
CDR PROJECT APPLICATION FORM 

 

L&I  APPLICATION NUMBER:   
 

 

What is the trigger causing the project to require CDR Review? Explain briefly. 

 

 
 

 

PROJECT LOCATION 

 

 

 

 

 

 

 

CONTACT INFORMATION 

 

 

 

 

 

 

 

Planning District:  Council District:  

 

Address:  

 
 

 

Is this parcel within a Master Plan District? Yes  No  

 

 

 

Applicant Name:   Primary Phone:  

 

Email:  Address:  

    
    

 

Property Owner:  Developer  

 

Architect:  

 

 

 
CONTINUED ON NEXT PAGE 



SITE CONDITIONS 

 

 

 

SITE USES 

 

 

 

 

 

 

 

 

COMMUNITY MEETING 

Site Area:  

 
Existing Zoning:  Are Zoning Variances required? Yes  No  

 
 

 

 

 

 

 

Community meeting held: Yes  No  

 
If yes, please provide written documentation as proof. 

If no, indicate the date and time the community meeting will be held: 

Date:  Time:  

 

 

Present Use:  

 

Proposed Use: 

Area of Proposed Uses, Broken Out by Program (Include Square Footage and # of Units):  

 

Proposed # of Parking Units: 
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PROPOSED DEVELOPMENT FOR 205 RACE ST, PHILADELPHIA, PA 
 
I.  The Team 
 

Jeffrey M. Brown and Gregory Hill, the principals of the owner, Second and Race Streets, L.P., and its affiliate developer, 
Brown Hill Development, LLC, have over twenty years of experience in developing and building high quality projects on the east 
coast.  The firm is committed to thoughtful design and creative solutions. It invests long term in the communities in which it works. 

 
The architect, GLUCK+, is an internationally renowned architectural firm known for quality and creative design solutions.  

They are especially focused on designing in the urban context, having received many design awards for their inner city projects.   
 

II.  The Property 
 
A.  Unique Site Conditions and Challenges for Property 
 
The property is vacant.  The owners have owned the property for over 10 years, with this being the 3rd attempt to develop 

the lot, which has proved challenging, because of unique site conditions  Specifically, the property is on a lot that is on the extreme 
“edge of the neighborhood,” as it is the last residential lot before the river on the east, and is bounded by the noisy highway overpass 
to the east while abutting the tallest portion of the Benjamin Franklin Bridge to the North, which carries both commuter car traffic and 
railroad traffic to and from New Jersey.  The immediately surrounding area is currently characterized by under-built and vacant lots.  
All of these characteristics pose unique challenges to the feasible development of the property. 

 
B.  Timing for development of the Property 
 
The timely development of the property dovetails with redevelopment of the surrounding area.  Specifically, the new Race 

Street Pier and Connector provide a public destination to the east of the site, providing pedestrian activity that previously didn’t exist.  
Further, the neighborhood is developing rapidly to the north of the Bridge.  The area is becoming a destination for the design 
industry, and this project will provide an attractive residential option for young professionals who desire to live in the city proper. 

 
 

III.  The Project 
 
 The proposed project consists of the following key components: 
 

A.  Residential Elements 
 There will be 148 rental units with a mix of studios, one bedroom and two bedroom units totaling 132,535 sf.  
 There will be a 7,807sf of outdoor green roof terrace as an amenity for the tenants.  
 The residential lobby will be on Race Street.  
 There will be parking in the cellar for the residents. 
 

B.  Commercial Elements 
 There will be 14,619 sf of ground floor commercial space with 16’ ceilings. 
 The commercial space provides a unique opportunity for large scale retailers such as a pharmacy,  grocery 

store, or other commercial uses.  
 As the commercial spaces can be serviced off Florist Street, the entire length of Race Street and Second Street 

will consist of glass storefront, animating the street frontage of the entire block. 
 

C.  Massing 
 
In order to address the severe constraints imposed by the abutting Bridge on the development of the property, the 

building’s mass is consolidated along Second Street  on the east, which is a more commercial and wider street.     
 A series of architectural manipulations are integrated into the project design to address the characteristics of Race Street to 

the west, as follows: 
 

 In order to respect the low-rise buildings to the west, the building is held to a street wall of 51’-0” along Race 
Street.  

 The building then rises to a total height of 197’ along Second Street. 
 The street façade has been designed with a folded irregular streetwall keeping it more in scale with the row 

houses to the west. 
 A 3 story notch has been cut out of the taller building to allow the cornice along Race to continue uninterrupted 

through to Second St.  
 From the perspective of the pedestrian on the sidewalk the primary space maker will be the retail frontage of 

the large commercial space at grade.  This is true whether approaching the building from Race Street or Second 
Street. 

IV. Project Goals 
 
 The project goals are varied, and include the following:   

 Address the negative impact of an empty lot to revitalize this corner of Old City. 
 Provide 148 new, high quality residential units on the site. 
 Provide a unique retail opportunity to enhance the shopping options within this residential neighborhood. 
 Provide a sensitive design solution to the juxtaposition of lower density city fabric to the west and larger scale 

infrastructure to the east and north as part of a project with high quality design and construction. 
 

