



































































































































“Byt the question is, how good will it be for this local community?” he said. “That’s not clear to me. I don’t
make those assumptions.”

Smith serves as chair of the Greater Hazelwood Community Collaborative, an organization of businesses, non-
profits and churches with the goal of ensuring redevelopment is in the best interest of the neighborhood.

‘Support local journalism in 2019
by becoming a monthly donor
to PublicSource.

DONATE

Support local journalism in 2019 by
becoming a monthly donor to PublicSource.

Jourdan Hicks is 27. She grew up in Hazelwood and continues to call it home. Her family’s connection to the
neighborhood goes a long way back — her great grandparents relocated from Alabama to Hazelwood in the
early 1930s. Hazelwood’s population shrank by nearly 60 percent between 1960 and 2000. The community,
Hicks said, is resilient.
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Jourdan Hicks' family has lived in Hazelwood for generations. (Photo by Ryan Loew/Pub-
licSource)

But process is important. Not including the community in the plans for the Amazon bid strikes many residents

as disrespectful. It can — and is — hurting the relationship between city leaders and the people they are meant
to serve.

“How can you say Hazelwood isn’t ready to see it? Or Hazelwood isn’t in a position to know what’s going on?

That’s literally like operating on someone and saying, ‘Oh, we’ll just let them know later once we patch every-
thing up,’” Hicks said.

Months of discussions surrounding Amazon with no answers have left residents feeling “not so great,” said
Sonya Tilghman, executive director of the Hazelwood Initiative, a community development corporation. Or-
ganizations in the community, she said, should be in the know so they can answer questions residents have and
even work as a go-between to ensure questions are heard.

“I just feel like, it should have been a little more transparent,” she said. “What’s the right balance? I don’t
know, but we're feeling like this probabtly isn’t it.”
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Sonya Tilghman is executive director of tfze Hazelwood Initiative. (Photo by Ryan
Loew/PublicSource)

Councilman Corey O’Connor, who represents Hazelwood, said he’s already met with a small group of resi-
dents and community leaders to gather their concerns about new development and the potential of Amazon,

“I think they just want to be given the opportunity to hear that that’s one of the sites,” O’Connor said, adding
he also doesn’t know what’s in the bid.

O’Connor said his office is researching other areas that house large corporations to see the ripple effects big
business has had on neighborhoods and how negative consequences can be avoided.

“If we’re ahead of the curve, whether Amazon comes or not, that’s really going to be beneficial to Hazelwood,
and 1 think that’s where we’re at right now,” he said.

O’Connor and other city officials have stressed that if Amazon chooses Pittsburgh, there would still be a public
process regarding the promises made in the bid.

Timothy McNulty, spokesman for Mayor Bill Peduto, said in a statement: “In the bigger picture, the Peduto
administration shares the same concerns as the Hazelwood community regarding speculative investment.”

Pittsburgh’s Department of Mobility and Infrastructure has held 11 public meetings in and around Hazelwood
since mid-November on the Mon-Oakland Mobility project, McNulty said. Based on public input, numerous
changes were agreed upon, including that the design should serve the existing Hazelwood community, not
solely Hazelwood Green.
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“We look forward to working with residents, the Hazelwood Initiative, City Planning, URA, and the Land
Bank on ways to support community-driven development plans to protect and provide opportunities for exist-
ing residents and support a diverse, mixed-income neighborhood,” McNulty wrote.

A community plans in the dark

Questions surrounding the development of Hazelwood Green are adding urgency to a community planning
process intended to shape the look and feel of Hazelwooed for generations to come.

Work began on a neighborhood plan for the Greater Hazelwood area (which includes Glen Hazel) in mid-2017.
Titled “Greater Hazelwood: Our Hands. Our Plan,” it is being coordinated by Pittsburgh’s Department of City
Planning and the Greater Hazelwood Community Collaborative.

Action teams are being formed to look at topics like land use and community and economic development. Ur-
banKind Institute is conducting stakeholder interviews and focus groups.

As part of a community meeting for the Greater Hazelwood neighborhood plan, Glen Hazel
resident Israel Jackson, 42, (center) participates in a meeting of the Community and Eco-
nomic Development Action Team, one of five action teams that convened at the Feb. 19
event at the Spartan Community Center of Hazelwood. (Photo by Ryan Loew/PublicSource)

But Hazelwood Green itself must also go through a separate process where plans are presented to the city’s
planning commission for approval. Those plans will include their own set of public meetings.
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“The [neighborhood] plan is definitely being done mindful of Hazelwood Green,” said city neighborhood plan-
ner Alexander Phillips, adding that despite his work in the city planning office, he also does not know what’s
included in the city’s bid for Amazon.

