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 Chair Alan Greenberger convened the City Planning Commission Meeting of July 16, 
2013 at 1:09pm. 
 
  

1) Approval of the Minutes for the June 11, 2013 meeting. 
 

Upon motion by Ms. Rogo Trainer, the City Planning Commission approved the minutes 
for the June 11, 2013 meeting. 

 
 

2) Executive Director’s Update 
 
Mr. Jastrzab stated he had a brief report. 
 

 
• ZONING CODE ONE-YEAR REPORT UPDATE  

Last month we held a series of listening sessions in this room with 67 
participants. There is a Zoning Technical Committee consisting of staff from the 
Deputy Mayor’s Office, Philadelphia City Planning Commission, L&I, and the 
Law Department. They have been meeting pretty regularly. A Draft report is 
being prepared and reviewed internally. The Draft will \ be posted on our 
website for public comment next week. A presentation will be given to the 
Commission at the August 20th meeting. 

 
 

• RCO APPLICATION UPDATE 
The bi-annual application window for RCOs was open in June. There were 45 
applications submitted; 39 of them were approved – 33 local RCOs and 6 Issue-
based. Those not approved did not meet one of basic requirements for technical 
reasons. Rick Redding stated there are a total of 242 RCOs in the City. The 
RCO info sent to Office of Innovation and Technology for updating online RCO 
maps. 

 
 

3) Action Item: Zoning Bill 130491 to remap 420-428 Bainbridge Street from 
“RM-1” Residential Multi-Family to “CMX-2” Neighborhood Commercial 
(Introduced by Councilmember Squilla on June 6, 2013). 
 

 Martin Gregorski, stated the location of this site is 420-428 Bainbridge Street. The 
existing zoning is “RM-1” Residential Multi-Family. The proposed zoning is “CMX-2” 
Neighborhood Commercial Mixed Use. The Passyunk Avenue side is zoned “CMX-2”. In 1965, 
it was rezoned from “C-2” to “R-10”. It was built as a commercial structure. It has been used 
continuously for retail and office use, and never has contained any residential uses. “RM-1” 
was “R-10”.  We are asking to extend “CMX-2” from Passyunk and include this property. It is 
consistent with the Philadelphia2035 Plan.  The City Planning Commission staff 
recommendation is approval. 
 

Upon motion by Ms. Thompson, seconded by Mr. Syrnick, the City Planning 
Commission approved Zoning Bill 130491. 
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4) Action Item: Streets Bill 130533 striking Greene Street from Allens Lane 

to St. Georges Road (Introduced by Councilmember Bass on June 13, 
2013). 

 
Sarah Chiu stated by striking Greene Street from Allens Lane to St. Georges Road, this 

will allow an abutting owner to subdivide his property, and utilize a portion of the bed of the 
stricken street to construct two single-family dwellings. It is zoned “RC-1”. It is a paper street, 
which has never been improved. The City Planning Commission staff recommendation is 
approval. 

 
Mr. Greenberger asked about the site. 
 
Ms. Chiu replied currently the bigger parcel is one lot and the other lot has its own BRT 

number. 
 

Ms. Rogo Trainer asked who would it be deeded to. 
 
Ms. Chiu replied they already have their own deed to the center of the street. 
 
Mr. Syrnick replied it is not legally opened. It is not legally owned by the City. 
 
Mr. Citron asked if we do this, will they need any more variances. 
 
Ms. Chiu replied no variances are needed. 
 
Mr. Lee replied there will be 2 lots on St. Georges Street. 

 
Upon motion by Mr. Eiding, seconded by Mr. Lee, the City Planning Commission 

approved Streets Bill 130533. 
 
 

5) Staff Presentation: Philadelphia2035 District Plan Updates. 
a. Lower North District Plan  
b. Central Northeast District Plan 

 
David Fecteau stated this is an introduction of the Lower North District Plan. It is one of 

eighteen District Plans to be developed in Phase 2 of the City’s Comprehensive Plan, 
Philadelphia2035. He acknowledged his team: Jack Conviser, Octavia Howell, Larissa Klevan, 
Pauline Loughlin, and Clint Randall.  

