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106 Meehan Ave and 109-121 Pleasant St Project Review

m—

L&I Variance: 106 Meehan Ave

By-Right Options: 109-121 Pleasant St

Impact on Character of
Neighborhood: 109-121 Pleasant St

Flash Flooding — Stormwater: 109-121
Pleasant St

Neighboring Building Light Impact:
109-121 Pleasant St

Trees & Health: 109-121 Pleasant Ave

Historic Aspects of Neighborhood

10

Parcel frontage shown as 30-ft in City Atlas — Registry Map, 28-ft on Applicant’s Site
Plan.

Registry Map 052N170168 shows 2-ft wide land stripe for 104 Meehan Ave. No
indication of 104 Meehan St on Applicant’s Site Plan.

Proposed Building classification: Semi-detached or Attached.

Preserve existing 121 Pleasant St, build 4 new attached houses on 20-ft by 72-ft lots.

Build 6 new attached homes on 20-ft by 72-ft lots with 6-ft setback on each end of
building.

Building height, proximity to street, materials and architectural style not consistent
with neighboring houses.

Increase in impervious cover from current 2,202 sf to an estimated 8,136 sf in flash
flood prone historic Wingohocking Creek Watershed, upstream of several PWD
designated Flood Prone Intersections.

Building height of proposed buildings may have sunlight shading impacts on rear of
100 Block Meehan Ave houses .

Philadelphia goal is to increase tree canopy to 30%. Proposed project would eliminate

3 mature trees.

Most homes built between 1871 and 1910. Meehan Nursery started in 1854 on
Germantown Ave., relocated to Chew Ave. Chew property was sold for 500 homes in
1920.
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106 Meehan Ave and
109-121 Pleasant St Site Plan

2 Components

106 Meehan Ave Single Family House /
And Common Driveway for 9 parcels ]I
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109-121 Pleasant St: 8 houses and/ A il E E E w

Common Driveway for 8 units
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106 E Meehan Ave: Originally attached to 108 and 110 Meehan Ave Houses
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Actual Frontage of 106 Meehan St?

Applicant’s Site Plan: Shows 28-ft City Atlas — Registry Map: Shows 30-ft
it : ‘ Atlas
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City Atlas also shows 104 Meehan Ave with Width of 2-ft. -
This 2-ft remnant not shown on Applicant’s Plan.
Needs to be resolved.
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Applicant’s Response

“In the alternative , Applicant hereby asserts that the zoning examiners
determination that the dwelling unit planned for 106 Meehan Avenue is a
semi-detached structure was erroneous.

FARCEL'A
LOT AREA: 2337 IF
CHFEN ARTA: 1745 5F

The correct determination is that 106 Meehan is an “attached building”,
and as such Refusals #9 and #10 should not have been generated.”

Source: Applicant’s Appeal to ZBA, Attachment, pg. 3

| } L&I Review
| ST ———F 1 T ™ T
TABLE 147011, MIMIMUM RE AR vARD DEPTH AT P ARKING REQUIRED PROFOSED
$14-80301 (b A1) (FT ) (106 MEEHAMN AVE) TET =TT
TABLE 14-701-1 BATRIRAT A SIME WAED AT ST REQUIRED PROPOSED
(OBEEHAN AVE) Sepk. 15, 2020°F T 0ET




Applicant’s Explanation on
106 Meehan Ave Attached Building Classification

The building planned for 106 Meehan is an “attached building” because Section 14-203(44)(a) defines
an attached building as, “For intermediate lots, a building with both side building walls located on or at
the side lot line.”

= Section 14-203(178) defines “lot line” as “A boundary line delineating one lot from another lot, street,
or any public or private means of vehicular or pedestrian traffic.”

* The building planned for 106 Meehan will be bounded to the west by the side building wall of the
home at 102 Meehan Ave., and bounded to the east by the boundary line of the non-exclusive
easement area on which the shared vehicular driveway will run.

