
6528 N BROAD ST6528 N BROAD ST
PHILADELPHIA, PA 19126

CIVIC DESIGN REVIEW    2023.10.10

Date: 10/10/2023
Date Rev 1: 10/19/2023                                          
Date Rev 2: 02/06/2024
Date Rev 3: 04/09/2024

 SECOND APPEARANCE   2024.03.05
 THIRD APPEARANCE      2024.05.07



6528 N BROAD ST
PHILADELPHIA PA 19126

TABLE OF CONTENTS

ONE    LOCATION
TWO    ZONING SUMMARY
THREE   PROJECT INFORMATION
FOUR    CDR APPLICATION
FIVE    MATERIAL PALETTE
SIX    PLANS
SEVEN   ELEVATIONS     
EIGHT   RENDERINGS
NINE    SECTIONS    
TEN    SUSTAINABILITY
ELEVEN   STREET CHECKLIST



6528 N BROAD ST
PHILADELPHIA PA 19126

6528 N BROAD ST

OWNER
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LOCATION
TRANSPORTATION PLAN

COMMUTER INFORMATION

MAIN ROADS
N Broad St
Old York Ave
66th Ave
W 65th Ave
Chelten Ave
Cheltenham Ave
W Godfrey Ave
Medary Ave
Stenton Ave
Wyncote Ave
Ogontz Ave

Bus stop    
Regional rail Train 
Transportation Center  
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TWO SECTION ZONING SUMMARY
ZONING MAP

CMX-2.5
Neighborhood Commercial Mixed-
Use-2.5

RSA-3
Residential Single Family Attached-3

RM-1
Residential Multi-Family-1

CMX-3
Community Commercial Mixed-Use

LEGEND
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THREESECTION PROJECT INFORMATION
PROJECT DESCRIPTION, BACKGROUND & PURPOSE

PROJECT ADDRESS: 6528 N BROAD ST

PROJECT DESCRIP.: NEW 7-STORY MIXED USE BUILDING.       
    UNDERGROUND PARK ING W/ 18 PARKING SPOTS INCLUDING   
    1 ADA VAN ACCESSBLE, 1 ELECTRIC VEHICLE PARKING.    
    TOTAL OF 20 PARKING SPACES.
    - 1ST FLOOR: SIT-DOWN RESTAURANT.       
    - 2ND FLOOR: SIT-DOWN RESTAURANT& PROFESSIONAL OFFICES. 
    - 3RD-7TH FLOORS: 60 RESIDENTIAL UNITS       
     (FOR 60 YEARS OF AGE OR OLDER)       
     (42 AFFORDABLE DWELLING UNITS).
    
LOT SIZE:   13,908.07 SF

ZONING DISTRICT: CMX-3 COMMUNITY COMMERCIAL MIXED-USE

ZONING OVERLAYS:  /EDO EIGHTH DISTRICT OVERLAY DISTRICT

STREET FRONTAGE: NORTH - 66TH AVE
    WEST - OLD YORD RD 
    EAST - N BROAD ST

GROSS FLOOR AREA: 77,874.3 SF11,1         
                
PROPOSED BLDG. AREA:11,124.9 SF11,1



6528 N BROAD ST
PHILADELPHIA PA 19126

FOUR SECTION CDR APPLICATION

Page 1 of 2 

CDR PROJECT APPLICATION FORM 

Note: For  a project  appl icat ion to be cons idered for  a Civ ic  Des ign Rev iew agenda, 

complete and accurate submitta ls  must be received no later  than 4 P.M. on the 

submiss ion date.  A submiss ion does not  guarantee p lacement on the agenda of  the next 

CDR meet ing date.  

L&I APPLICATION NUMBER: 

ZP-2022-

011421 

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

Table 14-304-2, Case 2. Developing more than 50,000 sf o(77,874 sf) f new gross floor area and more 
than 50 dwelling units (65). 

PROJECT LOCATION 

CONTACT INFORMATION 

 

Planning District: UPPER NORTH Council District: 8TH 

Address: 6528 N. BROAD ST. 

Is this parcel within an Opportunity Zone? Yes No Uncertain X 
If yes, is the project using Opportunity Zone 
Funding? 

Yes No X 

Applicant Name:  MICHELLE KLESCHICK Primary Phone: (267)271-5799 

Email: OFFICE@PRLL.STUDIO Address: 230 S. BROAD ST. 17TH FLR 

PHILADELPHIA, PA 19102 

Property Owner: ABEER LP Developer ABEER LP 
Architect: Parallel Architecture Studio 

(50,704 SF)42

9,184 3,515

5,581
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PROJ. No.: 13002-ENG-23

NOTES:
1. Boundary/ Right-of-Way dimensions are

presented in the City of Philadelphia
District Standard of measurement (DS).
Other dimensions/distances as per US
Standard.

2. Philadelphia District Standard
measurement (DS) is to  be used in the
City of Philadelphia for Title and
Conveyance purposes.

3. Reference deed of record, dated
01-26-2022, doc. ID #: 53956347 and City
of Philadelphia, City Plan. Plan was made
without the availability of a title report and
is subject to any facts that may be
disclosed by a full and accurate title
search.

4. A conversion from inches to the
equivalent foot-decimal expression is for
clarity and greater precision.

5. The preparation of this plan by Ambric
Technology Corporation does not imply or
constitute the approval of city agencies.

6. Plan prepared in accordance with the
instructions of Tony Elebah.

7. Unresolved boundary disputes shall be
referred to the City District Surveyor and
Regulator.

8. A zoning permit is required for any
proposed changes to lot lines including
consolidation of existing parcels.

9. The use of this plan for purposes other
than as designated herein, would be at
the sole risk of the user.

10. Attention is called to the zoning
requirements in the City of Philadelphia
Code as amended.

11. Benchmark elevation, Storm. MH. 49.89'
in Green Lane, based on City of
Philadelphia City Datum, not set by City
Survey Bureau.