 
This plan will apply the goals and strategies from the Citywide Vision to a smaller area 

bounded generally by Girard Avenue, Lehigh Avenue, Front Street, and the Schuylkill River. It 
is a mile and a half from City Hall. It is very well connect to public transit. It has always been 
residential. It is 75% single-family residential. There are a large number of institutions. Parks 
and recreation facilities including Fairmount Park is 16% of the District, with vacant land 
totaling 13%.  Population is rising. The District gained 147 people since 2000; raising the total 
population to just over 95,000. Staff projects that by 2040, this area will contain 112,000 
residents, and 18% increase, but still 40% below its 1950 population peak of 272,000.  School 
age population is dropping. The population under 20 years of age has dropped by roughly 40 
percent, the major reason for public and archdiocesan schools closing.  Also senior citizens 
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population has dropped. The number of residents between 20 and 64 grew by 11% in the last 
ten years. Both the average household size and median income are declining. The latter 
adjusted for inflation, dropped from just under $20,000 in 1980 to $16,000 today. Median 
income has risen according to census data; it is growing around Temple University. Girard 
Avenue seems like a little bit of a mish mash. Employment is changing; increase in unskilled 
jobs that pay less. Decrease in high skilled jobs that would pay more. The district hosts about 
23,000 jobs. Of the 10 largest employers in the area, 6 are either City agencies, quasi-public 
agencies, or receive some form of public funding. Temple University is the largest employer, 
comprising 25% of the job base, with City or related agencies making up nearly another 20 
percent. Although industrial jobs have fallen sharply in the last 60 years, the Lower North 
District still hosts at least 600 industrial jobs, with the potential for growth in this economic 
sector.  They are trying to get a handle on what commercial areas are viable and what is not. 
Progress Plaza has been a big deal in the area. Private market is working without public 
assistance. Vacancy is going to be an issue in the District. You are going to see some concrete 
recommendations when this plan is releases. One-third of the vacant land in the City is in this 
District. We are going to come up with some policies on what uses should be here and how to 
do it. SEPTA is very important and strong – 60% of the population does not own a vehicle. City 
facilities – we have more here than any other part of the City. All parks are not created equally. 
There are very serious Capital improvement issues. There are 4 Rec Centers that have not air 
conditioners. Fire stations that need signal controls. There are ghost parks. We are not passing 
blame on anyone. Public outreach – we have a committee of 30. We have CDCs, which are 
non-profit. We will have 3 more meetings, and 2 open house meetings. 

 
Mr. Greenberger told Mr. Fecteau that was a great presentation. He also thanked him. 

This group is going to be taking the hardest hit part of the City. He wants to make sure David 
has the complete list of people who he can contact. 
 

Ms. Miller asked how many neighborhoods are in the District. 
 
Mr. Fecteau replied less than 20, probably 15; between 10 and 15. 
 
Mr. Greenberger replied a lot of places don’t have names. They need to be addressed – 

the names of the neighborhood. 
 
Mr. Fecteau replied we have tried but it is hard. 
 
Ms. Rogo Trainer thanked Mr. Fecteau. It was illuminating. 
 
Mr. Fecteau replied a lot of the jobs are gone. 
 
Ms. Ruiz replied she knows the area personally. The quality of life plan – the 

stakeholders meeting that meet every month. 
 
Judith Robinson thanked Mr. Fecteau and Mr. Redding. She hopes and prays that we 

will be here in Philly2035. She hears about land and infrastructure. If you think in positive 
terms, you will see this is a great place. Please don’t leave out Girard College. Gentrification is 
moving up and pass Girard Avenue and up to Strawberry Mansion. When the schools were 
being proposed for closure in North Philly, the Philadelphia City Planning Commission wasn’t 
involved. Now that the schools are being sold, the Philadelphia City Planning Commission is 
involved. The Audubon Society – make sure they are on your list. PHA – I know you can’t 
dictate to them. They are having an auction today. 
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Ms. Ruiz replied it is so big, and the characters are so different. 
 
Mr. Fecteau replied we are trying to get people involved. They say “it is my 

neighborhood” or “it’s not my neighborhood”. 
 
