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Introduction

In the past decade, Pittsburgh’s economy has 
experienced steady growth due to the diversity of 
its industries. However, within the past five years, 
commercial development around the urban core has 
been driven by an increasing population of young 
talent and the growing number of companies looking 
to recruit them. In 2010, the total number of technology 
companies in Pittsburgh was 279. Currently, that 
number is nearly double at 495 and growing rapidly. To 
be considered a “technology company,” an operation 
generally falls within these seven categories: Advanced 
Manufacturing, Advanced Materials, Energy Technology, 
Environmental Technology, Information Technology, 
Life Sciences and Robotics.

Pittsburgh has a unique mix of companies in different 
stages of funding. Management Science Associates 
Incorporated has been in the city for more than 50 years 
with hundreds of employees, while young startups 
are finding refuge in coworking space. Regardless of 
size, a common challenge is recruiting and finding the 
right office to accommodate flexibility. The growing 
number of companies is making it challenging to 
find the right office, warehouse or flex location near 
downtown and competition for local talent recruitment 

is high. Pittsburgh is at a turning point. Commercial 
development is concentrating in the urban areas to 
meet the tenant demand and these companies are now 
receiving resumes from all over the country. 

A common label for a city experiencing a surge in 
technology activity is “the next Silicon Valley.” However, 
the substantial investment environment in Silicon 
Valley differs greatly from the limited local wealth in 
Pittsburgh. The blue collar tradition of Pittsburgh, along 
with the limited exposure to capital, creates a different 
breed of technology company. Although Pittsburgh may 
not be “the next Silicon Valley,” there is a sense that the 
city is on the cusp of becoming something else entirely.

Pittsburgh’s technology company environment is 
unique, making it impossible to anticipate the real 
estate needs of these companies based on national 
trends or strategies found on the West and East coasts. 
JLL Research conducted interviews with a mix of 
technology companies in Pittsburgh to find out exactly 
what their needs are and what their workforce expects in 
office space. The following report discusses the results 
of these interviews along with current market dynamics. 
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Introduction

INDUSTRY BREAKDOWN
Technology companies can be categorized in the following ways if a company:

Stores, sends, receives and 
manipulates data using 
hardware, software and 

telecommunications.

Develops chemicals,  
plastics, rubber and other 

resources for improving 
efficiency and sustainability. 

Provides equipment,  
services and research aiming  

to improve human health.

Researches and develops 
materials for the purposes of 

reducing waste and improving 
the state of the environment.

Improves manufacturing  
by way of automation,  

information technology  
and process controls.

Provides services and 
equipment that improve  

the locating, extraction, use  
and delivery of energy  

resources and its byproducts. 

Information Technology

Advanced Materials

Life Sciences

Environmental  
Technology

Advanced Manufacturing

Energy Technology

Designs and manufactures computer science-driven equipment that requires  
limited-to-no human manipulation in order to operate. 

Robotics
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There are 31 four-year public and private colleges / 
universities within Pittsburgh and the 10 counties 
surrounding the city. At the top of the list ranked by 
enrollment are the University of Pittsburgh (PITT) and 
Carnegie Mellon University (CMU). These two universities 
drive the technology industry in Pittsburgh. CMU has 
one of the leading computer science programs in the 
world, while PITT has a legacy of making significant 
strides in medicine. The remaining educational 
institutions continue to provide specialized talent to 
other industries, but they, too, have made contributions 
to technology. Among the numerous notable alumni 
of these surrounding institutions is Chad Hurley, who 
graduated from Indiana University of Pennsylvania (IUP) 
and went on to co-found YouTube with Steve Chen and 
Jawed Karim.