V. Project Material Description 
 

The materials have been selected to relate to the aspects of its context with the historic fabric to the west and the 
infrastructural scale of the Ben Franklin Bridge and I-95 overpasses to the East.  The façade references the punched openings of the 
historic masonry walls of Race Street and then transitions to a more contemporary high rise along the Bridge and Second Street.  
 

Building Exterior: 
 Metal Panels: Factory painted aluminum composite panels.  

Metal Panel 1 --  mid-tone grey with a flat finish.  
Metal Panel 2 --  dark grey with a glossy finish to match vision glass.  

 Windows: Clear insulated glazing units with operable vents with painted aluminum frames. 
 Storefront: Clear insulated glazing units with anodized aluminum frames and entrance doors. 

 
VI. Summary of Intended Sustainable Design Elements 

 
The building will be LEED Gold Certified and will include the following features: 

 The fifth floor which functions as an outdoor amenity terrace to the tenants will include plantings and large portions 
of green roof. 

 Storm water runoff will be mitigated with a combination of green roof, internal retainage tanks and controlled flow 
roof drains. 

 51 Class A internal bike parking spaces as well as street level bike racks will be provided. 
 Vegetation will be selected to be indigenous and drought tolerant 
 A super-insulated air tight exterior enclosure will reduce the heating and cooling loads and include a high 

performance glass and continuous uninterrupted layer of insulation. 
 A highly efficient Variable Refrigerant Flow (VRF) with heat recovery will provide individually controllable heating and 

cooling control in each apartment. 
 Makeup air supplied to the corridors will pass through heat exchangers with the exhaust air to recapture the energy 

lost. 
 High efficient condensing boilers will be used to supply central domestic hot water 
 Highly efficient light fixtures will be used throughout. 
 Locally sourced and Low VOC materials will be used throughout the project. 
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Address 205 Race Street
Zoning District:

Overlays: 14‐502 ‐ Center City Overlay
14‐502(5) ‐ Old City Residential Supplemental Use Control
14‐502(5) ‐ Old City Residential Parking and Loading Controls
14‐502(7)(e)  ‐  Special Sign Controls for Area Surrounding Vine St.
14‐502(9)  ‐  Old City Residential Bridge Approach Special Review Controls

Lot Area: 21312 SF
Lot Width: 186.79'
Lot Depth: 114.10'
Unit Count: 148

14‐502 & 701‐3 Bulk and massing Controls /CTR, Old City Residential Area, Bridge Approach & CMX‐3 Standards
Min District Area No requirement NA NA
Min Street Frontage  No Requirement NA NA
Min Lot Area No Requirement NA NA
Max. Occupied Area 100% per /CTR OCR ‐Bridge Approach 14‐502(9)(a)(.2) 21,312 SF 20,692.6 SF

100% 97.10% Complies
14‐502 & 701‐3 Yards, minimum dimensions/CTR, Old City Residential Area, Bridge Approach & CMX‐3 Standards
Front Yard depth Not Applicable NA NA
Side Yard Width, each NA NA
Rear Yard depth Not Applicable NA NA

14‐502 & 701‐3 Height, minimum dimensions/CTR, Old City Residential Area, Bridge Approach & CMX‐3 Standards
Max. Height No Limit per /CTR OCR ‐Bridge Approach 14‐502 (3) (h) to top of roof Unlimited 184'‐6" Complies
Min. Cornice Height Not Applicable NA NA

14‐502, 701‐3 & 702 FAR/CTR, Old City Residential Area, Bridge Approach & CMX‐3 Standards ‐ Maximum Floor Area (% of Lot Coverage)
14‐502(9)(a)(.1) Eligible for FAR bonuses provided in 14‐702 up to an additional 250% of lot area, per 14‐502(9)(a)(.1)
14‐701‐3 As of right
14‐702(10) Green Building 50% Additional Bonus for LEED Gold Certification
14‐702(7) Mixed Income 150% Additional Bonus

700% 7 x 21,312 SF = 149,184 SF 700% 697.2 Complies
149,184 SF 148,577 SF

14‐806 Off‐street Loading Minimum Requirement:
14‐806(1) Residential/Office Gross Floor Area 100,000‐150,000 sf & Other less than 40,000 sf requires 1 space
14‐806(3) General Design and Access Standards apply, including minimum size per 14‐806(3)( c) (1) 11'x60'x14'H  (1) 11'x60'x14'H  Complies

14‐802‐3 Off‐street Parking Minimum Requirements:
Table 14‐802‐2 3 for every 10 Res. Units 148 x 3/10 = 44 spaces
14‐802‐8(b) Auto Share Deduction 4 auto share x 4 deductible = ‐16 spaces
14‐802‐8(e) Bike Parking Deduction Maximum 10% x 44 = ‐4 spaces