Organizers are discussing, in a general sense, how large developments could affect the community.

“For us, it’s really about how can we be strategic and think about the development that might happen there,” he
said.

When big business comes to the neighborhood, O’Connor said understanding the community’s priorities is
key; that way, the first conversation with a company can help root out if the two visions can align. McNulty
also pointed to the importance of the plan to create a “shared vision with the community for development.”

In 2013, the city approved a preliminary land development plan for the Hazelwood Green site, along with re-
zoning the area as a “specially planned district.” It featured four distinct, interconnected business districts. Any
updates to the plan must go before the city’s planning commission, Phillips said.

[

The Community and Economic Development Action Team meets as part of the community
meeting for the Greater Hazelwood neighborhood plan on Feb. 19, 2018, at the Spartan
Community Center of Hazelwood. (Photo by Ryan Loew/PublicSource)

Project director Rebecca Flora, whose firm ReMake is managing the site’s redevelopment, said a new draft of
the plan is in the works that takes into account market changes in Pittsburgh and focuses on modem, urban de-
sign. That plan will likely be submitted to the city in late March or early April, she said.

Residents often point to local examples of what they don’t want to happen:
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« The Waterfront: Where a railroad track separates development from the community and the neighborhood
did not turn around when new business came to town.

« Lawrenceville: Where housing prices skyrocketed and the neighborhood’s ‘hip’ offerings are accessible to
only a certain crowd.

« East Liberty: Where housing prices increased and the feel of the neighborhood has changed.

Hicks said the development in Hazelwood, and how good or bad its outcome is for current residents, will likely
depend on what happens behind closed doors. '

“The community will always represent the interest of the residents of Hazelwood,” she said, “but, what really
is a concern, is what people are willing to barter for a shiny new waterfront.”

Forging ahead

Hazelwood Green is owned by a coalition of three prominent city foundations: the Claude Worthington Bene-
dum Foundation, the Heinz Endowments* and Richard King Mellon Foundation.*

Plans for the site have evolved since the foundations purchased it in 2002 under an LLC named Almono.

With foundations as owners, residents and community leaders say they’re hopeful they want to do right by the
community. They’ve seen representatives from each foundation walking around the community and attending
meetings. The foundations have made tying the project into the neighborhood a priority, committing nearly 20
percent of the 178 acres for public use. And the Heinz Endowments has for years provided funding to support
Hazelwood groups, including the Hazelwood Initiative, Center of Life, the St. Stephen Parish Charitable Trust,
Pittsburgh Community Kitchen, Rebuilding Together Pittsburgh and Propel Schools to support the opening of
a school in Hazelwood, among others.

“] think this could be the last opportunity that we get to do development differently than it has been done in the
past in so many other communities.”
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Traffic moves along Second Avenue in Hazelwood. (Photo by Ryan Loew/Publchow ‘ce)

Flora said her firm and the foundations are serious about involving residents in the plans for the site. “It’s our
responsibility to be aware of the issues and concerns of the neighborhood.”

That means aftending neighborhood meetings and serving on steering committees. “We’re not just some suits
parachuting in every now and again,” she said.

Community groups say they think they have an open dialogue with Hazelwood Green’s developers. Amazon is
where the big question mark lies.

Residents have been vocal about their desire to see development on the Second Avenue business district and in
their neighborhoods at the same time Hazelwood Green is developed. There’s been some progress along Sec-
ond Avenue despite its vacant, sometimes crumbling structures. New businesses — like La Gourmandine, a
French bakery — moved into the neighborhood in 2017. The Hazelwood Initiative, with support from the
Heinz Endowments, has purchased four properties in the business district with plans of renovating them for
development. The first is a coffee shop set to open this summer.

Dianne Shenk, owner and operator of Dylamato’s Market, opened up shop two years ago on Second Avenue.
With the opening of La Gourmandine and the “buzz” surrounding Hazelwood, she’s seen new customers. Yet
she believes there’s much more that needs to be done. Residents continue to point out that the community still
lacks its own grocery store.

There is also a worry about how redevelopment will affect housing prices and if it will lead to displacement.
David Brewton, director of real estate at the Hazelwood Initiative, said it’s emerging as a top concern from the
community.
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In recent weeks, representatives from the Hazelwood Initiative, Glen Hazel Management Corp. and the Re-
Make Group have been meeting to discuss how development can happen without displacement, Brewton said.
The three organizations are developing a housing strategy together, he said.

