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PROPERTY:	Roughly bounded by 5th Avenue and S Neville Street
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EXISTING ZONING:	EMI, EDUCATIONAL MEDICAL INSTITUTION DISTRICT
ACTION REQUIRED:	Public Hearing and Recommendation to City Council on the Proposed Institutional Master Plan
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DATE:	December 10, 2024
SUBMITTED TO:	The Planning Commission of the City of Pittsburgh
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[bookmark: Findings_of_Fact]FINDINGS OF FACT

1. A request for approval of an Institutional Master Plan (IMP) was submitted by Central Catholic High School for its existing campus in the Squirrel Hill North neighborhood. This is the first IMP for the campus.
2. The Central Catholic High School campus consists of two parcels (52-J-264 and 52-J-118) and generally spans from 5th Avenue on the north to South Neville Street on the south and western portions. There is a parcel on the corner of 5th Avenue and S Neville Street that is not owned by the high school. No expansion of the EMI district is currently proposed and no street vacations are proposed.

3. The EMI district allows uses associated with educational and medical institutional uses as well as a number of accessory uses, in accordance with an approved Institutional Master Plan. With limited exceptions, an Institutional Master Plan must be submitted and approved prior to any development within an EMI District.
4. The IMP for Central Catholic High School campus identifies three (3) new projects in the 10 Year Development Envelope:
a. Renovations to the Brothers Residence.
b. New three-story Student Center with underground parking garage and bridge to connect Student Center to quad.
c. Renovations to Main Building.
5. The IMP was reviewed by staff and Central Catholic addressed staff comments including:
a. Clearance underneath of the proposed pedestrian bridge.
b. Proposed spectator seating, shuttle and van parking proposed on Carnegie Mellon University property. Applicant indicated that permission has been provided by the university for these purposes.
c. Design of the new Student Center Building and how the building engages and connects with the campus and neighbors.
6. The Transportation Impact Study was reviewed and approved by the Department of Mobility and Infrastructure.
7. Property owners within 150 feet of the proposed Master Plan area were notified of the proposal and notices were posted in the area and on-site notices were posted in accordance with Section 922.01.C.
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8. The Squirrel Hill Urban Coalition (SHUC) is the Registered Community Organization (RCO) where Central Catholic High School is located. A joint Development Activities Meeting (DAM) with SHUC and the Oakland Business Improvement District (OBID) occurred on October 30, 2024. A copy of the DAM report is attached.

9. Per Section 922.12.D., the Planning Commission shall recommend to City Council to approve, approve with conditions, approve in part, deny or deny in part the application for the IMP.

10. An Institutional Master Plan is intended to permit flexibility for a large institution which is not possible on a lot-by-lot basis while providing a level of understanding to the public about potential growth of the institution. Provisions of the Master Plan are intended to:

(a) Protect the integrity of adjacent residential neighborhoods by addressing the impacts of institutional development on adjacent areas;
(b) Provide a growing and continuing source of employment which is easily accessible;
(c) Create attractive and efficient urban areas which incorporate a high degree of amenity;
(d) Protect sensitive portions of the natural and man-made environment which are potentially affected by institutional development.





RECOMMENDED MOTION

That the Planning Commission of the City of Pittsburgh makes a Positive Recommendation to City Council on the Institutional Master Plan, MPZC-2024-00224, as submitted by Central Catholic High School. 


Submitted by:


Paul Cancilla, Principal Planner (Codes and Commissions)
[bookmark: Squirrel_Hill_North_-_2024-10-29_-_Centr]Development Activities Meeting Report (Version: 01/24/2024)
This report created by the Neighborhood Planner and included with staff reports to City Boards and/or Commissions.

