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123 South 12th Street Development is a multifamily 
residential mixed-use project located at the corner of 
12th Street and Sansom Street in Philadelphia.  The 
project site consists of 26,638 s.f. of space which 
is currently inhabited by a 2 story parking structure 
with a third level open parking on the roof.  The site 
is zoned CMX-5, Center City Core Commercial Mixed-
Use and is within the City Center Overlay District.  
The building is being designed within the zoning 
requirements.  The project consists of a 24 story 
age restricted 62+ community that includes 240 
residential apartment homes along with amenity 
spaces, 60 units of Assisted Living and ground floor 
retail with below grade parking.  The project will 
make use of the Low Income Housing Bonus for 
additional FAR per the following FAR Calculation:
     
     Base FAR = 1200%
     Underground Parking Bonus = 200%
     Low Income Housing Bonus = 400%
	 (payment in lieu at $30/SF for 400% GFA)
     Retail Exclusion

Maximum Allowable FAR = 1200% + 200% + 400% 
= 1800%

The project seeks to integrate into the neighborhood 
and encourage human connection with an emphasis 
on experience.  The tower element fills the corner of 
South 12th Street and Sansom Street, engaging the 
urban street corner with a prominent retail entrance.  
There is a covered residential drop-off within the 
footprint of the building along Sansom Street.

The exterior envelope of the building was designed 
with the intent to use a language of  tall, residential, 
Philadelphia architecture that is relatable, 
understandable and a good neighbor.  In keeping 
with its context, the building is divided into parts; the 
base plinth of the building with light toned masonry 
at the pedestrian level and multi-story vertical 
elements. Atop the plinth is a landscaped terrace 
along the southern side of the building.

The mass of the building is split between a vertical 
“tower” element culminating in an iconic lantern-like 
cap containing a rooftop restaurant and terrace and 
a more regular residential element with darker tones 
that are broken by bay windows and balconies.  In 
order to further emphasize the importance of the 
building’s presense on the corner of South 12th 
Street and Sansom Street, the corner of the tower is 
peeled away, revealing a larger expanse of windows 
in the residential floors.

As a means to encourage healthy human connection 
while being a good neighbor, the redevelopment 
will incorporate several sustainable elements into 
the design.  Sustainable materials, natural and 
living elements and a celebration of natural light 
are all strategies the building will employ in order to 
foster an experience in and around the building that 
connects all people.

TABLE OF CONTENTSPROJECT SUMMARY
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ZONING PLAN

80220.00

123 SOUTH
12TH STREET
DEVELOPMENT

APRIL 22, 2019 (REVISED MAY 23, 2019)

Z-1.1

Sansom and 12th Street

ZONING SUBMISSION

Benchmark

201 Jones Road Suite 300 West
Waltham, MA 02451

Bohler Engineering

1515 Market Suite, Suite 902
Philadelphia, PA 19102

FAR GSF

ALLOWABLE FAR = 1800% (26,683 GSF X 18) = 480,294 SF

PROPOSED BUILDING

Level Name Residential Units Total GSF

Garage Garage 26,683

Ground Retail, Entry, BOH 24,382

Level 2 Memory Support Assisted Living 26,005

Level 3 Assisted Living 24,489

Level 4 Assisted Living 24,489

Level 5 Amenity, Kitchen, Dining, Terrace 25,802

Level 6 Pool, Spa, Fitness 19,747

Level 7 Amenity, Clinic, Admin 19,700

Level 8 Residential 16 19,982

Level 9 Residential 16 19,982

Level 10 Residential 16 19,982

Level 11 Residential 16 19,982

Level 12 Residential 16 19,982

Level 13 Residential 16 19,982

Level 14 Residential 16 19,982

Level 15 Residential 16 19,982

Level 16 Residential 14 19,982

Level 17 Residential 14 19,982

Level 18 Residential 14 19,982

Level 19 Residential 14 19,982

Level 20 Residential 14 19,982

Level 21 Residential 14 19,982

Level 22 Residential 14 19,982

Level 23 Residential 14 19,982

Level 24 Amenity, Mechanical, Roof Deck 11,441
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Bohler Engineering
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Philadelphia, PA 19102
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ALLOWABLE FAR = 1800% (26,683 GSF X 18) = 480,294 SF

PROPOSED BUILDING
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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

The project is greater than 100,000 sf of new gross floor area.

The project is greater than 100 dwelling units.

Central

123 - 127 S 12th Street

Philadelphia, PA 19107

#969382

X

First Council District

Perkins Eastman Architects

Blank Rome LLP,  One Logan Square

Benchmark Brickstone Realty Corporation

Peter F. Kelsen, ESQ

Philadelphia, PA

215-569-5655

Kelson@BlankRome.com

SITE CONDITIONS 

 

 

SITE USES 

COMMUNITY MEETING 

Site Area:

Existing Zoning: Are Zoning Variances required? Yes No

Community meeting held: Yes No X

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: 

26,683 SF

NoCMX-5

Proposed Use:

Independent Living, Resident Amenity Spaces, Assisted Living, Retail (Commercial 
Space), Accessory Parking

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

Proposed # of Parking Units: 
84 spaces

Commercial

June 25, 2019 7:00 PM
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EXISTING SITE CONTEXT
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EXISTING SITE CONTEXT

AERIAL VIEW VIEW FROM SOUTH WEST

VIEW FROM NORTH WEST

VIEW FROM SOUTH EAST

VIEW FROM NORTH EAST
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EXISTING SITE SURVEY
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COMPLETE STREETS CHECKLIST

COMPLETE	
  STREETS	
  HANDBOOK	
  CHECKLIST	
  
Philadelphia	
  City	
  Planning	
  Commission	
  

 

1	
  

	
  

INSTRUCTIONS	
  
This	
  Checklist	
  is	
  an	
  implementation	
  tool	
  of	
  the	
  Philadelphia	
  Complete	
  Streets	
  Handbook	
  (the	
  “Handbook”)	
  and	
  enables	
  City	
  
engineers	
  and	
  planners	
  to	
  review	
  projects	
  for	
  their	
  compliance	
  with	
  the	
  Handbook’s	
  policies.	
  	
