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141-143 E Sharpnack St

Welcome to
EMAN’s RCO* Community Meeting

for

September 26, 2023
7:00 PM

* Registered Community Organization - RCO
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RCO Community Meeting Notification

1. Applicant’s Registered letter to Near Neighbors – 250 ft 
blue circles + 100 Block E Sharpnack St

2. EMAN Zoning Committee Flyers Delivered to nearby 
homes by Volunteers
 Althea
 Evonne
 Royce
 Antoine 
 Samantha – Flyer QR Code
 Nina – Flyer Prep, Property Research

3. Social Media



Since 1966, East Mount Airy Neighbors (EMAN) has 
been committed to providing a means of friendly 
communication, mutual understanding, information 
and education to the neighbors of East Mount Airy.
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EMAN is your RCO

As your RCO, EMAN fulfills its civic 
responsibilities of hosting the required 

RCO Community & Voting Meetings
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RCO Community (Informational) Meeting
Agenda

 Welcome & Meeting Overview
 Presentation of Proposed Project & Variance Request by Applicant
 Review of Variance by EMAN’s Zoning Committee
 Neighbors Q &A
 Next Steps 

RCO Voting Meeting: Oct. 3, 2023, 7:00 PM via Zoom 
ZBA Hearing: Oct. 11, 2023, 3:30 PM Zoom

EMAN



141-143 E Sharpnack St: Phila. Atlas - Present
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Variance Request: subdivide 141-143 E Sharpnack St’s 2 lots into 3 lots



141-143 E Sharpnack St.
RSA-5 District, CD 8

L&I Notice of Refusal
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Zoning Permit  Subdivision Request: 

Lot Adjustment to create three lots from 
existing lots 

L&I Refusal:

 Resulting lots less than 1,440 sf min lot area 
for RSA-5 in CD 8
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Requested
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1,567.5 sf

1,567.5 sf
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Existing 2 Lots Requested 3 Lots

Current request for subdivision only
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By Right Option Variance Request  Option

Applicant's Example Visualizations:
Front Elevations*

 
By Right: 2 lots & 

2 future houses**
By Variance: 3 lots & 

3 future houses **

141-143 E Sharpnack St

*    Example 3-Home Elevation by Applicant – 9/10/23

** Current request for subdivision only

Frontage Frontage

2 lots
1,567.5 sf each
10 ft side yards

3 lots 
approx. 1,042 sf each
0 ft side yards
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EMAN Zoning Committee’s Variance Review

Our goal is to help our Near Neighbors navigate the steep Zoning, RCO and ZBA procedures learning curve in 
the short time available between the Applicant’s Notification of RCO Community Meeting to the Near 
Neighbors  and the actual RCO Vote and ZBA Hearing

Goal 

We try to systematically assess the Applicant’s variance request and proposed plan, using the City’s on-line data, 
real estate data,  and the ZBA Variance Approval Criteria.

Approach 

We research the property and the proposed project and prepare a list of Findings with technical backup to help 
identify facts and issues that may be important to Neighbors in their RCO Vote.

Result 

Fellow East Mt Airy residents with previous zoning, RCO and ZBA Hearing experience

Who Variance 
Review



EMAN Zoning Committee Variance Review Findings

1. Access, air and light for existing 147 E Sharpnack St pre-1895 semidetached house will be affected by proposed new easternmost building 
built to property line

2. Air and light for existing 6601 Ross St pre-1933 attached house back yard may be affected by proposed westernmost building built to the 
property line. Narrow ROW may not provide sufficient width.

3. Requested 3 lot subdivision does not meet CD 8’s RSA-5’s 1,440 sf minimum lot requirements for CD 8

4. Requested lot subdivision does not meet CD 8’s Overlay’s RSA-5 subdivision exception requirements for lots over 1,600 sf
that are adjacent to smaller lots

5. Applicant’s noted adjacent small area, nonconforming lots cited in Appeal were established before Philadelphia's 1st zoning code in 1933  

6. Fitting new homes into the Pre-1933 character of this neighborhood is challenging. Lot area, lot width, building height, width, front porches, 
roof decks, setbacks, materials all need to be considered.

7. Recent new home construction at 134-136 E Sharpnack St and 6522 Ross St shows that 1,500 sf sized lots sell in this area for $450,000 – 
$475,000 per house

8. Applicant has not demonstrated an unnecessary hardship or financial hardship

10

8 Findings

Variance 
Review
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Site Research:

• Houses show in 1889 through 
1975 City Maps 

• These houses were demolished 
some time between 1975 and 
1980

• These 2 lots have been vacant 
for 45-50 years

Ross St E Sharpnack St

Finding 1



Front setback for 
future houses not 
shown
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Existing 6601 
Ross St wall 
not shown 

Existing fence is 
within 141-143 E 
Sharpnack St 
property

Subdivision Plan Does not 
Show Building Locations

Finding 1
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 147 E Sharpnack has very narrow 
side yard

 5 windows and door on West side of 
this pre-1895 semidetached house

147 E Sharpnack St
And 141 – 143 Houses

In 1895

 Proviso or Applicant amendment for 
additional width between future 
new home walls and 147 E 
Sharpnack St house is needed

Demolished houses had side yards 
in in this 1895 map.

