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MADISON	SCHOOL	ARTS	CENTER	

3401	MILWAUKEE	STREET	

	

Zoning	Preapp	Summary

Zoning	District:	R2L	Non	Conforming	Use

RCO:	SCHENLEY	HEIGHTS	COMMUNITY	DEVELOPMENT	CORP

Lot	Number:	26-p-280		5th	Ward


USE	&	OWNERSHIP	HISTORY

The	Madison	Elementary	School	was	built	in	1929.	It	designated	as	a	local	historic	structure	in	2009,	was	closed	
after	the	2005-6	School	year	and	sold	to	the	Schenley	Heights	Development	Corporation	in	2014.	The	previous	
owner	was	not	able	to	assemble	the	resources	to	convert	the	school	to	housing.	In	2022,	the	school	was	sold	to	
MCLAYS,	LLC,	a	neighborhood	owned	development	by	Mark	&	Niecy	Southers.	 	Mark	Clayton	Southers	 is	 the	
executive	director	of	Pittsburgh	Playwrights	Theater	(PPT).	


BUILDING	CONDITION	&	USE	CONVERSION	

The	condition	of	sale	to	McCLAYS	was	based	on	finding	a	community	serving	arts-focused	use.	 	The	Madison	
School	 is	 in	 good	 physical	 condition.	 The	 reuse	 of	 the	 historic	 structure	 for	 a	 community	 based	 arts	 center	
requires	few	changes	to	the	structure	both	internally	and	externally.	The	School	District	maintained	the	building	
well	and	the	building	systems	are	able	to	be	reused	(Boilers,	Power	and	Fire	Alarm	System	are	less	than	20	years	
old.)	 	 This	 allows	 for	 a	 cost	 efficient	 reuse	 and	 lower	 tenant	 costs.	 The	 key	 modification	 required	 for	 the	
conversion	is	the	need	for	an	elevator	to	serve	the	upper	two	floors.	


PHASE	1:		First	Floor	Occupancy

As	 anchor	 tenant	 Pittsburgh	 Playwrights	 will	 use	 the	 first	 floor	 for	 its	 offices,	 studios	 and	 small	 120	 seat	
performance	 space	 in	 the	 former	 auditorium/cafeteria.	 A	 shorty	 run	 stair	 lift	 will	 be	 installed	 at	 from	 the	
auditorium	 level	 to	 the	 1st	 floor	 level.	 This	 will	 provide	 access	 to	 the	 theater	 from	 inside	 and	 outside	 the	
building.	The	existing	school	Toilet	Rooms	will	be	rehabilitated	to	meet	current	ADA,	UCC	and	ACHD	codes.	The	
theater	will	have	a	new	fresh	air	HVAC	upgrade	to	meet	ASHRAE	and	current	filtration	recommendations.


PHASE	2:	Second	Floor	Occupancy

Once	 the	 resources	 are	 assembled	 for	 an	 elevator,	 the	 upper	 floors	 will	 be	 leased	 to	 artists	 and	 small	 arts	
organizations.	This	will	provide	affordable,	collaborative	spaces	using	14	former	classrooms	(they	average	700	
sf).	The	owner	will	begin	the	process	of	 leasing	out	cultural	arts	spaces	 in	each	18	former	classrooms	on	the	
upper	 floors.	 Each	 classroom	 will	 be	 a	 dedicated	 studio	 that	 will	 often	 be	 occupied	 a	 solo	 artist/artisan	
(painters,	 sculptors,	 fabric	 artists,	 etc).	 In	 some	 cases,	 there	 may	 be	 studios	 dedicated	 to	 teaching	 with	
computer	graphics	and	other	technologies	in	a	classroom	style	of	15-20	artists	(these	are	designated	as	rooms	
200	and	201	as	multipurpose	spaces).


ZONING	DEVELOPMENT	REVIEW		SUBMISSION	#	ZDR-2022-06282	

This	Submission	includes	additional	detail	requested	by	the	City.	The	Drawings	attached	show	the	scope	of	the	site	
work	and	interior	construction	scope.	It	also	includes	information	associated	with	its	previous	occupancy	as	a	school.	
Historic	review:		No	exterior	work	will	be	done	in	phase	1	or	2	except	preparing	the	parking	area	and	planting	trees.		


VARIANCES	REQUESTED


1.USE	VARIANCE	REQUEST	:	Proposed:	Cultural	Services	(general)	in	Residential	R2L	Zoning	District.