  The	
  handbook	
  provides	
  
design	
  guidance	
  and	
  does	
  not	
  supersede	
  or	
  replace	
  language,	
  standards	
  or	
  policies	
  established	
  in	
  the	
  City	
  Code,	
  City	
  Plan	
  or	
  
Manual	
  on	
  Uniform	
  Traffic	
  Control	
  Devices	
  (MUTCD).	
  	
  

This	
  checklist	
  is	
  used	
  to	
  document	
  how	
  project	
  applicants	
  considered	
  and	
  accommodated	
  the	
  needs	
  of	
  all	
  users	
  of	
  city	
  
streets	
  during	
  the	
  planning	
  and/or	
  design	
  of	
  projects	
  affecting	
  the	
  public	
  right-­‐of-­‐way.	
  	
  Departmental	
  reviewers	
  will	
  use	
  this	
  
checklist	
  to	
  confirm	
  that	
  submitted	
  designs	
  incorporate	
  complete	
  streets	
  considerations	
  (see	
  §11-­‐901	
  of	
  The	
  Philadelphia	
  
Code).	
  	
  Applicants	
  for	
  projects	
  that	
  require	
  Civic	
  Design	
  Review	
  or	
  Plan	
  of	
  Development	
  Review	
  shall	
  complete	
  this	
  checklist	
  
and	
  attach	
  it	
  to	
  plans	
  submitted	
  to	
  the	
  Philadelphia	
  City	
  Planning	
  Commission	
  for	
  review.	
  

The	
  Handbook	
  can	
  be	
  accessed	
  at	
  http://philadelphiastreets.com/complete-­‐streets.aspx.	
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INSTRUCTIONS	
  (continued)	
  
APPLICANTS	
  ARE	
  ADVISED	
  TO	
  NOTE:	
  

§ This	
  checklist	
  is	
  designed	
  to	
  be	
  filled	
  out	
  electronically.	
  	
  Text	
  fields	
  will	
  expand	
  automatically	
  as	
  you	
  type.	
  

§ This	
  checklist	
  is	
  estimated	
  to	
  take	
  60–90	
  minutes	
  to	
  complete	
  for	
  applicants	
  familiar	
  with	
  the	
  Handbook.	
  

§ Answering	
  “No”	
  or	
  “Not	
  Applicable”	
  (N/A)	
  to	
  questions	
  in	
  this	
  checklist	
  does	
  not	
  result	
  in	
  an	
  automatic	
  denial	
  of	
  
approval.	
  Applicants	
  shall	
  provide	
  adequate	
  explanation	
  and	
  comments	
  to	
  justify	
  any	
  such	
  responses	
  in	
  the	
  space	
  
provided	
  at	
  the	
  end	
  the	
  checklist.	
  

§ All	
  plans	
  submitted	
  for	
  review	
  must	
  clearly	
  dimension	
  the	
  widths	
  of	
  the	
  Furnishing,	
  Walking,	
  and	
  Building	
  Zones	
  (as	
  
defined	
  in	
  Section	
  1	
  of	
  the	
  Handbook).	
  	
  “High	
  Priority”	
  Complete	
  Streets	
  treatments	
  (identified	
  in	
  Table	
  1	
  and	
  
subsequent	
  sections	
  of	
  the	
  Handbook)	
  should	
  be	
  identified	
  and	
  dimensioned	
  on	
  plans.	
  

§ All	
  plans	
  submitted	
  for	
  review	
  must	
  clearly	
  identify	
  and	
  site	
  all	
  street	
  furniture,	
  including	
  but	
  not	
  limited	
  to	
  bus	
  
shelters,	
  street	
  signs	
  and	
  hydrants.	
  

§ Any	
  project	
  that	
  calls	
  for	
  the	
  development	
  and	
  installation	
  of	
  medians,	
  bio-­‐swales	
  and	
  other	
  such	
  features	
  in	
  the	
  
right-­‐of-­‐way	
  may	
  require	
  a	
  maintenance	
  agreement	
  with	
  the	
  Streets	
  Department.	
  

§ The	
  coordination	
  of	
  all	
  changes	
  to	
  the	
  placement	
  of	
  street	
  furniture	
  (including	
  but	
  not	
  limited	
  to	
  bus	
  shelters,	
  
street	
  signs	
  and	
  hydrants)	
  is	
  the	
  responsibility	
  of	
  the	
  developer	
  throughout	
  all	
  phases	
  of	
  the	
  project,	
  from	
  planning	
  
and	
  design	
  to	
  construction	
  management.	
  	
  	
  

§ ADA	
  	
  curb-­‐ramp	
  designs	
  must	
  be	
  submitted	
  to	
  the	
  City	
  for	
  review	
  	
  

§ Any	
  project	
  that	
  significantly	
  changes	
  the	
  curb	
  line	
  may	
  require	
  a	
  City	
  Plan	
  Action.	
  	
  The	
  City	
  Plan	
  Action	
  Application	
  
is	
  available	
  at	
  http://philadelphiastreets.com/pds/City_Plan_Applicatio.pdf.	
  An	
  application	
  to	
  the	
  Streets	
  
Department	
  for	
  a	
  City	
  Plan	
  Action	
  is	
  required	
  when	
  a	
  project	
  plan	
  proposes	
  the:	
  

o Placing	
  of	
  a	
  new	
  street;	
  
o Removal	
  of	
  an	
  existing	
  street;	
  
o Changes	
  to	
  roadway	
  grades,	
  curb	
  lines,	
  or	
  widths;	
  or	
  
o Placing	
  or	
  striking	
  a	
  city	
  utility	
  right-­‐of-­‐way.	
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GENERAL PROJECT INFORMATION 
1. PROJECT NAME 