 Original #145 house had a side yard 
in 1895, 1910 maps

Finding 1

Original 1895 house-to-house 
spacing should be maintained

Access, air and light for existing 147 E Sharpnack St Pre-1895 
semidetached house will be affected by proposed new 
easternmost building built to property line

147 E Sharpnack St Fence is in 141-143 Property
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Finding 2 Air and light for existing 6601 Ross St pre-1933 attached house 
back yard may be affected by proposed westernmost building 
built to the property line. Narrow ROW may not provide 
sufficient width.

Proviso or Applicant amendment to provide additional width 
between future new home wall and 6601 Ross St may be 
needed

6601 Ross St property wall and new 141 E 
Sharpnack St western property line 
separated by narrow ROW.  New house 
built to  property line may affect air and 
light of 6601 Ross St



Requested 3 lot subdivision does not meet CD 8’s RSA-5’s 1,440 sf minimum lot 
requirements
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Finding 3

Requested
3 lots
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1,042.5 sf

1,042.1 sf

1,041.8 sf

1,567.5 sf

1,567.5 sf

Existing
2 lots
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EMAN Zoning Committee Variance Review Findings



141-143 E Sharpnack St Zoning Requirements
1. Base District – RSA-5

16

1. RSA-5

Finding 3 



RSA-5 
7 Dimensional Requirements
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L&I 
Refusal

Applicant requesting 1,041.8-1,042.5 sf lots

Requested lot sizes do not meet CD8 RSA-5’s 1,440 sf 
minimum lot size requirements

Finding 3



141-143 E Sharpnack St Zoning Requirements
1. Base District – RSA-5; 2. Eighth District Overlay District
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1. RSA-52. CD 8 Overlay

Finding 4 



§ 14-530. /EDO, Eighth District Overlay District. 459.8

Notes
(1) Applicability.
The Eighth District Overlay District applies to lots located within District No. 8, as defined in 
Section 20-501 (Boundaries of Districts).

(2) Minimum Lot Area.
In the RSA-5 district, the minimum lot area shall be 1,440 sq. ft., 

….except that a lot containing at least 1,600 sq. ft. of land may be divided into lots with a minimum lot size of 800 
sq. ft., provided that:
 (a) At least seventy-five percent (75%) of lots adjacent to the lot to be divided is 1,000 sq. ft. or less;

(b) Each of the lots created is used for one single-family attached home; and
 (c) Each of the lots created meets the minimum lot width requirement of the zoning district.

(approved April 28, 2021).

Requested 141-143 E Sharpnack St lot sized do not meet the CD8’s RSA-5 Minimum Lot Exception?
141 & 143 E Sharpnack St properties are 1,567.5 sf each. Neither property 
meets the 1,600 sf criteria for the RSA-5 exception.

Only 12.3% of adjacent properties are less than 1,000 sf 19

City Council recognized high number of smaller lots in CD8.
Provided an exception to 1,440 sf minimum lot size.

Finding 4

https://codelibrary.amlegal.com/codes/philadelphia/latest/philadelphia_pa/0-0-0-291860#foot-177-1
https://codelibrary.amlegal.com/codes/philadelphia/latest/philadelphia_pa/0-0-0-300979#JD_20-501


Size of 114 Near Neighbor Properties

100
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> 1,000 sf

< 1,000 sf

% NN Properties < 1000 sf
    = 14/114 
    = 12.3%

141 – 143 E Sharpnack Properties

1. 141 & 143 lots do not meet 1,600 sf lot size 
threshold for this exception

2. Only 12.3% of Adjacent properties are less 
than 1,000 sf, this does not meet the75% 
requirement for  CD8 District Overlay RSA-5 
1,600 sf subdivision exception

20

141-143 E 
Sharpnack St

141-143 E Sharpnack Properties 
meet CD 8 Overlay District’s RSA-5 
do not meet subdivision exception?

Finding 4



Applicant’s noted adjacent small area, nonconforming lots cited in Appeal were 
established before Philadelphia's 1st zoning code in 1933  
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Finding 5

Important to understand why  E Mt Airy has so many 
lots less than the CD8 1,440 sf RSA-5 minimum lot size?

