
106 Meehan Ave and  109-121 Pleasant St

K O'Day

Project Review

Issues Presented to CDPHI LLC

1. EMAN Zoning Committee RCO Pre-Meeting 
Briefing: 9/15/20

2. Briefing Posted on EMAN Zoning Committee 
Web Page: 9/17/20

3. Issues List Update - Email: 9/29/20

4. CDPHI Revisions – 10/6/20 – 4:00 PM



EMAN Zoning Committee
Project Review Issues

1. Site Plan – Width of 106 Meehan Ave Lot

2. 106 Meehan Ave Building Location on Lot

3. Driveway Width off Meehan Ave

4. 109-121 Pleasant St By-right Options

5. 109-121 Pleasant St 3-Story Building and Character of Neighborhood

6. Parking Spaces for 109-121 Pleasant S Parcels A and H

7. Loss of Tree Canopy and Heat Stress

8. Impervious Cover



Site Plan: Width of 106 Meehan St Lot?

1. Applicant’s Site Plan: Shows 28-ft 2. City Atlas – Registry Map: Shows 30-ft
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3. City Atlas shows 104 Meehan Ave with Approximate 
Width of 2-ft.

Status of 104 Meehan Ave parcel not clear.

Revision:
Revised drawings show 2-ft 104 
Meehan Ave. parcel.



Location of  Proposed 106 Meehan Ave 
Building?

Common Driveway: 
106 Meehan St and 
Pleasant St Units A-H (8 )
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Single Family House

102106108

Revision:
Revised location of 106 Meehan Ave house

• 5-ft setback from Meehan Ave
• On 2-ft 104 Meehan Ave. parcel Lot Line.

CDPHI proposes “…106 Meehan will be 
bounded to the west by the side building wall 
of the home at 102 Meehan Ave ..”
CDPHI Variance Application

WE



106 Meehan Ave Renderings

RCO Pre-meeting
9/15/20

RCO Meeting
10/7/20

Revision:
Revised plans show 106 Meehan Ave on 
104 Meehan Ave parcel line, not 102 E 
Building wall.  



• Original 106 E Meehan Ave House Attached to 108 E Meehan Ave
106 E Meehan Ave 

CDPHI proposes to build on 102 Meehan Lot Line:
“…106 Meehan will be bounded to the west by the side building wall of the home at 102 Meehan Ave ..”
CDPHI Variance Application

S

N

WE



71942 Land Use Map – 100 Block Meehan Ave
Shows 102 E Meehan Ave was detached house, 106-108-110 were attached houses.

106 Meehan Had 14-ft Side Yard
and 2-ft alley way



Impact on Proposed Building 102 Meehan Ave
• Proposed new 106 E Meehan Ave Building Would Be  Adjacent to 102 E Meehan Ave
• Would cover 106 Meehan’s original side yard

• Proposed 106 E Meehan Ave  Building Would Shade/Block 3 Windows  of 102 E Meehan Ave

Original 
Attached to 108 

Proposal 
“Bounded” to 102

Proposal: Build 106 Meehan house adjacent to unattached 102 Meehan house?

Revision:
Revised plans show 106 Meehan Ave on 
104 Meehan Ave parcel line, not 102 E 
Building wall.  
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How will entering and exiting cars  
handle traffic conflicts on 12-ft wide 
driveway without having to back 
into either busy Meehan Ave or into 
E-W driveway?

Driveway Width off Meehan Ave

12-ft Driveway not adequate width
for 2 cars to pass.



109 – 121 Pleasant St: 8 Variances  Minimum Lot Size Variance and By-right Option

109 - 121 Pleasant St By Right Parcels
(Overall Parcel: 132–ft by 72-ft)

 By-right Option 1:
 Preserve 121 Pleasant House (50-ft by 72-ft)
 Build 4 houses on 20-ft by 72-ft lots

 By-right Option 2:
• Lot 20-ft by 72 ft = 1,440 sf
• 132-ft frontage/20-ft per lot
• 6 lots @ 1,440 sf each
• 6-ft setback on both ends of attached building



Applicant’s Proposal
• 3 Story Building with Pilot  

House and Roof Deck
• Close to sidewalk
• Side Steps
• Average Lot size 1,201 sf
• Parking in Rear if 106

Meehan Ave Variance
Approved

109-121 Pleasant St: 8 Units

Character of 100 Block Pleasant St
• Houses Setback, front steps
• Bay windows, cornice details
• Porches
• 2 Stories
• Wissahickon schist, Brick
• Average lot: 1,172 sf



RCO Meeting
10/7/20

Pre-RCO Meeting
9/15/20

109-121  Pleasant St Renderings

Revision:
• New 3-ft grass strip
• 8 Street Trees 
• Cover of entryway



100 Block Pleasant St

 More than 50% of the existing houses have open or enclosed front porches and small font yards, a defining features of housing in Mt Airy. 
 North side houses are set back from the sidewalk with a yard and porch. 
 Proposed houses are designed to land right on the sidewalk, front doors require side-oriented steps to reach street level. 
 Omitting transition space between the street and the houses changes the spatial feeling of the block, making the pedestrian and vehicular 

experience feel tightly uncomfortable - and quite unlike the rest of the block. 