 
 Michael Thompson stated David Ortiz and him would like to thank everyone who 
worked with them on the Central Northeast District Plan. Today’s presentation is an 
introduction to the Central Northeast District Plan. The most familiar intersection within the 
District is Roosevelt Boulevard and Cottman Avenue, about 10 miles distant to City Hall. The 
District is generally bounded by Roosevelt Boulevard, Unruh Street, Martin Mill Road, 
Cheltenham and Rockledge Townships, and the upper edge of Pennypack Creek Park. It is 8.2 
square miles with a population of 78,266. This is an increase of 6,000 residents since 1980 
from the census data. The portions of the District with greater than 15% population growth are 
in and around the northeast section of Fox Chase; and in the northerly portions of the Castor 
Gardens neighborhood west of Roosevelt Boulevard. Landmarks are: Northeast High School, 
Burholme Park, Ryerss Museum, Fox Chase Cancer Center, Jeannes Hospital, and Nazareth 
Hospital. The foreign born population of the District is almost 22% of the total, twice the 
citywide population. The District is growing and getting younger. The City Planning 
Commission staff has spent over 2 months working on the map. The District is 78% residential. 
Stormwater Management is located in this area. The commercial corridors are Castor, 
Frankford, Bustleton, and Cottman. Commercial vacancy has grown. Residential housing has 
grown in Castor Gardens. The Ryerss Mansion was built in 1859. It is now a museum, which is 
open Friday to Sunday. The Pennypack Creek Park provides the District with a large amount of 
open space; 11 miles of paved trail, and 12 miles of soft surface. The District hosts about 
22,000 jobs; 22% of all jobs in the District are with healthcare institutions. The 3 largest 
employers are Nazareth Hospital, Jeannes Hospital, and Fox Chase Cancer Center. Eight-four 
percent of the households own a car, up from 79% in 2000. Most of the residents travel to their 
jobs. Transportation - there are 12 SEPTA routes in the District; the busiest is the Route 70 
Bus along Cottman. In 2003, the City did the Roosevelt Boulevard study. DVRPC is doing a 
study this summer. The District is fully serviced by utilities. Gardening and tree planting would 
help this District. The first public meeting was held on July 11, 2013; 62 people signed in. We 
had assistance from other agencies. 
 
 Mr. Greenberger replied 26,000 out of a population of 78,000 commute out to work. It 
would be interesting to know how they are commuting to work. Look at the very high immigrant 
community. If they are likely to stay, find out if they want to open businesses, and what do they 
need for their kids. He thanked Mr. Thompson. 
 
 

6) Action Item: Adoption of the Philadelphia2035 Trail Master Plan 
 

Jeannette Brugger stated we are here today for the Adoption of the Philadelphia2035 
Trail Master Plan. You saw a presentation of this Plan in January. This was a 2 year planning 
effort. There is a great need and momentum for trail development in Philadelphia. In the past 
two years, several miles of trails were completed or renovated, and 7 miles are under 
construction. An additional 8.5 miles of trails is in design, and 13.2 miles are in the planning 
and feasibility stages. These projects are led by the Philadelphia Parks and Recreation, the 
Schuylkill River Development Corporation, the Delaware River City Corporation, the Manayunk 
Development Corporation, and other non-profit partners. The citywide Trail Master Plan 
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process began in the spring of 2011 as a joint effort of the Philadelphia City Planning 
commission and Philadelphia Parks and Recreation, in collaboration with the Mayor’s Office of 
Transportation and Utilities. Due to limited funding for trail and park projects, the City 
recognized the need for prioritizing proposed trail projects to serve Philadelphians citywide and 
best use available planning, design, and construction funding. The Trail Master Plan is a 
RENEW section recommendation of the Philadelphia2035 Comprehensive Plan. Goal 6.1 
states that Watershed Parks and Trails should complete, expand, and connect watershed 
parks and trails in the City and the region. This Trail Master Plan will serve as a guide for City 
Departments and other trail development partners to shape trail development in Philadelphia. 
The Plan includes a description and prioritization rank for each proposed trail alignment, as 
well as, information beneficial to groups interested in developing trails, including 
communication guidelines for groups proposing new trail concepts, standard trail design, and 
guidelines for wayfinding signage. The following groups have been involved with the trail 
planning efforts to date: Fairmount Park Master Plans (Major Parks), City projects, Non-profit 
led projects, Green 2015, Philadelphia2035, DCNR Regional Trail Gaps, TIGER, and the 
DVRPC Regional Trail Council. There are approximately 215 miles of existing trails in 
Philadelphia.  The city-wide maintenance of the trails is handled by Parks and Recs. The 
Steering Committee included Philadelphia City Planning Commission, Parks & Recreation, 
MOTU, Streets Department, Commerce Department, PWD, PIDC, PRA, and MOS. The 
Advisory Committee included DVRPC, DCNR, PennDOT, SEPTA, Friends of the Wissahickon, 
SRDC, Clean Air Council, PA Environmental Council, Bicycle Coalition of Greater Philadelphia, 
DRCC, DRWC, East Coast Greenway Alliance, Schuylkill Project, and surrounding counties. 
The Port Richmond Trail and the Tacony Creek Trail are under construction at this time. 
Criteria analysis – there were 5 factors: progress status, demand, connectivity, feasibility, and 
cost.  The City Planning Commission staff recommendation is adoption. 