JLL interviewed 33 local technology companies about 
recruitment and, by no coincidence, CMU and PITT were 
routinely mentioned as target universities for applicants. 
In most cases, the emphasis was on CMU. However, 
that line may be blurring, according to Antonio Torres, 
Executive in Residence at the Innovation Institute at PITT. 
Mr. Torres admitted that a lot of the attention CMU has 
received from the technology and robotics research done 
at the university is well deserved, but PITT is starting 
to catch up. Mr. Torres explained that the Innovation 
Institute rolled out over 20 startup companies from PITT 
during the 2017-2018 school year, which would put PITT 
in the top five universities in the nation for total number 
of startups in a single school year.

Natural competition between universities can be 
beneficial to a city’s economy, but it’s collaboration 
that differentiates Pittsburgh from other cities. In the 
early 2000s, PITT and CMU joined to expand the region’s 
bioscience industry. Since then, the two universities 
have worked together to champion innovation in this 
area, leveraging each other’s strengths. CMU is the 
leading computer science university in the world and 
PITT ranks within the top three of NIH-funded research 
institutes. The technology community in Pittsburgh 
reflects that same collaboration. With most founders 
and veterans of the industry getting their start at PITT 
and CMU, the comradery extends across generations. 

Growth
of the Industry

Setting the Foundation – Pittsburgh Universities

of the 25 and older 
population in the 

greater downtown 
area have a bachelor’s 

degree or higher

56.3%
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Growth University of Pittsburgh Carnegie Mellon University Indiana University Duquesne University

Founded: 1787 Founded: 1900 Founded: 1875 Founded: 1878

28,642 total enrollment 12,441 total enrollment 12,316 total enrollment 9,256 total enrollment

19,326 undergraduates 6,804 undergraduates 10,143 undergraduates 5,998 undergraduates

9,316 graduate students 5,637 graduate students 2,173 graduate students 2,854 graduate students

4% international enrollment 42% international enrollment 7% international enrollment 6% international enrollment

Setting the Foundation – top Pittsburgh universities by last recorded enrollment

Slippery Rock University California University Robert Morris University Point Park University

Founded: 1889 Founded: 1852 Founded: 1921 Founded: 1960

8,317 total enrollment 7,788 total enrollment 5,199 total enrollment 4,093 total enrollment

7,145 undergraduates 5,557 undergraduates 4,384 undergraduates 3,276 undergraduates

1,172 graduate students 2,231 graduate students 815 graduate students 817 graduate students

1% international enrollment 1% international enrollment 10% international enrollment 4% international enrollment
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The Pittsburgh Regional Alliance (PRA) focuses its analysis on the five key sectors that drive the 
regional economy – advanced manufacturing, energy, financial and business services, healthcare and 
life sciences and information technology and robotics.  Not only does southwestern Pennsylvania 
offer important competitive advantages to companies looking to expand in these sectors, but it offers 
an economic diversity that benefits all parts of the 10-county region.

In 2017, information technology and robotics emerged as the most active sector for the first time 
with the number of announcements rising from 39 in 2016 to 59 in 2017. Much of this increase can be 
credited to the growth in robotics announcements, which more than tripled from six in 2016 to 20. IT 
and robotics was also the leading sector in generating new jobs (1,872).

Unlike the other sectors, which tend to be more geographically dispersed, information technology 
and robotics, and related investments, are much more geographically concentrated. In fact, 51 of 
the 59 investment announcements took place in the city of 
Pittsburgh. It’s probably no surprise that about 20 
percent of the announcements took place in the 
emerging “Robotics Row” in the Strip District and 
Lawrenceville where the autonomous vehicle 
industry is concentrated.

* Mr. Futrell is Vice President Market Research at 
    Allegheny Conference on Community Development / PRA

Analysis from Jim Futrell | PRA*

GROWTH OF THE INDUSTRY
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Building Pittsburgh

Pittsburgh’s technology industry is highly concentrated near the urban core. 92.3 percent of technology industry office 
leasing activity in 2017 took place in the Urban submarkets. In the first two quarters of 2018, that percentage remained 
high at 72.7 percent. In 2017, the technology industry was responsible for 14 percent of the total leasing activity in the 
market. That percentage for year-to-date 2018 doubled to 28.6 percent.