* Therefore the building 1s bound “with both side building walls located on or at the side lot line”, and
accordingly in an “attached building” under the Zoning Code.

106 Meehan Ave Semi-detached or Attached Classification

resolution will affect Rear Parking for 109-121 Pleasant St.
K O'Day Sept. 15, 2020



109 — 121 E Pleasant St Site Plan (Portion)
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109 — 121 Pleasant St: 8 Variances
Minimum Lot Size Variance and By-right Option

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

i—ode Sedion( =) _ode Sedion Title(z): Feazon for Refusal;

TABLE 14-701-1 REGUIRED FROPOSED

MIMIMUR LOT ARE A (SE.FT ) 1440 S0 FT. 1246 292 50 F 1,
(P AR CEL A
1201 443 SQ.FT,

(PARCEL B

109 - 121 Pleasant St By Right Parcels 1;?2.32?_%@. FT.
(Overa” Parcel: 132—ft by 72'ft) E-IE'TEE;E; S,::I; BT

(P ARCEL O

: : 1195 630 5G. FT.
O By-right Option 1: (PARCEL E)

O Preserve 121 Pleasant House (50-ft by 72-ft) 1193692 S0 FT
O Build 4 houses on 20-ft by 72-ft lots Eﬁ’gﬁ%% £
(PARCEL G
Q By-right Option 2: E;EE-EEE'?- FT
* Lot 20-ft by 72 ft = 1,440 sf
» 132-ft frontage/20-ft per lot
e 6lots @ 1,440 sf each

» 6-ft setback on both ends of attached building
K O'Day Sept. 15, 2020




Character of 100 Block Pleasant St =
* Houses Setback
* Porches

¥ » 2 Stories

——— * Average lot: 1,172 sf
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Applicant’s Proposal
e 3 Story Building with Pilot House and Roof
Deck
* Close to sidewalk
* Average Lot size 1,201 sf
e Parking in Rear if 106 Meehan Ave
Variance Approved K O'Day

109-121 Pleasant St: 8 Units

PERSPECTIVE

Sept. 15, 2020
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Existing: 110 — 112 Pleasant St

K O'Day

Proposed: 109 — Units A & B

Sept. 15, 2020
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Applicant Visualization

City Atlas

Sept. 15, 2020

K O'Day
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Upper NW 2035 Plan

Germantown Flood Relief Study: April 2020
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FLASH FLOODS SN

The two branches of the Wingohocking Creek were converted into underground

Combined Sewer Overflow

sewers to facilitate land development in the late 19th and early 20th centuries.
The Wingohocking Creek watershed, spanning across portions of Germantown,
Mount Airy, and beyond, is heavily developed with hard surfaces like buildings
and asphalt. Rainwater that falls in this watershed, plus wastewater generated
by homes, businesses, and institutions, eventually drains to the covered sewer.

DRY WEATHER WET WEATHER

Because rainwater travels quickly over hard surfaces, there is little opportunity AT ST .
for it to be absorbed into the soil. Heavy rain storms can overwhelm the sewer /me ; gl:;r:f:zgk& ] 7 : H|5t°f|C W[ng‘olvhgcklng Watershed
_system. Onseveral oceasions, rain water has backed up in to hasements and risen G h et bt / O b élilo 2000 Feet.
into streets, usually with little warning. Flood waters usually recede very quickly, 2 Sprague Upsal $ S a' Lane - - X
but still create dangerous situations and lead to property damage. // ,;'5 TR 4 & X ¢\ SIS 5
/& < ONE Mt Airy
Types of Flooding in the Upper Chronic Flood Areas /9 4 SHG A ) Ve;nén& g
Northwest / / B / : Haioe sS4 /
- v 4 Sprague S 3 ; /

Overland or Street Runoff \ -/

Flooding on the ground and streets 58 Hain! "

This flooding can be made worse \ ST > Crittend

when combined sewers can't handle NS ~ A ARSI Belfi{d T rittendh

the volume of water. Some areas of } g 4 o & Johnsa N o & Stocktof] 1€ A ;

