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CMX-2 Zoning Exploration

The West Mount Airy Neighbors (WMAN) Zoning Task Force was appointed by the WMAN
Board in January 2025 to examine how existing zoning regulations function across three
key neighborhood commercial sites in West Mount Airy. The Task Force explored whether
targeted zoning revisions could better align future development with neighborhood
context, community priorities, and citywide planning objectives.

The Task Force’s work focused on the relationship between zoning standards, urban form,
public realm quality, and neighborhood character, rather than on any specific
development proposal. Current zoning has the potential to significantly influence the
character of these areas, including building scale, streetscape quality, commercial
viability, public space, and transitions to nearby residential blocks.

Through research, discussion, and comparative review, the Task Force came up with
eleven proposals that may be worth pursuing further with the 8th district council office and
the Philadelphia City Planning Commission. This work is presented for public discussion
and input from community members about how zoning can thoughtfully guide future
development in West Mount Airy. The proposals under consideration are:

Site and City Context
1. Landscaping and street trees
2. Public spaces
3. Sidewalk widths

Building-Related Considerations
4. Building height

Upper-story step backs

Facade articulation

Side and rear setbacks

N o !

First-floor commercial height

Potential Modifications to Existing Zoning Designations
9. Upzone CVS/Goodwill site



10. Upzone Greene/Horter Plaza
11. Mt. Airy Village downzoning

1.LANDSCAPING AND STREET TREES

Background

Trees and green space were identified by residents as a top neighborhood priority. Current
landscaping requirements generally apply only to larger developments, leaving many
smaller projects exempt from standards intended to preserve neighborhood character and
environmental quality.

Proposed Amendments
Apply landscaping and street tree requirements to all subdivision and land development
projects within West Mt. Airy, regardless of lot size.

Landscape Standards
Maintain existing tree replacement requirements.
Maintain existing heritage tree protections.
Require street trees at existing spacing standards.

Increase landscape buffering between residential and higher-density development
where privacy impacts occur.

Increase yard tree requirements from one tree per 1,600 square feet to one tree per 500
square feet.

Expected Benefits
e Increased tree canopy.
e Improved stormwater management.
e Better privacy between developments.
e Preservation of neighborhood character.



2.PUBLIC SPACES

Background

Neighborhood commercial districts benefit from small public gathering spaces that
support social interaction, pedestrian activity, and environmental quality. Current zoning
does not require publicly accessible open space as part of new development.

Proposed Amendments
Pedestrian Plaza Requirement - example language (could be modified)
For new principal buildings:
Lots with at least 125 feet of street frontage shall provide a pedestrian plaza.

Plazas shall contain a minimum of 300 square feet or 5% of lot area, whichever is
greater.

Lots with 200 feet or more of frontage shall provide at least 400 square feet or 5% of lot
area.

Plazas shall be located at street level and directly accessible from the sidewalk.
Plazas shall include seating, landscaping, pedestrian lighting, and waste receptacles.
Corner lots shall locate plazas at the street corner.

Plazas shall not be used for parking or vehicle access.

Additional Considerations

Encourage wider sidewalks, corner parks, and small public open spaces along larger
commercial corridors.

Expected Benefits
e Improved public gathering space.
e Enhanced walkability.
e Increased neighborhood activity.
e Stronger commercial districts.



3.SIDEWALK WIDTHS
Background

Many commercial corridors contain sidewalks that are too narrow to comfortably
accommodate pedestrians, street trees, outdoor seating, and other public amenities.

Proposed Amendments

Require a minimum sidewalk width of eight feet, or maintain existing width where
greater.

Incentivize sidewalks of 12 feet or wider in commercial districts.

Consider increased setbacks for taller buildings to create additional pedestrian space.

Expected Benefits
e Improved pedestrian safety.
e Additional space for street trees and amenities.
e Enhanced commercial activity.
e More comfortable public realm.

4.CMX-2 BUILDING HEIGHT
Background

Current CMX-2 height limits often force developers to compress floor-to-floor dimensions,
resulting in lower-quality commercial and residential spaces. Modern mixed-use buildings
generally require greater height to support functional ground-floor retail and upper-floor
housing.

Proposed Amendments

Height Standards
Increase base height from 38 feet to 45 feet.
Establish a maximum of four stories within the base height allowance.
Increase the height bonus for affordable housing/green roof from seven feet to ten feet.

Permit a maximum height of 55 feet instead of 45 feet, and five stories when bonus
provisions are used.



Require minimum commercial ground-floor heights of 12 feet.

Design Requirements
Require upper-story stepbacks above the third story.

Encourage architectural treatments that reduce perceived building mass.

Expected Benefits

e Better commercial spaces.

e Improved housing quality.

e More effective use of height bonuses.

e Buildings that remain compatible with neighborhood scale.

5.UPPER STORY SETBACKS
Background

Upper-floor setbacks reduce the visual impact of taller buildings and improve
compatibility with adjacent lower-scale development.

Proposed Amendments
Require front stepbacks of 8-12 feet above the third story.

Require side stepbacks of eight feet above the third story for buildings wider than 75
feet.

Require rear stepbacks of eight feet where rear setbacks are under 12’.