As the industry grows with more office leasing transactions, technology companies continue to choose the Urban 
areas for recruitment advantage, amenities, commuting convenience and proximity to the universities. 

Technology Company Growth

Tech Company Concentration

H
IGHLO

W

Technology Company
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Building Pittsburgh

In the second quarter of 2018, Philips 
Respironics signed a 205,000 square-
foot lease at the build-to-suit Bakery 
Square 2.0, moving operations from the 
East submarket.

Argo AI’s new headquarters, Riverfront 
West at 3 Crossings, delivered in 
the third quarter 2018. Argo AI 
occupies 65,000 square feet of the 
130,000-square-foot building

In the second quarter of 2018, the 
Pittsburgh Technology Council signed for 
14,500 square feet in the renovated Nova 
Place, which has gathered 90,000 square 
feet of leasing in the first half of 2018.

Mill 19 is scheduled for delivery in fall 2019. 
CMU’s Advanced Robotics for Manufacturing 
Institute will occupy two-thirds of the 
90,000-square-foot flex building.

The construction of the 170,000-square-foot 
SAP Building on the North Shore is nearing 
completion in time for  SAP Ariba’s 122,000- 
square-foot occupancy in January 2019.

Strip District

North Side

North Side

Hazelwood Green

East Liberty



The urban areas are highly concentrated with young talent. Pittsburgh is currently ranked 4th in the 
country with the highest concentration of Millennials as a percentage of population. This dynamic plays an 
instrumental role in site selection for technology office users.

Population Migration

BUILDING PITTSBURGH
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54.2 to 72.4

46.5 to 54.1

40.3 to 46.4

32.2 to 40.2

0  to 32.1

ZOOMED IN

PITTSBURGH

Median age by 
block group

Rank 2017 % of population  
(20-35 years old)

1 Boston, MA 34.6%

2 Minneapolis, MN 31.1%

3 Washington, D.C. 30.5%

4 Pittsburgh, PA 29.7%

5 Austin, TX 29.6%

6 Atlanta, GA 28.9%

7 Jersey City, NJ 28.4%

8 Seattle, WA 28.4%

Downtowns ranked by Millennial population
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38.1 to 44.1

27.1 to 38

0 to 27

PITTSBURGH

ZOOMED OUT

Median age by 
block group
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Certain neighborhoods in Pittsburgh appeal to specific types of 
technology companies. The above map shows the preferred locations 
of the companies interviewed.

27 percent of the companies interviewed identified East Liberty as their 
preferred location, making East Liberty the most desirable. The main 
reason for East Liberty being the top choice is the amenities available 
within walking distance. One company added that the Strip District 
and East Liberty are the “Silicon Valley” of Pittsburgh. Companies 
are looking at these two neighborhoods first in order to achieve the 
same image and competitive advantage in Pittsburgh as companies 
in the Valley. As much as amenities and proximity to the universities 
play a part in site selection, so do the area’s existing tenant mix and 
reputation.

Location Advantages

BUILDING PITTSBURGH

Lawrenceville

East LibertyStrip District

Oakland

6%

18%

16%

27%

South Side 6%

CBD 6%

North Side 12%

Suburbs 9%
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Company size plays a role in site selection within 
certain neighborhoods as well. Companies with 
more than 25 employees agreed that location in 
parts of Pittsburgh like the Strip District and East 
Liberty have certain advantages for recruitment, 
but being located there in the company’s infancy is 
not necessary. Other motivators play a larger role 
such as business partnerships, parking and taxes 
(in cases outside of the city limits). One company 
with over 100 employees explained that as long as 
they were centrally located near downtown that 
was enough and that their employees were happy 
where they were on the South Side. 