 
Mr. Greenberger replied he appreciated what Jeannette has done and what Joe has 

done. 
 
Ms. Rogo Trainer replied it was very concise and well explained. 
 
Mr. Eiding asked when this is done, whose responsibility is it to take care of it. 
 
Ms. Brugger replied mostly Parks and Recs, and the responsible party for each trail. 

 
Upon motion by Ms. Rogo Trainer, seconded by Ms. Thompson, the City Planning 

Commission adopted the Philadelphia2035 Trail Master Plan. 
  
 

7) Action Item: Acceptance of the We Are Mantua!: Transformation Plan 
(Presented by Andrew Meloney and Donna Griffin, Community 
Economic Development consultant). 

 
Andrew Meloney gave a review of the We are Mantua! (WAM!) Plan. He stated the plan 

is to be considered for acceptance under the Philadelphia City Planning Commission’s 
guidelines for community plans. They came up with the guidelines a couple of years ago. 
These plans have to have community outreach, and the Philadelphia City Planning 
Commission staff had to be on the Steering Committee.  Mantua is located between 31st, 40th, 
Mantua, and Spring Garden Streets. There are 6,000 people in Mantua. “We are Mantua” is a 
community planning effort funded through a grant from the US Department of Housing and 
Urban Development (HUD) to Mt. Vernon Manor, Inc. to develop a comprehensive community 
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plan for the Mantua neighborhood, addressing issues relevant to Mt. Vernon Manor residents 
and the broader Mantua community. He introduced Donna Griffin, who is the Community 
Economic Development Consultant. 

 
Ms. Griffin stated it took 24 months entirety. The Mt. Vernon Manor Inc. Board of 

Directors was awarded a 2010 “Choice Neighborhoods” planning grant to address the 
revitalization of Mt. Vernon Manor Apartments in the context of a comprehensive 
transformation plan for the Mantua neighborhood. This was 1 of 17 grants awarded nationwide 
by HUD under the “Choice Neighborhoods” initiative. It was the only such grant awarded in 
2010 in the Commonwealth of Pennsylvania. “Choice Neighborhoods” is HUD’s planned 
successor to HOPE VI, a program that transformed public housing across the nation for close 
to 20 years. The goal of the program is to support a comprehensive approach to revitalization, 
lining housing with a mix of incomes and uses with quality education, transportation, good jobs, 
and safe streets. The Mt. Vernon Board aim is to improve living conditions. Not all of the units 
are being revitalized. The key priorities are to improve capacity for civic engagement, establish 
a RCO. They received a grant from the Criminal Justice last year. They established a Mantua 
Youth Advisory Group, which launched a summer program last year that has become a year 
around program. One public school, that was scheduled to close, the community got together 
and prepared a 3 year plan, and the school is going to stay open. 

 
Mr. Meloney stated the goals are to build Lancaster Avenue off of corridor, establish 

higher density. Haverford now has very little activity. The 40th Street Bridge had recently been 
reopened. Last year we presented the Lancaster Revitalization Plan, we want to connect 
Lancaster down to 40th. The east side has the least vacancy; student housing is there and the 
West Greenway. Haverford and 36th – proposed supermarket by the RDA. The area supports 
it. West Bank Greenway – get people to move through the trails. And the last is 39th and Olive 
– physical environment. There are 70 recommendations, and the Philadelphia2035 Plan 
touches on nearly all of them. The City Planning Commission staff recommendation is 
acceptance. 

 
Mr. Greenberger replied this is a very good plan. It is ripe with possibilities. Getting the 

communities organized is a huge step. He appreciates it. Does the plan give some advice 
between Drexel and Mantua? 

 
Mr. Meloney replied it has started becoming an issue on the eastern side. The plan 

does give suggestions for handling it. We will work with Councilwoman on making it a strong 
single-family area. Lancaster has a lot of vacant multi-family units over Commercial. 