123 South 12th Street Development 

2. DATE 

05/17/2019 

3. APPLICANT NAME 

Benchmark Wellness 

4. APPLICANT CONTACT INFORMATION 

201 Jones Road, Suite 300 West, Waltham, MA 02451 

Phone: 781‐489‐2815 

Email: kyetman@benchmarkquality.com   

5. PROJECT AREA: list precise street limits 
and scope 

33,651 SF 

6. OWNER NAME 

BJP 123‐127 Owner, LLC 

7. OWNER CONTACT INFORMATION 

701 Market Street, Philadelphia, PA 19106 

Phone: 215‐592‐8905 

Email: gheflin@brickstoneco.com   

8. ENGINEER / ARCHITECT NAME 

Bohler Engineer  

9. ENGINEER / ARCHITECT CONTACT INFORMATION 

1515 Market Street, Suite 920, Philadelphia, PA 19102 

Phone: (267) 402‐3400  

Email: ktatlow@bohlereng.com 

 

10.  STREETS: List the streets associated with the project.  Complete Streets Types can be found at www.phila.gov/map 
under the “Complete Street Types” field.  Complete Streets Types are also identified in Section 3 of the Handbook. 

Also available here: http://metadata.phila.gov/#home/datasetdetails/5543867320583086178c4f34/  
STREET  FROM  TO  COMPLETE STREET TYPE 

Sansom Street  12th Street  Jessup Street  City Neighborhood Street 

12th Street  Sansom Street  Moravian Street  City Neighborhood Street 

Jessup Street  Sansom Street  Moravian Street  Shared Narrow 

Moravian Street  12th Street  Jessup Street  Shared Narrow 

11. Does the Existing Conditions site survey clearly identify the following existing conditions with dimensions? 

a. Parking and loading regulations in curb lanes adjacent to the site  YES       NO   

b. Street Furniture such as bus shelters, honor boxes, etc.  YES       NO       N/A   

c. Street Direction  YES       NO   

d. Curb Cuts  YES       NO       N/A   

e. Utilities, including tree grates, vault covers, manholes, junction 
boxes, signs, lights, poles, etc. 

YES       NO       N/A   

f. Building Extensions into the sidewalk, such as stairs and stoops  YES       NO       N/A   

COMPLETE STREETS HANDBOOK CHECKLIST 
Philadelphia City Planning Commission 
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APPLICANT: General Project Information 

Additional Explanation / Comments: The project proposes a 24‐story (300 units) senior living residential building with 
associated underground parking, drive aisles, and stormwater management. The site has frontage along 12th Street, 
Sansom Street, Moravian Street, and Jessup Street.  

 

DEPARTMENTAL REVIEW: General Project Information 
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PEDESTRIAN COMPONENT (Handbook Section 4.3) 
12. SIDEWALK: list Sidewalk widths for each street frontage.  Required Sidewalk widths are listed in Section 4.3 of the 

Handbook. 
STREET FRONTAGE  TYPICAL SIDEWALK WIDTH  

(BUILDING LINE TO CURB) 
Required / Existing / Proposed 

CITY PLAN SIDEWALK 
WIDTH 
Existing / Proposed 

Sansom Street  12’ / 10.1’ / 10.1’  10’ / 10’ 

12th Street  12’ /12.2’/ 12.2’  12’/ 12’ 

Jessup Street  N/A / 2.7’ / 2.7’  3’ / 3’ 

Moravian Street  N/A / 5.7’ + 1.1’ / 5.7’ + 1.1’  5.5’ + 1’ / 5.5’ + 1’ 

13. WALKING ZONE: list Walking Zone widths for each street frontage.  The Walking Zone is defined in Section 4.3 of the 
Handbook, including required widths. 

STREET FRONTAGE  WALKING ZONE 
Required / Existing / Proposed 

Sansom Street  6’ / 5.4’ / 5.4’ 

12th Street  6’ / 7.8’ / 7.5’ 

Jessup Street  5’ /2.7’/ 2.7’ 

Moravian Street  5’ / 5.7’ / 5.7’  

14. VEHICULAR INTRUSIONS: list Vehicular Intrusions into the sidewalk.  Examples include but are not limited to; 
driveways, lay‐by lanes, etc.  Driveways and lay‐by lanes are addressed in sections 4.8.1 and 4.6.3, respectively, of the 
Handbook. 

EXISTING VEHICULAR INTRUSIONS 
INTRUSION TYPE  INTRUSION WIDTH  PLACEMENT 

Curb Cut   27.4’  Sansom Street 

Curb Cut   30.6’  Sansom Street 

Curb Cut  35.8’  12th Street 

     

PROPOSED VEHICULAR INTRUSIONS 
INTRUSION TYPE  INTRUSION WIDTH  PLACEMENT 

Curb Cut  14’  Sansom Street 

Curb Cut  14’  Sansom Street 

Curb Cut  28.7’  Sansom Street 

Curb Cut  24’  12th Street 
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PEDESTRIAN COMPONENT (continued) 
    DEPARTMENTAL 

APPROVAL 

     

15. When considering the overall design, does it create or enhance a 
pedestrian environment that provides safe and comfortable access for 
all pedestrians at all times of the day? 

YES       NO    YES       NO   

 

APPLICANT: Pedestrian Component 

Additional Explanation / Comments: New curb and sidewalk will be installed along the 12th Street, Sansom Street, 
Moravian Street, and Jessup Street frontages. The existing sidewalk widths will all be maintained.  

 

DEPARTMENTAL REVIEW: Pedestrian Component 

Reviewer Comments:            
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BUILDING & FURNISHING COMPONENT (Handbook Section 4.4) 
16. BUILDING ZONE: list the MAXIMUM, existing and proposed Building Zone width on each street frontage. The Building 

Zone is defined as the area of the sidewalk immediately adjacent to the building face, wall, or fence marking the 
property line, or a lawn in lower density residential neighborhoods.  The Building Zone is further defined in section 
4.4.1 of the Handbook. 

STREET FRONTAGE  MAXIMUM BUILDING ZONE WIDTH 
Existing / Proposed 

Sansom Street  N/A / N/A 

12th Street  N/A / N/A 

Jessup Street  N/A / N/A 

Moravian Street  N/A / N/A 

17. FURNISHING ZONE: list the MINIMUM, recommended, existing, and proposed Furnishing Zone widths on each street 
frontage. The Furnishing Zone is further defined in section 4.4.2 of the Handbook. 