Pittsburgh’s labor market is highly competitive, with 
unemployment rates at 4.4 percent for June 2018. 
Location plays an important role in exposure and 
recruitment. However, when a company begins 
recruiting from all over the country, the importance 
of specific neighborhood locations diminishes as 
emphasis is placed higher on the look and feel 
of the actual workspace. The on the right graphic 
shows JLL’s “Eight Factors of Productivity” in the 
workplace. The percentages reveal the number of 
times each factor was mentioned when asked what 
aspect about the workspace was important to each 
company. 

Location & access  
to transit

24%
Indoor air quality  

& ventilation

0%

Thermal  
comfort

2%
Lighting & 
daylight

9%

Look &  
feel

11%
Noise &  

acoustics

17%

Interior layout  
& active design

30%
Biophilia &  

views

7%A common theme among 
interviewees was the importance 
of open floor concept, but with 
private areas for phone calls. Also, 
the need for impressive look and 
feel was not only for recruitment, 
but to show clients and investors.

15
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Chris Milliard, Chief Operating Officer at Interphase Materials, has worked at incubators in both San Francisco and 
Pittsburgh. From his experience, Chris explained, “if your company is solving a real problem, you will find interested 
investors.” The investment environment within Pittsburgh is highly competitive, as the supply for investment is 
having difficulty keeping up with the demand from budding technology companies. However, the investment 
environment is becoming more remote. If real estate investment is an indication of the appetite investors have for the 
Pittsburgh market*, then more funding will enter the market from other cities. As companies receive more funding, 
real estate needs will change at each stage in order to sustain growth.

Investing in Pittsburgh

COST OF DOING BUSINESS

*80.1% of Pittsburgh real estate investment in office and industrial 
has come from outside of the region in the past five years.

Funding Stages Real Estate Needs
Seed Funding
Less than $1.0M investment
Less than 5 employees

Incubator Space

At this stage, it is too early to plan your office space. 
Incubator spaces are ideal at this stage.

Early Stage
$1.0 - $5.0M investment
Less than 10 employees

Coworking Space

A great outlet for companies who outgrow the incubation 
stage and have received funding is coworking offices. 
Coworking locations offer flexible lease terms and office 
sizes. 

Expansion Stage
$5.0-$20.0M investment
10 to 30 employees

Entry Level Office

You are ready for your own office. At this stage, less than 
5,000 SF should suffice and flexible expansion options 
and less term should be considered in the lease.

Later Stage
Greater than $20.0M investment
30 to 100 employees

Mid-Level Office

Your company is established, is credit-worthy, and has a 
significant workforce. An office of about 5,000 – 30,000 
SF is needed. Now is the time to utilize your real estate to 
build your brand. Your space should be something you 
are proud of occupying.

Exit
Returning the investment

Unique Office

Now that you are self-sustaining, this is the stage 
where your office makes a statement and is used as a 
recruitment and sales tool.
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Market Tech fit-out 
cost / SF

Average TI 
package / SF

Tenant out-of-
pocket / SF

% Premium over 
U.S. Avg.