 
Mr. Eiding asked are the universities working with you. 
 
Mr. Meloney replied Drexel, McMichael’s School. They have been working with us. 

Drexel opened a Community Center. 
 
 Upon motion by Mr. Lee, seconded by Ms. Ruiz, the City Planning Commission 
accepted the We Are Mantua!: Transformation Plan. 
  
 

8) Action Item: ZBA Calendar No. 20633: Development of 10 residential 
townhouses at 1901-1919 Lombard Street (CDR: July 2, 2013; ZBA 
Hearing: July 24, 2013). 
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 Paula Brumbelow stated this is located on the north side of Lombard Street, between 
19th and Uber Streets. Waverly Street runs full length of the block. The existing zoning is RM-1 
Residential Multi-family, which allows single and multi-family. Presently is it use by Penn 
Medicine as a parking lot and multi-family units. The variances requested are for: 
 
 Minimum Lot Area – required 1,440 sq.ft.; proposed 1,168 sq.ft. for Lot D – Lombardo; 

Minimum Open Area – required 20%; proposed none for Lots A and H – front of 
Lombardo; 
Minimum Open Area – required 30%; proposed none for Lots B through G front of 
Lombardo; 

 Total Height – required 38 feet; proposed 44.5 feet on all lot designations; 
 Rear Yard Area – required 144 sq.ft; proposed none on all lot designations; 
 Rear Yard Depth - required 14.6 feet; proposed none on all lot designations; 
 Rear Yard Parking – required 19.76 feet; proposed none for Lot I; 
 Rear Yard Parking – required 17.84 feet; proposed none for Lot J; 
 Minimum Drive Aisle Width – required 24 feet; proposed 21 feet. 
 
 Originally there was a one-way driveway – ingress and egress. This application was 
reviewed by the Civic Design Review Committee at their July 2, 2013 meeting. The report of 
the CDR Committee voted unanimously to recommend a favorable finding for the proposed 
project to the full City Planning Commission, subject to the following qualifications and 
recommendations: 
 

1. The Committee expressed support and approval of the community engagement process 
performed by the development team. The development team has had a number of meetings 
with the Registered Community Organization (RCO) and other neighborhood representatives, 
and has made substantive and welcome changes to their proposal as a result of comments 
received by community members. 
 

2. The Committee is supportive of the development upon a Center City surface parking lot with 
a residential proposal that will include high quality design and superior materials. 
 

3. The Committee is concerned that the project proposes encroachments into the public right of 
way, as is shown by the egress window wells for basement spaces fronting Lombard Street. 
In response, the development team stated that all egress wells would be pulled back within 
the property line and will no longer propose to compromise the public right-of-way. 

4. The Committee expressed ongoing concerns with providing light and air to adjacent sites 
because the height of the project exceeds what is allowed by right under the terms of the 
zoning code. The Committee encourages the developer to make additional attempts, through 
floor-to-floor reductions and parapet reconfigurations, to bring the proposal closer to the 
height allowed by right. 
 

5. The Committee encourages additional meetings between the development team and 
neighborhood associations as the project continues to move forward through the 
approval processes. In response, the development team stated that they will continue to 
meet with the neighbors adjacent the project site, including the counsel of the Waverly 
Street neighbors to the north of the proposed project. 
 

After the discussion, the Committee moved that the staff summary findings be adopted. 
The City Planning Commission staff recommendation is support. It meets with the Philadelphia 
2035 Plan. 
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 Hercules Grigos replied we had 5 community meetings that started in February to get 
where we are today. Two lots on Uber and 19th – we came here by right. We reduced houses 
from 3-story to 2-story. 
 
 Mr. Greenberger asked what is generally the height on Waverly. 
 
 Mr. Grigos replied over 10 feet higher. There are 3 buildings that are 2-story buildings. 
We are shrinking what is there now. They wanted us to keep that wall there, and we are going 
to have a brick wall. 
 
 Mr. Greenberger replied there are a series of variances for open space, we are going to 
look at the 1 year report. The higher line is on the Lombard Street side. 
 
 Mr. Grigos replied the setback is 4 feet from the property line, and is 35 ft. in height. 
 

Upon motion by Mr. Eiding, seconded by Mr. Citron, the City Planning Commission 
supports ZBA Calendar No. 20633: Development of 10 residential townhouses at 1901-1919 
Lombard Street. 
 