STREET FRONTAGE  MINIMUM FURNISHING ZONE WIDTH 
Recommended / Existing / Proposed 

Sansom Street  4’ / 4.7’ / 4.7’ 

12th Street  4’ / 4.4’ / 4.7’ 

Jessup Street  N/A / N/A / N/A 

Moravian Street  N/A / N/A / N/A 

 

 

 

 

18. Identify proposed “high priority” building and furnishing zone design treatments that are 
incorporated into the design plan, where width permits (see Handbook Table 1).  Are the 
following treatments identified and dimensioned on the plan? 

DEPARTMENTAL 
APPROVAL 

 Bicycle Parking  YES      NO       N/A    YES       NO   
 Lighting  YES      NO       N/A    YES       NO   
 Benches  YES      NO       N/A    YES       NO   
 Street Trees  YES      NO       N/A    YES       NO   
 Street Furniture  YES      NO       N/A    YES       NO   

19. Does the design avoid tripping hazards?  YES      NO       N/A    YES       NO   

20. Does the design avoid pinch points?  Pinch points are locations where 
the Walking Zone width is less than the required width identified in 
item 13, or requires an exception 

YES      NO       N/A    YES       NO   

COMPLETE STREETS HANDBOOK CHECKLIST 
Philadelphia City Planning Commission 

8 

 

BUILDING & FURNISHING COMPONENT (continued) 

 

 

APPLICANT: Building & Furnishing Component 

Additional Explanation / Comments: New curb and sidewalk will be installed along the 12th Street, Sansom Street, 
Moravian Street, and Jessup Street frontages. The existing sidewalk widths will all be maintained. 

Street trees are proposed within the furnishing zone along the 12th and Sansom Street frontages in accordance with the 
zoning requirements.  

 

DEPARTMENTAL REVIEW: Building & Furnishing Component 

Reviewer Comments:            

 

 

 

21. Do street trees and/or plants comply with street installation 
requirements (see sections 4.4.7 & 4.4.8) 

YES      NO       N/A    YES       NO   

22. Does the design maintain adequate visibility for all roadway users at 
intersections? 

YES      NO       N/A    YES       NO   

     



14CIVIC DESIGN REVIEW  |  123 S. 12TH STREET DEVELOPMENT  |  JUNE 2019PERKINS EASTMAN

COMPLETE STREETS CHECKLIST

COMPLETE STREETS HANDBOOK CHECKLIST 
Philadelphia City Planning Commission 

9 

 

BICYCLE COMPONENT (Handbook Section 4.5) 
23. List elements of the project that incorporate recommendations of the Pedestrian and Bicycle Plan, located online at 

http://phila2035.org/wp‐content/uploads/2012/06/bikePedfinal2.pdf 

           

24. List the existing and proposed number of bicycle parking spaces, on‐ and off‐street.  Bicycle parking requirements are 
provided in The Philadelphia Code, Section 14‐804. 

BUILDING / ADDRESS  REQUIRED 
SPACES 

ON‐STREET 
Existing / Proposed 

ON SIDEWALK  
Existing / Proposed 

OFF‐STREET 
Existing / Proposed 

Residential Building  80  0 / 0  0 / 0  0 / 80 

                                   /                        /                        /            

                                   /                        /                        /            

                                   /                        /                        /            

 

25. Identify proposed “high priority” bicycle design treatments (see Handbook Table 1) that are 
incorporated into the design plan, where width permits.  Are the following “High Priority” 
elements identified and dimensioned on the plan? 

DEPARTMENTAL 
APPROVAL 

 Conventional Bike Lane      YES       NO       N/A    YES       NO   
 Buffered Bike Lane  YES       NO       N/A    YES       NO   
 Bicycle‐Friendly Street 
 Indego Bicycle Share Station 

YES       NO       N/A   
YES       NO       N/A   

YES       NO   
YES       NO   
 

26. Does the design provide bicycle connections to local bicycle, trail, and 
transit networks? 

YES       NO       N/A    YES       NO   

27. Does the design provide convenient bicycle connections to residences, 
work places, and other destinations?                                                       

YES       NO       N/A    YES       NO   

 

APPLICANT: Bicycle Component 

Additional Explanation / Comments: 80 bicycle parking spaces are provided within the building. 

 

DEPARTMENTAL REVIEW: Bicycle Component 

Reviewer Comments:            
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CURBSIDE MANAGEMENT COMPONENT (Handbook Section 4.6) 
    DEPARTMENTAL 

APPROVAL 

28. Does the design limit conflict among transportation modes along the 
curb? 

YES       NO    YES       NO   

29. Does the design connect transit stops to the surrounding pedestrian 
network and destinations? 

YES       NO       N/A    YES       NO   

30. Does the design provide a buffer between the roadway and pedestrian 
traffic? 

YES       NO       N/A    YES       NO   

31. How does the proposed plan affect the accessibility, visibility, connectivity, and/or attractiveness 
of public transit? 

YES       NO   

 

APPLICANT: Curbside Management Component 

Additional Explanation / Comments: The #23 bus route runs along 12th Street (adjacent to the site) from Center City to 
Chestnut Hill. The #45 bus route runs along 12th Street (adjacent to the site) from Broad‐Oregon to Center City. The site 
is also approximately 0.4 miles from Jefferson Station (services Regional Rail) and approximately 0.3 miles from the 11th 
and Market Station (Market‐Frankford subway line).  