Require changes in materials or color above the third story.

Expected Benefits
e Reduced apparent building height.
e Improved compatibility with neighboring properties.
e Betteraccessto light and air.
e Enhanced streetscape character.



6. FACADE ARTICULATION

Background

Large buildings can either appear as a single oversized structure or be designed to reflect
the scale and rhythm of surrounding development. In West Mt. Airy, the prevailing building

pattern consists of relatively small buildings with distinct storefronts, entrances, and

architectural details. New development should reinforce this pattern rather than present

long, uninterrupted facades.

Proposed Amendments

Avariety of regulations are possible. Consider some or all of the following:

Facade articulation standards shall apply to all building facades that:

Are visible from a public street, sidewalk, trail, park, or public open space; and

Exceed 100 feet in width.

Consider applying these standards citywide to buildings exceeding 40 feet in width and
40 feet in height.

Building Massing
Building facades shall incorporate architectural detailing and variations in plane

sufficient to create visual interest and reduce the appearance of uninterrupted building

mass.

Front facades shall include vertical articulation at intervals not exceeding 30 feet.

Vertical articulation may be achieved through:

o

o

o

o

o

o

Changes in materials;

Changes in facade plane;

Bay windows;

Recessed entrances;

Balconies;

Porticos; or Similar architectural elements

Front facades shall include horizontal articulation between the first and second floors

through cornices, canopies, awnings, material changes, or similar architectural

features.

Entrances and Transparency

Primary non-residential entrances shall face a public street.

Buildings 30 feet or greater in width shall provide a recessed entrance.

Mixed-use buildings shall provide separate residential and commercial entrances.



Ground-floor facades facing public streets shall contain a minimum of 60 percent
transparent glazing.

Upper floors shall contain a minimum of 30 percent transparent glazing.

Materials
Front facades shall contain a minimum of 15 percent brick masonry, excluding window
areas.

Material changes should reinforce the architectural rhythm of adjacent development.

Blank Walls
Blank walls shall be prohibited on facades visible from public streets, parks, trails, or
public open spaces.

Side and rear facades shall incorporate windows, architectural treatments, public art,
material variation, or similar design elements to provide visual interest.

Expected Benefits
e Improved architectural quality.
e Better compatibility with neighborhood character.
e Enhanced pedestrian experience.
e Reduced visualimpact of larger buildings.
e Stronger relationship between new development and historic development
patterns.



/. SIDE AND REAR SETBACKS

Background
Current setbacks often provide inadequate separation between taller buildings, reducing
privacy, daylight, and opportunities for landscaping.

Proposed Amendments
Establish setbacks based on building height:
Building Height Minimum Side Setback

1-2 Stories 5 feet
3 Stories 10 feet
4+ Stories 15 feet

Alternatively, permit zero-lot-line construction where adjacent buildings are already built
to the lot line.

Expected Benefits
e Improved privacy.
e Greater access to daylight.
e Additional space for landscaping.
e Betterrelationships between new and existing buildings.



8. COMMERCIAL CEILING HEIGHT

Background

Successful commercial spaces typically require higher ceilings than residential spaces.
Without minimum requirements, new construction may create commercial spaces that
are difficult to lease or adapt over time.

Proposed Amendments
Require a minimum first-floor floor-to-floor height of 12 feet in CMX-2 districts.

Where adjacent buildings establish a consistent commercial floor height, require new
buildings to be within one foot of the average height, but not less than 11 feet.

Consider applying the Ridge Avenue Overlay standard citywide.

Expected Benefits
e More functional commercial spaces.
e Greater flexibility for future tenants.
e Improved storefront quality.
e Stronger neighborhood commercial districts.



9. CVS/Goodwill Upzoning

10. Greene/Hortter Upzoning

Background

Many neighbors who participated in the public process in 2025 wanted to see more
housing, especially more options for senior who wish to downsize. Neighbors also wanted
new restaurant options. The task force identified two sites that are surrounded by busy
streets and train tracks, not single-family homes, and therefore might be good locations for
slightly taller development.

Proposed Amendments

Change the zoning on the parcels where CVS, the Goodwill dropoff, and the Pelham and
Hortter strip mall are located to CMX 2.5 or CMX 3. This would allow for slightly more
housing to be built on these sites. Note that there is a tall (~9 stories) apartment building
on the southeast corner of Greene and Hortter.

Expected Benefits
More housing options for those looking for apartment or condo living, especially attractive
to seniors currently living in the area and wishing to downsize.

11. Mt. Airy Village Downzoning
Background

While all of West Mt. Airy is special, many residents feel that the corner of Greene and
Carpenter as the heart of the neighborhood. The existing scale i s 2 to 3 stories, and while
there are not a lot of redevelopment opportunities, if new development were to take place,
many neighbors want to retain the charm of the village.

Proposed Amendments

The Philadelphia City Planning Commission (PCPC) has said they are looking to revise the
regulations currently in place for CMX-1. Once those revisions are complete, WMAN,
PCPC, and the Council Office should look to see if CMX-1 is a better fit for Mt. Airy Village
than the current CMX-2 zoning.

Expected Benefits

Preservation of the existing neighborhood scale and small community feel.
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