12. Ambric Technology Corporation hereby
reserves it's common law copyrights and
all property rights in these drawings, ideas
and designs. the information on these
sheets are not to be modified or copied in
any manner. The information on these
sheets are not to be assigned to any third
party, without the expressed written
consent of Ambric Technology
Corporation.

PWD TRACKING NO. FY23-OAKL-7338-01

CURRENT REGISTERED OWNER AND ADDRESS:
ABEER LP
Tony Elebah
574 Long Lane Huntingdon Valley PA 19006
Ph: 215-939-2766 Email: tonyelabah@aol.com

AI

NAVLYSNN
E

P

F
O

HTLAEWNOM
M

O
C

PE084603
ENGINEER

PROFESSIONAL

REGISTERED

MICHAEL A FINA

4/4/2023REV PER 4/3/2023 PWD LTTR.

Tookany/Tacony-Frankford Creek

1

ERSA EXISTING
FEATURES PLAN

SCALE: 1" = 20'

6528 N BROAD ST
PHILADELPHIA PA 19126

SIXSECTION SITE PLAN
G225.52

TC227.20

G214.66

TC212.27

G209.48

215.29

219.00

G220.13

222.44

G223.49 G221.56G222.84

209.92

G227.74

219.65

G223.62

205.42

216.08

216.76

216.79

216.16

220.14

220.07

219.43

219.37

218.67

218.64

G218.97 G215.73

G205.16

205.46

G205.46

G210.22210.81' X

209.63

223.12

224.36

210.50

222.98

220.22221.69223.65 TC217.21
217.92 216.48

G222.42

G223.22

223.57

223.63

TC210.45

TC222.89

G227.14

TC228.28

TC220.95

G211.41

TC205.90

0.0311

0.0300

0.0502

0.
02

83

12" GAS MAIN 4'-6" COVER

216.23

208.86

207.62

G214.79G215.76G216.57G217.41G218.22G219.04G220.01G220.91G221.98G222.90G223.78G224.72G226.16
G2

27
.9

9

G227.64

G225.80

G224.30

G222.88

G221.44

G220.28

G207.73

G209.58

G211.10

G212.92

G214.44G215.03

G216.32

G217.72

G219.49

G207.69

G211.42

BW
21

4.9
7

BW
21

6.4
2

BW
21

1.7
0

BW
20

9.9
0

214.90216.29

215.09
216.33

216.48
217.40218.21218.92220.12

221.04
221.61222.73

222.83

222.93

223.24
223.34
223.45

224.25
223.94225.12

224.23

222.83

220.84

220.80

219.50

218.23

216.62
215.61 213.89

212.56

211.15

209.62

208.01
207.87

209.66

225.32
225.18

226.50

227.44
227.46

227.76

227.85ELEC MH

TC217.02TC217.85TC218.62TC219.35TC220.30TC221.26TC222.17TC223.16TC224.02TC225.07TC226.19

TC
22

8.3
4

TC
22

8.
22

TC227.89

TC226.36

TC224.97

TC223.48

TC221.82

TC220.61

TC214.99

TC207.95

TC211.32

DEP213.05

DEP214.57DEP215.03

TC216.64

TC218.14

TC219.61

211

212

213

214

215

216

217

218

219

220

225 221

222

223224

227

226

225 224

223

222

221 220

214

216

217
215

228

22
7 22

6

227
224

225

223

222

221

220

21
9

218

217

216

21
5

21
4

21
3

21
2

21
1

21
0

20
9

20
8 20
7

20
6

20
5

20
4

20
3

2'-3" x 1'-6" BRICK SEWER GRADE 0.0543 FT/FT

6" C.I.P. Water Main 3'-0" Cover

10" C.I.P. Water Main 4'-5" Cover

10" C.I.P. Water Main 3'-7" Cover

15' 50'
80'

13
'

13
'

44
'

70
'

22
'

22
'

69
'

11
3'

8" C.I.P. Water Main 3'-10" Cover

10" C.I.P. Water Main 3'-6" Cover

8"
 C

.I.
P.

 W
at

er
 M

ain
   

 4
'-9

" C
ov

er

D.E.

A.V.

A.V.

16
" C

.I.
P.

   
 W

at
er

 M
ain

 5
'-9

" C
ov

er

12"

16
" C

.I.
P.

   
 W

at
er

 M
ain

 3
'-9

" C
ov

er

D.E.

8" C.I.P. Water Main 2'-8" Cover

12"

10
" C

.I.P
. W

ate
r M

ain
 3'

-6
" C

ov
er

D.E.

8" C.I.P. Water Main 4'-1" Cover

13
'

8'
38

'
59

'

13
'

18
'

20
'

51
'

15'

2'-3" x 1'-6" BRICK SEWER GRADE 0.0189 FT/FT

4" GAS MAIN 2'-8" COVER

16
" G

AS
 M

AI
N 

4'-
7"

 C
OV

ER

218219

6'' Ø C.I.P. Water Main 3'-10" Cover

Conc.Curb

INLETRIM=

Conc. Curb

Ex. ADA Ramp

EX. ADA RAMP

210.25

211.95

215.74216.75

214.84

212.47

214.03

215.85

218.31

220.68
221.09221.20

221.32
221.97

222.54

221.67
222.90

223.85

223.89

223.91

223.37 221.32 220.18

219.31

223.92

221.07 220.51

217.16 215.27

217.17

219.41

216.02

213.07

209.09

215.22218.26
222.83

228.47

227.85

216.08

220.02

226.64

217.24

215.55

214.72

EXISTING
SIGN TO
REMAIN

UP

227.70

LP LP

WATER MH
RIM=227.82

WATER MH
RIM=228.03

WATER MHRIM=226.23

TEL MHRIM 215.65

UPUP

Elec.
Vault

Elec.
Vault

TRAFFIC
MAST ARM

SAN MHRIM=211.71INV=198.58

SAN MHRIM=226.13INV=214.49

SAN MH
RIM 217.71

TRAFIC
MAS ARM

S 
78

°3
7'3

0"
 E

20
.3

54
'

84.388'N 26°00'30" E

8.9
71'

N 37
°05

'24
" W 53.750'N 26°00'30" E

11
.00

0'

35.030'

An
gle

 P
t.