 

 

DEPARTMENTAL REVIEW: Curbside Management Component 

Reviewer Comments:            

 

 



15CIVIC DESIGN REVIEW  |  123 S. 12TH STREET DEVELOPMENT  |  JUNE 2019PERKINS EASTMAN

COMPLETE STREETS CHECKLIST

COMPLETE STREETS HANDBOOK CHECKLIST 
Philadelphia City Planning Commission 

11 

 

VEHICLE / CARTWAY COMPONENT (Handbook Section 4.7) 
32. If lane changes are proposed, identify existing and proposed lane widths and the design speed for each street frontage; 

  
STREET  FROM  TO  LANE WIDTHS 

Existing / Proposed 
DESIGN 
SPEED 

N/A                                     /                        

                                               /                        

                                               /                        

                                               /                        

 

    DEPARTMENTAL 
APPROVAL 

33. What is the maximum AASHTO design vehicle being accommodated by 
the design? 

SU‐30  YES       NO   

34. Will the project affect a historically certified street? An inventory of 
historic streets(1) is maintained by the Philadelphia Historical 
Commission.  

YES       NO    YES       NO   

35. Will the public right‐of‐way be used for loading and unloading 
activities? 

YES       NO    YES       NO   

36. Does the design maintain emergency vehicle access?  YES       NO    YES       NO   

37. Where new streets are being developed, does the design connect and 
extend the street grid? 

YES       NO       N/A    YES       NO   

38. Does the design support multiple alternative routes to and from 
destinations as well as within the site? 

YES       NO       N/A    YES       NO   

39. Overall, does the design balance vehicle mobility with the mobility and 
access of all other roadway users? 

YES       NO    YES       NO   

 

APPLICANT: Vehicle / Cartway Component 

Additional Explanation / Comments: There will be off‐street loading along Sansom Street.  

 

DEPARTMENTAL REVIEW: Vehicle / Cartway Component 

Reviewer Comments:            

 
(1) http://www.philadelphiastreets.com/images/uploads/documents/Historical_Street_Paving.pdf  
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URBAN DESIGN COMPONENT (Handbook Section 4.8) 
    DEPARTMENTAL 

APPROVAL 

40. Does the design incorporate windows, storefronts, and other active 
uses facing the street? 

YES       NO       N/A    YES       NO   

41. Does the design provide driveway access that safely manages 
pedestrian / bicycle conflicts with vehicles (see Section 4.8.1)? 

YES       NO       N/A    YES       NO   

   

42. Does the design provide direct, safe, and accessible connections 
between transit stops/stations and building access points and 
destinations within the site? 

YES       NO       N/A    YES       NO   

   

 

APPLICANT: Urban Design Component 

Additional Explanation / Comments:  

 

DEPARTMENTAL REVIEW: Urban Design Component 

Reviewer Comments:            

 

 



16CIVIC DESIGN REVIEW  |  123 S. 12TH STREET DEVELOPMENT  |  JUNE 2019PERKINS EASTMAN

COMPLETE STREETS CHECKLIST

COMPLETE STREETS HANDBOOK CHECKLIST 
Philadelphia City Planning Commission 

14 

 

ADDITIONAL COMMENTS 
 

APPLICANT 

Additional Explanation / Comments:            

 

DEPARTMENTAL REVIEW 

Additional Reviewer Comments:            

 
 

COMPLETE STREETS HANDBOOK CHECKLIST 
Philadelphia City Planning Commission 

13 

 

INTERSECTIONS & CROSSINGS COMPONENT (Handbook Section 4.9) 
43. If signal cycle changes are proposed, please identify Existing and Proposed Signal Cycle lengths; if not, go to question 

No. 48. 
SIGNAL LOCATION  EXISTING 

CYCLE LENGTH 
PROPOSED 
CYCLE LENGTH 

N/A                         

                                   

                                   

                                   

 

    DEPARTMENTAL 
APPROVAL 

44. Does the design minimize the signal cycle length to reduce pedestrian 
wait time? 

YES       NO       N/A    YES       NO   

45. Does the design provide adequate clearance time for pedestrians to 
cross streets? 

YES       NO       N/A    YES       NO   

46. Does the design minimize pedestrian crossing distances by narrowing 
streets or travel lanes, extending curbs, reducing curb radii, or using 
medians or refuge islands to break up long crossings? 

If yes, City Plan Action may be required. 

YES       NO       N/A    YES       NO   

47. Identify “High Priority” intersection and crossing design treatments (see Handbook Table 1) that 
will be incorporated into the design, where width permits.  Are the following “High Priority” 
design treatments identified and dimensioned on the plan? 

YES       NO   

 Marked Crosswalks  YES       NO       N/A    YES       NO   
 Pedestrian Refuge Islands    YES       NO       N/A    YES       NO   
 Signal Timing and Operation  YES       NO       N/A    YES       NO   
 Bike Boxes  YES       NO       N/A    YES       NO   

48. Does the design reduce vehicle speeds and increase visibility for all 
modes at intersections? 

YES       NO       N/A    YES       NO   

49. Overall, do intersection designs limit conflicts between all modes and 
promote pedestrian and bicycle safety? 

YES       NO       N/A    YES       NO   

 

APPLICANT: Intersections & Crossings Component 

Additional Explanation / Comments:            

 

DEPARTMENTAL REVIEW: Intersections & Crossings Component 

Reviewer Comments:            
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SITE ZONING PLAN

GENERAL NOTES

1.) THIS DRAWING REFERENCES:
A PLAN BY:
CONTROL POINT ASSOCIATES, INC.
1600 MANOR DRIVE, SUITE 210
CHALFONT, PA 18914
ENTITLED: "ALTA/NSPS LAND TITLE SURVEY"
FILE NO.: 02-150085-01
DATED: 02/31/2018

2.) EQUITABLE OWNER/APPLICANT:
BJP 123-127 OWNER, LLC
123 S 12TH STREET
PHILADELPHIA, PA 19107

3.) ZONING DATA: CMX-5, CENTER CITY CORE COMMERCIAL MIXED-USE
EXISTING USE: PARKING GARAGE
PROPOSED USE: SENIOR LIVING RESIDENTIAL (300 UNITS) WITH RETAIL ON 1ST FLOOR AND ACCESSORY PARKING 
GARAGE BELOW 1ST FLOOR

4.) BOHLER ENGINEERING BUSINESS PRIVILEGE NUMBER IS 650139.

