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rboland@offitkurman.com

May 24, 2024  

Via Email Only – RCOZBA@Phila.gov, 
BoardCounsel@phila.gov,
PCPC.Zoning@phila.gov
Zoning Board of Adjustment 
1515 Arch Street, 18th Floor 
Philadelphia, PA 19102 

Re: 11 Shurs Lane
Meeting ID – MI-2024-000798 
Zoning Permit – ZP-2024-00656 
Hearing Scheduled for May 29, 2024 at 2:00 PM 

Dear Zoning Board of Adjustment and Ms. Emerson 

We represent the Applicant, Andrew Langsam, who is the equitable owner of the 
property.  Below is an identification of the witnesses we will call at the hearing, as well as an 
index of the exhibits being submitted to the Zoning Board.  We have also provided a summary of 
the evidence that will be presented at the hearing in support of the single use variance, as well as 
a description of the letters indicating the overwhelming community support.   

Summary of Support and Evidence

 This request for a use variance solely seeks relief from the ICMX prohibition on multi-
family residences. The Applicant seeks to have 922 sf of ground floor commercial space, 42 
residential units, 37 parking spaces, and a truck loading zone in a four-story 38’ tall building, 
which property has unique physical and topographical conditions that create a hardship to have 
any as-of-right use.  The unique qualities, which will be supported by testimony from the design 
professional team, the listing commercial real estate broker, as well as photographs and 
renderings, include that Shurs Lane is a steep hill that is too narrow for large trucks and offers no 
parking on the property’s side of the street, that is located off the desirable Main Street, as well 
as that the property has a narrow street frontage while being a very deep lot, surrounded by the 
SEPTA tracks on one side and tall walls on the rear and other side of the building.  Those 
conditions, compounded by the fact the site sits on bedrock and does not permit economically 
feasible underground parking, makes it impossible to have an economically viable as-of-right 
use.  
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Despite the unique and challenging qualities of this property, the local listing agent 
Christopher Pennington who is a Partner and Senior Vice President at Biswanger, engaged in  9-
months of exhaustive marketing attempts for an as-of-right user, but he was unable to find 
anyone to use the property for as as-of-right use.  Mr. Pennington has signed a letter and will 
opine at the hearing why he was not able to and cannot locate an as-of-right user. Mr. 
Pennington’s letter and testimony, will rebut the bald statements in the RCO’s letter (not made 
by a real estate broker) that an as-of-right user is economically viable.   

The applicant satisfies the Code’s requirement for a variance because the hardship relates 
to the unique physical conditions of the property that prohibit the property from being developed 
within the Code and the variance is necessary to permit a reasonable use of the property, without 
altering the character of the neighborhood, and at the minimum amount needed to afford relief.  
Instead of having 100% commercial or industrial uses (which the broker was unable to find), the 
plans call for activating the street level by having an approximately 950 sf commercial space on 
the street front of the property, with 37 parking spaces on the ground level and a small apartment 
lobby, with 3 stories of apartments above the first-floor garage and commercial space.  

The immediate and closest neighbors to this property are all businesses and we have 
written support from Councilman Curtis Jones, Jr. and the local business community.  The letters 
of support include those from: 

1. Councilman Curtis Jones, Jr.  
2. The only immediate neighbor other than the railroad tracks – GJ Littlewood & Sons, 

who owns the property at 4045 Main Street and surrounds 2 side of the property..  
3. Manayunk’s business development organization – the Manayunk Development 

Corporation – whose 21 member board voted to approve the letter of support and has 
representatives from three representatives from seven different groups (community 
at-large, business at-large, wellness/specialty, retail, restaurant, 
professional/office/industrial, and commercial property owner) 

4. The Manayunk Special Services District – whose board voted to approve the letter of 
support and has representation from the owners of businesses throughout Manayunk.  

5. Individual letters of support from another 8 Manayunk business owners 
6. 58 signatures of support from neighbors in Manayunk  

 In 2023, Andrew Langsam initially sought a variance to build 45 residential units on this 
location, without any commercial space on the ground floor.  The RCO, Manayunk 
Neighborhood Council (“MNC”), issued a letter of opposition the week of the September 2023 
zoning board hearing, which essentially stated that the opposition was because the RCO opined 
that there must be an as of right tenant that does not require large delivery trucks, as there are 
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other commercial businesses in Manayunk.  Subsequent to the RCO meeting, the commercial 
listing agent was consulted, and he provided testimony at the zoning hearing addressing the 
RCO’s concern voiced at the RCO meeting that we did not have Mr. Pennington present to 
explain his marketing efforts and why there was a hardship. After losing the appeal before the 
Zoning Board of Adjustment, Langsam re-engaged with the RCO and other members of the 
community to find a way to satisfy the RCO’s demand for a commercial use, and was able to get 
the Councilman to change his position to one of support.       

 Langsam submitted a zoning appeal for revised plans, which downsized the plans from 
45 units to 42 units and replaced a large residential building lobby with approx.. 950 sf of 
commercial space at the street level.  After getting feedback from the RCO’s board, a small 
truck/van loading zone was added just inside the ground level parking garage.  At the formal 
RCO meeting on this appeal, the public comment section was cut off by MNC once participants 
with no direct connection to Langsam voiced their support for the variance, with one of MNC’s
board members ceasing the public comment and telling the community he was making a motion 
to oppose the project.  MNC again issued a letter of opposition, stating they “believe the property 
can and should be developed as a commercial property” and concluding that “MNC remains 
opposed to the primarily residential proposal.  The small commercial space added in this 
proposal does not meaningfully address community concerns.”  The MNC’s letter of opposition 
voiced no concerns about the amount of parking (37 spaces for 42 units), the number of units, or 
any effect this use would have on the community (other than one person who did not want to lose 
the current illegal parking lot).     

MNC’s record of the vote at the RCO meeting states that there were 30 attendees, 16 
members of MNC opposed the project, zero notified neighbors opposed the project, and two 
other attendees opposed the project, whereas three other attendees supported the project.  
Although 16 non-near neighbors from the MNC and 2 other non-near neighbors opposed the 
project, there are no immediate residential neighbors and all of the immediate neighbors and 
nearby business neighbors support the project.  Thus, there are 18 non-near neighbors opposed, 
but the only immediate neighbor and no less than 70 near and other neighbors support the 
project, along with Councilman Jones, and the representatives of the entire business community 
in Manayunk from the MDC and MSSD, whose Boards (which include near neighbors and the 
owner of 10 Shurs Lane that is directly across Shurs Lane) voted to sign letters of support.  In 
short, although a limited number of non-near neighbors from the residential community may 
oppose the project because they want an unspecified 100% commercial use at the property, the 
testimony from the experts supports that an as-of-right use is not economically feasible due to 
the unique features and location of this property, and the entire community of near neighbor 
businesses and the City Councilman supports the variance.   
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The applicant will also present his design professional team to testify that the unique 
physical circumstances and conditions of the property, which are peculiar to the property, make 
it such that there is no possibility the property can be used in strict conformity with the Code and 
that a variance is necessary to enable the viable economic use of the property (and that the 
hardship cannot be cured by granting a dimensional variance).  

 In sum, the applicant will present substantial evidence at the hearing establishing all of 
the elements required for the Board to grant a use variance, to permit a mixed-use project rather 
than a purely commercial/industrial project, which relates to the unique physical conditions of 
the property and not those generally created in Manayunk or ICMX, which prohibit the property 
from being developed within the Code  and that the variance is needed to enable the viable 
economic use of the property, and cannot be cured by the grant of any dimensional variance.  
The applicant will also establish that this hardship was not self-inflicted, granting the variance 
will not alter the essential character of the neighborhood or be detrimental to the public welfare 
and that there is broad support for this project.  The Applicant will testify at the hearing how the 
variance sought is the minimum relief that will afford relief.     

Index of Exhibits 

A. Two 3D Renderings Imposed on Current Images of Property 
B. Refusal
C. Letter of Support from Councilman Jones
D. Letter of Support from Manayunk Development Corporation
E. Letter of Support from Manayunk Special Services District
F. Letter of Support from Only Immediate Neighbor on 2 Sides– 4045-61 Main Street

(Former Littlewood Dyeworks) 
G. Letters of Support from Neighbors At Corner of Shurs Lane and Main Street 

o 4100 Main Street – Brian Corcodilos – business owner at SW Corner of Main 
Street and Shurs Lane and Board Member of MDC and MSSD 

o 4050 Main Street- Citylight Church – business owner at SE Corner of Main Street 
and Shurs Lane  

H. Letters of Support from Other Nearby and Manayunk Neighbors 
o 4120 Main Street – Pilgram Coffee House (1/2 block NW from Main and Shurs) 
o 4159 Main Street – Trek Bike Store (1.5 block NW from Main and Shurs) 
o 102 Jamestown Ave – The AniMedic (one block northwest)
o 4167-69 Main Street  – City of Paws & Petcare (owner lives at 268 Osborn St.) 
o 4453 Main Street – Kosta Fotiadis – Main Street business owner  
o 6064 Ridge Ave. – Ridge Avenue Business Owner 

I. Petition of Support from 58 Neighbors
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J. Photographs, Aerial Images
K. Additional Renderings 
L. Updated Zoning Plans – Existing Conditions, Zoning Site Plan,  Elevations/Turning
M. Letter from Commercial Real Estate Broker, Christopher Pennington, SVP and 

Partner at Biswanger
N. RCO’s First Letter of Opposition
O. RCO’s Second Letter of Opposition
P. Proviso Plans Form 
Q. Application for Appeal to ZBA
R. Project Information Form
S. Agreement of Sale
T. Tax Clearance Certificate – Printout from Department of Revenue 
U. Photos of Posting
V. RCO Meeting Notification and Certificate of Bulk Mailing

List of Witnesses

Andrew Langsam – Equitable owner of the property 
Chris Pennington – Senior Vice President and Partner at Biswanger (listing agent)
David Plante, PE and/or Dennis Kurek, RLA – Ruggiero Plante Land Design 
Carl Gutilla – 3GHC Architects, LLC (architect)
Various near neighbors may also appear and testify

      Very truly yours, 

RYAN N. BOLAND
RNB
Enclosures 

cc:   Kevin Smith, Manayunk Neighborhood Council 
 John Hunter, Manayunk Neighborhood Council 
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EXHIBIT “A” 

3D RENDERINGS OF PROPERTY







EXHIBIT “B” 

REFUSAL 



Notice of: Refusal       Referral

Application Number:
ZP-2024-000656

Zoning District(s):
ICMX

Date of Refusal:
2/9/2024

Address/Location:
11 SHURS LN, Philadelphia, PA 19127-2113 
Parcel (PWD Record)

Page Number
Page 1 of 1

Applicant Name:
David Plante, P.E. DBA: Ruggiero 
Plante Land Design

Applicant Address:
5900 Ridge Avenue
Philadelphia, PA  19128
USA

Civic Design Review?
N

Notice to Applicant: An appeal from this decision may be made to the Zoning Board of Adjustment, One Parkway Building, 1515 Arch 
St., 18th Fl., Phila., PA 19102 within thirty (30) days of date of Refusal / Referral. Please see appeal instructions for more information.