	Logistics
	Stakeholders

	Project Name/Address: Central Catholic High School Institutional Master Plan (IMP) at 4720 Fifth Ave.
	Groups Represented (e.g., specific organizations, residents, employees, etc. where this is evident):
Squirrel Hill Urban Coalition (SHUC)
Oakland Business Improvement District (OBID) Oakland Planning & Development Corporation (OPDC)
Applicant Team: Central Catholic High School, HDG Architects, Massaro (construction)
Bellefield Area Citizens Association

	Parcel Number(s): 57-J-264
	

	ZDR Application Number: DCP-MPZC-2024-00224
	

	Meeting Location: Zoom
	

	Date: 10/30/2024
	

	Meeting Start Time: 6:00PM
	

	Applicant: Central Catholic High School; HDG Architects
	Approx. Number of Attendees: 28

	Boards and/or Commissions Request(s): Planning Commission


How did the meeting inform the community about the development project?
Ex: Community engagement to-date, location and history of the site, demolition needs, building footprint and overall square footage, uses and activities (particularly on the ground floor), transportation needs and parking proposed, building materials, design, and other aesthetic elements of the project, community uses, amenities and programs.
Registered Community Organizations
Squirrel Hill Urban Coalition (SHUC)
Oakland Business Improvement District (OBID) Oakland Planning & Development Corporation (OPDC)

Applicant
This meeting is to review Central Catholic High School’s (CCHS) Institutional Master Plan (IMP). This is not a development that will be coming out of the ground tomorrow however, this is a requirement in the City’s zoning code to keep the city updated on institutions’ long-term development plans, and this is a vision for the future of CCHS. The first step is to have this IMP reviewed and approved by various bodies, and once this is done, the first phases of work can begin.

Central Catholic has been on Fifth Ave. since 1927 and is a school for young boys. The campus is near the corner of Fifth and Neville Ave. In 1927, the main school and residence building were completed. In 1978, Alumni Hall, the school’s gym, opened. In 2000, a new turf athletic field was completed, and in 2016, the STEM center opened.

In 2017, we conducted a feasibility study for renovations to the Brothers Residence Building. This process led to us deciding to take a broader look at all facilities on the campus, and in 2021, we conducted a Campus Master Plan Study. Key findings were to renovate the residence building, the need for a new student center/gymnasium, and the need for upgrades to the main building and site improvements. Then, we created the Institutional Master Plan throughout
2023-2024.



The Master Plan proposed three phases of development. Phase 1 is to renovate the Brothers Residence, Phase 2 is to construct a new student center building, and Phase 3 is to provide upgrades to the main building and overall site improvements.

Phase 1 (Renovations to Brothers Residence Building) will consist of new bedrooms appropriately sized for the current community of brothers living on campus, handicap accessibility upgrades including ramps and elevators, and administrative offices on the first and basement floor. On the exterior, there will be minor changes to replace some piping and some of the doors.

Phase 2 (New Student Center) will include demolition of the existing gymnasium and construction of the new student center in the same location. The new building would feature a gym, locker rooms, weight room, cafeteria/kitchen, lecture room, classroom, and administrative offices. Enrollment at CCHS is around 700 students, and this project is not intended to increase enrollment, but to maintain enrollment around this number. A pedestrian bridge will be constructed to allow student access to the building without going through the parking lot. Finally, a parking garage will be provided to offset the loss of parking on campus. Parking will be on the level of the turf field and a floor of parking below that. We are aiming to incorporate the historic nature of the campus in the new student center. The exterior design will utilize concepts found within the existing buildings to maintain the rich historic campus identity.

Phase 3 (Main Building and Site Improvements) will include HVAC improvements to the 3rd and 4th floor, providing a new elevator and handicap accessibility updates (there is currently no elevator), and reconfigure of select interior spaces upon completion of the new student center so that some administrative space can be returned to the main building. In this phase, we will also take a look at the wall along Fifth Ave. and look at repairing and restoring it. In general, we will also look at adding fencing around the campus for security and to control who can come in and out of the campus.

Input and Responses

	Questions and Comments from Attendees
	Responses from Applicants

	How will you continue your students' athletic activities after your gym has been demolished and while the student center is being constructed?
	This is a great question and something we are still trying to work out. Our neighbors, Oakland Catholic High School, has an auxiliary gym that are hoping we can use, there is also the Ellis School that has allowed us to use their soccer field in the past. This is something that is in process as we move this thing forward, but there will be a heavy reliance on our neighbors and partners.

	How many cars do you anticipate will use the garage in the new gym?
	The plan is for 70 to 73 parking spaces to be in the garage. The goal is to have the same number of parking spaces exist on campus after the project as there are now.

