
EMAN Zoning Committee’s RCO Priorities

❑ Serve as E Mt Airy’s zoning history collective memory

❑ Educate E Mt Airy residents on zoning issues

❑ Notify Neighbors of upcoming RCO Community and Vote
meetings

❑ Serve as neutral fact finder to provide reliable information
to all parties in Variance Review Process

❑ Host respectful and informative meetings where
Applicant, Near Neighbors and E Mt Airy Residents can 
share information and express their view about a 
proposed Variance

❑ Oversee a fair and accurate vote on the Proposed Variance
and possible proviso recommendations that Neighbors 
may want to have the ZBA consider

❑ Advise the ZBA of Near Neighbors and E Mt Airy
Residents’ vote results
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East Mount Airy Neighbors RCO Standard Operating Procedures

Available at: www.eastmountairy.org/zoning

This recently created handbook describes EMAN’s process, 
our research on proposed projects, and how we provide 
fact-based information to EMA residents.



ZONING INTRO: BECOME AN EXPERT IN ONE CONVENIENT SLIDE

Q: What is Zoning?
A: A set of restrictions and conditions on HOW a property owner can use or develop their property.

Q: Why do we have zoning in the City?
A: Helps make sure that the ways property is developed and used is safe, doesn’t impact other 

properties negatively, minimizes negative environmental impacts, weighs character of 
neighborhoods, etc. Allows for orderly, well-planned development and use of land. 

Q: Does every piece of property in the City have a zoning classification assigned to it?
A: Yes. (Check Out: www.atlas.phila.gov to search any property’s zoning)

Q: Who decides what the zoning classification is for a specific property?
A: City Council, along with the Mayor who signs the bill into law.

Q: Who decides what a property owner can and cannot do with their property depending on their 
zoning?
A: City Council, along with the Mayor who signs the bill into law.

Q: What if a property owner wants to use their property in a way that ISN’T allowed based on 
their zoning?
A: Seek a VARIANCE from the Zoning Board of Adjustment. (this is why we are here now)
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http://www.atlas.phila.gov/


6650 Musgrave St.: Present
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The Property: 6650 Musgrave St.



The Property: 6650 Musgrave St.



The Property: 6650 Musgrave St.
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Variance Request: To allow for Multi-Family household living, specifically Four dwelling units on the property.

L&I Refusal: Multi-Family use is prohibited in the RSA-5 zoning district. See Phila. Code Section 14-602(1).

148 Near Neighbor Properties

RCO Notification: Near Neighbor Properties for 6650 Musgrave St.



6650 Musgrave St.
RSA5 District, CD 8

Permit Request: Allow 4 dwelling units on 
the property.

L&I Refusal: Multi-family use not allowed in 
RSA-5 zoning district

L&I Notice of Refusal
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Property Owner Appeals L & I Refusal to Zoning Board of Adjustment (“ZBA”)
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What’s the Deal with RSA-5?
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Single Family Use: YES

Two-Family Use: No (Unless a variance 
granted)

Multi-Family Use: No (Unless a variance 
granted)



6650 Musgrave St. Zoning
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Zoning District – RSA5



148 Near Neighbor Properties
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146

2

RSA-5

RSA-3

RSA-3 
Allowable 
Uses:

Single Family: 
Yes

Two Family: 
No

Multi-Family: 
No



(.1) General Criteria.

… The Zoning Board shall grant a variance only if it finds each of the following criteria are satisfied:
… unnecessary hardship

… least modification possible
… harmony with the purpose and spirit of this Zoning Code
… will not substantially increase congestion in public streets, danger of fire, or otherwise endanger the public

health
… will not injure the appropriate use of adjacent conforming property

… will not adversely affect transportation or unduly burden water, sewer, school, park, or other facilities
… will not affect the implementation of any adopted plan

… will not create any significant environmental damage
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(.2) Criteria Specific to Use Variances.