CHANWOO JUNG
PLANS EXAMINER                      

2/9/2024
DATE SIGNED

Application for:

FOR THE ERECTION OF A FOUR (4) STORY STRUCTURE. FOR USE AS A VACANT COMMERCIAL SPACE (USE REGISTRATION REQUIRED 
PRIOR TO OCCUPANCY) ON THE FIRST FLOOR AND MULTI-FAMILY (FORTY-TWO (42) DWELLING UNITS) HOUSEHOLD LIVING WITH 
THIRTY-SEVEN (37) INTERIOR OFF-STREET ACCESSORY PARKING SPACES; SIZE AND LOCATION AS SHOWN IN THE APPLICATION/PLAN. 

The permit for the above location cannot be issued because the proposal does not comply with the 
following provisions of the Philadelphia Zoning Code. (Codes can be accessed at www.phila.gov.)

Code Section(s): Code Section Title(s): Reason for Refusal:

Table 14-602-3 Uses Allowed in Industrial 
Districts - Refusal 

HOUSEHOLD LIVING IS NOT PERMITTED IN THIS ZONING DISTRICT, 
ICMX. WHEREAS, THE APPLICATION PROPOSES MULTI-FAMILY (FORTY-
TWO (42) DWELLING UNITS) HOUSEHOLD LIVING. 

ONE (1) USE REFUSAL

Fee to File Appeal:    $ 300

NOTES TO THE ZBA:

N/A

Parcel Owner:

SMITH BOYDING



EXHIBIT “C”

LETTER OF SUPPORT FROM COUNCILMAN CURTIS JONES,

R.
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EXHIBIT “D”

LETTER OF SUPPORT FROM MANAYUNK DEVELOPMENT 
CORPORATION
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EXHIBIT “E” 

LETTER OF SUPPORT FROM MANAYUNK SPECIAL SERVICES DISTRICT
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EXHIBIT “F” 

LETTER OF SUPPORT FROM ONLY IMMEDIATE NEIGHBOR ON 2 SIDES–  
4045-61 MAIN STREET (FORMER LITTLEWOOD DYEWORKS)
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EXHIBIT “G” 

LETTERS OF SUPPORT FROM NEIGHBORS AT CORNER OF 
SHURS LANE AND MAIN STREET

o 4100 Main Street – Brian Corcodilos – business owner at SW Corner of 
Main Street and Shurs Lane and Board Member of MDC and MSSD

o 4050 Main Street- Citylight Church – business owner at SE Corner of Main 
Street and Shurs Lane 
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EXHIBIT “H” – LETTERS OF SUPPORT FROM OTHER NEARBY AND 
MANAYUNK NEIGHBORS

o 4120 Main Street – Pilgram Coffee House (1/2 block NW from Main and 
Shurs)

o 4159 Main Street – Trek Bike Store (1.5 block NW from Main and Shurs) 

o 102 Jamestown Ave – The AniMedic (one block northwest)

o 4167-69 Main Street  – City of Paws & Petcare (owner lives at 268 Osborn 
St.)

o 4453 Main Street – Kosta Fotiadis – Main Street business owner

o 6064 Ridge Ave. – Ridge Avenue Business Owner
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EXHIBIT “I” 

PETITION OF SUPPORT FROM 58 NEIGHBORS
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EXHIBIT “J”  

PHOTOGRAPHS, AERIAL IMAGES
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EXHIBIT “K”  

ADDITIONAL RENDERINGS



EXHIBIT “L”  

UPDATED ZONING PLANS – EXISTING CONDITIONS, ZONING SITE PLAN, 
ELEVATIONS/TURNING









EXHIBIT “M”  

LETTER FROM COMMERCIAL REAL ESTATE BROKER, CHRISTOPHER 
PENNINGTON, SVP AND PARTNER AT BISWANGER



Three Logan Square, Suite 5100
Philadelphia, PA 19103
215.448.6000    
binswanger.com

 

May 23, 2024 
 
Ryan N. Boland, Esq. 
Offit Kurman, P.C. 
1801 Market Street, Suite 2300 
Philadelphia, PA 19103 
 
Re: 11 Shurs Lane, Philadelphia, PA 
 
Dear Ryan: 
 
 I am writing this letter at your request to summarize the facts and opinions upon which I will 
testify on the upcoming hearing before the Zoning Board of Adjustment on 11 Shurs Lane. 
 
 As a matter of background, I am a Senior Vice President and Partner at Biswanger, a 94-year-old 
global full service commercial real estate company headquartered in Philadelphia.  I have worked as a 
commercial real estate broker at Biswanger since 2003, after obtaining a degree in Politics, Philosophy, 
and Economics from the University of Pennsylvania. I have been involved in over 1000 transactions for a 
total deal volume amount of $4 billion.  My main focus is the disposition of properties in Philadelphia, and 
I have completed many transactions both commercial and industrial in the submarket of Manayunk.  
 
I was retained by the owner of 11 Shurs Lane, Smith Boyd, Inc., in March of 2021 to sell the Property and 
ultimately marketed the Property for sale until a purchase and sale agreement was signed on November 
22, 2021.  Like all commercial real estate that I market for sale, I engaged in a comprehensive effort to 
find an end-user purchaser of the property that did not require a zoning contingency. 
was to sell the property quickly and without any contingencies.  
  
The first step after I was retained was that I obtained all information about this Property, then I prepared 
a marketing package.  Next, I distributed marketing flyers across Biswanger and my personal database of 
potential users/purchasers.  The P
CoStar and LoopNet.  I directly reached out to countless potential as-of-right users of the property that 
are located throughout the Philadelphia region and those with specific ties to Manayunk, to see if they 
were interested in purchasing the Property. 
 
 I was eventually contacted by Andrew Langsam, who is now under contract to purchase the 
Property, about his interest in developing the property for a multi-family development.  Neither my client 
nor I had any desire to have Andrew Langsam purchase the Property until, in my professional opinion, we 
exhausted our efforts to obtain a purchaser of the Property for an as-of-right use.  I spent approximately 
9-months unsuccessfully attempting to find a purchaser of the Property who wanted to develop the 
Property with an as-of-right use before the owner entered into a contract with Andrew Langsam.   
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 Ultimately, the unique attributes of this Property make it undesirable for an as-of-right use, 
including the following:  
 

Shurs Lane is not wide enough to accommodate a full-length tractor trailer required for a 
commercial or industrial use.  
The narrow Shurs Lane combined with the site conditions of a narrow drive aisle along-side the 
existing building make it very difficult for a straight delivery truck to access the site. Thus, this 

 that would be required by an as-of-right user.  
The location, just up a hill off of Main Street, is not desirable for retail, as 11 Shurs Lane does not 
have visibility or the foot traffic that a location on Main Street would have.  
There is no parking on the P Shurs Lane, so there is no location for a loading zone 
directly in front of the Property. 
The Property is dwarfed by the elevated SEPTA tracks on the uphill side of the Property.  
The rear of the Property has a tall wall / water tower well above the rear of the Property.  
The downhill side of the Property has a tall wall from the neighboring property at 4045 Main 
Street.  
The Property is on bedrock, so underground parking and a basement are not economically 
feasible.  

 
I engaged in marketing efforts to sell this Property for numerous uses, including: (a) self-storage; (b) 
business offices; (c) professional offices; (d) building supplies; (e) mixed-use; (f) restaurant/bar/takeout; 
(g) gas station; (h) equipment and materials storage yards and buildings; (i) warehouse; (j) wholesale sales 
and distribution; (h) artists studios and artisan industrial.  I had no success finding anyone to purchase the 
Property for an as-of-right use under the Philadelphia Zoning Code, including the uses specifically listed 
above.  
 
As of November 2021 and up through today, in my professional opinion and based upon my 20 plus years 
of experience as a commercial real estate broker in Philadelphia, even if I had not tried to market the 
Property, I would have never been able to obtain as as-of-right user because of the difficulties with this 

unique attributes and its location, including the following additional considerations.  First, 
there are so many commercial vacancies along Main Street, which have much better attributes than this 
Property, so nobody would ever want to use this Property for an as-of-right use unless all of the Main 
Street properties were unavailable.  Second, the current economic climate with much higher interest rates 
and the increased cost of construction has stalled many projects in the Greater Philadelphia area.  
Obtaining a commercial tenant is not only difficult because of lack of demand  similar to Main Street, but 
has become even less feasible given the cost of the capital to develop properties of this type.  
 