“Our goal of these meetings is not just to say, * We think we should have housing for everybody... What we
want to say is, “Well, how are we going to do this,”” he said.
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David Brewton is director of real estate for the Hazelwood Initiative. (Photo by Ryan
Loew/PublicSource)

O’Connor said it’s important for the city and Urban Redevelopment Authority to maintain control of land in
Hazelwood to ensure affordable housing in the community.

Jobs are also a priority. Residents tell stories of how Uber came to the neighborhood to build a test track for its
autonomous vehicles and residents didn’t get hired.

“We want to see a source of employment,” said Shenk, who also serves as a board member of the Hazelwood
Initiative.

Hicks looks at it this way: There’s buzz. Conversations. Meetings. Discussions. Panels. Steering committees.
All the typical things that come with pending development in a neighborhood. That’s not enough. Leaders need
to be applying what residents are saying to the development.

“Unfortunately, I think what’s missing, from the city’s perspective, is a realization on their part that they don’t
know how to do equitable development in the city, period,” she said. “They do not have a good track record.”

Rev. Murray said he wants to ensure the people of Hazelwood are not paying the price for big development.
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“We are backed against a wall,” he said. “If it’s not going to benefit the residents and the community, then
we’re not for it. I know Downtown they love it, but we live here.”

He compares the prospect of big corporations, like Amazon, coming to Hazelwood, to someone giving you a
car. It’s a present. Then you learn you have to make payments on it.

“We've dealt with that feeling of broken promises,” he said. “Now you’re talking about all of this and it puts
us on watch... We’ve gotta keep both eyes on it.”

This story was fact-checked by Natasha Khan.

Stephanie Hacke is a freelance journalist in Pittsburgh. She can be reached at stephanie.hacke(@gmail.com or

on Twitter at @StephOnRecord.
*The Heinz Endowments and Richard King Mellon Foundation provide funding to PublicSource.
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10.

1.

ASSUMPTIONS AND LIMITING CONDITIONS

The analysis is the result of a Complete Appraisal process. All three approaches were considered. However, the
appraisers did not apply the Income and Cost Approaches to Value. While these approaches could be used in
appraising a property of this type, the appraisers believe the primary valuation method is the Sales Comparison.
Calculations and supporting assumptions for the estimated values derived from these approaches are included and
reported in summary form.

This is a Summary Appraisal Report which is intended to comply with the reporting requirements set forth under
Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a Summary Appraisal Report.
However, for the purpose of this assignment and in order to satisfy the Federal Financial Institutions Regulatory
Agencies requirements of an “Evaluation”, discussions of the data, reasoning and analyses that were used in the
appraisal process to develop the appraiser's opinion of value are included. Supporting documentation conceming the
data, reasoning and analyses is retained in the appraiser's file. The information contained in this report is specific to
the needs of the client and for the intended use stated in this report. The appraiser is not responsible for unauthorized
use of this report.

No responsibility is assumed for legal and/or title considerations. Title to the property is assumed to be good and
marketable unless otherwise stated in this report.

The property is appraised free and clear of any or all liens and encumbrances unless otherwise stated in this report.
Responsible ownership and competent property management are assumed unless otherwise stated in this report.
The information furnished by others is believed to be reliable. However, no warranty is given for its accuracy.

All engineering is assumed to be correct. Any plot plans and illustrative material in this report are included only
to assist the reader in visualizing the property.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures that render it
more or less valuable. No responsibility is assumed for any such conditions or for arranging for engineering studies
that may be required to discover them.

It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations
and laws unless otherwise stated in this report.

It is assumed that all applicable zoning and use regulations and restrictions have been complied with, unless a
nonconformity has been stated, defined, and considered within this report.

It is assumed that all required licenses, certificates of occupancy, or other legislative or administrative authority

from any local, state, or national governmental, or private entity or organization have been or can be obtained or
renewed for any use on which the value estimates contained in this report are based.
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19.

ASSUMPTIONS AND LIMITING CONDITIONS: (Continued)

Any sketch in this report may show approximate dimensions and is included to assist the reader in visualizing the
property. Maps and exhibits found in this report are provided for reader reference purposes only. No guarantee
as to accuracy is expressed and/or implied unless otherwise stated in this report. No survey has been made for the
purpose of this report.

It is assumed that the utilization of the land and improvements is within the boundaries or property lines of the
property described and that there is no encroachment or trespass unless otherwise noted in this report.