Atlanta $157.08 $60.00 $97.08 -22.60%

Austin $150.50 $20.00 $130.50 4.10%

Boston $185.45 $50.00 $135.45 8.00%

Chicago $190.80 $75.00 $115.80 -7.60%

Cincinnati $157.49 $40.00 $117.49 -6.30%

Cleveland $165.51 $20.00 $145.51 16.10%

Columbus $160.47 $20.00 $140.47 12.00%

Dallas $154.20 $20.00 $134.20 7.00%

Denver $159.55 $65.00 $94.55 -24.60%

Houston $154.20 $65.00 $89.20 -28.90%

Indianapolis $160.98 $25.00 $135.98 8.50%

Los Angeles $183.19 $70.00 $113.19 -9.70%

Minneapolis $175.58 $55.00 $120.58 -3.80%

Nashville $154.71 $32.00 $122.71 -2.10%

New York City $205.92 $70.00 $135.92 8.40%

Philadelphia $184.43 $50.00 $134.43 7.20%

Phoenix $156.56 $25.00 $131.56 4.90%

Pittsburgh $171.47 $40.00 $131.47 4.90%

Portland $169.83 $35.50 $134.33 7.10%

Raleigh-Durham $153.74 $45.00 $108.74 -13.30%

Sacramento $183.81 $20.00 $163.81 30.70%

Salt Lake City $158.72 $40.00 $118.72 -5.30%

San Antonio $152.45 $40.00 $112.45 -10.30%

San Diego $179.49 $60.00 $119.49 -4.70%

San Francisco $200.47 $60.00 $140.47 12.00%

Seattle $174.66 $55.00 $119.66 -4.60%

Silicon Valley $194.50 $50.00 $144.50 15.30%

St. Louis $171.37 $30.00 $141.37 12.80%

Washington, DC $180.75 $95.00 $85.75 -31.60%

National Average $168.91 $43.54 $125.37 

Tenant Fit-Out Guide
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Keystone Innovation Zones (KIZ)

Incentive program that provides tax credits to for-
profit companies less than eight years old

Government offers a total pool of up to $15 million 
in tax credits available annually to KIZ companies

• KIZs were established to help guide young 
businesses through various stages of 
growth

• In order to be eligible, applications must be 
submitted before September 15th of each 
year

• Tax credits will be awarded on December 
15th of the year the application was 
submitted

• A KIZ company may claim a tax credit 
equal to 50 percent of the increase in the 
company’s gross revenue from the previous 
year

Example

Tech Company X had a gross revenue of $40,000 
in their first year of business. In their second year 
of business, Tech Company X had a gross revenue 
of $60,000. Tech Company X  may apply for a tax 
credit of $10,000 since that is 50 percent of their 
increase in revenue from year 1 to year 2. 

Pittsburgh’s Innovation Zones and Opportunity Zones

COST OF DOING BUSINESS

Four Criteria to be eligible:

1. Located within geographic 
boundaries of a particular KIZ

2. In operation less than 8 years

3. Operating within one of the KIZ 
targeted industry segments or sectors

4. Working with the KIZ Coordinator
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Keystone Opportunity Zones

Allow for deferred taxes on capital gains and the 
elimination of taxes on gains from “Opportunity Fund” 
investments until as late as December 31, 2026, as 
long as those gains are invested into “Opportunity 
Funds” that invest at least 90 percent of their assets 
in businesses or tangible property located in a 
designated OZ.

86 Opportunity Zones in southwestern PA alone.

A qualified Opportunity Fund is any investment 
vehicle organized as a corporation or a partnership 
for the purpose of investing in and holding at least 90 
percent of its assets in a qualified OZ property.

Qualified Opportunity Zone Business: Trade or 
business where substantially all of the tangible 
property is qualified Opportunity Zone business 
property. 

At least 50 percent of the total gross income must be 
from the active conduct of the business. 

Qualifications for Opportunity Zones: OZs are 
population census tracts analogous to low income 
communities qualifying for the New Markets Tax 
Credit. 

Up to 25% of qualifying 
communities in a state may      
be designated as OZs. 

An Opportunity Fund 
can be invested into                                                        
            OZsmultiple
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Annual Cost of Living

COST OF DOING BUSINESS

Pittsburgh San Francisco New York City Boston Seattle

Average Annual Salary – 
Software Engineer

$90,587 $124,555 $106,768 $100,729 $118,034 

Total Cost of Living Expenditures ($56,962) ($109,938) ($78,626) ($80,111) ($94,303)