2.	PARKING	VARIANCE	:	50	Required;	16	Provided;	See	Worksheet	A.

3.	SIGNAGE:	Proposed	new	sign	to	replace	the	existing	PPS	sign.	Same	size	and	location,


Zoning	Code	Referenced	use	categories

Cultural	Service	means	a	museum	or	similar	use	engaged	in	the	collection,	display	or	preservation	of	objects	of	
community	or	cultural	interest	in	one	or	more	of	the	arts	or	science.	Cultural	Service	(Limited)	means	a	Cultural	
Service	with	a	gross	floor	area	of	less	than	5,000	square	feet.	Cultural	Service	(General)	means	a	Cultural	Service	with	
a	gross	floor	area	of	5,000	square	feet	or	more.	


Art	or	Music	Studio	means	an	art	studio,	music	studio	or	photographer's	studio


Public	Assembly	means	open,	partially	enclosed	or	fully	enclosed	structure	used	or	intended	to	be	used	primarily	for	
spectator	sports,	entertainment	events,	expositions	and	other	public	gatherings.	Typical	uses	include	convention	and	
exhibit	halls,	sports	arena	and	amphitheaters.

Public	Assembly	(Limited)	means	a	Public	Assembly	use	with	a	capacity	of	less	than	500	persons.	
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ALTERNATE	ACCESS	AND	PARKING	PLAN	&	LOADING


914.01.B.3	 	Change	of	Occupancy

Off-street	parking	and	loading	facilities	shall	be	provided	for	any	change	of	occupancy	or	manner	of	operation	that	
would,	based	on	Parking	Schedules	A	or	B	(Sec.	914.02.A	and	Sec.	914.02.B)	or	the	Off-Street	Loading	Schedule	
of	Sec.	914.10,	result	in	a	requirement	for	more	parking	or	loading	spaces	than	the	existing	or	more	recent	use.	
Additional	parking	or	loading	spaces	shall	be	required	only	in	proportion	to	the	extent	of	the	change,	not	for	the	
entire	building	or	use.

	

Based	on	914.01.B.3	Change	of	Occupancy	the	conversion	of	classrooms	to	artists’	studios	and	a	small	120	seat	
theater	does	not	have	a	negative	impact	on	the	density	of	parking	demand	when	compared	to	the	original	school	
use.	A	detailed	narrative	of	proposed	uses	is	as	follows:

	

Phase	1:	First	Floor	Occupancy

Theater	(Rooms	102-106):	For	Pittsburgh	Playwrights	tenancy	of	the	first	floor	(Phase	1)	the	existing	flat	floor	
auditorium/cafeteria	on	the	first	floor	will	be	converted	to	a	flexible	black	box	theater	with	adjustable	seating	
bleachers	for	up	to	120.	This	number	correlates	with	outdoor	performance	spaces	at	the	August	Wilson	House,	
where	Pittsburgh	Playwrights	has	traditionally	staged	August	Wilson	Plays	in	the	back	yard.	The	Madison	School	will	
also	provide	an	alternative	“rain	date”	location	for	outdoor	performance	throughout	the	Hill	District.	

	

Studios:

Costume	Studio	Green	Room

In	addition,	there	are	6	former	classrooms	averaging	700	Sf	to	be	used	as	studio	and	support	space	for	PPT	such	as	
costume	and	set	design/production.	These	spaces	will	also	store	materials	for	theatrical	productions	such	as	
furnishings	and	backdrops.

	

Onsite	Parking	

The	former	playground	will	provide	a	minimum	of	20	standard	sized	spaces	including	2	accessible	spaces	one	of	
which	can	accommodate	van	parking	that	are	located	adjacent	to	the	accessible	route	and	entrance	on	Milwaukee.	

	

Loading	Facilities

In	Phase	2,	A	loading	dock	door	will	be	created	opening	on	to	the	parking	lot.	The	center	of	the	lot	will	allow	flexible	
staging	and	loading	capacity	for	theatrical	equipment	as	well	as	additional	service	parking	for	staff	vehicles	and	trucks	
that	serve	PPT	and	artist	tenants.	This	will	provide	up	to	6	additional	on	site	spaces	without	valet	for	a	total	of	19	for	
an	event.	

	


	


PARKING	HISTORY	&	EXISTING	CONDITIONS	


Madison	School	faculty	&	staff	in	2005-6	consisted	of	34	existing	PPS	employees	at	the	school	(see	staff	list	
Exhibit	A).	No	on-site	parking	was	required.	All	 staff	would	have	either	parked	on	street,	walked,	or	used	
public	 transit.	 The	 students	 at	 the	 school	 often	 lived	 in	 the	 neighborhood.	 School	 bus	 drop-off	 was	
Milwaukee	Street.	The	400’	of	street	frontage	is	still	designated	as	a	school	bus	zone	(see	photo	P-1)

	

Within	one	block	(on	average	no	more	than	300	feet)	from	the	school	there	are	an	estimated	49	on	street	
spaces.	 It	 should	 be	 noted	 that	 the	 school	 originally	 had	 a	 no	 parking	 zone	 around	 the	 entire	 school	 to	
accommodate	school	bus	and	parent	drop	off	and	pick	up.	It	is	prop[osed	to	use	the	space	directly	in	front	
of	 the	 school	 for	 shuttle	 or	 taxi	 drop	 for	 event	 parking	when	 the	 120	 seat	 theater	 (formerly	 a	 200	 seat	
auditorium/cafeteria).	