 

9) Action Item: ZBA Calendar No. 20745: Development of 25 residential 
townhouses at 810 Montrose Street (CDR: July 2, 2013; ZBA Hearing: 
July 31, 2013). 

  
 Ms. Brumbelow stated it is located in the block bounded by Montrose, 8th, Carpenter, 
9th, and Banks Streets. It is in South Philadelphia. The purpose is to relocate lot lines to create 
one lot from existing 14 lots, and erect 6 attached structures containing a total of 25 dwelling 
units and 25 off-street parking spaces, with 1 ingress and egress. The existing zoning is CMX-2 
Commercial Mixed-Use. It was reviewed by L&I as CMX-2, and is not residential. They propose 
no commercial. Christian Street will be the rear yard. The applicant will develop houses on 
Montrose to the same height as the rest of the buildings on the street. The variances required 
are:  
 Rear Yard Depth – required 10% of lot depth; proposed none; 

Landscaping – required 10% interior landscaping; not providing any. This will be 
amended at the ZBA; 

 Use – required to have first floor commercial; not providing any; 
 Multiple Structures on one lot – not permitted; proposed 25 structures; 
 Bicycle Parking – required 2 spaces; not providing any. 
 
 This application was reviewed by the Civic Design Review Committee at their July 2, 
2013 meeting. By unanimous vote, the Civic Design Review Committee recommended a 
favorable finding for the proposed project to the full City Planning Commission, subject to the 
following qualifications and recommendations:  
 

1. Interior parking court. 
 
The Committee stated that the relationship between the five housing units sited on the 
parking court and automobile movement was “uncomfortable.” Automobile lights, 
sound, and activity is not sufficiently mitigated. 
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In addition, the Committee stated that the pedestrian walkways within the interior 
parking court are too narrow and too close to the private realm. 
 
The Committee questioned the success of the proposed landscaping in the court. 
Numerous, small landscaped areas were judged too difficult to maintain and would not 
serve as a functional, urban amenity for houses sited near parking. 
 
The representative from the RCO observed that the proposal’s “open space” is 
dedicated to automobile use and is not designed for people. He suggested that the 
eastern-most interior residential unit be eliminated in order to provide a common plaza 
space for the residents. 
 

2. Public sidewalk. 
 
The Committee questioned the proposed encroachments into the public sidewalks. 
Elements such as street trees, bay windows, stoops, and stairs will need to be 
repositioned so that pedestrians have a clear and direct travel path. The developer’s 
attorney suggested that there might be a way of placing at least part of the steps to the 
houses within the units themselves. The walking zone of the sidewalk needs to maintain 
a functional width.  

  
 Ms. Brumbelow stated she met with the developer and the attorney, and the sidewalk 
steps have been reduced to 3.5 ft. in depth. The City Planning Commission staff 
recommendation is support. This meets the Philadelphia2035 Plan. 
 
 Mr. Citron was concerned about the walking pathway on the sidewalk. The other 
comments had to do with internal courtyards, which is not the public realm. 
 
 Mr. Greenberger asked will these be for sale. 
 
 Mr. Grigos replied yes, for single-families. 
 
 Mr. Greenberger asked were the variances for CMX-2. 
 
 Ms. Brumbelow replied yes. 
 
 Mr. Greenberger asked would CMX-2 require commercial use on ground floor. 
 
 Ms. Brumbelow replied the applicant has shown that commercial use is no longer in the 
area. 
 
 Mr. Greenberger replied lack of commercial is not impacting on it. 
 
 Ms. Ruiz asked is it for homeownership. 
 
 Ms. Brumbelow replied is it condominium; they would own home but not the land under 
it. 
 
 Mr. Grigos replied yes they would own it. 
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 John Bernini replied if we had to make it a plot, we would not be able to support 
stormwater management. 
 
 Mr. Greenberger replied he commends their creativity in pulling the parking lots in the 
courtyard. 
 
 Mr. Eiding asked if it is a fee simple title. 
 
 Mr. Grigos replied yes, fee simple. 
 
 Mr. Eiding replied you will probably write up guidelines on what they can do and what 
color they can paint it. 
 
 Mr. Bernini replied yes. 
 
 Mr. Eiding asked if you don’t have your guideline, in the future you can have decks 
hanging off of them. 
 
 Mr. Grigos replied it will be in the guidelines. The neighbors want to keep the party walls 
there. We are going to keep it. 
 