80
.11

5'
N 

61
°0

7'3
0"

 W

PA
RC

EL
 N

OT
 IN

CL
UD

ED
Ad

dre
ss

:
65

09
 O

ld 
Yo

rk 
Rd

.
2-S

tor
y S

ton
e B

uil
din

g
(±

27
' H

igh
)

110.750'N 26°00'30" E

N 28°52'30" E

S 11°22'30" W
307.042'

PROPOSED PARCEL-A
Adress: 6528 North Broad Street OPA #

885900207, 885684540
Owner: N/F ABEER LP

LOT AREA: 13,908.1 S.F.
(0.31929 Ac.)

161.000'

129.458'
P.O.B. PARCEL-A

PARCELS NOT INCLUDED

Ex
ist

ing
 Li

ne
 th

ru 
a w

all

Conc. Curb

Concrete Sidewalk

Conc. Curb

N 
63

°5
9'3

0"
 W

UP

BENCHMARKSAN MHRIM=219.11

SIGN POST
(TO BE
REMOVED)

B

8" C.I.P Water Main 3'-10" Cover

Abandoned 6" Ø C.I.P Water Main 3'-10" Cover

8"
 C

.I.P
 W

ate
r M

ain
 3'

-1
0"

 C
ov

er

SAN MHRIM=219.11INV=206.68

SAN MH
RIM=226.65
INV=207.47

SAN MH
RIM=219.77
INV=203.16

CP=226.44
PI PT

PC

PT

PT

PC

PC

CP=227.39

CP=227.60

PI

PI

NO
STOPPING
SIGN

Asphalt Paving
(TO BE REMOVED)

Manholes
(TO BE REMOVED)

0.56'

0.5'

Existing Curb
25.37' 230.14'

51
.05

'

59
.07

'

19
.88

'

12
.87

'

18
.3'

38
.47

'

44
.36

'

44
.34

'

12
.87

'

15.19'14.89' 50.22'

5.7
'

4.2
'

6.
7'

8'
9.9'

5.9
'

4.
5'

10
.9'

6 
6 

  T
 H

   
A

 V
 E

 N
 U

 E

N
 7

8°
37

'3
0"

 W
NO

 P
AR

KI
NG

NO
 P

AR
KI

NG

B R O A D   S T R E E T   ( S R   6 1 1  )

N 11°22'30" E
NO PARKING

NO PARKING

O L D   Y O R K   R O A DN 28°52'30" EPARKING
PARKING

O L D   Y O R K   R O A D
N 26°00'30" EPARKING

PARKING

G225.52

TC227.20

G214.66

TC212.27

G209.48

215.29

219.00

G220.13

222.44

G223.49 G221.56G222.84

209.92

G227.74

219.65

G223.62

205.42

216.08

216.76

216.79

216.16

220.14

220.07

219.43

219.37

218.67

218.64

G218.97 G215.73

G205.16

205.46

G205.46

G210.22210.81' X

209.63

223.12

224.36

210.50

222.98

220.22221.69223.65 TC217.21
217.92 216.48

G222.42

G223.22

223.57

223.63

TC210.45

TC222.89

G227.14

TC228.28

TC220.95

G211.41

TC205.90

0.0311

0.0300

0.0502

0.
02

83

12" GAS MAIN 4'-6" COVER

216.23

208.86

207.62

G214.79G215.76G216.57G217.41G218.22G219.04G220.01G220.91G221.98G222.90G223.78G224.72G226.16
G2

27
.9

9

G227.64

G225.80

G224.30

G222.88

G221.44

G220.28

G207.73

G209.58

G211.10

G212.92

G214.44G215.03

G216.32

G217.72

G219.49

G207.69

G211.42

BW
21

4.9
7

BW
21

6.4
2

BW
21

1.7
0

BW
20

9.9
0

214.90216.29

215.09
216.33

216.48
217.40218.21218.92220.12

221.04
221.61222.73

222.83

222.93

223.24
223.34
223.45

224.25
223.94225.12

224.23

222.83

220.84

220.80

219.50

218.23

216.62
215.61 213.89

212.56

211.15

209.62

208.01
207.87

209.66

225.32
225.18

226.50

227.44
227.46

227.76

227.85ELEC MH

TC217.02TC217.85TC218.62TC219.35TC220.30TC221.26TC222.17TC223.16TC224.02TC225.07TC226.19

TC
22

8.3
4

TC
22

8.
22

TC227.89

TC226.36

TC224.97

TC223.48

TC221.82

TC220.61

TC214.99

TC207.95

TC211.32

DEP213.05

DEP214.57DEP215.03

TC216.64

TC218.14

TC219.61

211

212

213

214

215

216

217

218

219

220

225 221

222

223224

227

226

225 224

223

222

221 220

214

216

217
215

228

22
7 22

6

227
224

225

223

222

221

220

21
9

218

217

216

21
5

21
4

21
3

21
2

21
1

21
0

20
9

20
8 20
7

20
6

20
5

20
4

20
3

2'-3" x 1'-6" BRICK SEWER GRADE 0.0543 FT/FT

6" C.I.P. Water Main 3'-0" Cover

10" C.I.P. Water Main 4'-5" Cover

10" C.I.P. Water Main 3'-7" Cover

15' 50'
80'

13
'

13
'

44
'

70
'

22
'

22
'

69
'

11
3'

8" C.I.P. Water Main 3'-10" Cover

10" C.I.P. Water Main 3'-6" Cover

8"
 C

.I.
P.

 W
at

er
 M

ain
   

 4
'-9

" C
ov

er

D.E.

A.V.

A.V.

16
" C

.I.
P.

   
 W

at
er

 M
ain

 5
'-9

" C
ov

er

12"

16
" C

.I.
P.

   
 W

at
er

 M
ain

 3
'-9

" C
ov

er

D.E.

8" C.I.P. Water Main 2'-8" Cover

12"

10
" C

.I.P
. W

ate
r M

ain
 3'

-6
" C

ov
er

D.E.