EVENT	PARKING	&	TRANSPORTATION	CONSIDERATIONS

Typical	Pittsburgh	Playwrights	Performance	Season	consists	of	4	plays.	Typical	run	is	12	performances	at	an	
average	attendance	of	60-70.	The	maximum	capacity	of	the	Theater	with	loose	seating	will	be	120.	Typical	
attendance	by	car	(assuming	2	per	car)	would	be	around	35.	Allowing	for	walking,	transit	and	car	service,	
the	typical	parking	demand	would	be	around	30	spaces,	There	is	a	bus	stop	across	the	street	from	the	main	
entry.


Pittsburgh	Playwrights	has	experience	managing	event	parking	at	two	different	locations	in	the	Hill	District	
on	Bedford	Ave	at	the	August	Wilson	House	and	on	Wiley	Avenue	for	outdoor	performances.	Car	Services	
are	also	commonly	used	for	transportation	from	downtown	to	the	Hill.


Future	Offsite	Parking:	The	owner	is	considering	acquiring	future	additional	parking	on	a	nearby	vacant	lot	
in	 Phase	 2	 (upper	 floor	 studio	 tenant	 occupancy).	 Full	 occupancy	 of	 the	 upper	 floors	 as	 studios	 (typical	
artists	 studios	 are	 1-2).	 There	 are	 18	 studios	 per	 space	 (about	 the	 same	 size	 as	 a	 studio),	 the	 parking	
demand	for	the	upper	floors	would	be	an	additional	22	for	Phase	2	(See	Worksheet	A	attached).


Shuttle	Services:	PPT	has	demonstrated	its	ability	to	manage	traffic	for	its	August	Wilson	Plays.


Chapter	914	Checklist

• Narrative	to	DOMI	for	loading	/	unloading	activities	provided.

• Curb	Cut	application	to	be	submitted	as	per	drawings.

• Transportation	Development	Review	(More	than	10	spaces)	

• Site	Plan	Review	See	Site	Plan.

• Parking	Demand	Analysis	not	required.

• Provided	floor	area	for	each	use	in	application	see	drawings.

• Bicycle	Parking,	Sec	914.05	Provided.	8	spaces	see	drawing	for	location.

• Off	Street	Loading,	Sec.	914.10		Door	be	provided	in	Phase	2	to	access	the	parking	area.


https://library.municode.com/pa/pittsburgh/codes/code_of_ordinances?nodeId=PIZOCO_TITNINEZOCO_ARTVIDEST_CH914PALOAC_914.10ORELO
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Last	known	Certificate	of	Occupancy


Last	known	PPS	Staff	and	Faculty	list	(37)	
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Proposed	Alternative	Access	and	Parking	Plan

Proposed	Alternative	Access	and	Parking	Plan	

Existing	Fence	to	repaired	and	painted

LED

Proposed		4	Canopy	Trees	next	to	property	line	to	extend	life	of	tree	
and	2	Ornamental	Trees	at	entry	terrace.

No	Changes	to	Plumbing;	No	Sprinklers.	Stormwater	piping	to	be	
inspected	and	repaired	as	needed.
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Sign to be replaced with new sign (laser cut 
metal logo and letters (match existing heights):


Carter Woodson 
Redwood Theater

At the Madison School Arts Center
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ACCESSIBLE ROUTE (With New Ramps)

EXISTING 
Auditorium 
Entrance

New ADA 
Compliant 

Ramp

New ADA 
Compliant 
Ramp and 

Parking apron
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Proposed	Curb	Cut

Proposed	Parking
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EXISTING AUDITORIUM
EXISTING 

Library 
Entrance

EXISTING 
Auditorium 
Entrance
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MILWAUKEE @ PARKING LOTORION WEST

MILWAUKEE & ADELAIDE ADELAIDE MILWAUKEE NORTH

MILWAUKEE & ADELAIDE
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LOBBY ROOM 101EXIST RAMP
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 FUTURE RAMP LOCATION
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Proposed	Curb	Cut

Proposed	Service	Entrance

Proposed	Parking
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