… The Zoning Board shall grant a variance only if it finds each of the following criteria are satisfied:
… unique physical circumstances or conditions peculiar to the property and unnecessary hardship due to it 
… because of unique physical circumstances or conditions no possibility without variance for viable economic use
… hardship cannot be cured by a dimensional variance
… will not be detrimental to the public welfare
… will not alter the essential character of the neighborhood



ISSUE 1: Increasing Population Density in an 
Already Densely Populated Area
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Draft for Zoning Committee Review 16

ISSUE 1: Increasing Population Density in an Already Densely Populated Area

Location of 6650 

Musgrave St.



Location of 6650 

Musgrave St.



Location of 6650 

Musgrave St.



Density and Modes of Transport

Cars are the predominant mode of transportation in the area around 6650 Musgrave St., 
according to Census data.
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Density and Modes of Transport

0.7 miles walking to Washington Lane SEPTA

0.7 miles walking to Stenton SEPTA
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Density and Modes of Transport

0.3 miles walking to 23 Bus 0.2 miles walking to 18 Bus 21



Issue 2: Unnecessary Hardship

1) What is the HARDSHIP that requires a 4-unit use versus a 1-unit use?

* Property owner’s appeal does not address what the hardship is, if any, to operating 
a 1-unit rental, for which no variance is needed *
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Issue 3: Least Modification 

1) If there is a hardship, why are 4-units needed to remedy the hardship versus 3-units or 
2-units?

*Property owner’s appeal does not provide any explanation as to why 4-units, versus 3-units, 
versus 2-units is the least modification possible to alleviate the purported hardship*
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Issue 4: Details on the Size of the 4 proposed Units

Unit 1a: 34 ft. x 14 ft = 
476 sq. ft.

Unit 1b: 14 ft. x 11 ft. = 154 sq. ft.
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Issue 4: Details on the Size of the 4 proposed Units

Unit 2: 35 ft. x 17 ft. = 
595 sq. ft. 

Unit 3: 41.1 ft. x 
14 ft. =  575.4 
sq. ft.
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ISSUE 5: Is the Property Already Being Used as Multi-Unit Residences?

Section 9-3902 of The Philadelphia Code requires a rental license to be issued before any rent can be collected from a tenant

26



ISSUE 5: Is the Property Already Being Used as Multi-Unit Residences?

Department of 

Licenses and 

Inspection website 

search shows no 

rental license(s) for 

6650 Musgrave St.
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ISSUE 5: Is the Property Already Being Used as Multi-Unit Residences?

Picture dated August 27, 2015: shows 4 electricity meters at the property
28



ISSUE 5: Is the Property Already Being Used as Multi-Unit Residences?

Picture dated October 17, 2023: shows 3 mailboxes and 4 electricity meters
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ISSUE 5: Is the Property Already Being 
Used as Multi-Unit Residences?

Zillow Rental Listing for Unit 1b (400 sq. ft.) –

listed for rent on 10/24/2018 and 5/8/2023



ISSUE 5: Is the Property Already 
Being Used as Multi-Unit Residences



EMAN Zoning Committee 
Variance Review Summary

❑Multi-Family (4-units) in densely populated area of East Mount Airy: Increased congestion? 
Effects on transportation? Counter to character of neighborhood (overwhelmingly single-
family housing)?  Public welfare?

❑What is the hardship to the property owner by keeping the property to 1 rental unit?

❑Is 4-units the smallest change needed from what is already allowed (1-unit) to resolve 
the hardship? Why not 2-units?

❑Is the Property already occupied and used as multi-unit apartments? If yes, does the 
property owner have the required rental licenses? If no, does the property owner 
intend to apply for the required rental licenses?
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Help East Mount Airy Neighbors Continue its Work in the Zoning Area By:

• Becoming a Member of East Mount Airy Neighbors: visit www.eastmountairy.org to sign up!

• Making a Donation to East Mount Airy Neighbors: visit www.eastmountairy.org/donate.

• Joining the Zoning Committee as a committee member: message Nina Curlett in the Zoom Chat if 
interested!

http://www.eastmountairy.org/
http://www.eastmountairy.org/donate
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