Total Required =  24 spaces 24 28 Complies
14‐802‐4 & 5 Parking for Persons with Disabilities
14‐802 (5) (a)  Table 14‐802‐4 minimum number of accessible and van‐accessible parking spaces does not apply, per 14‐802 (5)(b).2
14‐802 (5)(b).2 For multi‐family uses with accessible/adaptable dwelling units, 2% of spaces shall be accessible:  28 x 2% = 0.56 = 1

Per Bulletin B‐1301, IBC 2012 Chapter 11 Governs for Accessibility:
IBC2012 1106.1 For 26‐50 Total Spaces, 2 Spaces for Persons with Disabilities Required: 2
IBC2012 1106.2 Required Minimum of Each Type: 1
IBC2012 1106.5 Required Minimum Number of Van Accessible Spaces : 1

14‐802 (6) NA NA

2 2 Complies
14‐803(2)(c) Reservoir Space

Table 14‐803‐2 Required (7'x15') Off‐Street Reservoir Space Required 2 2 Complies
14‐804‐1 Required Bicycle Parking Spaces
Table 14‐804‐1 1 class 1A space per every 3 dwelling units or fraction thereof 148 x 1/3 = 50 = 50 51 Complies

500% total

CMX‐3:  Community Commercial Mixed Use

Code

Total Accessible Parking Spaces (including (1) Van Accessible)

ComplianceProposedDescription

Not Required per /CTR OCR ‐Bridge Approach 14‐502(9)(a)(.3)  

Max/Min 
Required

Preferential Parking requirements from 14‐802(6) do not apply since there is no parking required in the CMX‐3 district for the 
non‐residential uses of the building.

205 RACE STREET ‐ FLOOR AREA WORKSHEET

RESIDENTIAL (SF) COMMERCIAL (SF) TOTAL (SF)
CELLAR 21,023 0 21,023
1ST FLOOR 2,390 16,360 18,750
FLOORS 2 ‐ 4 39,453 0 39,453
FLOOR 5 4,442 0 4,442
FLOORS 6 ‐ 7 8,192 0 8,192
FLOORS 8 ‐ 17 77,410 0 77,410
ROOF 330 0 330

153,240 16,360
GROSS FLOOR AREA 169,600

ZONING GROSS FLOOR AREA 148,577
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PROJECT SITE03

01

04

02

N

OLD CITY 
SITE CONTEXT

01	 INTERSTATE 676 / 
	 BEN FRANKLIN BRIDGE

02	 INTERSTATE 95 / 
	 DELaWARE EXPWY

03	 RACE STREET

04	 N 2ND STREET
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EXISTING STREET VIEW FROM RACE STREET 
ON SW CORNER OF SITE 
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EXISTING STREET VIEW FROM RACE STREET 
ON SE CORNER OF SITE 
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EXISTING STREET VIEW FROM N 2ND STREET 
ON NE CORNER OF SITE 
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EXISTING STREET VIEW FROM RACE STREET CONNECTOR 
LOOKING EAST
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EXISTING STREET VIEW OF THE SE CORNER OF 
RACE AND N 2ND STREETS
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EXISTING STREET VIEW OF THE SW CORNER OF 
RACE AND N 2ND STREETS
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EXISTING SITE SURVEY
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OLD CITY 205 RACE STREET FRINGEARTS RACE STREET PIERRACE STREET CONNECTOR
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BASEMENT PLAN

FLOOR PLAN 2-4

FLOOR PLAN 5-7
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AERIAL PERSPECTIVE
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STREET LEVEL PERSPECTIVE
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205 RACE
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BEN FRANKLIN BRIDGE (FOREGROUND)

METAL PANEL 1

METAL PANEL 2
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METAL PANEL 2
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	What is the trigger causing the project to require CDR Review Explain briefly 1: (i) Includes more than 100,000 square feet of new gross floor area;
	What is the trigger causing the project to require CDR Review Explain briefly 2: (ii) includes more than 100 dwelling units.
	Planning District: Central
	Council District: 5th
	Address 1: 205-209 Race Street
	Address 2: Philadelphia, PA  19106
	Yes: 
	No: X
	Applicant Name: Daniel N. Reisman
	Primary Phone: 215-851-8478
	Email: dreisman@eckertseamans.com
	Address 1_2: 50 S. 16th Street, 22nd Floor
	Address 2_2: Philadelphia, PA  19102
	Property Owner: Second and Race Street, L.P.
	Developer: Brown Hill Development
	Architect: Gluck+
	Text1: 547917
	Site Area: 21,312 square feet
	Existing Zoning: CMX-3
	Yes_2: 
	No_2: X
	Present Use: Undeveloped lot
	Yes_3: 
	No_3: x
	Date: July 29, 2014
	Time: 4:30 p.m.
	Text2: Construction of 17-story building with 148 dwelling units, parking in cellar with 28 spaces, and 1st floor commercial space, as shown on plan.  Project includes density bonuses per table 14-702-1 and Section 14-502(9)(a) (Old City Residential Area Bridge Approach) for (i) mixed income housing (150%), see section 14-702(7); and (ii) green building gold (50%), see section 14-702(a)).  Parking includes 4 car share spaces and 51 Class 1 bicycle spaces.
	Text3: 28 Parking Spaces