EMAN Zoning Committee Variance Review Findings
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Philadelphia’s Zoning Codes: 1933 to Present

Lots & Buildings before 
1933 were Pre-Zoning Code

Most Current Version – with 
updates

Finding 5



141-143 E Sharpnack St: Phila. Atlas - 1895
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Finding 5

100 Block of E Sharpnack fully 
developed by 1895.

E Sharpnack St’s  Pre-1933 development history explains why 
we have so many  nonconforming RSA-5 properties



141-143 E Sharpnack St: Phila. Atlas - 1910
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Finding 5

6600 Block of Musgrave Ave 
fully developed by 1910.

E Mt Airy’s Pre-1933 development history explains why 
we have so many  nonconforming RSA-5 properties



141-143 E Sharpnack St

2023
E Sharpnack – Ross Streets Area
Nonconforming RSA-5 Parcels

E Mt Airy’s Pre-1933 development history explains why 
we have so many  nonconforming RSA-5 properties

RSA-5
Nonconforming Property

25

Finding 5



Fitting new homes into the Pre-1933 character of this neighborhood is challenging. 
Lot area, lot width, building height, width, front porches, roof decks, setbacks, 
materials all need to be considered.

26

Finding 6 EMAN Zoning Committee Variance Review Findings



Character of Neighborhood

 2 - 2½ Story Houses
 25ft Building Height
 Front Porches
 40ft Street & sidewalk Width
 No Street Trees

100 Block E Sharpnack St
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How to fit new houses into the character of  this existing neighborhood?

Finding 6



Character of Neighborhood

 2 Story Houses
 25ft Building Height
 Front Porches
 50ft Street & sidewalk Width
 Street Trees

6600 Block Ross St
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Lot area, lot width, building height, building width, front porches, roof decks, setbacks, materials all 
need to be considered to fit new houses into the character of this existing neighborhood 

Finding 6



Character of Neighborhood
Recent New 6522 Ross St House with 3rd Flood Setback
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Example of New 3-story House in 
141-143 E Sharpnack St 
Neighborhood 

8-ft setback on 3rd Floor *

Front Porch

No Roof Deck

• Required in RSA-5 Districts if both abutting 
lots have 2 stories

Finding 6







2023 Requirements
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Fitting into the Pre-1933 Character the 
141-143 E Sharpnack St Area Neighborhood

… to fit new houses into 
the character of this 
existing neighborhood

Building height, building 
width, lot width, front 
porches, roof decks, 
setbacks, materials all need 
to be considered….

Pre 1933 Development
Typical 141-143 E Sharpnack St

Near Neighbor Lot & House
Dimensional Criteria

RSA-5 CD 8
Requirement

12 - 16 ft Minimum Lot Width 16 ft 

1,000 - 1,100 Minimum Lot Area 1,440 sf [2]

Varies Minimum Open Area
Intermediate: 25%

Corner: 20% [3]

0 -8 ft Minimum Front Setback
Based on adjacent

[4,5] 

2 -5 ft Minimum Side Yard Width 5 ft

0 -9 ft Minimum Rear Yard Depth 9 ft [7]

25 ft Max Height 38 ft

Finding 6



Recent new home construction at 134-136 E Sharpnack St and 6522 Ross St shows 
that 1,500 sf sized lots sell in this area for $450,000 – $475,000 per house

31

Finding 7

1,567.5 sf lots are not too large for viable development in this area

EMAN Zoning Committee Variance Review Findings



Recent New Home Construction Near 141-143 E Sharpnack St

134-136 E Sharpnack
6522 Ross

134-136
 E Sharpnack

1,581, 1,585 sf lots
$450,000

6522 Ross St 
2,309 sf lot
$475,000Lot Sizes greater than 1,440 sf RSA-5 

minimum did not affect sales of 
these 3 new nearby homes.

32

Finding 7



Recent New Construction: 134 E Sharpnack St

1,581 sf

33

Finding 7



Recent New Construction: 136 E Sharpnack St

34Draft for Zoning Committee Review: 9/22/23

Finding 7

1,585 sf



Recent New Construction: 6522 Ross St

2,309 sf

35

Finding 7
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Finding 8
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X  Finding 7 shows recent sale of 3 lots & houses > 1,500 sf for $450-$475,000 

Finding 8

Statement A
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X  Finding 4 show lots do not meet CD8’s RSA-5 1,600 sf exception

X  Finding 5 shows those are Pre-1933 Zoning Code lots

X  Finding 7 shows recent sale of 3 lots & houses > 1,500 sf for $450-$475,000 

Finding 8

Statement B
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X  Finding 7 shows recent sale of 3 lots & houses > 1,500 sf for $450-$475,000 each 

Finding 8

Statement C



(.1) General Criteria.
 … The Zoning Board shall grant a variance only if it finds each of the following criteria are satisfied:
… unnecessary hardship
… least modification possible 
… harmony with the purpose and spirit of this Zoning Code
… will not substantially increase congestion in public streets, danger of fire, or otherwise endanger the public 
health
… will not injure the appropriate use of adjacent conforming property 
… will not adversely affect transportation or unduly burden water, sewer, school, park, or other facilities
… will not affect the implementation of any adopted plan 
… will not create any significant environmental damage 
(.3) Dimensional Variances.
… may consider the economic detriment to the applicant if the variance is denied, and the characteristics of the 
surrounding neighborhood.

40

ZBA Variance Approval Criteria
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