8" C.I.P. Water Main 4'-1" Cover

13
'

8'
38

'
59

'

13
'

18
'

20
'

51
'

15'

2'-3" x 1'-6" BRICK SEWER GRADE 0.0189 FT/FT

4" GAS MAIN 2'-8" COVER

16
" G

AS
 M

AI
N 

4'-
7"

 C
OV

ER

218219

6'' Ø C.I.P. Water Main 3'-10" Cover

Conc.Curb

INLETRIM=

Conc. Curb

Ex. ADA Ramp

EX. ADA RAMP

210.25

211.95

215.74216.75

214.84

212.47

214.03

215.85

218.31

220.68
221.09221.20

221.32
221.97

222.54

221.67
222.90

223.85

223.89

223.91

223.37 221.32 220.18

219.31

223.92

221.07 220.51

217.16 215.27

217.17

219.41

216.02

213.07

209.09

215.22218.26
222.83

228.47

227.85

216.08

220.02

226.64

217.24

215.55

214.72

EXISTING
SIGN TO
REMAIN

UP

227.70

LP LP

WATER MH
RIM=227.82

WATER MH
RIM=228.03

WATER MHRIM=226.23

TEL MHRIM 215.65

UPUP

Elec.
Vault

Elec.
Vault

TRAFFIC
MAST ARM

SAN MHRIM=211.71INV=198.58

SAN MHRIM=226.13INV=214.49

SAN MH
RIM 217.71

TRAFIC
MAS ARM

S 
78

°3
7'3

0"
 E

20
.3

54
'

84.388'N 26°00'30" E

8.9
71'

N 37
°05

'24
" W 53.750'N 26°00'30" E

11
.00

0'

35.030'

An
gle

 P
t.

80
.11

5'
N 

61
°0

7'3
0"

 W

PA
RC

EL
 N

OT
 IN

CL
UD

ED
Ad

dre
ss

:
65

09
 O

ld 
Yo

rk 
Rd

.
2-S

tor
y S

ton
e B

uil
din

g
(±

27
' H

igh
)

110.750'N 26°00'30" E

N 28°52'30" E

S 11°22'30" W
307.042'

PROPOSED PARCEL-A
Adress: 6528 North Broad Street OPA #

885900207, 885684540
Owner: N/F ABEER LP

LOT AREA: 13,908.1 S.F.
(0.31929 Ac.)

161.000'

129.458'
P.O.B. PARCEL-A

PARCELS NOT INCLUDED

Ex
ist

ing
 Li

ne
 th

ru 
a w

all

Conc. Curb

Concrete Sidewalk

Conc. Curb

N 
63

°5
9'3

0"
 W

UP

BENCHMARKSAN MHRIM=219.11

SIGN POST
(TO BE
REMOVED)

B

8" C.I.P Water Main 3'-10" Cover

Abandoned 6" Ø C.I.P Water Main 3'-10" Cover

8"
 C

.I.P
 W

ate
r M

ain
 3'

-1
0"

 C
ov

er

SAN MHRIM=219.11INV=206.68

SAN MH
RIM=226.65
INV=207.47

SAN MH
RIM=219.77
INV=203.16

CP=226.44
PI PT

PC

PT

PT

PC

PC

CP=227.39

CP=227.60

PI

PI

NO
STOPPING
SIGN

Asphalt Paving
(TO BE REMOVED)

Manholes
(TO BE REMOVED)

0.56'

0.5'

Existing Curb
25.37' 230.14'

51
.05

'

59
.07

'

19
.88

'

12
.87

'

18
.3'

38
.47

'

44
.36

'

44
.34

'

12
.87

'

15.19'14.89' 50.22'

5.7
'

4.2
'

6.
7'

8'
9.9'

5.9
'

4.
5'

10
.9'

6 
6 

  T
 H

   
A

 V
 E

 N
 U

 E

N
 7

8°
37

'3
0"

 W
NO

 P
AR

KI
NG

NO
 P

AR
KI

NG

B R O A D   S T R E E T   ( S R   6 1 1  )

N 11°22'30" E
NO PARKING

NO PARKING

O L D   Y O R K   R O A DN 28°52'30" EPARKING
PARKING

O L D   Y O R K   R O A D
N 26°00'30" EPARKING

PARKING

LEGEND

SPOT TC=90.50
BC=90.00

PROPERTY LINE
R.O.W. LINE
ADJOINER LOT LINES
EXISTING EASEMENT
EXISTING SETBACK
EXISTING STREAM CENTERLINE
EXISTING STREAMBANK

EXISTING BUILDING

EXISTING CONCRETE CURB
EXISTING EDGE OF PAVING
EXISTING EDGE OF GRAVEL
EXISTING CHAINLINK FENCE
EXISTING IRON FENCE
EXISTING MAJOR CONTOUR
EXISTING MINOR CONTOUR
EXISTING CITY PLAN ELEVATION
EXISTING SPOT ELEVATION
EXISTING GAS
EXISTING COMBINED SEWER
EXISTING SANITARY LATERAL
EXISTING STORM PIPES
EXISTING TELECOMMUNICATIONS
EXISTING UNDERGROUND ELECTRIC
EXISTING OVERHEAD WIRE
EXISTING WATER MAIN
EXISTING SANITARY MANHOLE
EXISTING STORM MANHOLE
EXISTING WATER MANHOLE
EXISTING TELEPHONE MANHOLE
EXISTING STORM INLETS
EXISTING UTILITY POLE
EXISTING TRAFFIC SIGN
EXISTING GAS VALVE
EXISTING WATER VALVE
EXISTING FIRE HYDRANT
EXISTING LIGHT

100
99

CP=90.00

PROPOSED RETAINING WALL

EXISTING TIME OF CONCENTRATION

EXISTING GRASS AREA

EXISTING BUILDING AREA

EXISTING ASPHALT PAVING

EXISTING CONCRETE AREA

ERSA LEGEND

LOCATION MAP

WATERSHED MAP

AREA CALULATIONS

LIMIT OF DISTURBANCE = 26,262 SQFT
R.O.W. AREA = 12,329 SQFT
SITE AREA = 13,933 SQFT
PRE-CONSTRUCTION
  IMPERVIOUS AREA = 7,363 SQFT
  GRASS AREA=     6,570 SQFT

SHEET N0.