5.) ELEVATIONS ARE BASED ON CITY OF PHILADELPHIA DATUM. LOT DIMENSIONS & EASEMENT DIMENSIONS ARE
BASED  ON PHILADELPHIA DISTRICT STANDARDS UNLESS OTHERWISE NOTED.

6.) STORMWATER SHALL CONNECT TO THE EXISTING CITY DRAINAGE SYSTEM.

7.) ALL PLANTINGS SHALL BE IN ACCORDANCE WITH P.C.P.C. GUIDELINES.

8.) ALL CURB RADII SHALL BE 5.0 FEET UNLESS OTHERWISE NOTED.

9.) DEVELOPMENT TO BE SERVICED BY PUBLIC WATER AND SEWER IN ACCORDANCE WITH CITY OF PHILADELPHIA
REQUIREMENTS.

10.) WATERSHED DISTRICT: DELAWARE DIRECT WATERSHED; MANAGEMENT ZONE A, COMBINED SEWER.

11.) A PORTION OF THE SUBJECT PROPERTY LIES IN FLOOD HAZARD ZONE 'X' (AREAS TO BE DETERMINED TO BE 
OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN).

12.) PLAN PREPARED AS PER INSTRUCTIONS OF OWNER.

13.)    ALL IMPROVEMENTS SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE STANDARDS AND SPECIFICATIONS
OF THE  CITY OF PHILADELPHIA WATER AND SEWER DEPARTMENT, AND ZONING REQUIREMENTS IN THE 
PHILADELPHIA CODE.

14.)   SITE AREA = 26,683 SF

15.)   SANSOM STREET AND 12TH STREET ARE CLASSIFIED AS CITY NEIGHBORHOOD.
WALKING ZONE WIDTH: ≥6'
FURNISHING ZONE WIDTH: ≥4'

         MORAVIAN STREET AND JESSUP STREET ARE CLASSIFIED AS SHARED NARROW .
WALKING ZONE WIDTH: ≥5'
FURNISHING ZONE WIDTH: - (NOT RECOMMENDED)
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(40' WIDE R.O.W.) (LEGALLY OPEN)

(10'-20'-10') (ON CITY PLAN)
(ASPHALT ROADWAY)

MORAVIAN STREET
(A.K.A. LAWSON STREET)

(VARIABLE WIDTH R.O.W.) (LEGALLY OPEN)
( ON CITY PLAN)
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KEY QTY BOTANICAL NAME COMMON NAME SIZE REMARKS

SHADE TREE(S)
GTIK 7 GLEDITSIA TRIACANTHOS INTERMIS 'SKYCOLE' SKYLINE THORNLESS HONEYLOCUST 2 1/2-3" CAL. B+B

ORNAMENTAL TREE(S)
CC 2 CERCIS CANADENSIS EASTERN REDBUD 2-2 1/2" CAL. B+B

NOTE: IF ANY DISCREPENCIES OCCUR BETWEEN AMOUNTS SHOWN IN THE PLAN AND THE PLANT LIST, THE PLAN SHALL DICTATE.

LANDSCAPE SCHEDULE

1. THIS PLAN IS INTENDED TO SHOW LANDSCAPE INTENT FOR ZONING
PURPOSES ONLY.  THIS PLAN IS NOT TO BE USED FOR CONSTRUCTION.

2. ALL DISTURBED UNPAVED AREAS, EXCLUDING PLANTING BEDS, ARE
TO BE INSTALLED AS LAWN UNLESS OTHERWISE NOTED.

LANDSCAPE GENERAL NOTES:

SECTION REQUIREMENT CALCULATIONS (REQUIRED / PROVIDED) COMPLIANCE

ZONING:
14-705(2)(c)(.2)(.a)
STREET
TREE
REQUIREMENTS

LANDSCAPE COMPLIANCE CHART

STREET TREES SHALL BE PROVIDED AT AN INTERVAL
OF AT LEAST ONE TREE PER 35 LF. TREES MAY BE
PLACED AT REGULAR OR IRREGULAR INTERVALS SO
LONG AS 15 FEET OF SPACE IS PROVIDED BETWEEN
TRUNKS.

LENGTH OF 12TH STREET = 66± LF
(EXCLUDING DRIVEWAY LENGTH)

REQUIRED: 66 / 35 = 1.8 OR 2 STREET TREES
PROVIDED: 2 CC (2 STREET TREES)

COMPLIES

LENGTH OF SANSOM STREET = 242± LF
(EXCLUDING DRIVEWAY LENGTHS)

REQUIRED: 242 / 35 = 6.9 OR 7 STREET TREES
PROVIDED: 7 GTIK (7 STREET TREES)

COMPLIES

LENGTH OF JESSUP STREET = 90± LF
REQUIRED: 90 / 35 = 2.5 OR 3 STREET TREES
PROVIDED: NO STREET TREES  PERMITTED PER

STREET TREE PLANTING DIAGRAM FZ0102

COMPLIES

LENGTH OF MORAVIAN STREET = 295± LF
REQUIRED: 295 / 35 = 8.4 OR 8 STREET TREES
PROVIDED: NO STREET TREES  PERMITTED PER
STREET TREE PLANTING DIAGRAM FZ0102

COMPLIES

MAX TRUCK SIZE FOR
DELIVERIES WILL BE AN

SU-30.

500' 0 1000'

LOCATION MAP
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CONSTRUCTION
NOT APPROVED FOR

REVISIONS

REV DATE COMMENT BY

SHEET NUMBER:

SHEET TITLE:

PROJECT:

OF

ZONING PLAN

123-127 S. 12TH STREET

1

REVISION 1

1-800-242-1776

P 1
SYSTEM, INC.

