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03.20.2026 
 
William Bergman 

Chair, Zoning Board   

1401 John F. Kennedy Boulevard – 11th Floor 

Philadelphia, PA 19102 

 
Re: RCO Meeting Calendar No: MI-2025-007317 
Zoning Application No: ZP-2025-003990 
Project Address: 4401 Ridge Avenue 
Date: 03.25.2026 at 2.00 pm  
Refusal: 14-704(2)(b)(.2) – Earth Moving activity is prohibited on Steep Slope Slope >25%. 
 
Decision taken by Coordinating RCO: SUPPORT 
 
Dear Mr. Bergman 
 
The East Falls Community Council Zoning Committee and community have met with representatives of 
4401 Ridge LLC Development and with notified residents to review a proposal for 4401 Ridge Avenue on 
the following dates which has received one refusal for steep slope disturbance: 
 

• January 14th 2026 – A zoom meeting between 3 members of the development team and 12 
members of the East Falls Zoning Committee to review preliminary designs and adjust before 
presentation to the community. 

• February 9th 2026 – An in-person meeting held in the Community Room in the Senior Building in 
Falls Ridge. This meeting was attended by about 20 residents from the 50-unit building, the 38th 
ward democratic leader Mark Green and Rennie Parker Phial Community Manager. 

• February 18th 2026 – This was the required public meeting held over zoom with notified members 
of the community. This was attended by 52 persons, consisting of twelve (12) members of the 
East Falls Zoning Committee, four (4) representatives from the development team, and thirty six 
(36) community residents. 
 

The required public meeting focused on this project at 4401 Ridge Avenue, which is zoned CMX-
3. It was explained in the introduction to the meeting, that the project has one refusal for steep 
slope disturbance (see attached agenda) and that the purpose of discussing the refusal was to 
discuss any potential concessions from the developer in return for support of the variance. 
 
It was explained that the ZBA’s review of the variance requested would put little weight on on-
street parking or traffic congestion as there are no requirements within the CMX-3 zoning 
regulating these issues. Additionally, it was explained, that building size could not be debated 
unless it exceeded 500% (FAR) of the site area which it does not.  

 
Summary of feedback from community residents to date:  
• Traffic and Congestion: The overwhelming feedback is the impact this development will have on 

existing traffic congestion and on adjacent street parking. 
• Need for a Traffic Study: Residents stated there should be a traffic study to determine the effects 

on congestion. The developer responded there is no requirement in the Zoning Code for traffic 
study per se, but that a traffic impact study will be required that would determine if changes are 
needed to light timing, new traffic signage etc. 

• Parking in front of homes: Residents immediately adjacent to the project do not want residents of 
the apartment building (not paying for parking inside the building), to be parked on the street 
outside their homes.  

• Parking during Construction: Residents would like to be informed of the logistics of parking of 
contractors and suppliers during construction to confirm these vehicles will not be parking on the 
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streets. The developer has confirmed that all parking would be on site and that dust and dirt 
control construction entrances will be located on Ridge Avenue. 

• Parking for potential retail/businesses: There is concern that there will be insufficient parking to 
meet the needs of anyone driving to commercial businesses. It was requested that the 
developers potentially provide parking inside the building for business customers. The developers 
stated they have made similar arrangements and would investigate when the need arises. 

• Public Transportation: There is concern that with the continuing cuts in public transportation and 
over 200 additional cars, the level of use on our two-lane local roads will make a bad situation 
intolerably worse particularly as East Falls is located at the intersection of several major road 
access points. 

• Community Benefits for the residents of Falls Ridge Senior Building: Residents of the Senior 
Building agreed they would compile a list of possible items of how the developer could help their 
community if this project goes forward. (e.g. A gazebo, additional trees to shade rear parking 
area, upgrades to the community room). No list has been presented to date. 

• One bedroom vs Multi Bedroom: The developer was questioned about the majority of the 
apartments being one bedroom and studios as opposed to multi-bed units. The concern is that 
the project will bring still more transient people into the neighborhood as opposed to long term 
stakeholders. The developer responded that the market for one-bedroom units is a lot stronger 
that muti-bed units (which is borne out by the vacancy rate statistics in East Falls).  

• Commercial vacancy rates: It was asked how this developer would succeed renting commercial 
space (required in CMX-3) where others have failed – there is an 80% vacancy rate currently in 
new developments constructed since 2020 in the East Falls Commercial area. 

• Building Aesthetics: There were no comments regarding the design of the building except that it 
was large. 

• Steep Slope: It was asked what are the engineering considerations for building on the steep 
slope. The developer replied that the specific engineering would be finalized as the project moves 
forward during the construction permitting phase, but that the goal was to minimize the impact of 
building on steep slope through the implementation of green roof and landscaped open areas. 

 
Zoning Committee Considerations on near neighbor response: 
 
Traffic Congestion & Parking:  

• The zoning code relating to CMX-3 does not include any limiting requirements relating to increase 
of traffic congestion and added “on street” parking. There is no question there will be an impact 
on the prevailing quality of life of nearby neighbors who have expressed these concerns. 
However, other nearby streets have implemented permit parking and the parking is also 2-hour 
limited along the current business district which would help to keep parking spaces open for 
businesses. This block of Ridge currently has unrestricted parking which overspill from the 
existing apartment buildings use. 