	What is the estimated timeline for each phase - when each would start and how long each would last?
	Phase 1 started construction in June of this year, and the plan is for it to be finished around May 2025. Phase 2 we are hoping to start demolition sometime in Summer of 2025 and aiming to complete this by the start of the school year in 2027. The Phase 2 timeline will be dependent on receiving funding. We have not completely identified a timeline for Phase 3 yet.





	Questions and Comments from Attendees
	Responses from Applicants

	How many feet high is the new student center? What is the plan for getting people in and out of the parking lot in the middle of the block arriving and leaving in rush hour?
	The part of the building along Neville St is only one floor tall, so along the street it will only be a few feet taller than the current structure. Some of the spaces like the cafeteria and kitchen, which need to be three stories high, will be
set further into the building so that the walls don’t tower
over Neville.
Staff will be the only ones allowed in and out of the parking garage in the mornings and after school, and entrance would require a card swipe. We are considering something to offer security around the entrance but these will be the main people to use this.
After conversations with neighbors, there is hope that there would be a stop sign at the intersection of Winthrop and Neville, for a 4-way stop where the entrance/exit to the parking lot is located. The general flow through campus by vehicle will be the same.

	Comment from Neighborhood Planner: There would be a Department of Mobility and Infrastructure review for any specific projects that would have any effects on vehicle traffic and access, parking and loading.
	

	So pleased to see the upgrades. I am a CCHS grad class of
69. I also own the Irish Design Center on Craig Street, and I’m very concerned about the parking options for our customers that may be taken up by workers on the project.
	We certainly understand the concern. We would encourage construction users not to utilize street parking and find a parking lot some place nearby. In the past,
we’ve worked with crews who will identify a parking area for workers and they can provide a shuttle or some transportation for workers to the site. This may not omit 100% of street parking, but we will encourage workers to use other parking. Administrative staff will be able to park on the football field to alleviate some of the parking challenges as well.

	How do you anticipate traffic to flow during morning/afternoon drop off and pick up?
	These are all things we will need to take into consideration. We will work with Massaro to figure out traffic flow in and out of the lot. If needed, traffic may need to flow one way in and out of the campus. We can manage construction deliveries to minimize traffic during peak hours.

	I think the stop sign would be essential.
	

	People presently come out onto Neville Ave.
	

	Please keep in mind that parents will need a place to wait for kids they are picking up immediately after school or
	This ties into what has been talked about regarding coordination around traffic/construction.





	Questions and Comments from Attendees
	Responses from Applicants

	after activities. We currently wait in the parking lot in spaces that will be removed as part of this plan.
	

	Will the workers adhere to the City guidelines of no excess noise before 7 am and after 10 pm?
	We are familiar with the local ordinances and guidelines. We can ensure you that we will not start before 7am and we typically wrap up before 4 or 5pm. Whatever the neighborhood ordinances are regarding noise/construction times will be followed throughout the duration of the plan.

	Traffic flow/waiting area concern actually relates to once the project is complete, not the construction phase.
	Yes, understood. We can try to coordinate a place for students to wait and hang out while they wait for their ride.

	CMU is pleased to partner with CCHS on many fronts and is happy to support their IMP.
	

	I appreciate the thought that has gone into this. If you haven’t done so, please visit the school before and after school to see how busy it is and the flow of traffic.
	

	As a neighbor who lives in the area, I’m very happy for these projects to be completed at these institutions. However, these are tax free organizations, and the people nearby that pay taxes have to deal with a lot of issues that make their quality of life worse when construction is occurring. I don’t know if there is a way that anyone can think about this more when working on these projects, such as cleaning the homes nearby who are affected by the construction dirt and dust.
	

	Bellfield Area Citizens Association is happy to support this IMP.
	

	Thanks to Central for involving the neighborhood in the plan. Thanks to CMU also!
	

	Can you please review the construction schedule again for the new student center building?
	Yes, we are hoping to start site work in May of 2025, with demolition of the existing structure to begin in June of 2025. We anticipate construction to be complete by March of 2027, so almost two full years from start to finish.

	Thank you to everyone for being graceful during this process and the school appreciates all of your questions and working with us.
	


Planner completing report: AJ Herzog