For all of the reasons explained above, to a reasonable degree of certainty and based upon my expertise 
in commercial real estate in Philadelphia and Manayunk, I do not believe it is economically possible to 
find a purchaser with an as-of-right use for the Property.  I understand that the Property is presently 
operated as a parking lot that pays $1,500 a month rent, but I also understand the parking lot use requires 
a special exception and that no such zoning permit has ever been issued.  Thus the present use is not an 
economically viable long-term solution of the Property.  Although I did not believe I would be able to find 
a purchaser of the Property with a conforming use, I  still tried for approximately 9-months to find a 
purchaser for a conforming use, but nobody was interested in purchasing the Property.  The Property 
owner only agreed to enter into a purchase and sale agreement for the Property to Andrew Langsam, with 
a zoning contingency, after exhausting beyond reasonable efforts to locate an as-of-right purchaser.   
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I previously testified as to the statements above before the ZBA in 2023 and before the Manayunk 

which I have reviewed again, Kevin Smith, who I understa

Main Street that: 
 
Every developer who has come before us for the past 25 years was going to save Main Street.  Please 

 
 

restaurants are doing better in the evening.  .  Business is poor for the retailers 
 

 
In response to these statements by Kevin Smith

going to use this for commercial . . . . We did an extensive marketing campaign to go try 
and find somebody that would have utility for this property, and unfortunately we were unable to do that, 
and the unfortunate reality of retail in current our greater Philadelphia market is that it is very, very hard 
to find people to take those spaces. I can certainly say that if they are not going to take a space on Main 
Street, they are probably not going to spend a lot of money to develop a new building up a hill on Shurs 

 
 
Sincerely, 
 

 
Chris Pennington 
Partner & Senior Vice President 
cpennington@binswanger.com  
 
 



EXHIBIT “N”  

RCO’S FIRST LETTER OF OPPOSITION –  
PRIOR PURELY RESIDENTIAL PROJECT







EXHIBIT “O”  

RCO’S LETTER OF OPPOSITION FOR THIS HEARING











EXHIBIT “P”  

PROVISO PLANS FORM



City of Philadelphia | Zoning Board of Adjustment | 04-12-2023 

ZONING BOARD OF ADJUSTMENT

REVISED PROVISO PLANS FORM
PROPERTY ADDRESS:
 
ZONING PERMIT NUMBER (ZP-):

 

CALENDAR NUMBER (MI-):

OWNER/OWNER’S REPRESENTATIVE (APPELLANT, ATTORNEY, DESIGN PROFESSIONAL):
 
PROPOSED CHANGES:
ALL CHANGES TO THE APPLICATION REVIEWED BY THE DEPARTMENT OF LICENSES AND INSPECTIONS MUST BE 
LISTED (USE ADDITIONAL SHEETS IF NECESSARY) AND HIGHLIGHTED ON REVISED PLAN: 

 

 

 

 

 

 

 

INSTRUCTIONS AND PLAN REQUIREMENTS: 

1. THE SITE PLAN MUST BE DRAWN TO ONE OF THE FOLLOWING SCALES:  
ENGINEER: 1’ = 10’; 20’; 30’; 40’; 50’; 60’; 100’ 
ARCHITECT: 1/16; 1/8; 1/4; 3/16 

2. THE SITE PLAN AND ELEVATION DRAWINGS MUST BE ON A MINIMUM 11” X 17” SIZED SHEET 
3. THE SITE PLAN MUST INCLUDE THE FOLLOWING: 

IDENTIFICATION OF NORTH POINT; 
EXISTING LOT LINES AND DIMENSIONS AS RECORDED IN THE PROPERTY DEED OR ASSOCIATED LOT 
ADJUSTMENT PLAN;  
ALL STRUCTURES WITH EXTERIOR DIMENSIONS, BUILDING HEIGHTS, AND NUMBER OF STORIES;  
THE LENGTH AND WIDTH OF ALL FRONT, SIDE, AND REAR YARDS, AND DIMENSIONS OF ALL OTHER OPEN 
AREAS; STREETS, ALLEYS, AND/OR DRIVEWAYS BORDERING THE PROPERTY; 
LOCATION AND DIMENSIONS OF ALL OFF-STREET PARKING, BICYCLE SPACES, AND LOADING SPACES, 
INCLUDING AISLES AND DRIVEWAYS, AND THE DISTANCES FROM THE LOT LINES; 
NEW LANDSCAPING, STREET TREES, AND HERITAGE TREES WHERE APPLICABLE; AND 
THE EXACT LOCATION, SIZES, AND TYPES AND ILLUMINATION OF ALL EXISTING AND PROPOSED SIGNS, IF 
APPLICABLE.  

I CERTIFY THAT ALL SIGNIFICANT CHANGES TO THE APPLICATION HAVE BEEN FULLY AND ACCURATELY 
DOCUMENTED.  
SIGNATURE OF OWNER/OWNER’S REPRESENTATIVE:  

11 Shurs Lane



EXHIBIT “Q”  

APPLICATION TO APPEAL



81-49 (1) (Rev. 0 / )

WHEN COMPLETED, MAIL TO:

CITY OF PHILADELPHIA
Department of Planning & Development

Zoning Board of Adjustment
One Parkway Building

1515 Arch St, 18th Floor
Philadelphia, PA 19102

City of Philadelphia Zoning Board of Adjustment

Application for
Appeal

CALENDAR # ________________________ (FOR OFFICE USE ONLY)

APPLICANT MUST COMPLETE ALL INFORMATION BELOW. PRINT CLEARLY AND PROVIDE FULL DETAILS

  LOCATION OF PROPERTY (LEGAL ADDRESS)

  PROPERTY OWNER'S NAME:   PROPERTY OWNER'S ADDRESS (INCLUDE CITY, STATE, AND ZIP)

E-MAIL: __________________________________________________

  PHONE #: ________________________________________________

A CORPORATION MUST BE REPRESENTED BY AN ATTORNEY LICENSED TO PRACTICE IN PENNSYLVANIA

  APPLICANT:   APPLICANT'S ADDRESS (INCLUDE CITY, STATE, AND ZIP)

  FIRM/COMPANY:

  PHONE #: E-MAIL:

  RELATIONSHIP TO OWNER:             TENANT/LESEE             ATTORNEY             DESIGN PROFESSIONAL             CONTRACTOR             EXPEDITOR             OTHER

  APPEAL RELATED TO ZONING/USE REGISTRATION PERMIT APPLICATION #

IF A VARIANCE IS REQUESTED, PLEASE PROVIDE AN EXPLANATION OF EACH OF THE FOLLOWING CRITERIA ASREQUIRED FOR THE 
GRANTING OF A VARIANCE:

Does compliance with the requirements of the zoning code cause an unnecessary hardship due to the size, shape,contours or physical dimensions of 
your property? Did any action on your part cause or create the special conditions orcircumstances? Explain.

Will the variance you seek represent the least modifi cation possible of the code provision to provide relief from therequirements of the zoning code? 
Explain.

Will the variance you seek increase congestion in public streets or in any way endanger the public? Explain.

Page 1 of 



City of Philadelphia

Zoning Board of Adjustment

Application for Appeal
Page 2 of 81-49 (2) (Rev. 06/13)

Will the variance you seek substantially or permanently harm your neighbors' use of their properties or impair anadequate supply of light and air to those 
properties? Explain.

Will the variance you seek substantially increase traffi c congestion in public streets or place undue burden on water,sewer, school park or other public 
facilities? Explain.

Will the variance you seek create environmental damage, pollution, erosion, or siltation, or increase the danger offl ooding? Explain.

REASONS FOR APPEAL:

I hereby certify that the statements contained herein are true and correct to the best of my knowledge and belief. I understandthat if I knowingly make any 
false statements herein I am subject to possible revocation of any licenses issued as result of myfalse application, and such other penalties as may be 
prescribed by law.

Applicant's Signature: ______________________________  Date:    _____      ____     _______
MONTH           DATE          YEAR



EXHIBIT “R”  

PROJECT INFORMATION FORM



City of Philadelphia Zoning Board of Adjustment

81-49 ( ) (Rev. 0 / ) Page  of 













EXHIBIT “S”  

AGREEMENT OF SALE













































































EXHIBIT “T”  

TAX CLEARANCE CERTIFICATE – 
PRINTOUT FROM DEPARTMENT OF REVNUE
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Three Logan Square, Suite 5100
Philadelphia, PA 19103
215.448.6000    
binswanger.com

 

May 23, 2024 
 
Ryan N. Boland, Esq. 
Offit Kurman, P.C. 
1801 Market Street, Suite 2300 
Philadelphia, PA 19103 
 
Re: 11 Shurs Lane, Philadelphia, PA 
 
Dear Ryan: 
 
 I am writing this letter at your request to summarize the facts and opinions upon which I will 
testify on the upcoming hearing before the Zoning Board of Adjustment on 11 Shurs Lane. 
 
 As a matter of background, I am a Senior Vice President and Partner at Biswanger, a 94-year-old 
global full service commercial real estate company headquartered in Philadelphia.  I have worked as a 
commercial real estate broker at Biswanger since 2003, after obtaining a degree in Politics, Philosophy, 
and Economics from the University of Pennsylvania. I have been involved in over 1000 transactions for a 
total deal volume amount of $4 billion.  My main focus is the disposition of properties in Philadelphia, and 
I have completed many transactions both commercial and industrial in the submarket of Manayunk.  
 
I was retained by the owner of 11 Shurs Lane, Smith Boyd, Inc., in March of 2021 to sell the Property and 
ultimately marketed the Property for sale until a purchase and sale agreement was signed on November 
22, 2021.  Like all commercial real estate that I market for sale, I engaged in a comprehensive effort to 
find an end-user purchaser of the property that did not require a zoning contingency. 
was to sell the property quickly and without any contingencies.  
  
The first step after I was retained was that I obtained all information about this Property, then I prepared 
a marketing package.  Next, I distributed marketing flyers across Biswanger and my personal database of 
potential users/purchasers.  The P
CoStar and LoopNet.  I directly reached out to countless potential as-of-right users of the property that 
are located throughout the Philadelphia region and those with specific ties to Manayunk, to see if they 
were interested in purchasing the Property. 
 