SHEET TITLE:

SCALE:

APPROVED
MAF

MAF
CHECKED

DRAWN
APS

PR
O

JE
C

T:

DESIGNED

REV. DATE REVISION

PL
AN

 M
AD

E 
FO

R
:

APS

PATH: O:\AMBRIC CIVIL PROJECTS\2023\13002-ENG-23 - 6528 N BROAD ST & OLD YORK RD (OAK LANE DINER)\PROJECT DRAWING\13002-ENG-23 - 6528 N BROAD STREET AND OLD YORK ROAD.DWG

PLOTTED: MIKE FINABY:

1
2
3
4
5
6
7
8
9

Michael A Fina, P.E. PE084603

PENNSYLVANIA ONE CALL SYSTEM, INC.

BEFORE YOU DIG ANYWHERE IN
PENNSYLVANIA! CALL 1-800-242-1776

NON-MEMBERS MUST BE CONTACTED DIRECTLY
PA LAW REQUIRES THREE WORKING DAYS

NOTICE TO UTILITIES BEFORE YOU EXCAVATE,
DRILL, BLAST OR DEMOLISH

SERIAL NO. 2023-0620633

MAF

MAF

A
B

EE
R

 L
P

TO
N

Y 
EL

EB
A

H
H

un
tin

gd
on

 V
al

le
y 

PA
 1

90
06

Ph
: 2

15
-9

39
-2

76
6

65
28

 N
 B

R
O

A
D

 S
TR

EE
T 

&
65

11
 O

LD
 Y

O
R

K
 R

O
A

D
Ph

ila
de

lp
hi

a,
 P

A 
19

12
6

(1
7t

h 
W

ar
d)

DATE:  03/27/2023

PROJ. No.: 13002-ENG-23

NOTES:
1. Boundary/ Right-of-Way dimensions are
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Standard.

2. Philadelphia District Standard
measurement (DS) is to  be used in the
City of Philadelphia for Title and
Conveyance purposes.

3. Reference deed of record, dated
01-26-2022, doc. ID #: 53956347 and City
of Philadelphia, City Plan. Plan was made
without the availability of a title report and
is subject to any facts that may be
disclosed by a full and accurate title
search.

4. A conversion from inches to the
equivalent foot-decimal expression is for
clarity and greater precision.

5. The preparation of this plan by Ambric
Technology Corporation does not imply or
constitute the approval of city agencies.

6. Plan prepared in accordance with the
instructions of Tony Elebah.

7. Unresolved boundary disputes shall be
referred to the City District Surveyor and
Regulator.

8. A zoning permit is required for any
proposed changes to lot lines including
consolidation of existing parcels.
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than as designated herein, would be at
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Code as amended.

11. Benchmark elevation, Storm. MH. 49.89'
in Green Lane, based on City of
Philadelphia City Datum, not set by City
Survey Bureau.
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reserves it's common law copyrights and
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TENSECTION SUSTAINABILITY
Civic Sustainable Design Checklist – Updated September 3, 2019 
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Civic Design Review Sustainable Design Checklist 
Sustainable design represents important city-wide concerns about environmental conservation and 
energy use. Development teams should try to integrate elements that meet many goals, including: 
 

· Reuse of existing building stock 
· Incorporation of existing on-site natural habitats and landscape elements 
· Inclusion of high-performing stormwater control  
· Site and building massing to maximize daylight and reduce shading on adjacent sites 
· Reduction of energy use and the production of greenhouse gases 
· Promotion of reasonable access to transportation alternatives 

 
The Sustainable Design Checklist asks for responses to specific benchmarks. These metrics go above and 
beyond the minimum requirements in the Zoning and Building codes.  All benchmarks are based on 
adaptions from Leadership in Energy and Environmental Design (LEED) v4 unless otherwise noted. 
 

Categories 
 

Benchmark 
 

Does project meet 
benchmark? If yes, please 
explain how. If no, please 
explain why not. 

Location and Transportation 
 

(1) 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.  

 

(2) Reduced Parking Footprint 

All new parking areas will be 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. 

 

(3) 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. 

 

(4) Railway Setbacks 
(Excluding frontages facing 
trolleys/light rail or enclosed 
subsurface rail lines or subways) 

To foster safety and maintain a quality 
of life protected from excessive noise 
and vibration, residential development 
with railway frontages should be setback 
from rail lines and the building’s exterior 
envelope, including windows, should 
reduce exterior sound transmission to 
60dBA. (If setback used, specify 
distance)i 

 

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

 

There are bus stops at 
both nearby streets. Olney 
and Fern Rock transportation 
centers are 1 mile away, with 
easy bus access.

A majority of the parking 
will be underground. The 
one grade level space will 
share a driveway with the 
loading/trash area.
The project includes 5% of 
the parking spaces
reserved for electric 
vehicles.

Building does not 
incorporate a bike share 
station.

Building does not front 
on a railway.
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ELEVENSECTION STREETS CHECKLIST
COMPLETE STREETS HANDBOOK CHECKLIST

Philadelphia City Planning Commission
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). 

The Philadelphia City Planning Commission 
receives this Checklist as a function of its Civic 
Design Review (CDR) process. This checklist is 
used to document how project applicants 
considered and accommodated the needs of all 
users of city streets and sidewalks during the 

planning and/or design of projects affecting public rights-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 shall complete this checklist and attach it to plans submitted to the Philadelphia 
City Planning Commission for review, along with an electronic version.

The Handbook and the checklist can be accessed at 
http://www.phila.gov/CityPlanning/projectreviews/Pages/CivicDesignReview.aspx 

PRELIMINARY PCPC REVIEW AND COMMENT: DATE

FINAL STREETS DEPT REVIEW AND COMMENT: DATE
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COMPLETE STREETS HANDBOOK CHECKLIST
Philadelphia City Planning Commission

INSTRUCTIONS (continued)
APPLICANTS SHOULD MAKE SURE TO COMPLY WITH THE FOLLOWING REQUIREMENTS:

 This checklist is designed to be filled out electronically in Microsoft Word format.  Please submit the Word version 
of the checklist. Text fields will expand automatically as you type.