Philadelphia have overland flaoding /A 7 P AN Brinto Anderson, <

because they don't have sewers 7/ ) < . Washington fx Pice edary & 21st s S |

Overland runoff can also lead to flash ( ) & Clearview 74 47 Cheltenp. Golfy & " .

floods. \\ 5 e 6201 péifie) o ‘<" & Andersch Beethwood

% & 7 Belfield .« 4 i, pist &

Basement Backups ° ) y & Walnut pencer

Extreme amounts of rain  can »" % %

overwhelm the sewer system, At oo/ \:;Belﬁeld e Ogont

times, water is forced into basement AN (WY lai B—

through drains, sinks, and toilets Wisshhickon
VallepPark

Definition | Combined Sewer
Systems

In combined sewer systems, hoth
rain and household water goes into
the same pipes. The pipes take it
o ftreatment plants, where it is
treated then released into rivers and
creeks. However, during the heaviest
starms, there is not enough space
for rain and household water in the
pipes and treament plants, The extra
water is released through combined
sewer overflows  [CSO).  These
averflows cause the untreated water
to be released into nearby rivers and
streams

' Tookany/Tacany-
o Frankford Creek
Definition | Watershed Watershed

Awatershed is an area of land within
which water from rain or snow drains
into & body of water, such as a river,
lake or ocean

Chronic flood areas along the
former Wingohocking Creek

Historic streams
A~ Current streams and rivers
— — UNW District Boundary

Sej

GerrRantgfvn S

Source: PWD Germantown Stormwater Flood

Risk Reduction Study, Exec. Summary, Oct., 2019
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Flood Prone Intersections
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: Trunk Sewers (GTE 48-in)
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109 — 121 Pleasant St: Existing Impervious Cover

Parcel Area

ﬂ
Area sf Area sf _ 2,202 * 100

Existin =
109 3,226 806 _ g 9687
Per Cent impervious Cover

121 6,461 1,396
= 22.7%

Total 87 2,202

6
Day Sept. 15, 2020
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20

Impervious Cover Estimates — Lot B

P:rrggl Description Dimensions - ft Area - Sf
1 Building 16.5 ft by 35.75 ft 590 sf
2 Parking 10 ftby 18.5ft 185 sf
3 Driveway 12 ft by 16.5 ft 198 sf
4 Rear Steps & Landing 4.7 ft by 9.5 ft 45 sf
Total Impervious Area 1,017 sf
1,017 =100

Lot B Per Cent impervious Cover =
P 1,201 (Lot 2)

= 84.7%

Existing 109 - 121 Pleasant St impervious Cover: 22.7%
K O'Day Sept. 15, 2020



109 - 121 Pleasant St Impervious Cover
Square Ft
_— , , Steps - Sum Imp
House |Total Area| Building | Driveway | Parking , % Imp
Landing Cover
A 1,246 589 198 185 45 1,017 81.6%
B 1,201 589 198 185 45 1,017 84.7%
C 1,199 589 198 185 45 1,017 84.8%
D 1,197 589 198 185 45 1,017 85.0%
E 1,195 589 198 185 45 1,017 85.1%
F 1,193 589 198 185 45 1,017 85.2%
G 1,191 589 198 185 45 1,017 85.4%
H 1,189 589 198 185 45 1,017 |  85.5%
Total 90611 4712 1,584] 1,480 360 84.7%.,

Existing impervious Cover — 2,202 sf

Proposed Imp Cover 3.7 times existing level

21



Potential Shading Impact of 109-121 Pleasant St Project on Rear of 100 Block Meehan Ave Houses 22