 I was eventually contacted by Andrew Langsam, who is now under contract to purchase the 
Property, about his interest in developing the property for a multi-family development.  Neither my client 
nor I had any desire to have Andrew Langsam purchase the Property until, in my professional opinion, we 
exhausted our efforts to obtain a purchaser of the Property for an as-of-right use.  I spent approximately 
9-months unsuccessfully attempting to find a purchaser of the Property who wanted to develop the 
Property with an as-of-right use before the owner entered into a contract with Andrew Langsam.   
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 Ultimately, the unique attributes of this Property make it undesirable for an as-of-right use, 
including the following:  
 

Shurs Lane is not wide enough to accommodate a full-length tractor trailer required for a 
commercial or industrial use.  
The narrow Shurs Lane combined with the site conditions of a narrow drive aisle along-side the 
existing building make it very difficult for a straight delivery truck to access the site. Thus, this 

 that would be required by an as-of-right user.  
The location, just up a hill off of Main Street, is not desirable for retail, as 11 Shurs Lane does not 
have visibility or the foot traffic that a location on Main Street would have.  
There is no parking on the P Shurs Lane, so there is no location for a loading zone 
directly in front of the Property. 
The Property is dwarfed by the elevated SEPTA tracks on the uphill side of the Property.  
The rear of the Property has a tall wall / water tower well above the rear of the Property.  
The downhill side of the Property has a tall wall from the neighboring property at 4045 Main 
Street.  
The Property is on bedrock, so underground parking and a basement are not economically 
feasible.  

 
I engaged in marketing efforts to sell this Property for numerous uses, including: (a) self-storage; (b) 
business offices; (c) professional offices; (d) building supplies; (e) mixed-use; (f) restaurant/bar/takeout; 
(g) gas station; (h) equipment and materials storage yards and buildings; (i) warehouse; (j) wholesale sales 
and distribution; (h) artists studios and artisan industrial.  I had no success finding anyone to purchase the 
Property for an as-of-right use under the Philadelphia Zoning Code, including the uses specifically listed 
above.  
 
As of November 2021 and up through today, in my professional opinion and based upon my 20 plus years 
of experience as a commercial real estate broker in Philadelphia, even if I had not tried to market the 
Property, I would have never been able to obtain as as-of-right user because of the difficulties with this 

unique attributes and its location, including the following additional considerations.  First, 
there are so many commercial vacancies along Main Street, which have much better attributes than this 
Property, so nobody would ever want to use this Property for an as-of-right use unless all of the Main 
Street properties were unavailable.  Second, the current economic climate with much higher interest rates 
and the increased cost of construction has stalled many projects in the Greater Philadelphia area.  
Obtaining a commercial tenant is not only difficult because of lack of demand  similar to Main Street, but 
has become even less feasible given the cost of the capital to develop properties of this type.  
 
For all of the reasons explained above, to a reasonable degree of certainty and based upon my expertise 
in commercial real estate in Philadelphia and Manayunk, I do not believe it is economically possible to 
find a purchaser with an as-of-right use for the Property.  I understand that the Property is presently 
operated as a parking lot that pays $1,500 a month rent, but I also understand the parking lot use requires 
a special exception and that no such zoning permit has ever been issued.  Thus the present use is not an 
economically viable long-term solution of the Property.  Although I did not believe I would be able to find 
a purchaser of the Property with a conforming use, I  still tried for approximately 9-months to find a 
purchaser for a conforming use, but nobody was interested in purchasing the Property.  The Property 
owner only agreed to enter into a purchase and sale agreement for the Property to Andrew Langsam, with 
a zoning contingency, after exhausting beyond reasonable efforts to locate an as-of-right purchaser.   
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I previously testified as to the statements above before the ZBA in 2023 and before the Manayunk 

which I have reviewed again, Kevin Smith, who I understa

Main Street that: 
 
Every developer who has come before us for the past 25 years was going to save Main Street.  Please 

 
 

restaurants are doing better in the evening.  .  Business is poor for the retailers 
 

 
In response to these statements by Kevin Smith

going to use this for commercial . . . . We did an extensive marketing campaign to go try 
and find somebody that would have utility for this property, and unfortunately we were unable to do that, 
and the unfortunate reality of retail in current our greater Philadelphia market is that it is very, very hard 
to find people to take those spaces. I can certainly say that if they are not going to take a space on Main 
Street, they are probably not going to spend a lot of money to develop a new building up a hill on Shurs 

 
 
Sincerely, 
 

 
Chris Pennington 
Partner & Senior Vice President 
cpennington@binswanger.com  
 
 



 
 
11 SHURS LANE  
OCTOBER 7, 2024  
SUBMISSION TO PHILADELPHIA HISTORICAL COMMISSION 
 
 
 
 
 

 

 

4045-61 MAIN 
STREET STAFF 

APPROVAL AND 
PRESENTATION TO 

COMMISSION 
 



4045-61 Main Street
June/July 2024

Historical Commission

ADDRESS: 4045-61 MAIN ST
Proposal: Construct multi-unit residential building
Review Requested: Final Approval
Owner: GJ Littlewood & Sons Inc.
Applicant: Adam Laver, Esq., Blank Rome
History: 1869; Littlewood & Co., Dyers and Bleachers
Individual Designation: None
District Designation: Main Street Manayunk Historic District, Significant, 12/14/1983
Staff Contact: Jon Farnham, jon.farnham@phila.gov

OVERVIEW: This application proposes constructing a multi-unit residential building at 4045-61 
Main Street at the corner of Main Street and Shurs Lane in the Main Street Manayunk Historic 
District. The site is in the floodplain and the proposed building is designed to be sufficiently 
resilient to survive occasional flooding. The proposed building would be seven stories tall and 
include 162 residential units, 160 parking spaces, residential amenities, and a loading dock. 
Occupied space and mechanical equipment would be located on and above the second floor, 
above the Design Flood Elevation. Walls from the mill complex along Main Street would be 
retained and incorporated into the new building. Windows and doors in the old walls would be 
restored. The new building would be clad in brick and corrugated metal.

A historic mill complex stands on the site at 4045-61 Main Street. At its 10 May 2024 meeting 
the Historical Commission determined that the mill complex at the site cannot be feasibly 
adaptively reused and approved its demolition. At the same time, the Historical Commission 
reviewed and denied an earlier version of the proposed multi-unit residential building, finding 
that the proposed building would be too large in size, scale, and massing for the Main Street 
Manayunk Historic District. The current application proposes a revised design for the building 
that is intended to address the Historical Commission’s concerns expressed in May. The cover 
letter with the application enumerates the revisions, which include additional setbacks and other 
features around the historic facades to give them more three-dimensionality, additional setbacks 
at the upper floors to reduce the height and size, and additional articulation of the facades to 
reduce the massing. The application materials include a series of comparisons of the original 
and revised design that show the setbacks, reductions in height, and other changes.

SCOPE OF WORK:  
Construct a seven-story building, incorporating the retained facades.

STANDARDS FOR REVIEW:  
Standard 9: New additions, exterior alterations, or related new construction will not
destroy historic materials, features, and spatial relationships that characterize the
property. The new work will be differentiated from the old and will be compatible with the
historic materials, features, size, scale and proportion, and massing to protect the
integrity of the property and its environment. 
o The construction of the proposed new building will not destroy historic materials,

features, and spatial relationships that characterize the property. It will be 
differentiated from the old. The size, scale, and massing of the proposed building 
have been adjusted from the previous iteration so that it will be compatible in 
materials, features, size, scale and proportion, and massing with the historic district.

STAFF RECOMMENDATION: The staff recommends approval, with the staff to review details, 
pursuant to Standard 9.
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REVISIONS

1 4/19/24 ZONING COMMENTS

NOTES

1. Boundary and Location information is based on a field survey performed by
Ruggiero Plante Land Design on March 17, 2022 and updated on April 18, 2023.

2. Boundary dimensions are identified in Philadelphia District Standard feet. Other
stated dimensions are in U.S. standard feet.

3. The change from inches to the more precise decimal expression may result in
minor changes in the second and third decimal places. These are not mistakes or
oversights but more precise values.

4. Vertical datum is NGVD 1929, the benchmark is "C-325" a standard brass disk set
in a concrete retaining wall, having an elevation of  81.29'.  Located 0.25 miles
southeast along the Reading Railroad from the Station at Manayunk, 59'
southeast of the southeast abutment of the Roxborough Avenue underpass, 6'
southwest of the southwest rail of the southwest set of tracks, set in the top and
at the east corner of an offset in the concrete retaining wall around the two
southwest legs of a metal pylon, 8.6' east to the more southeasterly of the two
southwest legs of the pylon, 1.7' north of a metal fence post and about level with
the track. To Achieve City datum, Subtract 4.81'.

5. The bearings shown hereon are referenced from a 'PLAN OF PROPERTY', made
for Aaron Hart by Israel Serota, Surveyor and Regulator of the Ninth Survey District
of Philadelphia, dated August 1, 1968.

6. FEMA FIRM map #4207570089G effective January 17, 2007 designates the site
as Zone X & Zone AE, Base Flood Elevation ranges from 41' (NGVD29) at East end
of property to 41.5' (NGVD29) at West end of property.

7. Some off site improvements such as buildings, curbing, and parking have been
taken from aerial photographs, other plans and from public GIS sources.

8. Only above ground visible improvements have been located.  The location of the
underground utilities must be field verified by contractor before commencement
of any construction.

9. The property is identified as within the Industrial Zoning District (I-2) and Industrial
Commercial Mixed-Use (ICMX) Zoning District and Neighborhood Commercial
Area Overlay District - Main Street and Open Space and Natural Resources -
Flood Protection - Within the Special Flood Hazard Area and Fourth District
Overlay.

10.  The property has access to Main Street and Shurs Lane which are Public Streets.

11. The property described on the survey is the same as the property described in the
Title Commitment.

12. At the time of the survey update, there was not any evidence of earth moving 
or any ongoing construction on the site.

13. At the time of the survey, the surveyor was not aware of any proposed changes in
street right-of-way lines and no recent street or sidewalk construction or repairs
were observed.