Appraisers are not qualified to detect hazardous waste and/or toxic materials. Any comment that might suggest
the possibility of the presence of such substances should not be taken as confirmation of the presence of hazardous
waste and/or toxic materials. Such determination would require investigation by a qualified expert in the field of
environmental assessment. The presence of substances such as asbestos, urea-formaldehyde foam insulation or
other potentially hazardous materials may affect the value of the property. The appraiser’s value estimate is pred-
icated on the assumption that there is no such material on or in the property that would cause a loss in value unless
otherwise stated in this report. No responsibility is assumed for any environmental conditions, or for any expertise
or engineering knowledge required to discover them. The client is urged to retain an expert in this field, if desired.
If it is determined that the subject property is affected by any type of environmentally hazardous situations, I
reserve the right to reconsider the final conclusions projected in this report.

Unless otherwise stated in this report, the subject property is appraised without a specific compliance survey having
been conducted to determine if the property is and/or is not in conformance with the requirements of the American
with Disabilities Act (ADA). The presence of architectural and communications barriers that are structural in
nature or that would restrict access by disabled individuals may adversely affect the property's value, marketability,
or utility.

Proposed improvements are assumed to be completed in a good workmanlike manner in accordance with the sub-
mitted plans and specifications.

The distribution, if any, of the total valuation in this report between and improvements applies only under the
stated program of utilization. The separate allocations for land and buildings must not be used in conjunction with
any other appraisal and are invalid if so used.

Possession of this report, or a copy thereof, does not carry with it the right of publication. It may not be used for
any purpose by any person other than the party to whom it is addressed without the written consent of the appraiser,
and in any event, only with proper written qualification and only in its entirety.

Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of the

appraiser, or the firm with which the appraiser is connected) shall be disseminated to the public through advertis-
ing, public relations, news sales, or other media without prior written consent and approval of the appraiser.
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APPRAISER CERTIFICATION:
I certify that, to the best of my knowledge and belief:
1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions, and is my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

3. We have no present or prospective interest in the property that is the subject of this report, and no personal
interest with respect to the parties involved.

4. ‘We have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding the acceptance of this assignment.

5.  We have no bias with respect to the property that is the subject of this report or to the parties involved with this

assignment.
6. Our engagement in the assignment was not contingent upon developing or reporting predetermined resuits.
7. Our compensation for completing this assignment is not contingent upon the development or reporting of a

predetermined value or direction in value that favors the cause of the client, the amount of the value opinion,
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to intended use
of this appraisal.

8. Qur analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice.

9. We have made a personal inspection of the property that is the subject of this report.
10.  That we are certified general appraisers in good standing in the state where the property is located.

11.  The reported analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Appraisal Institute’s Code of Professional Ethics and Standards of
Professional Appraisal Practice, which include the Uniform Standards of Professional Appraisal Practice.

12.  The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

Date: February 1, 2019

Q. Qb - I 2 SOV

Dennis A. Cestra, SRA Scott F. Lazarus

Howard Hanna Appraisal Services Howard Hanna Appraisal Services
PA Certified General Appraiser PA Certified General Appraiser
Certification No, GA-000293-L Certification No. GA-004025

Re-certification: The Appraisal Institute has a mandatory program of continuing education of designated members. Those who meet the
standards of the programs are considered to be re-certified. Mr. Dennis Cestra is currently re-certified by this organization.
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Appratzal Sarvices

119 Qemma Drive
Phtsburgh, PA 152382002
(812) 9679000

Finc (412) 967-9402

Real Estate Servicas

November 30, 2018

Julie Udvarhlyl

Acqulsition Specialiet

Urban Redevelopment Authority of Pittsburgh
200 Ross Street

Pittsburgh, PA 15219

RE:  Real Estate Approisal ek TammimptsieSuasm i diord. of fhciskeagh
Dexr Julle:

As per your requent, this lettor is to serve an n proposal to complete a real estate apprail of the above
referenced property.

According to information that you have provided, the property (s & vacent building formerly used a3 8
public library.

The valustion date will bo cffective s of the dale of my inspestion of the property. The appraisal ropont
will indicate that you, in your capacity as Acquisition Specialist with the URA, will be my client. My
fem to complete this assiprment wiil be Three Thousand Bight Hundred ($3,800.00) Dollars,

§ will need to inspect both the interior and exterior of the building. I would like & representative 1o
meet mc el the time of my inspection to provide access and to answer guestions pertaining o the
structure and mechanical systems,

The appraisal will be completed in sccordence with the Code of Ethice and Standards of the Appraival
Institute. Tt will confotm 1o the reporting requirements of the Uniform Standerds of Professional
Appralyal Practice (USPAP) of the Appreisal Foundation se published by the Appraisal Standnrds
Board. No chattels witl be included in this real propecty sppraissl.