14Parking Access for Parcels A & H 

1

2 3

1. How will car access Parcel A parking space?
2. How will Car exit Parcel B, there is not adequate turn around space?
3. How will car leave parcel H, there is not adequate turn around space?

A H
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Neighborhood Tree Canopy Impervious cover 1

Chestnut Hill 47.7% 13.1%

E Mt Airy 19.1% 33.8%

W Mt Airy 30.1% 19.5%

E Germantown 17.8% 44.4%

Germantown 17.0% 49.5%

Tree Canopy & Impervious Cover
Northwest Philadelphia Neighborhoods

Source: Evan Zaret

1 Source data: MRLC.Gov, 2016 Impervious Land Cover

City Tree Canopy Goal: 30%



Loss of Tree Canopy 16
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Revision:
• New 3-ft grass strip 
• 8 new street trees.
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Meehan Ave – Pleasant St
Area - 3rd Warmest Area

5
4
3
2
1

Revision:
“Drive surface will be  
light colored asphalt to 
reduce heat island 
effects.”



Upper NW 2035 Plan Germantown Flood Relief Study: April 2020

K O'Day                                                         Sept. 28, 2020
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109 – 121 Pleasant St: Existing & Proposed Impervious Cover

Parcel Total 
Area sf

Impervious 
Area sf

109 3,226 806

121 6,461 1,396

Total 9,687 2,202

Existing =     22.7%

20

Per Cent impervious Cover 

Proposed =     84.7%
Revision:

Parking spaces will 
use pervious pavers





General Variance Criteria for Approval [§ 14-303(8)(e))(.1)]
General Criteria True False

(.a) The denial of the variance would result in an unnecessary hardship. 

(.b) The variance, … will represent the minimum variance that will afford relief and will represent 
the least modification possible of the use or dimensional regulation in issue;

(.c) The grant of the variance will be in harmony with the purpose and spirit of this Zoning Code;

(.d) The grant of the variance will not substantially increase congestion in the public streets, 
increase the danger of fire, or otherwise endanger the public health, safety, or general welfare;

(.e) The variance will not substantially or permanently injure the appropriate use of adjacent 
conforming property or impair an adequate supply of light and air to adjacent conforming 
property;

(.f) The grant of the variance will not adversely affect transportation or unduly burden water, 
sewer, school, park, or other public facilities;

(.g) The grant of the variance will not adversely and substantially affect the implementation of 
any adopted plan for the area where the property is located; and

(.h) The grant of the variance will not create any significant environmental damage, pollution, 
erosion, or siltation, and will not significantly increase the danger of flooding either during or 
after construction, and the applicant will take measures to minimize environmental damage during 
any construction.











1. Added Existing Context of Neighborhood based on Dana's comments
2. Added Neighborhood Fabric of Neighborhood - also based on Dana's comments
3. Acknowledged 104 Meehan Ave parcel, new 106 Meehan house will now be adjacent to 104 lot line, not 102 Meehan 

Ave house
4. Adjusted Pleasant St frontage to add 3-ft grass strip and 8 street trees
5. Adjusted Pleasant St facade to add cover over front door, lowered 1st floor and added recessed segment of brick to 

provide aesthetic relief.
6. Moved 106 Meehan Ave house back 5-ft and added small planting bed next to driveway
7. Revised 106 Meehan Ave facade, including new windows on E side of building, covered front entryway
8. For impervious cover, using pervious material, paver, to "minimize" extent of impervious cover.
9. For heat island effect, using "light colored" asphalt to reduce heat island effects.
10. Added new 6-ft fence along driveway.
11. Added solar shading analysis
12. Added claim of "Existing house is in disrepair with water damage from a failing roof. Based on renovation costs and 

updating to current code standards, it is to be demolished."
13. Added slide about adjacent City owned lot and "Development team has committed to participate in the process to 

designate this land a public park for neighborhood residences."





K O'Day Sept. 14, 2020
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110

106

102

104

26Original 106 Meehan House Attached to 108 Meehan House
There was a 14-ft side yard and 2-ft breezeway between 106 and  102 Meehan Ave.

Why not attach rebuilt 106 Meehan Ave house to original 108 Meehan Ave? 
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