14. At the time of the survey, there was not any evidence of wetlands deliniation,
observed in the process of conducting the fieldwork.
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NOTE:
PENNSYLVANIA ACT 287 OF 1974 AS AMENDED BY
ACT 121 OF 2008 REQUIRES THAT CONTRACTORS
DETERMINE THE LOCATION OF ALL UTILITY, SEWER
AND WATER LINES BEFORE COMMENCING
CONSTRUCTION.  SEE SHEET 1 FOR THE LIST OF
LOCAL UTILITIES.
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4045-61 MAIN STREET

21ST WARD - OPA #88463251

Plan Date:

prepared for:

Scale:

Philadelphia, PA  19127

Sheet Title:

C
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OWNER OF RECORD

4030-61 MAIN STREET
G J LITTLEWOOD & SONS INC
4045-61 Main St
Philadelphia, PA 19127

ZONING BOUNDARY LINE

LEGEND

SANITARY MANHOLE

CITY  INLET

FIRE HYDRANT

WATER VALVE

UTILITY POLE

SIGN

FENCE LINE

COMBINED SEWER

EXISTING BUILDINGS

UNDERGROUND WATER LINE

UNDERGROUND GAS LINE

UNDERGROUND ELECTRIC LINE

EXISTING FEATURES

LIGHT STANDARD

ELECTRICAL MANHOLE

WATER MANHOLE

TELECOMMUNICATION MANHOLE

OVERHEAD AERIAL LINE

WV

GV

FH

UTILITY OWNERS

DATE CONTACTED: 04/11/23

SERIAL NUMBER: 20231011974

COMPANY: COMCAST CABLEVI SION
ADDRESS: 4400 WAYNE AVE

PHILADELPHiA, PA 19140
CONTACT: BOB HARVEY
EMAIL: bob_ harvey@cable.comcast.com

COMPANY: USIC
ADDRESS: 450 S HENDERSON RD, SUITE B

KiNG OF PRUSSIA , PA 19406
CONTACT: GAVIN HEWITT
EMAIL:  gavinhewitt@usicinc.com

COMPANY: PHILADELPHIA CITY WATER DEPARTMENT
ADDRESS: 1101 MARKET STREET, 2ND FLOOR, ARA TOWER

PHILADELPHIA , PA 19107
CONTACT: ERIC PONERT
EMAIL: eric.ponert@phila.gov

COMPANY: PHILADELPHIA CITY DEPARTMENT OF STREETS
ADDRESS: 1401 JFK BLVD, ROOM 940 MSB

PHILADELPHIA, PA 19102
CONTACT: JOSEPH KISIEL
EMAIL:joseph.kisiel@phila.gov

COMPANY: PHILADELPHIA GAS WORKS
ADDRESS: 800 W MONTGOMERY AVE

PHILADELPHIA , PA 19122
CONTACT: JAMES  BOCHANSKI

COMPANY: SOUTHEASTERN PA TRANSPORTATION AUTHORITY
ADDRESS: 1234 MARKET ST, 12TH FL

PHILADELPHIA, PA 19107
CONTACT: DAVID MONTVYDAS
EMAIL: dmontvydas@septa.org

COMPANY: VERIZON PENNSYLVANIA, LLC
ADDRESS: 180 SHEREE BLVD, STE 2100 ROOM N/A

EXTON, PA 19341
CONTACT: KELLY BLOUNT
EMAIL:   kelley.b.blount@verizon.com

PLAN REFERENCES

1. 'PLAN OF PROPERTY' made by John Levering Surveyor & Regulator of the 8th
Survey District of Philadelphia, dated August 30, 1879.

2. 'PLAN OF PROPERTY' made by K.W. Granlund, Surveyor & Regulator of the 8th
Survey District of Philadelphia, dated March 5, 1928.

3. C.P. #72.

4. 'PROPOSED LOT CONSOLIDATION PLAN', made by Ruggiero Plante Land
Design, dated January 13, 2023, Reviewed and Approved by 9th Survey District
on February 8, 2023.

I-2 Medium Industrial District Requirements

LOCATION MAP SCALE 1"=500'
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Urban Conversions, LLC
1900 MARKET STREET
8TH FLOOR
Philadelphia, PA 19103

The property lies within the
SCHUYLKILL WATERSHED

ZONING SUBMISSION

GROUND FLOOR

ROOF & UPPER LEVEL PARKING PLAN

ASPHALT PAVING
SURFACE PARKING

EX. ROCK
OUTCROP

STORMWATER
PLANTER

PROPOSED DEVELOPMENT
MAX % OCCUPIED AREA (50,139 SF)

BUILDING DIMENSIONS
SIDE YARD SETBACK
REAR YARD SETBACK
BUILDING HT (NCA OVERLAY)*
FLOOR AREA RATIO (FAR)

PARKING
1/2 UNITS#
ELECTRIC SPACES (5%)
COMPACT SPACES (25% MAX)
ADA SPACES
LOADING SPACE (10'x40'x14')

BICYCLE PARKING
1 SPACE PER 3 DWELLING UNITS

NOTES:

ALLOWED/
REQUIRED
100%

6' IF USED
8' IF USED
38'
500%

81#
8
40
6
8

56

PROPOSED
90%

0
0
68'-1 14" *
364%

160
8
40 (25%)
6 (1 VAN)
1

73#

BASE FLOOD ELEVATION OF 41.40' (NGVD29)

REGULATORY FLOOD ELEVATION/DESIGN FLOOD ELEVATION 42.90 (18"+BFE)

AVERAGE GRADE 43.90 (12" RFE)

AREA REGULATIONS
LOT ADDRESS:
4045-61 Main Street
#884632511

LOT AREAS:
CONSOLIDATED AREA: 50,139 SF

BUILDING GFA CHART
BUILDING
7 STORY BUILDING
167 TOTAL UNITS

LEVEL 1: 0 SF*
LEVEL 2: 20,881 SF
LEVEL 3: 33,177 SF
LEVEL 4: 33,215 SF
LEVEL 5: 33,215 SF
LEVEL 6: 33,215 SF
LEVEL 7: 28,697 SF
TOTAL GFA= 182,400 GSF

ELEVATOR
OVERRUN
101 SF

GREEN ROOF

GREEN
ROOF

7TH FLOOR
AMENITY
TERRACE

INSET TERRACES LEVEL 7

DECK
LEVEL
2

ENTRY AWNING (10.5' CLEAR)UNIT TERRACE
(FL 2-6)

LIMIT OF UPPER
BUILDING

BIKE
(35)

LOBBY

RAMP

LOBBY

ENTRY AWNING (10.5' CLEAR)

BIKE
(38)

ASPHALT PAVING
PARKING

ELEVATOR
OVERRUN
187 SF

RAMP

LOADING 10' x 40' x 14' H
(AT 2ND FLOOR)

LIMIT OF BUILDING ABOVE
TRELLIS

ASPHALT PAVING
PARKING

CONCRETE

PROPOSED TREE

GREEN ROOF

LANDSCAPING

BUILDING (COVERED GROUND
FLOOR BELOW)

PROPOSED FEATURES

AMENITY DECK

BUILDING FOOTPRINT

PROPOSED WALL

ROCK OUTCROPPING

Lock to Lock Time
Track
Width

:
:
:

feet

6.0
8.20
8.20

12.804.46

25.07

Steering Angle 40.8:

ROOF ACCESS
STAIR
187 SF

MAINTENANCE PATHHVAC

SITE

Open Space and Natural Resources - Flood Protection -
Within the Special Flood Hazard Area
/NCA Neighborhood Commercial Area Overlay District -
Main Street/Manayunk and Venice Island Subarea B
/NIS Narcotics Injection Sites Overlay District
/FDO Fourth District Overlay District - Fourth District Area

TRAFFIC TRANS.
(PROTECTED DURING
CONSTRUCTION)

BALCONY
(FLOORS 3-7)

LIMIT OF DISTURBANCE
STEEP SLOPES
DISTURBANCE NOTE:
NO STEEP SLOPE
DISTURBANCE IS PROPOSED
PER ALTA SURVEY

PA. No. PE-043820-EDAVID J. PLANTE, Professional Engineer

TRASH PICKUP AREA (LEVEL 2)

REFUSE/RECYCLING COLLECTION
(SEE INSET)

Lock to Lock Time

SU
Width
Track

Steering Angle

4.00 20.00

feet

:
:
:

6.0
8.00
8.00

31.8:

30.00

COMPLIANT ADA RAMPS
(PROTECTED DURING
CONSTRUCTION)

INDEGO BIKE STATION
(REMOVED DURING
CONSTRUCTION)

EX. COMPLAINT ADA NOTE:
PROTECT AND MAINTAIN NEWLY CONSTRUCTED
EX. ADA CURB RAMPS THROUGHOUT
CONSTRUCTION. IF THE NEWLY CONSTRUCTED
EX. ADA CURB RAMPS ARE DAMAGED IN ANY WAY
DURING CONSTRUCTION, THEN THE
DEVELOPER/CONTRACTOR/OWNER MUST
RECONSTRUCT ALL DAMAGED COMPONENTS
ACCORDING TO THE ORIGINAL DESIGN OR ADA
STANDARDS AND SUBMIT COMPLETED AS-BUILT
PENNDOT CS-4401 FORMS TO THE PSD ADA
UNIT WITHIN 30 CALENDAR DAYS OF FINISHING
CONSTRUCTION, FOR ALL
DAMAGED/RECONSTRUCTED RAMPS.

EX. INDIGO BIKE STATION NOTE:
EX. INDIGO STATION TO BE REMOVED
DURING CONSTRUCTION. INDIGO HAS AGREED
TO REMOVE THE BIKE SHARE STATION PRIOR TO
CONSTRUCTION, OWNER TO PROVIDE 30 DAYS' NOTICE.

