1,200 1,775 $1.48
1,015 1,463 $1.47

Comparables

Strip Landing 1,100 1,595 $1.45

Unlevered
Leveraged

11.6 %
21.0 %

Land Purchase Prices

Making it Happen

Use SqFt $/SqFt/Yr Gross Rent Vacancy Opex NOI Cap Rate Exit Price
Retail 52,650 $22.5 $1,185 ($154) ($89) $942 9.0% 10,469
Residential Loft 193,290 19.6 3,785 (189) (1,136) 2,460 8.0% 30,756
Professional Office 34,110 20.3 691 (69) (104) 518 9.0% 5,759
School 7,600 14.6 111 0 (22) 89 8.0% 1,112
  Total 287,650 5,773 (412) (1,350) 4,010 8.34% $48,096

Project Developer Economics
($Thousands)

Financial Construction Leasing
Land Acquisition $/SqFt $15.40 Cost of Construction ($/SqFt) Retail
Interest Rate 7.0%   Retail $110   A Rent ($/SqFt/yr, triple net) $20
Debt-to-Value Ratio 70%   Residential Loft $120   B Rent ($/SqFt/yr, triple net) $11
Exit Cap Rate   Professional Office $120   Avg. Stabilized Vacancy 13%
  Retail 9.0%   Structured Parking $50 Residential Loft
  Residential 8.0%   Infrastructure $10   Average Rent ($/SqFt/mnth) $1.45
  Parking 8.5%   Terminal  Rehab $50   Avg. Stabilized Vacancy 5%
Inflation 3.0%   Park $35 Professional Office
Lease-up Period (months) 12   Environmental $2.5   Average Rent ($/SqFt/year) $18.00

  Avg. Stabilized Vacancy 10%

Cash In Cash Out

Unlevered
Leveraged

11.2 %
25.6 %
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Purchase Park

Develop Park
Infrastructure

Farmers Market
TIF

Park Upkeep Total
(6%)

(23%)
(43%)

(10%)
(5%)

(3%)
(10%) (100%)

Public Spending Public Spending 
($ Millions)($ Millions)

Environmental, 2.2 
2%

Construction, 63.2 
63%

Landscaping, 17.3 
17%

Land Acquisition, 
$13.8 , 14%

Infrastructure, 4.0 , 
4%

TOTAL DEVELOPMENT COST = $100 MILLION

Live/Work, 
227,400 
18%

Retail
63,175
5% 

School
7,600
1% Park 

520,185 
42%

Parking 
     414,700
     34%

TOTAL SQUARE FOOTAGE BY USE

LAND USE/COST LAND USE/COST 
BREAKDOWNBREAKDOWN

Parking Analysis
Spaces Built 1,382

Day Use Day Evening
Residents
  Residential Lofts 176
  Cars / resident 1.5
  % Utilization 20% 100%
    Total 53 264

Current users (commuters and overflow)
  Current spaces lost 1,000
  % Utilization 100% 20%
  Spaces needed 1,000 200

Retail Patrons
  SqFt of Retail 63,175
  SqFt per required space 200
  % Utilization 50% 90%
    Total 158 284

Professional Office
  SqFt of Office 34,110
  Spaces / 1,000 SqFt 3
  % Utilization 100% 20%
    Total 102 20

Spaces Needed 1,313 768

$372

$2,095
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Current After Phase One

Increase in property taxes
(in Thousands)

Public/Private Partnership

Bringing the Strip to the River

Bringing the Strip to the River  

THE CONCEPT - PHASE ONE
Bringing the River to the Strip

2004 2005 2006 2007 2008

Environmental Remediation & Entitlements Construction: Master Developer (Infrastructure),  Project Developer (Buildings), City (Park) Lease-Up Period

Master Developer Owns Land Project Developers, City Buy Parcels

sidewalk
20 feet

Smallman Street street
parking

plinth
8 feet

cafes / restaurants / markets wholesale use truck docks

Terminal Building Detail

Land Use By FloorLand Use By Floor

[ 3rd Floor ]

[ 2nd Floor ]

[ 1st Floor ]

Live/Work: Scenario I

Live/Work: Scenario II 

100 year flood
annual high

annual low

mean water level

scale: 1“=200’

wetland/
floodway

riverbank vegetation / 
gabion stabilizationtreatment wetland/floodwayrailroad parkrailroad parkterminal building railroad avenuesmallman avenue

ped.
bridge