Remaining Balance $33,625 $14,617 $28,142 20,618 23,731

Top 5 Expenses

Average Housing Expenses $17,836 $35,269 $25,826 $26,054 $29,855 

Average Food Expenses $6,987 $13,093 $9,436 $9,732 $11,399 

Average Utilities, Fuels, Public 
Services Expenses

$4,031 $6,959 $5,230 $5,304 $6,119 

Average Transportation Expenses $6,542 $11,536 $8,259 $8,633 $10,276 

Average Healthcare Expenses $4,433 $7,810 $5,609 $5,639 $6,788 

Key Demographic Statistics

Median Household Income $42,347 $88,121 $57,810 $60,188 $76,714 

Median Age 34.8 39.6 36.8 32.3 37.3

Average Household Size 2.05 2.27 2.6 2.29 2.06
 Source: ESRI
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Currently, the technology industry, as a whole, has been growing at a rapid pace 
worldwide. The first company in history to reach a trillion dollar valuation is a 
technology company. Six out of the top 10 most valuable companies in the world 
are technology companies (five of which have a growing presence in Pittsburgh). In 
Pittsburgh, at the end of the second quarter, there were over 600,000 square feet of 
technology requirements in the market. More companies are viewing Pittsburgh as a 
viable option to expand or begin operations because of the established talent base, 
cost of living and low barriers to entry. Some categories of the technology industry are 
thriving more than others. Robotics and Life Sciences are seeing the most investment, 
with funding coming from the universities and private and federal government sources. 

Even with the foundational positives, the potential of Pittsburgh has not yet been 
met. The total vacancy rate for Pittsburgh office inventory is 16.7 percent. Industrial 
space is at 8.7 percent availability, but, in the second quarter of 2018, there were no 
new construction starts. The fundamentals of supply and demand for the metro are 
moving towards positive growth, but slowly and steadily. Pittsburgh is not bursting 
at the seams. Investment is coming into the city, but not at the same levels as other 
cities. Population growth is slow in the region, despite the significant migration and 
concentration of Millennials and Generation Z in the urban center.  With the amount 
of innovation, entrepreneurship and investment growing in Pittsburgh, the burning 
question is “why isn’t Pittsburgh doing better?” 

The general consensus among the younger companies interviewed was that there is a 
limited amount of local investment being provided to the local startup companies. In 
addition to funding, there is a limited pool of local executive experience in the industry. 
Also, the level of output is a challenge. Even though there is a growing amount of 
investment and the research is first class, the output is behind the national average. 
In a technology report entitled “Capturing the next economy: Pittsburgh’s rise as 
a global innovation city,” released by Brookings in 2017, Pittsburgh fell behind the 
national average outputs in the engineering / technical services, computing, electronics 
manufacturing and medical technology fields. Local startup companies are having a 
difficult time competing with companies from other cities. The real shift will take place 
when the products being developed go to market and become commercialized.

What happens if Meter Feeder is providing every local government with the technology 
to maintain parking payments? Or what happens when LyGenesis goes to clinical trial 
and they are successful in growing human organs within the body by injecting the 
lymphatic system with healthy organ cells? Or what about when robots become more 
commercialized and it is HEBI Robotics or RE2 Robotics providing the technology? 
Pittsburgh’s technology industry will accelerate when a local company becomes the 
next unicorn and is household name like PPG or Kraft Heinz. It may even be someone 
who contributed to this report.

Looking Ahead
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Interview Results

Commuting in Pittsburgh is still very much by 
driving, even in the startup community. Having 
parking is ideal, however with more companies 
wanting to locate in walkable neighborhoods 
that have multifamily developments underway 
like East Liberty or the Strip District, the need 
for parking may decrease. 

86%

7%
7%

Drive Walk / Bike Public Transit
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Advanced Manufacturing

Advanced Materials

Environmental Technology

Information Technology

Life Sciences

Robotics

Number of Employees Percentage of Companies

5 or less 46%

6 to 24 39%

25 and over 15%

Of the 33 companies interviewed, the majority fell under the Information 
Technology industry with 13 total companies, while Robotics came in second 
with 9 companies. Out of the nine Robotics companies interviewed, only two 
were established prior to 2010, but over half of the robotics companies were 
located in traditional leased office and/or industrial space and had over 10 
employees. The needs of robotics firms were clearly described as office with 
an element of workshop space and that coworking space is not ideal. 
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