EX. TRAFFIC TRANSFORMER NOTE:
EX. TRAFFIC TRANSFORMER ALONG SHURS
WILL BE PROTECTED DURING CONSTRUCTION.
IF TRANSFORMER IS DAMAGED IT WILL BE
REPLACED AT OWNERS EXPENSE
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ECONOMY MILLS & SCHUYLKILL MILLS (VENICE ISLAND)



ECONOMY MILLS & SCHUYLKILL MILLS (VENICE ISLAND)



INQUIRER PAPER MILLS (COTTON ST)



JOSEPH RIPKA’S MILLS



Historic Flood Probabilities

*Annual chance of exceedance is calculated based on the 1993 – 2023 historic period of analysis only. The FEMA 1% flood event (100-year event) elevation is 41.40 feet NGVD29. 



Building Elevations

































Environmental, Planning, and Engineering Consultants
530 Walnut Street
Suite 998
Philadelphia, PA 19106
tel: 267 585-4839
fax: 929 284-1085
www.akrf.com

 
To: Andrew Zakroff, Urban Conversions

From: AKRF, Inc.

Date: June 12, 2024

Re: 
4045-61 Main Street, Philadelphia, PA 
Flood Resiliency Design Review  
 

EXECUTIVE SUMMARY 
AKRF was contracted to provide a flood resiliency review of the development proposed at 4045-
61 Main Street (the “Site”). The Site is located in a Special Flood Hazard Area (SFHA) with a base 
flood elevation (BFE) of 41.40 feet NGVD29 (National Geodetic Vertical Datum of 1929) and a 
design flood elevation (DFE) of 42.90 feet NGVD29 (BFE + 18-inches, per City of Philadelphia 
Code). AKRF conducted an analysis of the proposed architectural plans based on Philadelphia 
Zoning Code, American Society of Civil Engineers (ASCE) Flood Resistant Design and Construction 
standards, and Federal Emergency Management Agency (FEMA) technical guidance. Finished 
floor elevations, wet floodproofing measures, mechanical equipment locations, and building 
access were reviewed. The following flood resiliency measures have been incorporated: 

Finished floor elevations for residential units are 2.60 feet higher than the DFE requirement, 
further reducing risk of flooding in these areas. 

Finished floor elevations exceed stringent regional regulations, including the 2022 New York 
City Building Code, Flood-Resistant Construction and 2023 New Jersey Inland Flooding Rules. 

Openings for wet floodproofing will meet and/or exceed ASCE 24-14 standards for engineered 
openings and applicable Philadelphia Zoning Code requirements. 

Flood damage-resistant materials will be used in wet floodproofed spaces.  

Mechanical equipment will be located at or above the DFE wherever feasible. 

Elevators will remain at rest on the second floor, above the DFE. 

Building egress provides multiple routes, including designated emergency egress at the 
highest elevation feasible. Emergency exits provide direct access to higher ground. 

A green roof and stormwater planter will mitigate stormwater runoff.  
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A flood evacuation plan will be developed for building operations.  

A review of historic floods at this location was also performed. Based on this assessment, the 
proposed emergency egress routes and residential units would not have experienced flooding in 
the past 30 years. The proposed flood resiliency measures will mitigate risks to future tenants. 
As the design progresses, applicable FEMA technical guidance will be consulted. 

INTRODUCTION 
AKRF was contracted to provide a review of the proposed flood resiliency measures incorporated 
into the proposed building design for 4045-61 Main Street in Philadelphia. The development 
includes the construction of a 7-story residential building with two levels of parking, a coworking 
space, a fitness center, rooftop amenities, and supporting maintenance facilities.  Portions of the 
existing structure’s historic façade will be seamlessly incorporated into the new development. 

The following review was conducted using existing conditions shown in Ruggiero Plante Land 
Design’s “ATLA/NSPS Land Title Survey for 4045-61 Main Street and 4030-38 Main Street”, dated 
November 17, 2023, and proposed conditions shown in CBP Architects’ 4045 Main Street Zoning 
Plans, dated March 11, 2024. All elevations herein are on the NGVD29 vertical datum. AKRF 
acknowledges that materials, mechanical, electrical and plumbing plans, and other details are 
not represented in the March 2024 architectural plans. Review of related elements is therefore 
based on provided plans and discussions with CBP Architects and the project developer, Urban 
Conversions.  

Regulations and technical documents referenced for this review include various FEMA technical 
guidance manuals, Philadelphia Zoning Code, and ASCE 24-14: Flood Resistant Design and 
Construction. 

 

REGULATORY FLOOD ELEVATIONS 
A. Design Flood Elevations: 
Flood regulations are based on the 100-year storm event (1-percent annual probability) elevation 
at a location, as identified by FEMA. The 100-year storm event elevation, or base flood elevation, 
is determined by the Flood Insurance Study (FIS) for a waterway. In the case of the 4045-61 Main 
Street property, the FIS for the Schuylkill River was used to determine the base flood elevation 
(FEMA 2015). The northwest building corner, or upstream-most building corner, is approximately 
445 feet downstream from Cross Section T along the Schuylkill River (shown in Figure 1 below). 
Given this distance, the elevation for the base flood is 41.40 ft NGVD29. The design flood 
elevation (DFE) requirement for the City of Philadelphia is 18 inches above the base flood 
elevation, or 42.90 ft NGVD29. This elevation is more conservative than ASCE 24-14 requirements 
for Class 2 Structures, which requires the DFE to be one foot above the base flood elevation.
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Figure 1: FEMA FIRMette Map of project Site. 

B. Philadelphia Development Regulations within a Special Flood Hazard Area 
The proposed project is required to meet flood development regulations outlined in the 
Philadelphia Zoning Code unless a variance is received. The Code requires that the finished floor 
of any residential structure be set at or above the DFE. Fully enclosed spaces below the DFE must 
be wet floodproofed (constructed with flood damage-resistant materials and designed to 
intentionally allow entry and exit of floodwaters) (ASCE, 2015). The Philadelphia Zoning Code 
requires a minimum of two openings which must be a maximum of one foot above surrounding 
grade.

In addition to the above regulations, all mechanical equipment including air ducts, air 
conditioning systems, utilities, large pipes, storage tanks, and other similar objects or 
components must be located above the DFE. 

As part of the zoning and building permit processes, Philadelphia’s Department of Licenses and 
Inspection (L&I) requires applicants with projects in a Special Flood Hazard Area with estimated 
costs above $50,000 to attend a scoping meeting. The scoping meeting reviews applicable 
regulations and assigns a L&I plans examiner for the project. The scoping meeting for this project 
was held on January 2, 2024. A copy of the Flood Protection Form – Project Summary (FP-PS) 
from this meeting is included as Attachment A.   

 

 

4045-61
Main Street

Cross Section T
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REVIEW OF PROPOSED RESILIENCY MEASURES 
Flood resiliency measures incorporated into the building design include: 

A. Elevated finished floor 

B. Wet floodproofing 

C. Elevated mechanical equipment 

D. Building access / Emergency egress 

Additional measures including stormwater management and evacuation planning were also 
considered. The following sections describe these measures and compare the design elements 
to applicable flood regulations and technical guidance. 

 

A. Elevated Finished Floor 
The elevation of the lowest residential units must be at or above the DFE. The design proposes a 
finished floor elevation of 45.50 for these spaces, 2.60 feet above the DFE.

Figure 2: Elevation view of west building (per CBP Architects 6/06/24 plans) with key flood and building elevations  

The lowest residential unit finished floor elevation was also compared to finished floor 
elevation requirements for New Jersey and New York, which have implemented flood 
regulations above and beyond ASCE 24-14 and FEMA technical guidance. The proposed finished 
floor elevation exceeds these more conservative regulations, as shown in Table 1: 
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Table 1: Finished Floor Elevations and Flood Regulatory Elevations 

Proposed Finished Floor Elevation 
First Floor Second Floor

  30.00 45.50 
    Height Above/Below (FT)

FEMA BFE  41.40 -11.40 4.10 
Philadelphia DFE (BFE + 18") 42.90 -12.90 2.60 

2022 NYC Building Code, Flood-Resistant Construction DFE 
(BFE + 2') 43.40 -13.40 2.10

2023 NJ Inland Flooding DFE (BFE + 2' + 1' Freeboard) 44.40 -14.40 1.10 

The proposed design provides additional distance between these regulatory flood elevations, 
which will reduce the risk of flooding in residential units. 

B. Wet Floodproofing 
The proposed residential building provides wet floodproofing for all enclosed spaces below the 
DFE. This includes the entirety of the first floor and within the loading ramp and emergency 
egress stairwell on the second floor. Wet floodproofing measures include vents and flood 
damage resistant materials.

Flood Vents (Engineered Openings) 

The building design includes flood vents along Main Street and within the building’s interior walls 
to relieve hydrostatic pressure. The proposed flood vents, as manufactured by Smart Vent 
Products, Inc., are engineered openings and are certified by the International Code Council’s 
Evaluation Service for 200 square feet of enclosed space coverage per vent unit. Per the flood 
vents’ ICC-ES Evaluation Report, the product meets standards outlined in ASCE 24-14 Sections 
2.7.2 and 2.7.3 for engineered openings (ICC-ES 2023).  

A minimum of two openings are used for each enclosed space and vents will be positioned a 
maximum of 1-foot above finished grade, meeting Philadelphia Zoning Code requirements for 
minimum number of openings and vent position. The proposed vent quantity will be sufficient to 
meet ASCE 24-14 minimum net area standards for engineered openings. As the design advances, 
FEMA Technical Bulletin 1, Openings in Foundation Walls and Walls of Enclosures, should be 
consulted.  

Flood Damage Resistant Materials 

ASCE 24-14 requires that the flood damage-resistant materials be used below the DFE, including 
ramps, stairwells, and doors. Materials that should be designed for exposure to floodwaters 
include but are not limited to metal connectors and fasteners, concrete, structural steel, 
masonry, wood, and both interior and exterior finishes. Specifications for these materials can be 
found in FEMA Technical Bulletin 2 (2008).  