 Mr. Lee asked if the other homes will have parking also. 
 
 Mr. Grigos replied they will park on the street. 
 

Mr. Lee asked about remapping. 
 
Ms. Brumbelow replied we last remapped it in the 1970’s. It should be remapped. 

 
 Upon motion by Mr. Eiding, seconded by Mr. Citron, the City Planning Commission 
supports ZBA Calendar No. 20745: Development of 25 residential townhouses at 810 
Montrose Street. 
 
 

10) Action Item: ZBA Calendar No. 20888: Development of a 146-unit 
residential development at 4300-26 Ridge Avenue (CDR: July 2, 2013; 
ZBA Hearing: August 7, 2013). 

 
Ms. Brumbelow stated it is located at the corner of Ridge Avenue, Calumet Street, and 

Kelly Drive, immediately adjacent to the Falls Bridge. It is located in the East Falls overlay. The 
purpose of this project is to consolidate 2 existing lots into 1 lot, and construct a five-story semi-
detached structure to be used as a 146-unit residential building with first floor commercial 
space. The project will also include 120 parking spaces located above grade, and 20 bicycle 
spaces. It will require the following variances: 

 
Number of Residential Units (Sq.ft. of area required for units – East Falls has additional) 
– required 145; proposed 146; 
Parking Spaces - required 695; proposed 120 interior spaces; 
Width of Curb Cut – required 20 feet; proposed 24 feet; 
Aisle Width – required 24 feet; proposed 12 feet 6 inches - all but 1, they will put in 24 
ft. drop off; 
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Bicycle Parking – required 51; proposed 20; 
Off Street Loading Spaces – required 4; proposed 0; 
Occupied Area – Minimum – required 80%; proposed 89%; 
Side Yard – Minimum – required 5 feet; proposed 2 feet; 
Height – Maximum – required 55 feet; proposed approximately 66 feet; 
Building Frontage Width – Maximum along Ridge Avenue – required 100 feet; proposed 
326.6. 
 
At its meeting of July 2, 2013, the Civic Design Review Committee voted unanimously 

to recommend a favorable finding for the proposed project to the full City Planning 
Commission, subject to the following qualifications and recommendations: 
 

1. The primary concern of the Committee was the lack of dedicated loading spaces in the 
building. The zoning code requires four loading spaces for this project and none are 
proposed. Loading is proposed to be handled within the internal parking garage of the 
building and at an on-street loading zone along Ridge Avenue. This creates the possibility of 
vehicular conflicts within the garage and on the street. The length of Ridge Avenue adjacent 
the proposed project is prone to significant congestion and volume during the morning and 
evening rush hours. The applicant stated that loading within the parking garage will not 
prevent ingress and egress problems for others that are parking in the garage. They also 
stated that on-street deliveries on Ridge will be conducted early in the morning prior to rush 
hour in a dedicated on-street loading zone. 
 

2. The Committee raised a question as to whether the proposed rain garden on Kelly Drive and 
green roof will be interactive and open to use. The applicant responded that there will be no 
barrier to the rain garden and that a portion of the green roof will be open to use by residents. 

6. The Committee commented that the proposed structure will block the view of the residential 
units located across Ridge Avenue from the site in question. While this project is proposing 
more than 10 feet of additional height permitted by the zoning code, the applicant responded 
that a by-right project would also block the view of the building across the street. 

 
7. It was unclear as to whether the sidewalks provided enough clear space for pedestrian traffic 

on Calumet Street. City Planning Commission staff responded that the proposed sidewalk 
and walking zone widths on both Calumet Street and Ridge Avenue are in compliance with 
the Complete Streets Handbook. 

  
8. The Committee inquired as to whether signs are included in this proposal. The applicant 

responded that signs will be applied for at a later date. 
 

9. The Committee inquired as to whether tree trenches, as opposed to tree pits, could be 
installed along the Calumet Street project frontage given the generous sidewalk widths. The 
applicant stated that they would take that comment under consideration. 
 

10. The RCO representative questioned whether proposed windows bays would be encroaching 
into the public right-of-way. The applicant responded that they would be confined to an area 
within the property boundaries. 
 