A

PENNSYLVANIA LAW REQUIRES
3 WORKING DAYS NOTICE FOR
CONSTRUCTION PHASE AND 10

WORKING DAYS IN DESIGN
STAGE - STOP CALL

POCS SERIAL NUMBER

1515 MARKET STREET, SUITE 920
PHILADELPHIA, PENNSYLVANIA 19102

Phone: (267) 402-3400
Fax: (267) 402-3401

www.BohlerEngineering.com
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PROPOSED SENIOR LIVING
RESIDENTIAL BUILDING WITH

UNDERGROUND PARKING
300 UNITS

24 STORIES
BUILDING GFA: 479,593 SF

8 SHHS @18"O.C.

8 SHHS @18"O.C.

8 SHHS @18"O.C.

55 SHHS @18"O.C.

20 EP @18"O.C.

12 EP @18"O.C.

30 EP @18"O.C.

45 EP @18"O.C.

70 EP @18"O.C.

5 CVM @15"O.C.
5 CVM @15"O.C.

5 CVM @15"O.C.

5 CVM @15"O.C.

18 CVM @15"O.C.

25 CVM @15"O.C.

35 CVM @15"O.C.

40 CVM @15"O.C.40 SNBH @15"O.C.

25 SNBH @15"O.C.

5 SNBH @15"O.C.

5 SNBH @15"O.C.

12 SSAJ @15"O.C.

60 SSAJ @15"O.C.

28 PEA @24"O.C.

25 SSAJ @15"O.C.

120 AT @10"O.C.

290 AT @10"O.C.

150 AT @10"O.C.

325 AT @10"O.C.

180 AT @10"O.C.

2 CC

2 GTIK 2 GTIK
1 GTIK 2 GTIK

1 APB
5 CAKF 5 JCSG

3 CS

2 CAKF

4 SBAW

1 APB
3 CAKF

6 JCSG
3 CS

5 CAKF
9 SBAW 5 JCSG 3 CAKF 3 CS 11 ANG

7 CCBM

1 APB

7 CCBM 5 JCSG 3 PC 5 JCSG 1 CCY 5 SBAW 8 ANG 5 JCSG 5 CS 12 ANG 1 CCY

7 SBAW

5 JCSG

3 PC

9 CAKF

3 PC

1 APB

5 JCSG

11 CAKF

3 PC
4 CAKF

3 JCSG
3 PC

3 JCSG
7 CAKF

4 ANG

1 CCY

1 PC

2 CAKF

1 PCPATIO AREA

WALKWAY

PATIO AREA

PATIO AREA

PATIO AREA

WALKWAY

PROPOSED 5TH FLOOR TERRACE

2 GTIK

LANDSCAPE SCHEDULE

KEY QTY BOTANICAL NAME COMMON NAME SIZE REMARKS

SHADE TREE(S)
GTIK 7 GLEDITSIA TRIACANTHOS INTERMIS 'SKYCOLE' SKYLINE THORNLESS HONEYLOCUST 2 1/2-3" CAL. B+B

ORNAMENTAL TREE(S)
APB 4 ACER PALMATUM 'BLOODGOOD' BLOODGOOD JAPANESE MAPLE 6-7' B+B
CC 2 CERCIS CANADENSIS EASTERN REDBUD 2-2 1/2" CAL. B+B
CCY 3 COTINUS COGGYRIA COMMON SMOKETREE 5-6' B+B

9

EVERGREEN SHRUB(S)
JCSG 47 JUNIPERUS CHINENSIS 'SEA GREEN' SEA GREEN JUNIPER 24-30" SPRD. B+B

DECIDUOUS SHRUB(S)
CCBM 14 CARYOPTERIS X CLANDONENSIS 'BLUE MIST' BLUE MIST SPIRAEA 18-24" CONTAINER
CS 14 CORNUS SERICEA RED OSIER DOGWOOD 2-3' B+B
PC 17 PRUNUS CISTENA PURPLELEAF SANDCHERRY 3-4' B+B
SBAW 25 SPIRAEA X BUMALDA 'ANTHONY WATERER' ANTHONY WATERER SPIRAEA 18-24" CONTAINER

70

PERENNIAL(S)
AT 1065 AJUGA X TENORII 'MINT CHIP' 'MINT CHIP' BUGLE 1 GAL. CONTAINER
CVM 138 COREOPSIS VERTICILLATA 'MOONBEAM' MOONBEAM COREOPSIS 1 GAL. CONTAINER
EP 177 ECHINACEA PURPUREA 'RAINBOW MARCELLA' 'RAINBOW MARCELLA' CONEFLOWER 1 GAL. CONTAINER
PEA 28 PEROVSKIA ATRIPLICIFOLIA RUSSIAN SAGE 1 GAL. CONTAINER
SHHS 79 STACHYS HYZANTINA 'HELENE VON STEIN' HELENE VON STEIN LAMB'S EAR 1 GAL. CONTAINER
SNBH 75 SALVIA NEMEROSA 'BLUE HILL' BLUE HILL MEADOW SAGE 1 GAL. CONTAINER
SSAJ 97 SEDUM SPECTABILE 'AUTUMN JOY' AUTUMN JOY SEDUM 1 GAL. CONTAINER

1659

ORNAMENTAL GRASS(ES)
ANG 35 ANDROPOGON GERARDII BIG BLUESTEM 1 GAL. CONTAINER
CAKF 51 CALAMAGROSTIS ARUNDINACEA 'KARL FOERSTER' FEATHER REED GRASS 1 GAL. CONTAINER

86

NOTE: IF ANY DISCREPENCIES OCCUR BETWEEN AMOUNTS SHOWN IN THE PLAN AND THE PLANT LIST, THE PLAN SHALL DICTATE.