While the Zoning Plans reviewed for this report do not specify materials, AKRF understands that 
CBP Architects intends to specify compliant materials for the first floor of the building and within 
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the emergency egress stairwell and vehicular loading ramp on the second floor. AKRF also advises 
the use of corrosion resistant materials due to the potential for corrosive materials in transported 
by riverine floodwaters.

Key Takeaways 

The proposed vents will meet ASCE 24-14 requirements for engineered flood openings and meet 
Philadelphia Zoning Code requirements for minimum openings and maximum height above 
finished grade. Flood damage-resistant materials will meet applicable specifications in ASCE 24-
14 and FEMA Technical Bulletin 2.  

 

C. Elevated Mechanical Equipment 

Per ASCE 24-14, utilities for Class 2 structures should be located at or above the DFE. Mechanical 
equipment is located above the DFE wherever feasible: 

Most HVAC condensers will be roof-mounted, and the remainder will be suspended from the 
parking garage ceiling, above 45.50.  

Electric car charging stations are located in the second-floor parking garage at elevation 
48.50.  

Mechanical equipment rooms are located on the second floor. 

Should equipment servicing the building entrances be necessary at a lower elevation than the 
DFE to provide air circulation and other necessary services, equipment will be designed to resist 
flood loads and prevent water from entering components (FEMA 2019).  

Per ASCE 24-14, elevators shall be located above the DFE. If an elevator can descend to elevations 
below the DFE, the elevator will need to be equipped with controls that do not allow it to move 
below the DFE. The proposed elevator will remain at rest at the second story of the building or 
higher, above the DFE. AKRF recommends the elevator be equipped with the controls outlined in 
ASCE 24-14 to prevent descent to the first floor during a flood. As the design moves forward, 
elevators should meet standards outlined in FEMA Technical Bulletin 4, Elevator Installation.

Key Takeaways

Mechanical equipment will be elevated in accordance with Philadelphia Zoning Code wherever 
feasible. Mechanical rooms will be located 2.60 feet higher than the DFE. All equipment will 
comply with FEMA technical guidance and ASCE 24-14 Standards for areas below the DFE. 

D. Building Access and Emergency Egress 
Safe egress from the building during a flood event is a key element to resilient design. The building 
has the advantage of a sloped frontage, with 13.24 feet of grade change from the southern 
building corner on Main Street to the northeastern corner on Shurs Lane.  Along this building 
face, the design proposes four pedestrian and two vehicular access points.  This elevation 
difference allows for egress from the first and second story of the building. 
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Dry Conditions Buildings Access 

Two pedestrian entrances and one vehicular entrance are located along Main Street and access 
the first floor of the building. The slope along the building’s frontage results in a higher elevation 
for the west lobby (Elev 33.00) than the main lobby (Elev. 30.25). The vehicular entrance provides 
entrance and exit from the first-floor garage onto Main Street. In dry conditions, these will be the 
primary access points. In smaller flood events, the west lobby may remain operational while the 
main lobby is inundated. 

Residents entering the building from the first level can access the building’s second floor via 
elevator and staircase located in the main lobby, the elevator in the west lobby, or the vehicular 
ramp to the second-floor parking garage.  

Figure 3: First floor building access points (per CBP Architect 6/06/24 plans)

Emergency Access

Emergency egress routes from the building connect residential spaces to Shurs Lane. Shurs Lane 
abuts the northern face of the building and has an elevation of 42.80 at the building’s 
northeastern corner. Residents exiting from the third floor or higher may use the stairwell which 
meets Shurs Lane at 42.72. Second floor residents can exit the building via a second access point 
along Shurs Lane at 40.95. This route is an Americans with Disabilities Act (ADA) accessible route 
and may also be used by residents exiting the second-floor elevators.  

The second-floor vehicular access is dedicated to loading during dry conditions. However, in the 
event of a flood, this loading entrance will become the designated vehicular emergency exit, 
meeting Shurs Lane at 42.30.   

 

 

West Lobby
Elev: 33.00

Main Lobby:
Elev: 30.25

First Floor 
Garage Entrance

Elev: 30.25
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Figure 4: Second floor building access points (per CBP Architect 6/06/24 plans) 

The plan for emergency egress provides exit routes at the highest feasible elevations. The 
emergency stairwell will include a vent and flood damage resistant materials to reduce 
hydrostatic pressure and reduce damages in an extreme flood event, meeting ASCE 24-14 
standards for building access below the DFE. Residents using the emergency exit can travel 
directly uphill on Shurs Lane to higher ground. 

Key Takeaways 

The building provides multiple egress routes including an emergency exit at the highest feasible 
elevation, an alternative vehicular exit, and an ADA accessible emergency exit. Access points 
below the DFE will be wet floodproofed in accordance with ASCE 24-14. 

 

D. Additional Measures 
The proposed development will incorporate additional flood resilient measures including 
stormwater management and a flood evacuation procedure.  

The project will include a green roof and stormwater planter to reduce runoff contributing to 
flooding. These elements have received Conceptual Approval by the Philadelphia Water 
Department on December 5, 2023.  

Through discussions with the Design Team, AKRF understands that a flood evacuation plan will 
be developed for site operations. The Team is in the process of identifying alternative parking 
facilities for vehicle relocation and plans to develop procedures that the operator and residents 
can consult. AKRF recommends that the plan reflect guidance in FEMA P-2037, Flood Mitigation 

Emergency egress stairwell, Elev: 42.72

ADA accessible exit (Shurs 
Lane Door), Elev: 40.95

S
hu

rs
 L

an
e

Main Street

Emergency 
vehicular exit
(Loading Door) 
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Measures for Multi-Family Buildings, including designating responsible personnel, 
communicating vehicle and resident evacuation times, and pre-event contracts for relocation and 
recovery assistance. Planning should utilize resources provided by the Philadelphia Office of 
Emergency Management.

 

HISTORIC FLOODING 
Historic flooding events at 4045-61 Main Street were reviewed to better understand flood risks 
for the development. Historic river crest and discharge data was collected from the United States 
Geological Survey (USGS) 01474500 Schuylkill River gage, located approximately five miles
downstream of the Site. The gage data was used to identify significant flood events from 1993 to 
2023.  

 

 

Figure 5: Highwater mark within the 
building for Hurricane Floyd (1999). 

 

Figure 6: Highwater mark within the 
building for Hurricane Ida (2021). 

A relationship between the river crest elevations and flood elevations at the Site was developed
utilizing on-site high water marks for Hurricanes Floyd and Ida (Figures 5 and 6) and the previous 
owner’s records of drainage system surcharge observations. High water mark elevations were 
surveyed relative to survey elevations documented by Ruggiero Plante Land Design in 2023. 
Figure 7 plots the relationship between river crest elevation and Site flood elevations. A linear fit 
was applied to the plot.  
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Figure 7: Flood elevation relationship between Site flood elevations and river crests measured at USGS 

01474500 Schuylkill River gage. 

The linear fit line was then used to estimate Site flooding elevations for the significant flood 
events identified between 1993 and 2023. Hurricane Ida (2021) was the highest flood event on 
record in this period, with an on-site flood elevation of 39.63 feet NGVD29. Hurricane Floyd 
(1999) was the second highest, with an on-site flood elevation of 35.50 feet NGVD29. All recorded 
historic flood events are below the DFE for the Site. These historic flood elevations were
compared to proposed elevations for building access and finished floors (See Figure 8). 

Figure 8: Approximate historic flood event elevations compared to the proposed residential building 
elevations. 
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The frequency of flood events exceeding the proposed building elevations was analyzed in Table 
2. The number of years in which historic flood events over the period of analysis (1993 – 2023) 
would have exceeded a building elevation was used to determine the probability of annual 
exceedance. The Annual Chance of Exceedance indicates the probability that a building location 
will be flooded in any given year. The maximum flood depth above the elevation was also 
determined using the largest recorded event (Hurricane Ida).   

Table 2: Historic Flood Elevations Compared to Proposed Building Elevations 

Location 
Proposed 

Elevation (FT) 
NGVD29 

Historic Flood Events (1993 - 2023) 
 

Number of Flood 
Events Exceeding 

EL.

Max Flood Depth 
Above EL. (ft) 

9/2/2021 

Annual Chance of 
Exceedance* 

 

 
Parking Garage Entrance 30.25 9 9.38 30%  

Main Lobby Inner Door  30.25 9 9.38 30%  

West Lobby Door 33.00 4 6.63 13%  

Shurs Lane Door 40.95 0 0.00 <1%  

Loading Ramp 42.30 0 0.00 <1%  

Emergency Egress Door 42.72 0 0.00 <1%  

Level 2 Finished Floor 45.50 0 0.00 <1%  

*Annual chance of exceedance is calculated based on the 1993 – 2023 historic period of analysis only. The FEMA 1% flood event 
(100-year event) elevation is 41.40 feet NGVD29. 

Based on the historic period of analysis, there is a 30% chance that the parking garage and main 
lobby inner door may flood in a given year. If this occurs, residents may exit through the West 
Lobby, Shurs Lane door, or emergency egress door. The Shurs Lane door (ADA-accessible 
emergency egress), loading ramp (emergency vehicular egress), and emergency egress stairwell 
would not have been impacted by flood events experienced in the past 30 years. The lowest 
residential units would also have remained dry.
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SUMMARY 
 
The proposed residential development, as shown in the CBP Architects Zoning Plans dated March 
11, 2024, provide flood resilient design measures to mitigate flood risk in a Special Flood Hazard 
Area. Key takeaways from this review include: 

Finished floor elevations for residential units are 2.60 feet higher than the DFE, further 
reducing risk of flooding in these areas. 

Finished floor elevations exceed stringent regional regulations, including the 2022 New York 
City Building Code, Flood-Resistant Construction and 2023 New Jersey Inland Flooding Rules.

Openings for wet floodproofing will meet and/or exceed ASCE 24-14 standards for engineered 
openings and applicable Philadelphia Zoning Code requirements. 

Flood damage-resistant materials will be used in wet floodproofed spaces.  

Mechanical equipment will be located at or above the DFE wherever feasible. 

