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info@cosciamoos.com  cosciamoos.com 

 
11 October 2024 
 
Eliza Bower 
Urban Designer, Art & Design 
Philadelphia City Planning Commission 
1515 Arch Street 
Philadelphia, PA 19102 
 
RE: Civic Design Review Key Recommendations to Guide Second Submission 
PERMIT #: ZP-2023-013424 
309 W Mount Pleasant Avenue 
 

Dear Eliza, 

The following architectural comments in regards to 309 W Mount Pleasant Avenue ‘Civic Design Review 

Package’ submitted for the proposed development at 309 W Mount Pleasant Avenue, Philadelphia, PA 19119, 

have been received by CosciaMoos Architecture. The CDR plans, renderings, forms, etc. have been revised per 

said comments as follows. The responses to the comments are typed in blue. 

 

 

REGISTERED COMMUNITY ORGANIZATION / COUNCIL DISTRICT COMMENTS 

 

 

COMMENT #1:  

The drawings do not accurately represent the project – last minute changes which came about from the 

neighbors’ comments in the community meeting but have not been applied across all drawings.  

CosciaMoos Response: Drawings have been updated to show the same design. 

 

 

COMMENT #2: 

The parking entrance is too close to Lincoln Drive – consider moving it to the other side of the building. 

CosciaMoos Response: The parking entrance has been relocated plan west and is now approximately 

175’-0” away from Lincoln Drive. See page 07 in the CDR Package for this dimension. 

 

 

COMMENT #3: 

The secondary facades are lacking in detail and richness. 

CosciaMoos Response: Will consider. 

 

 

COMMENT #4: 

There is a support for density, but this project is out of scale with the neighborhood – step down the massing to 

four floors especially on the back side of the site. 

CosciaMoos Response: This project is designed by-right per Zoning District CMX-2. 

 

 

COMMENT #5: 

Would like to see some 3-bedroom units added to the mix. 

CosciaMoos Response: Will consider. 
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COMMENT #6: 

Move the roof deck away from the neighboring properties. 

CosciaMoos Response: The roof deck has been redesigned accordingly, see page 14 in the CDR 

Package. 

 

 

SITE DESIGN COMMENTS (INCLUDING COMPLETE STREETS) 

 

 

COMMENT #7: 

The rear fence should be porous, and greenery should be visible. 

CosciaMoos Response: Per Philadelphia Code Sec. 14-803(5)(c) ‘Perimeter Screening from Abutting 

Residential Zoning District’: “A minimum 8ft wide buffer shall be provided where a parking lot abuts a 

Residential Zoning District and shall consist of (…) a minimum 5ft high opaque wall, fence, or berm”. 

 

 

COMMENT #8: 

The second floor should look down to a courtyard space rather than to parking. 

CosciaMoos Response: Will consider. 

 

 

COMMENT #9: 

Shift the curb cut away from Lincoln Drive. 

CosciaMoos Response: See response to Comment #2. 

 

 

COMMENT #10: 

Add exterior bike racks in front of the commercial spaces. 

CosciaMoos Response: Exterior bike racks have been added to the plans and exterior renderings, see 

pages 01, 07-09, 18, and 20-23 in the CDR Package. 

 

 

COMMENT #11: 

Please show all complete street dimensions on plans and indicate where planters are located. 

CosciaMoos Response: Walking Zone, Furnishing Zone, and planters added to plan, see page 09 in the 

CDR Package. 

 

 

COMMENT #12: 

Consider extending the landscaping next to the parking entrance to the rear of the site. 

CosciaMoos Response: Parking entrance has been relocated towards the center of the building and is 

no longer adjacent to landscaping. 

 

 

COMMENT #13: 

One of the commercial spaces does not have convenient access to trash room. 

CosciaMoos Response: Quantity and size of commercial space revised, see page 09 in CDR package. 

All commercial spaces have the option to access the trash room either through the exterior double 

doors in the parking area by way of the access alley or through each door through the Utility Room. 
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BUILDING DESIGN COMMENTS 

 

 

COMMENT #14: 

The Committee appreciates the 2-bedroom units – consider adding more and increasing access to outdoor 

space. 

CosciaMoos Response: Will consider. 