Computation path of the sun for:
109 Pleasant, Philadelphia. PA, 19119 usa | B e o
01.Jan2021 | 09:12 UTC-5 "
Applicant’s Statement: i 2
Pg. 4 of Appeal Attachment Solar data for the selected location ; f A
06:52:24 %, #f Dh
07:22:28 /
“The variances sought will not i?g::; / \
. :46: =
substantially or permanently harm e
’ X i 17:16:46 / by
our neighbors’use of their X N % g
properties or impair an adequate Tl I\ P 3% /o
, , 147.101.098 [\ p% /|
supply of light and air to those [N % 3 |
Y 15.34° | ™ f |
roperties. N o e
prop 139.27° bl =
| . |
47.39 '. b - |
2 |Set Lat/Lon| d
N 40°3'19.75" 40.05549°
W 75°11'5.63" -75.18490° W 7
S i
=,
More solar data z Y,
o
Print = — "?pﬁ_ 4
= 8 e
Contact = if ‘;%I
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: "1 Health impact assessment of Philadelphia's 2025 tree

FHE LANCE |
Planetary Health Jet=]lelo}iieloll=) goals

Mictielle C Kondo, PhD 2 B - Natalic Mugller, PhD « Dexter H Locke, PhD « Lara A Roman, PhD

David Rojas-Fueda, PhD « Leah H Schinasi, PhD « et al. Show all authors

FI F"Id | ﬂgS Published: April, 2020
We estimated that 403 (95% interval 298-618) premature deaths
overall, including 244 (180-373) premature deaths in areas of lower
socioeconomic status, could be prevented annually in Philadelphia if
the city were able to meet its goal of increasing tree canopy cover to
30%.

R A
gy =

to add trees could save hundreds of

Philly’s ambitious plan
= lives, study finds

Trees & Health Impact

K O'Day Sept. 15, 2020



Though with the usual assortment of Fruits and Flowers
found in all leading Nurseries, we pay especial
aliention lo Ornamental Trees, We have neatly
fifty acres of these alone, and well on
fo a fhousand varieties.

JAPAN MAPLES . and . JAPAN SNOWBALL
—_—f SPECIALTY — ¥ A . . 'y ¥ w T E k. | 2
SEND SIX CENTS IN STAMPS FOR DESCRIPTIVE CATALOGUE. S k B _ ST - 4 1 - Ao

it AT

e v

e - ]
. g e

X ‘ * . L v
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THOMAS MEEHAN & SON,

Germantown, Philadelphia, Pa.

JAPAH RHOWERALL,
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106 Meehan Ave and 109-121 Pleasant St Project Review

m—

L&I Variance: 106 Meehan Ave

By-Right Options: 109-121 Pleasant St

Impact on Character of
Neighborhood: 109-121 Pleasant St

Flash Flooding — Stormwater: 109-121
Pleasant St

Neighboring Building Light Impact:
109-121 Pleasant St

Trees & Health: 109-121 Pleasant Ave

Historic Aspects of Neighborhood

10

Parcel frontage shown as 30-ft in City Atlas — Registry Map, 28-ft on Applicant’s Site
Plan.

Registry Map 052N170168 shows 2-ft wide land stripe for 104 Meehan Ave. No
indication of 104 Meehan St on Applicant’s Site Plan.

Proposed Building classification: Semi-detached or Attached.

Preserve existing 121 Pleasant St, build 4 new attached houses on 20-ft by 72-ft lots.

Build 6 new attached homes on 20-ft by 72-ft lots with 6-ft setback on each end of
building.

Building height, proximity to street, materials and architectural style not consistent
with neighboring houses.

Increase in impervious cover from current 2,202 sf to an estimated 8,136 sf in flash
flood prone historic Wingohocking Creek Watershed, upstream of several PWD
designated Flood Prone Intersections.

Building height of proposed buildings may have sunlight shading impacts on rear of
100 Block Meehan Ave houses .

Philadelphia goal is to increase tree canopy to 30%. Proposed project would eliminate

3 mature trees.

Most homes built between 1871 and 1910. Meehan Nursery started in 1854 on
Germantown Ave., relocated to Chew Ave. Chew property was sold for 500 homes in
1920.

K O'Day Sept. 15, 2020
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