11. Committee member Dan Garofalo applauded the sustainability measures incorporated into 
this project. Ridge Flats will be a Net-Zero Energy community, the first of its kind in this 
nation. 
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After the discussion, the committee moved that the staff summary findings be adopted. In brief those 
findings are:  
 

- The proposed terrace and corner elevation at Kelly and Calumet create a connection to 
Fairmount Park and an attractive gateway into the East Falls neighborhood; 
 

- The proposed east elevation extends the pedestrian-oriented character of Ridge 
Avenue to the north and compliments the scale of existing development across the 
street; 
 

- The lack of a loading bay creates potential vehicular conflicts when deliveries occur on 
Ridge Avenue. 
 

The City Planning Commission staff recommendation is support a proviso that all loading be 
interior to the building, and not be permitted along Ridge Avenue. It is consistent with the 
Philadelphia2035 Plan for the adaption for vacant buildings. 
 
 David Orphanides, attorney, replied off street loading will only be required for 
commercial use. It doesn’t kick in until 20 feet. The refusal was inaccurate. The 12 feet 6 
inches wide – this area does have a 14 ft. clearance. 
 
 Mr. Greenberger replied these commercial areas are relatively small, absent food 
service, a delivery truck such as UPS, etc, will not be backing up. They will stop and deliver at 
the curb. 
 
 Mr. Orphanides replied before his time, the loading was created. They could use a 
small loading area in the garage, which would not create any problems with the vehicles in the 
garage. 
 
 Mr. Greenberger asked would the building be under single management. 
  

Mr. Orphanides replied yes. 
 
Mr. Greenberger replied the only potential he could see is food. 
 
Tim McDonald replied we want to manage all the deliveries from the inside. We would 

rather not encourage it from the street. 
 
Mr. Orphanides replied the Zoning Code says 24 feet, East Falls is 1 to 20, and the 

Streets Department said something different. 
 
Mr. Lee asked how many times did they meet with the community. 
 
Mr. McDonald replied they met with the community 5 times, and met individually with 

senior group across the street. They don’t have a problem. 
 
Upon motion by Mr. Eiding, seconded by Ms. Rogo Trainer the City Planning 

Commission support ZBA Calendar No. 20888: Development of a 146-unit residential 
development at 4300-26 Ridge Avenue with a proviso that all loading be interior to the building, 
and not be permitted along Ridge Avenue. 
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 Mr. Greenberger adjourned the City Planning Commission Meeting of July 16, 2013 at 
3:52pm. 
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SUMMARY 
 

1. Approval of the Minutes for the June 11, 2013 meeting.  Approved 
 

2. Executive Director’s Update. 
 

3. Action Item: Zoning Bill to remap 420-428 Bainbridge Street from “RM-1” 
Residential Multi-Family to “CMX-2” Neighborhood Commercial (Introduced 
by Councilmember Squilla on June 6, 2013; Presented by Martin 
Gregorski).       Approved
       

4. Action Item: Streets Bill 130533 striking Greene Street from Allens Lane to 
St. Georges Road Plan (Introduced by Councilmember Bass on June 13, 
2013; Presented by Sarah Chiu).     Approved
     

5. Staff Presentation: Philadelphia2035 District Plan Updates: 
a. Lower North District Plan (Presented by David Fecteau). 
b. Central Northeast District Plan (Presented by Michael 

Thompson) 
 

6. Action Item: Adoption of the Philadelphia2035 Trail Master Plan (Presented 
by Jeannette Brugger).                Adopted 
       

7. Action Item: Acceptance of the We are Mantua!: Transformation Plan 
(Presented by Andrew Meloney and Donna Griffin, Community Economic 
Development consultant)       Accepted 

 
8. Action Item: ZBA Calendar No. 20633: Development of 10 residential 

townhouses at 1901-1919 Lombard Street (CDR: July 2, 2013; ZBA 
Hearing: July 24, 2013; Presented by Paula Brumbelow).  Supported
     

9.  Action Item: ZBA Calendar No. 20745: Development of 25 residential 
townhouses at 810 Montrose Street (CDR: July 2, 2013; ZBA Hearing: July 
24, 2013; Presented by Paula Brumbelow).   Supported 

   
10. Action Item: ZBA Calendar No. 20888: Development of a 146-unit 

residential development at 4300-26 Ridge Avenue (CDR: July 2, 2013; ZBA 
Hearing: August 7, 2013; Presented by Paula Brumbelow). Supported  

  w/privos that 
all loading be interior 
to the building, and 
not be permitted 
along Ridge Avenue 
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