 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.

 ADA  curb-ramp designs must be submitted to  Streets Department 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://www.philadelphiastreets.com/survey-and-design-bureau/city-plans-unit . 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.

 Complete Streets Review Submission Requirement*:

• EXISTING CONDITIONS SITE PLAN, should be at an identified standard engineering scale
o FULLY DIMENSIONED
o CURB CUTS/DRIVEWAYS/LAYBY LANES
o TREE PITS/LANDSCAPING
o BICYCLE RACKS/STATIONS/STORAGE AREAS
o TRANSIT SHELTERS/STAIRWAYS

• PROPOSED CONDITIONS SITE PLAN, should be at an identified standard engineering scale
o FULLY DIMENSIONED, INCLUDING DELINEATION OF WALKING, FURNISHING, AND BUILDING ZONES AND 

PINCH POINTS
o PROPOSED CURB CUTS/DRIVEWAYS/LAYBY LANES
o PROPOSED TREE PITS/LANDSCAPING
o BICYCLE RACKS/STATIONS/STORAGE AREAS
o TRANSIT SHELTERS/STAIRWAYS

*APPLICANTS PLEASE NOTE: ONLY FULL-SIZE, READABLE SITE PLANS WILL BE ACCEPTED.  ADDITIONAL PLANS MAY BE 
REQUIRED AND WILL BE REQUESTED IF NECESSARY
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ELEVENSECTION STREETS CHECKLIST
COMPLETE STREETS HANDBOOK CHECKLIST

Philadelphia City Planning Commission
GENERAL PROJECT INFORMATION

1. PROJECT NAME 6528 N Broad St.
2. DATE 10/10/2023

3. APPLICANT NAME Carolina Peña, R.A. Parallel Architecture Studio, LLC

4. APPLICANT CONTACT INFORMATION (267)271-5799  Office@prll.studio  230 S Broad St, 17th Floor. 
Philadelphia, PA 19102
 
5. PROJECT AREA: list precise street limits and scope N. Broad Street = 307.042' frontage Old York Road = 
283.918' (irregular) frontage   66th Ave = 20.354' frontage 13,908 sf lot area

6. OWNER NAME ABEER LP  574 Long Lane, Hutingdon Valley, PA 19006

7. OWNER CONTACT INFORMATION Tony Elebah  (215)939-2766, 2457 N 54th St, Philadelphia, PA 19131

8. ENGINEER / ARCHITECT NAME Carolina Peña, R.A. Parallel Architecture Studio, LLC

9. ENGINEER / ARCHITECT CONTACT INFORMATION
Parallel Architecture Studio, LLC (267)271-5799  Office@prll.studio  230 S Broad St, 17th Floor. Philadelphia, PA 19102

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
N. Broad Street W. 65  th   Ave  66  th   Ave. Urban Arterial
Old York Road W. 65  th   Ave 66  th   Ave. Urban Arterial
66  th   Avenue Old York Road N. Broad Street Urban Arterial

1. 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 x      NO 

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

c. Street Direction YES x      NO 

d. Curb Cuts YES x      NO      N/A 

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

YES x      NO      N/A 

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

3
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APPLICANT: General Project Information
Additional Explanation / Comments:  We have eliminated a curb cut from N. Broad Street since it is such a major 
arterial road.

DEPARTMENTAL REVIEW: General Project Information
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ELEVENSECTION STREETS CHECKLIST

N. Broad Street 
Old York Road

Old York Road

66th 

22'

11’ 11’-0”
min. 6'-6" / min. 6'-6" 

11’-0”
6’-6”
7’-6” 7’-6” 7’-6”

Curb cut

22' 22' 15’ 15’22'

12.87' 12.87'-13’
7.6'-18.3' (variable)

19.88’-44’
18.3' (variable)

19.88' 7.6’
69’ 22' 22' 22'

N. Broad Street

25.37'

20’-0”

230.14' north of W. 65th
Ave.

Curb cut for entrance to underground parking 301'-7" south of 66th Ave.

COMPLETE STREETS HANDBOOK CHECKLIST
Philadelphia City Planning Commission

PEDESTRIAN COMPONENT (continued)
DEPARTMENTAL 
APPROVAL

14. 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 x      NO YES      NO 

APPLICANT: Pedestrian Component
Additional Explanation / Comments: 

DEPARTMENTAL REVIEW: Pedestrian Component
Reviewer Comments: 
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PHILADELPHIA PA 19126

ELEVENSECTION STREETS CHECKLIST
COMPLETE STREETS HANDBOOK CHECKLIST 

Philadelphia City Planning Commission 

 

7 

 

BUILDING & FURNISHING COMPONENT (Handbook Section 4.4) 
15. 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 

N. Broad Street 7’-0” / 5’-6” 

Old York Road 7’-0” / 4’-6” 

            /       

            /       

16. 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 

N. Broad Street 4’-0” / 4’-0” / 4’-0” 

Old York Road 4’-0” / 4’-0“ / 3’-6” 

            /       /       

            /       /       

 

 

 

 

17. 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? 

§ Bicycle Parking YESX     NO     N/A  
§ Lighting YESX     NO     N/A  
§ Benches YESX     NO     N/A  
§ Street Trees YESX     NO     N/A  
§ Street Furniture YESX     NO     N/A  

18. Does the design avoid tripping hazards? YESX     NO     N/A  

19. 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 

YESX     NO     N/A  



6528 N BROAD ST
PHILADELPHIA PA 19126

ELEVENSECTION STREETS CHECKLIST
COMPLETE STREETS HANDBOOK CHECKLIST

Philadelphia City Planning Commission
CURBSIDE MANAGEMENT COMPONENT (Handbook Section 4.6)

DEPARTMENTAL 
APPROVAL

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

YES x      NO YES      NO 

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

YES      NO      N/A x YES      NO 

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

YES      NO      N/A YES      NO 

30. How does the proposed plan affect the accessibility, visibility, connectivity, and/or 
attractiveness of public transit?   Residents, office tenants and restaurant guests will be able to 
take advantage to the numerous bus lines that travel along the surronding streets. 