Elevators will remain at rest on the second floor, above the DFE. 

Building egress provides multiple routes including designated emergency egress at the 
highest elevation feasible. Emergency exits provide direct access to higher ground. 

A green roof and stormwater planter will mitigate stormwater runoff.  

A flood evacuation plan will be developed for building operations.  

Based upon estimated historic flood elevations at the Site, emergency egress routes and 
residential units would not have experienced flooding in the past 30 years.  

Given the regulatory and historic flood elevations at this property, the probability of exceeding 
the residential finished floor is low. The proposed develop will minimize risk to residents through 
elevated residential spaces, emergency egress, and protection of mechanical facilities. AKRF 
recommends that the detailed design continue to meet Philadelphia Zoning Code, FEMA 
technical guidance, and ASCE 24-14 standards. 
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ATTACHMENT A:  Flood Protection Form- Project Summary (FP-PS) 







July 8, 2024 

City of Philadelphia Historical Commission
1515 Arch Street
Suite 13
Philadelphia, PA 19102 
 
From:  Nancy L. Templeton, AICP, PP

cc: Andrew Zakroff, Urban Conversions; Adam Laver, Blank Rome LLP 

RE:  Professional Planning Report – 4045 Main St, Philadelphia, PA 

INTRODUCTION 
CHPlanning was originally asked to provide professional planning services to support Urban 
Conversions’ (Owner) Financial hardship Application to the City of Philadelphia Historical 
Commission regarding the property located at 4045 Main Street.  CHPlanning continues to advise 
Urban Conversions on the proposed redevelopment of the subject property.  

The site is located within the Main Street Manayunk Historic District. It is bounded by Main Street 
to the south, Shurs Lane to the west, the Manayunk/Norristown regional rail line to the north, and 
an indoor soccer facility to the east. The proposed building would be seven stories tall and 
include 162 residential units, 160 parking spaces, residential amenities, and a loading dock.  

Having received approval to demolish most of the existing structures and preserve a portion of 
the front façade, Owner now seeks approval from the Philadelphia Historical Commission for the 
proposed redevelopment of the subject property. CHPlanning is providing expert planning and 
testimony services to support the Owner’s position that construction of an alternative design and 
use for the site would provide a more positive impact for the community than the existing 
functionally obsolete vacant structure. 

This analysis addresses Section 9.2(b) of the Philadelphia Historical Commission Rules & 
Regulations, specifically Subsection 1. “ identification of reasonable uses or reuses for the 
property within the context of the property and its location.” The current structure and site 
configuration limits the full development and community impact potential of the site. In particular, 
the presence of similar contextual residential developments, the location within walking distance 
to several transit routes, the location within walking distance to the Manayunk commercial 
district, and preservation of the façade and historic features of the structure makes 
redevelopment of this site appropriate and beneficial to the community.  

In evaluating the planning implications for the Financial Hardship application, I conducted a site 
visit of the property and surrounding neighborhood. I also reviewed the following documents: the 
zoning requirements in the Philadelphia Zoning Code, the Philadelphia 2035: Lower Northwest 
District Plan, the 4045 Main Street Conditions Assessment prepared by CBP architects, and 
historic maps of the site and surroundings. The following report expresses the land use and 
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planning implications of redeveloping the property as a multi-family residential use and supports
approval of the pending application before the City of Philadelphia Historical Commission. 

HISTORIC CONTEXT 
In the late 1800s, the properties at 4045 Main Street operated as the Albion Dye Works. The 
property was surrounded by mills and worker housing that drove industry and development along 
the Manayunk Canal. Over time, the existing structure was expanded with infill development to 
open more use of the structure. Figure 1 shows a historic map of the property surrounded by 
mills operating in 1907. The map indicates that many of these mills were as tall as or taller than 
the proposed seven-story residential building.  

In 1984, the neighborhood applied for and received historic designation for the area along the 
Manayunk Canal and Schuylkill River. The site is located within this district and any proposed 
development has to first obtain approval from the Historical Commission. 

 

EXISTING NEIGHBORHOOD CONTEXT 
Manayunk is a unique blend of historic residential rowhouses, a historic “Main Street” central 
business district, and new and recent multi-family, multi-story development. The site is 
immediately surrounded by residences, commercial buildings, offices, surface parking lots, an 

Source: CPG Architects 
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indoor soccer facility, and some vacant buildings and lots. There are residential streets with a mix 
of historic and new housing behind the site, across the rail line. 

There are several recent and new multi-family developments in the immediate area that are 
comparable in height and scale to the proposed seven-story development. Figure 2 shows where 
these developments are in proximity to the site. 

As indicated on the map, there are eight multi-family buildings and one hotel surrounding the site 
that range from four to seven stories. 

EXISTING ZONING 
The site is currently zoned I-2 Medium Industrial, which does not include residental as a permitted 
use. Primary permitted uses include service facilities, professional offices, building supplies and 
equipment, animal services, maintenance and repair facilities, and gas stations. The proposed 
development will require relief for use and height, as the Main Street/Manayunk and Venice Island 
Commercial Overlay District has a maximum building height of 38 feet. The proposed building 
height as measured from average grade (1’-0” above the regulatory flood plain) is 68 feet, 1¼ 
inches. The property is also located in the Open Space and Natural Resources - Flood Protection 
and the Open Space and Natural Resources - Steep Slope Protection overlay districts. 

Much of the site is located within the 100-year floodplain and residential uses on the first floor are 
prohibited. In consideration of feedback from the Philadelphia Historical Commission and other 
interested parties, the develper has relocated the lobby, mechanicals, amenities, and additional 

Source: CPG Architects
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parking to the second-floor level. It would be sensible to permit the developer to relocate the lost 
units on an additional floor. 

4045 Main Street is an I-2 island immediately surrounded by CMX-2.5 and ICMX. In addition, 
CMX-2 and RM-1 are both very close to the site. 

PLANNING CONTEXT 
The Philadelphia 2035: Lower Northwest District Plan recommends industrial as the future land 
use and zoning for this property. The plan also promotes sustainable development and adaptive 
reuse throughout the City. The adaptive reuse of the existing structure and redevelopment of the 
site to multi-family housing will help to implement sustainability and historic preservation goals 
for the City. Industrial uses are not suitable for this site: truck access to the site would be difficult 
given the narrowness of Main Street. Loading and unloading would disrupt the pedestrian and 
traffic flow. Redevelopment for office use is unlikely since office development has been scarce 
since the pandemic. 

TRANSPORATION AND CIRCULATION CONTEXT 
The site currently fronts on Main Street and has access via Shurs Lane. Main Street has heavy 
traffic and on-street parking on both sides of the street. Transit access is abundant in this 
location. There is a bus stop immediately in front of the site at Main Street and Shurs Lane and is 
a 15-minute walk to either the Manayunk or Wissahickon regional rail station. The under 
construction Wissahickon Transit Center will make connections much easier and encourage 
residents to use the bus. There is an Indego bike share station on the sidewalk at Shurs Lane at 
the site and the residents will also have easy access to the Schuylkill River Trail The proposed 
development is also conveniently located within one mile of the I-76 interchange with quick 
access to the City and suburbs. 

Covered off-street parking with access to Main Street will be provided at the proposed 
development. Currently, there is no on-street parking directly in front of the existing building. The 
developer is proposing to add a new on-street parking lane where it is currently prohibited by the 
City. 

PROFESSIONAL PLANNING OPINION 
As a professional planner, I support the developer’s application for the proposed development at 
4045 Main Street by the Philadelphia Historical Commission. My support is based on the 
following conditions: 

The height and scale of the proposed redevelopment plan is consistent with numerous other 
high density multi-family developments in the near neighborhood. While the prior building 
design was compatible with the historic district, the revised version endeavors to more fully 
embrace the spirit of the district through additional setbacks and other modifications that 
have taken into consideration feedback from the Philadelphia Historical Commission and 
other interested parties. 
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The site is not appropriate for the industrial and office uses permitted in the I-2 district. Main 
Street is narrow for this type of heavily trafficked road that runs through the pedestrian-
oriented business district. Industrial uses typically require extensive truck access for loading 
and unloading, which will significantly disrupt vehicular and pedestrian traffic on Main Street.  

New office development has been minimal nationwide since the pandemic and there are 
several existing office buildings in the area that would compete with this property. 

The development is within walking distance of two regional rail stations and several bus 
routes. High density residential development is a central comoponent of transit-oriented 
development.  

The new development will bring in residents who can frequent local businesses, providing an 
economic boost for the neighborhood.  

The development will improve the visual quality along the Main Street corridor by activating 
the street with its varied facades, pedestrians, new street trees, lighting, and landscaping. 

Sustainable growth is a cornerstone of the City’s planning goals. This development will 
provide sustainable growth through its adaptive use of an existing vacant structure, infill and 
redevelopment of a vacant property, and transit oriented development.   

This opinion is based on my understanding of the site conditions, historic maps, site plans, 
renderings and review of the zoning ordinance and comprehensive plan. I reiterate my support for 
the application as this development will be beneficial to the neighborhood and the sustainable 
development goals of the city. 

 

 

 

CHPlanning, Ltd.  
Nancy Templeton, AICP, PP  

 

Senior Managing Associate 
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Honorable Robert Thomas, Chair 
Philadelphia Historical Commission 
One Parkway Building, 13th Floor 
1515 Arch Street 
Philadelphia, PA 19102 

 

Re: 4045-61 Main Street 

 

Dear Chair Thomas: 

We have been advised that the above referenced matter comprises a proposal for new construction of 
multi-family residential building at the former G.J. Littlewood & Sons, Inc. complex. 

We support the proposed new improvements, which will benefit our neighborhood and the subject 
property.  Furthermore, having reviewed the proposed plans, we have no objection to the proposed 
massing of scale of the new development, which proposes to appropriately balance modern safety 
measures with the aesthetic spirit of the historic district. 

 

Sincerely, 

 
Andrea Kay Rodgers 
Executive Director 












