• The CMX-3 zoning is intended to add people and density to spur demand for retail and 
encourage commercial area revitalization.  

• The provision of 217 interior parking spaces ($125 ea.) far exceeds the requirement for providing 
on-site parking which is 84 spaces. 

• All traffic leaving the site will do so either on School House Lane where both left and right turns 
are available, or at the light at Merrick and Ridge. The traffic impact study results may mitigate 
some elements of the chronic congestion on Ridge Avenue at peak hours. 

 
The committee understands neighbors’ concerns of traffic, congestion and diminished 
parking options when faced with development. It is the default concern for all development. If 
we have to choose between a development that can be of overall benefit to the community, 
especially the commercial area or opposing all development because it brings traffic, then we 
opt for development if it can bring customers, retail opportunities and walkability alongside a 
unique building that acknowledges our East Falls riverside location.  
 

The steep slope:  
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• The loss of steep slope has been mitigated by the 30’ setback in the rear which preserves trees 
and slope that would otherwise be removed if the building observed the 8’ requirement for rear 
yard setback. 

• All open areas are naturally landscaped and porous. There are no open hard-topped parking 
areas. 

• The site plan has met PWD requirements for storm water control. 
• The loss of steep slope has been further mitigated with a green roof the area of which exceeds 

the minimum requirement. 
• The entrance to the parking area at the southern end of the site that puts the building unavoidably 

on the steep slope is a requirement of the streets department review. 
 

The committee agrees that overall, there is minimal loss to habitat and storm water retention. 
The tradeoff retaining the 30’ forested buffer in the rear, the community garden space and the 
internal landscaped court in lieu of the steep slope and the absence of open parking areas 
lead the committee to believe the loss is adequately minimized. Therefore, we agree to 
support the variance. 

 
Concessions and improvements incorporated by 4401 Ridge LLC since January 14th, 2026: 
The developer has implemented many changes to the originally proposed building at the request of the 
zoning committee as part of our negotiations: 

• Introduced a setback at the 8th floor to create a roof terrace and reduce height of the building on 
Ridge Avenue. 

• Moved 9-story high elevator/stair towers that came down to the sidewalk off the street to the 
interior of the plan. 

• Provided an improved pedestrian experience at the retail level by setting back the retail storefront 
8’ under the building façade with a canopy. 

• Introduced multiple recessed balconies throughout to acknowledge the river side setting. 
• Included multiple design elements into the Ridge Avenue Façade. 
• Provided a community amenity in the form of a garden and space at the north end of the building. 
• Agreed to provide illuminated decorative images laminated to the inside glass of storefronts when 

those spaces are vacant. 
 
Civic Design Review March 3rd 2026: 
It was agreed at the end of the review that the project would not need to come back for a second review 
on the understanding that the development team would keep working with the Zoning Committee on the 
design of the building and the items reviewed during the meeting. 
 
This 1.85-acre site at 4401 Ridge Avenue zoned CMX-3 is the last large available site within the East 
Falls Commercial area that can have a positive and immediate impact on the economic revitalization that 
the community at large has been wishing for. After this project is completed, there will only be small scale 
piecemeal developments within the CMX2.5 zone of the district. 

We hope that you support this steep slope variance request and at the same time consider the 
implications of CMX-3 zoning in smaller traffic bound communities with a diminishing but well utilized 
public transportation network.  

Regards 

 

Hilary J. Langer – Chair East Falls Zoning Committee 
Hilary.j.langer@gmail.com 
215 603 4279 

 



AGENDA  

4401 RIDGE AVENUE – REQUIRED PUBLIC MEETING 
EAST FALLS COMMUNITY COUNCIL  

7.00 PM February 18th 2026 
 

Project Introduction: 

1. Project Site is zoned CMX-3 Mixed Commercial Residential. The Intent 

of this mixed use is to revitalize neighborhood commercial areas by 

adding population density and commercial retail. 
 

2. The project is being reviewed by the community because there is a 
refusal for building on steep slope. In this process the refusal is 

traditionally used as leverage by the community to gain improvements 
or concessions in return for community support. 

 
3. During the refusal hearing the Zoning Board can only consider the 

criteria written in the zoning code applicable to CMX-3. This means 
that the following is not criteria the ZBA will consider in their decision: 

 
• Traffic congestion or parking on streets caused by commercial or 

residential traffic 
 

• Building height or area or the number of units unless 500% FAR (Floor 

Area Ratio) is exceeded – i.e. 5 x Site Area. 

Project Description & Presentation – 4401 Ridge LLC: 

Questions and comments to Developers: 

• Notified Residents of Falls Ridge & Senior Building. 
• Notified Residents of Hilltop. 

• All other notified stakeholders 
• All other community stakeholders. 

Future Meetings - FYI: 

4. Civic Design Review – Tuesday March 3rd - 1 pm to 5 pm by zoom and 
in-person. Registration required. Instructions on EFCC Zoning Page 

 

5. ZBA Refusal Hearing: Wednesday March 25th at 2 pm by zoom or in 
person. Registration Required. Instructions on EFCC Zoning Page. 

 