YES      NO 

APPLICANT: Curbside Management Component
Additional Explanation / Comments: 

DEPARTMENTAL REVIEW: Curbside Management Component
Reviewer Comments: 
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ELEVENSECTION STREETS CHECKLIST
COMPLETE STREETS HANDBOOK CHECKLIST

Philadelphia City Planning Commission
VEHICLE / CARTWAY COMPONENT (Handbook Section 4.7)

31. 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

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

SU-30 YES      NO

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

YES      NO x YES      NO

34. Will the public right-of-way be used for loading and unloading 
activities?

YES      NO x YES      NO

35. Does the design maintain emergency vehicle access? YES x      NO YES      NO

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

YES      NO      N/A x YES      NO

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

YES x      NO      N/A YES      NO

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

YES x       NO YES      NO

APPLICANT: Vehicle / Cartway Component
Additional Explanation / Comments: 

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

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

YES x      NO      N/A YES      NO 

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

YES x      NO      N/A YES      NO 

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

YES x      NO      N/A YES      NO 

APPLICANT: Urban Design Component
Additional Explanation / Comments: 

DEPARTMENTAL REVIEW: Urban Design Component
Reviewer Comments: 
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ELEVENSECTION STREETS CHECKLIST
COMPLETE STREETS HANDBOOK CHECKLIST

Philadelphia City Planning Commission
INTERSECTIONS & CROSSINGS COMPONENT (Handbook Section 4.9)

42. 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

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

YES      NO      N/A  x YES      NO 

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

YES      NO      N/A x YES      NO 

45. 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 x YES      NO 

46. 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 x YES      NO 

 Pedestrian Refuge Islands YES      NO      N/A x YES      NO 

 Signal Timing and Operation YES      NO      N/A x YES      NO 

 Bike Boxes YES      NO      N/A x YES      NO 

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

YES      NO      N/A x YES      NO 

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

YES      NO      N/A x YES      NO 

APPLICANT: Intersections & Crossings Component
Additional Explanation / Comments: 

DEPARTMENTAL REVIEW: Intersections & Crossings Component
Reviewer Comments: 
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ADDITIONAL COMMENTS

APPLICANT
Additional Explanation / Comments: 

DEPARTMENTAL REVIEW
Additional Reviewer Comments: 

14



April 11, 2024

Civic Design Review

RE: 6528 N Broad Street

ZP-2022-011421

Regarding the Civic Design Review Key Recommendations to Guide Second Submission , 

see below response to the recommendations.

Registered Community Organization (A Concerned Comunity Association (ACCA)).
1. Concerned that driveway access only on Old York Rd is not realistic for all 

intended uses (pick-up/drop-off, deliveries, emergency vehicles) and expected 
volume.
Per latest drawing set:
- Deliveries/trash pickup to be made made on Old York Road.
- It is our intention to have the residents drop-off/pick-up made inside of the van 
accessible garage.
- We will submit to the Streets Department an application for a 'Loading only' 
area on the Broad Street frontage to facilitate residents pick-up/drop-off and an 
application for a 'Loading Only' area on Old York Rd for deliveries (without 
interfering with vehicular circulation).

2. Concerned that there will be  stopping/loading along Broad St and would like to 
see acoommodations made to ensure Broad St traffic will not be disrupted.
We will submit to the Streets Department an application for a 'Loading only' area 
on the Broad Street frontage.

3. Request for addition of bus shelters where appropiate.
We are not proposing bus shelters at this time, but we are implementing benches 
in the proposed plaza at the corner triangular area.

4. Request for widened sidewalk to acoommodate volume of people accessing site 
from all directions with variety of mobility capabilities.
The intetion is to have majority of people enter the building from Broad Street (18' 
wide) and the proposed plaza at the corner that was designed for direct access 
to the entrance of the diner and other points of the building. 

5. Question about number of elevators; ensure multiple elevators in case one goes 
out of service.
We are proposing 2 elevators for residential/office use, 1 elevator for the diner for 
a total of 3 elevators.

6. Question about the ability of this location to absorb the proposed density.
The property is bounded by wide sidewalks in it's majority. We are proposing more 
parking than required by zoning.
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7. Concerned about building height.
We are allowed to have the proposed height by right.

8. Concerned about impact on abutting residential property on Old York Rd. 
Request for green space fuffer.
We have eliminated the curbcut and parking space on this area and created a 
pedestrian access into the building followed by a landscaped buffer between 
the proposed building and the abutting single-family residence.

9. Concerned about building facade. Request more brick and more consistency 
with surrounding community.
We have revised the building facade materials to show more consistency with 
the surroundings.

10. Request for solar panels/or a green roof.
We are not proposing solar panels or green roof due to cost. We have 
implemented other green areas around the building as shown on the Site Plan.

11. Request that outdoor courtyard (outdoor dining area) be available for residents.
We have created a plaza with benches on the triangular area of the ROW for the 
use of the residents. 

12. Request for enhancement of exterior lighting around property.
We have added wall sconces and LED Lighting around the building as shown in 

our renderings.

Site Design Comments (Inlcuding Complete Streets)
1. Questions and concerns about intended pick-up/drop-off area(s) for residents 

and diner customers.
Recommend lay-by-lane along Broad St near entrance to ground floor residential 
lobby. Please coordinate with PennDOT/Streets on wether this would be 
appropiate.
We have contacted Streets Department and they do not think that PennDot will 
allow a lay-by-lane on N Broad St. We will submit to the Streets Department an 
application for a 'Loading only' area on the Broad Street frontage. 
It is our intention to have the residents drop-off/pick-up made inside of the van 
accessible garage.
Consider a larger residential lobby for seniors waiting for pick-up/drop-off.
We have shown a larger lobby on plans. 
Consider additional diner entrance from Old York Rd.
We have added a direct access to the diner from Old York Rd.