500' 0 1000'

LOCATION MAP
1"=1000'

1"= 20'

0 2051020

123-127 S. 12TH STREET, CITY AND COUNTY OF PHILADELPHIA, PENNSYLVANIA
BENCHMARK

RENDERED LANDSCAPE PLAN

1600 MANOR DRIVE, SUITE 200, CHALFONT, PA 18914
PHONE: (215) 996-9100   FAX: (215) 996-9102PP180275

Blue Mist Spiraea

Blue Mist Spiraea

Russian Sage

Shade Trees Ornamental Trees

Skyline Thornless Honeylocust Bloodgood Japanese Maple

Skyline Thornless Honeylocust Eastern Redbud

Eastern Redbud

Bloodgood Japanese Maple

Shrubs

Sea Green Juniper Red Osier Dogwood Purpleleaf Sandcherry Anthony Waterer Spiraea

Sea Green Juniper Red Osier Dogwood Purpleleaf Sandcherry Anthony Waterer Spiraea

Herbaceous

‘Mint Chip’ Bugle Moonbeam Coreopsis ‘Rainbow Marcella’ Cone ower

Common Smoketree

Common Smoketree

Helene Von Stein Lamb’s Ear

Blue Hill Meadow SageAutumn Joy SedumBig Bluestem Feather Reed Grass

Grasses

LANDSCAPE PLAN
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FLOOR PLAN
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NORTH ELEVATION

North ELEVATION
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EAST ELEVATION

EAST ELEVATION
SCALE: 1/64” = 1’-0”
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SOUTH ELEVATION

SOUTH ELEVATION
SCALE: 1/64” = 1’-0”
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SITE SECTIONS
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RENDERINGS
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RENDERINGS
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RENDERINGS
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RENDERINGS
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RENDERINGS
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MASSING
NORTHWEST
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MASSING
NORTHEAST
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MASSING
SOUTHWEST
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MASSING
SOUTHEAST
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SOLAR ANALYSIS
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SUSTAINABILITY
 Civic Design Review, Philadelphia   Sustainability Questionnaire 

Categories Benchmark

Meets or Exceeds the Benchmark 
(yes or no)?      

If yes, please describe how or reference 
the applicable document in the CDR 

submission.

Location and Transportation

Access to Quality 
Transit

Locate a functional entry of the project within a ¼-mile (400-
meter) walking distance of existing or planned bus, streetcar, or 
rideshare stops, bus rapid transit stops, light or heavy rail 
stations. 

Reduced Parking 
Footprint

All new parking areas to be located in the rear yard of the 
property or under the building, and unenclosed or uncovered 
parking areas are 40% or less of  the site area.

Green Vehicles

Designate 5% of all parking spaces used by the project as 
preferred parking for green vehicles or car share vehicles. 
Clearly identify and enforce for sole use by car share or green 
vehicles, which include plug-in electric vehicles and alternative 
fuel vehicles.

Bike Share Station
Incorporate a bike share station in coordination with and 
conformance to the standards of Philadelphia Bike Share.

Sustainable Sites

Pervious Site 
Surfaces

Provides vegetated and/or pervious open space that is 30% or 
greater of the site's Open Area, as defined by the zoning code. 
Vegetated and/or green roofs can be included in this 
calculation.

Rainwater 
Management

Conform to the stormwater requirements of the Philadelphia 
Water Department(PWD) and either:  A)Develop a green street 
and donate it to PWD, designed and constructed in accordance 
with the PWD Green Streets Design Manual, OR B) Manage 
additional runoff from adjacent streets on the development 
site, designed and constructed in accordance with specifications 
the PWD Stormwater Management Regulations

Heat Island 
Reduction 
(excluding roofs)

Reduce the heat island effect through either of the following 
strategies for 50% or more of all on-site hardscapes: A) 
Hardscapes that have a high reflectance, an SRI>29. B) Shading 
by trees, structures, or solar panels. 

Philadelphia City Planning Commission

Yes.  Project entry is within a 1/4 mile of 
bus, trolley, subway and rail lines.

All parking is to be located under the 
building. 

Four spaces (5%) are provided for electric 
vehicles. The project does not propose parking
spaces for Philly Rideshare or the like at this
time. The project will have two valet driven cars 
and a van with driver that residents can share.

No - A bike share station is located nearby on 
12th & Chestnut Street.  

The total Open Area of the site is 0 SF.  
However, a 6,360 SF terrace is provided on the 
5th floor, which includes 4,185 SF landscape 
area.

The project conforms to the PWD 
requirements, but does not meet the 
requirements of items A or B.

Yes - The project employs concrete unit pavers 
with finishes and colors that meet the >29 SRI 
requirement. The tower, street trees , and
vegetation and trellises on the Level 5 terrace 
will provide abundant shading.

 Civic Design Review, Philadelphia   Sustainability Questionnaire 

Categories Benchmark

Meets or Exceeds the Benchmark 
(yes or no)?      

If yes, please describe how or reference 
the applicable document in the CDR 

submission.

Water Efficiency

Outdoor Water 
Use

Maintain on-site vegetation without irrigation. OR, reduce the 
watering requirements to at least 50% from the calculated 
baseline for the site's peak watering month. 

Energy and Atmosphere

Energy 
Commissioning 

Acquire a separate, independent commissioning service to 
insure that the energy related systems are installed, calibrated, 
and perform as intended.

 Energy 
Performance

The project will reduce energy consumption by: Achieving 10% 
energy saving or more from an established baseline using 
ASHRAE standard 90.1-2010, OR by conforming to ASHRAE 
Advanced Energy Design Guide for Commercial Buildings.

On-Site Renewable 
Energy

Produce renewable energy on-site that will provide at least 3% 
of the project's anticipated energy usage.

Innovation

Innovation
Any other sustainable measures that could positively impact the 
public realm.

Philadelphia City Planning Commission

Yes - The projectʼs soil mixes and 
depths as well as plantings on structure 
will require irrigation, but it will reach 
50% reduction in water use.

Yes - The project will meet code 
established energy minimums. Design 
team will evaluate additional energy 
savings above code minimum.

Yes - The project will comply with the 
2018 IECC and building systems will be 
commissioned.

No - On-site renewable energy is not 
being considered at this time, but it 
is not being ruled out.

No - Additional innovation measures 
are not being considered at this time, 
but they are not being ruled out.
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MATERIAL PALETTE

Tinted glass window wall and 
storefront.

Metal panel custom color finish 
window wall and rain screen 
Color 1.

“Stone look” molded cement 
fiber dimensional frame element.

Large format masonry cladding 
and rain screen system.

Metal panel custom color finish 
window wall and rain screen 
Color 2.

TINTED GLASS

METAL PANEL

METAL PANEL

CEMENT FIBER

MASONRY CLADDING