 

 

COMMENT #15: 

The plans are inconsistent throughout the presentation. Please ensure that renderings reflect the planned 

ground floor. 

CosciaMoos Response: See response to Comment #1. 

 

 

COMMENT #16: 

There are concerns about the massing of the building. Consider setbacks and massing changes with height. 

CosciaMoos Response: See response to Comment #4. 

 

 

COMMENT #17: 

The entrance to the parking garage needed to be screened. 

CosciaMoos Response: See response to Comment #12. 

 

 

COMMENT #18: 

The ground floor height, as proposed, is not conducive for successful commercial spaces. 

CosciaMoos Response: Commercial spaces and their entrances relative to existing grade have been 

revised in favor of providing the highest ceilings possible. 

 

 

COMMENT #19: 

Staff suggests adding visual interest to the secondary facades using a mixture of higher quality materials and 

differentiated window patterns. 

CosciaMoos Response: See response to Comment #3. 

 

 

PARKING DESIGN COMMENTS 

 

 

COMMENT #20: 

Coordination with Street Department is required for new parking and curb cut arrangement. 

CosciaMoos Response: Understood. 

 

 

COMMENT #21: 

Ensure that all loading zones are clearly marked. 

CosciaMoos Response: We will coordinate with Philadelphia Parking Authority to designate a loading 

area on W Mt Pleasant to be used during regular business hours that will be compliant with marking 

requirements. 
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SUSTAINABILITY COMMENTS 

 

 

COMMENT #22: 

Add rooftop solar power generation and consider solar shading of the facades. 

CosciaMoos Response: Will consider. 

 

 

COMMENT #23: 

The plant pallet is too simple – add more diversity. 

CosciaMoos Response: Will consider. 

 

 

 

 

END OF COMMENTS 

 

 

All the Best, 

 

 

 

 

 

 
Sergio Coscia, AIA 

Principal 
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PROJECT ZONING OVERVIEW

USE REGULATIONS

PROPOSED & 
PERMITTED USES:

CELLAR MULTI-FAMILY BOH, MECHANICAL, GYM

2ND THRU 5TH MULTI-FAMILY UNITS

GROUND MULTIFAMILY LOBBY & BOH, 
RETAIL SHELL SPACE 

FLOOR USE

DISTRICT & LOT DIMENSIONS

MIN LOT WIDTH (FT) N/A N/A

MIN LOT AREA (SF) N/A N/A

MAX OCCUPIED AREA (SF) 13,886 SF 13,833 SF

MAX FAR (% OF LOT) N/A N/A

YARDS

MIN FRONT YARD DEPTH (FT) 1' - 8 1/2" 1' - 8 1/2"

MIN SIDE YARD WIDTH, EACH (FT) 5' - 0", IF USED 5' - 0"

MIN REAR YARD DEPTH (FT) 11' - 6" 11' - 6"

HEIGHT

MAX HEIGHT (FT) 45' - 0" 45' - 0"

ALLOWED / REQUIRED PROPOSED

MAX OCCUPIED AREA (% OF LOT) 75% 75%

MAX UNITS ALLOWED 66 66

OFF STREET PARKING & LOADING REQUIREMENTS

TOTAL CAR PARKING SPACES 0 23

CLASS 1A BICYCLE SPACES 22 24

ROOF DECK REQUIREMENTS

RESIDENTIAL ROOF DECK ALLOWED PROVIDED

ACCESS STRUCTURE 2 STAIRS & 1 ELEVATOR COMPLIES

LANDSCAPE AND TREES

STREET TREE REQUIREMENTS 5 5

LANDSCAPE BUFFER BTWN LOTS REQUIRED PROVIDED

YARD TREES REQUIRED PROVIDED

ENCROACHMENTS

BAY WINDOWS PERMITTED PROVIDED
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NO: 864 11/06/2024

PROJECT DESCRIPTION:

The proposed project is a 60,075 square feet, 5-story mixed-use development  at 309-21 W Mt Pleasant Avenue. 
This building will feature an engaging street-level retail space and an inviting entrance facing W Mt Pleasant 
Avenue.

The upper residential levels will accommodate 66 apartment units and private terraces. The amenities within the 
building comprise of a fitness center, indoor bike storage, tenant storage, a roof deck, and a green roof. 
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