Upon complction of the sppraisal, 1 will provide two copies of the repott to you, unless othet
mrengements see made. 1 {his proposal mects with your approval, plesse sign a copy of this proposal
and retuen i to my attention. It will serve as writlen suthorization to proceed.

A QA

Dennis Cestrs, SRA

Howard Hanne Appraisal Services

Permsylvanin Certified General Rea) Estale Appraiser
PA Cestification No. GA-000293-L

B Linig

Autharized Signature

56



PROFESSIONAL QUALIFICATIONS
DENNIS A, CESTRA
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Pennsylvania Certified General Appraiser:
Certification No. - GA-000293-L
Expiration Date - June 30, 2019

Pennsylvania Real Estate Associate Broker:
Certification No. - AB 028367A
Expiration Date — May 31, 2020

EORMAL EDUCATION
Bachelor of Arts, Point Park University, 1972
PROFESSIONAL MEMBERSHIP AND DESIGNATIONS

Appraisal Institute (SRA - Member #34103) - 2014-2015 Pittsburgh Metro Chapter President
Pennsylvania Association of Realtors - 2015-2016 Chairman of the Appraisal Section
Employee Relocation Council {(CRP - Certified Relocation Professional - Member#462)
Realtors Association of Metropolitan Pittsburgh (45 Year Realtor Member)

Pennsylvania Association of Realtors {GRI - Graduate of Real Estate Institute)

National Association of Realtors (GAA - General Accredited Appraiser - Member #3066)
Council of Pennsylvania Real Estate Appraisers, Inc. - Director, Past President, 1998

National Association of Independent Fee Appraisers, 1988 - 2016; Past President, Metro Pitts-
burgh, 1989

PROFESSIONAL ACTIVITIES

Sr. Vice President of Appraisal and Commercial Development Services, Howard Hanna Co., 2002-
Present

President Pittsburgh Chapter, National Assoc. of Independent Fee Appraisers, 1988-1989

Real Estate Appraiser - December, 1975 - present

Real Estate Associate Broker — December, 1975 - present
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REAL ESTATE TEACHING EXPERIENCE

Director, Alan Kells School of Real Estate (RE 000066-L), April 4, 1995, Bureau of Professional
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REAL ESTATE TEACHING EXPERIENCE {Continued)
Professional schools served as a Real Estate Instructor:

1) Alan Kells School of Real Estate - Present2) Pennsylvania Bar Institute

119 Gamma Drive Pittsburgh, PA
Pittsburgh, PA 15238 Harrisburg, PA

3) Allegheny Community College 4) Robert Morris University
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Washington County Redevelopment Authority Lehigh Northampton Airport Authority
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EXPERT WITNESS

Allegheny County Court of Common Pleas  Butler County Court of Common Pleas

Beaver County Court of Common Pleas Fayette County Court of Common Pleas
Westmoreland County Court of Common Pleas Indiana County Court of Common Pleas
Erie County Court of Common Pleas Somerset County Court of Common Pleas

Washington County Court of Common Pleas

ACQUISITION COMPANIES

Interstate Acquisition Services ORION Land Services, Inc.
Keystone Acquisitions Johnson, Mirmiran & Thompson, Inc.
Right-of-Way Services, Inc. Highland Professional Consultants, Inc.
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RECENT APPRAISAL CONTINUING ERUCATION COURSES COMPLETED — PARTIAL LIST

2017

2016

2015

2014

2013

SPONSORED BY THE APPRAISAL INSTITUTE

Discounted Cash Flow Model: Concepts, Issues and Apps.

Eminent Domain and Litigation

Uniform Appraisal Standards for Federal Land Acquisitions: Practical Applications
(formerly known as the Yellow Book Course)

USPAP (taken every two years)
PA State Mandated Law for Appraisers {taken every two years)
Complex Litigation Appraisal Case Studies

Land and Site Valuation
Business Practices & Ethics

Real Estate Finance Statistics & Valuation Modeling

PRIOR YEARS CONTINUING EDUCATION

Income Capitalization
Case Studies in Real Estate Valuation
Valuation Analysis and Report Writing
Industrial Real Estate Valuation
Residential Valuation
Appraisal Reporting of Complex Residences
Apartment Valuation
Rates, Ratios and Reasonableness
Valuation of Leasehold Interests
Marshall Valuation Cost Services

o Residential Seminar

o Commercial Industrial Seminar
Depreciation Analysis Seminar
Cash Equivalency Valuation Seminar
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PROFESSIONAL QUALIFICATIONS

TT F. LAZAR
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Scott Franklin Lazarus
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