2. Concerns about impact of trash truck loading next to abutting single-family 
residence:
.Consider landscape Buffer between building rear and abutting single-family 
residence.
We have proposed a landscaped buffer and a turf roof on the outdoors seating 
area between the building and the abutting single-family residence.
.Consider replacing proposed driveway in building rear with pedestrian cut-
through connecting Old York Rd and Broad St.
We have added a direct pedestrian access from Old York Road into an outdoor 
seating area for the residents that has direct access from the residential lobby 
facing N Broad Street. It is our intent that this access is used only for building 
residents.
.Move loading into underground parking.
We can not move loading into the underground parking as this will considerably 
cut off our 1st floor area due to the height requirement. We are proposing that 
loading will be made throught the unique jogged road area on N Old York Road 
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that does not affect the vehicle circulation. We will submit to the Streets 
Department an application for a 'Loading only'. 

3. Explore the opportunity to incorporate unique sidewalk design layout on Old Rd 
into the site design in a way that would provide additional benefits to the public 
realm.
We have removed the loading area right next to the entrance of the adjoiner 
single-family house and moved it further up, utilizing part of this unique curb 
design that does not interfere with vehicular circulation.

4. Concern about the green wall along Broad St being difficult to mantain and 
resulting in a lack of sidewalk activation.
We have removed the the previously proposed green wall due to maintenance 
issues in our climate zone.

Building Design Comments
1. Supports use of site for high-density housing including height of building, but 

suggests improvements to mitigate impact of building scale on surrounding area 
and better complement surrounding architectural character:
.Consider setback or mansard roof on upper story.
We have recessed on N Broad St frontage the 7th floor by 3' to visually break the 
height and mass of the building.
.Consider incorporating balconies; these are seen on other residential apartment 
buildings in area, would signal from streetscape the presence of residential units, 
and would provide outdoor space for residents.
We have added Juliette balconies/balconies in every unit.
.Concerns that residential floor plans are unrealistically sized; suggests making 
units larger and more appropiate.
We have reduced the number of proposed residential units from 65 to 60 to allow 
for bigger units.
.Consider breaking up massing along Broad St with bays (or as noted above, 
balconies or a setback or mansard roof on the upper story)
We have recessed on N Broad St frontage the 7th floor by 3', to visually break up 
the height and mass of the building.
.Consider more balanced transparency for residential units and an alternative 
architectural element to highlight corner of the building.
We have redesigned the building facade to be more harmonious with the 
surroundings. We have incorporated materials found in the neighborhood such as  
light color brick, red brick, stone, landscaped areas and created a juxtaposition 
with new elements like the metal panels and an accent corner with the 
perforated metal panel.

2. Concerns about the blank facade on rear of building:
.Incorporate stone into rear facade (complementing residences and monastery 
wall seen from view up Old York Rd).
We have incorporated stone and brick on the rear facade.
.Consider green wall, if it can be mantained.
We have eleminated the green wall.

3. Provide a more detailed ground floor plan:
.Concerns about lack of resindetial amenities.
We have added a multi-purpose room at the 2nd floor. The residents will also 
have access to the outdoor seating area (labeled as turf roof at 1st floor) and the 
outdoor plaza at the ROW triangular area.
.Questions about apparent leftover/awkwardly-shaped spaces labeled as Diner.
Recommends that combination of first floor area around residential lobby and 
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basement floor near rear of building, along with outdoor parking area, all be 
reconsidered as one space, more clearly distinguised from the diner space.
We have reconfigured the first floor plan layout for a more cohesive and 
practical use.
.Consider connectivity of residential lobby to Old York Rd. including exploring 
possibility of direct walking route through building connecting entrances on 
Broad St and Old York Rd.
We have added a direct pedestrian access from Old York Road into an outdoor 
seating area for the residents that have direct access from the residential lobby 
facing N Broad Street.

4. Requests for more detail on 2nd floor, including location of bathrooms and 
wether/how offices spaces may be available for use by residents.
We have deliniated in more detail the proposed areas on the second floor plan.

Parking Design Comments

1. Questions about function of lobby in parking area.
We have eliminated the lobby in the parking area after reconsidering its funtion.

2. Concerns that bike parking located in basement would be difficult to access.
We have created a direct pedestrian access through Old York Rd into the bike 
parking located in the garage for easier accessibility. There is also access on N 
Broad St.through the elevator lobby.

3. Concerns about isolated parking space and loading zone (exterior to 
underground parking) being used for pick-up/drop-off and potential queuing, 
including vehicles getting blocked from existing.
We have eliminated the outdoor parking space and the curbcut accessing it. It is 
our intention to have the residents drop-off/pick-up made inside of the van 
accessible garage.

Open Design Comments
1. Clarify ability to add/mantain landscaping in area of public ROW at corner of 

site. Please coordinate with PennDOT/Streets as needed.
The onwer will inlcude this area as part of the maintanence plan for the building 
outdoors. 

2. Suggestions for improving open space in public ROW if able:
.Consider ways to make space fell more urban, more like a public space 
available to everyone in the community.
We have created a plaza with benches, bushes and a tree on the triangular area 
of the ROW with the intention of trying to reactivate this corner and give the 
community a public space for their enjoyment.
.Consider maintenance issue around the proposed fountain. As an alternative, 
consider sculpture/publick art.
We have replaced the fountain with a tree.
.Consider appropriateness of plant material.
We have revised the plant material.
.Ensure trees are planted in linear trenches to maximize growth potential.
We have revised the proposed streets trees to be planted in linear trenches to 
maximize growth potential.
.Consider trees, seating, and elements that may be easier to maintain.
We have added benches, trees and bushes for an easier maintanence 
requirements.
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Sustainability Comments
1. Consider green roof.

We are not proposing a green roof due to cost but we have implemneted 
greenery around the building.

2. Consider rooftop solar.
We are not proposing solar panels due to cost.

Please advise.
Office@prll.studio   267-271-5799

Thank you!

Respectfully,

Carolina Peña, AIA
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