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ADDRESS: 2112 WALNUT ST  
Proposal: Demolish rear of building; construct 11-story addition  
Review Requested: Final Approval  
Owner: Bruce and Lisa Ginsberg  
Applicant: Eric Leighton, cbp Architects  
History: 1870  
Individual Designation: None  
District Designation: Rittenhouse Fitler Historic District, Contributing, 2/8/1995  
Staff Contact: Laura DiPasquale, laura.dipasquale@phila.gov, 215-686-7660  
 
OVERVIEW: This application proposes to demolish portions of the four-story, 53-foot, Second 
Empire brownstone building at 2112 Walnut Street and to construct a 11-story, 141-foot tall 
addition. The proposal would remove portions of the roof, the entire rear mansard roof and 
portions of the rear wall and encapsulate the building in an 11-story addition. The fourth-floor 
front mansard of the existing building would become a screen wall to an open patio behind. The 
application provides little information on the treatment of the historic front façade, with the only 
notes being “existing masonry to be restored” and “roof shingles.” The addition would be clad in 
glass curtain walls and vertical metal siding and decks at each floor. Renderings provided in the 
submission demonstrate that the addition would be highly visible from Walnut Street, and it 
would also be highly visible from and extremely out of scale with Chancellor Street, a small 
street with several historic carriage houses that dead ends at this property. 
 
The Architectural Committee reviewed a previous iteration of the design in September 2023, 
which called for a 12-story, 165-foot tall addition and demolition of considerable portions of the 
historic building. The Architectural Committee voted to recommend denial, pursuant to 
Standards 9, 10 and the Roofs Guideline, which calls for additions to be inconspicuous from the 
public right-of-way, and Section 14-1005(6)(d) of the Philadelphia Code, the prohibition against 
demolition. Following the Architectural Committee, the height of the proposed addition was 
reduced and the demolition plans were also revised to show less interior demolition, but the 
roof, rear mansard, and rear bay are still proposed for removal and the full rear would be 
encapsulated by the 11-story addition, which would remain highly conspicuous. 
 
The application resembles a project on the neighboring properties at 2108 and 2110 Walnut 
Street that was approved by the Historical Commission in 2016. However, there are notable 
differences between the projects. The adjacent parcel at 2110 Walnut Street was a vacant lot at 
the time of designation, and the overbuild on the historic building at 2108 Walnut was shown as 
being limited to four-stories and being set back to the point of being inconspicuous from the 
public right-of-way. The rear of 2108 Walnut Street was also not visible from any streets owing 
to the carriage house fronting Chancellor Street which was retained. Per cover letter from 2016 
submission: “Note that the alteration to the existing rowhouse at 2108 Walnut features only one 
or two penetrations of the western wall, per floor. The rear bay of the rowhouse and non-historic 
one-story connector will be removed. The existing door and window openings in the rear will be 
extended for a new door and windows.”  
 
Renderings in the application materials demonstrate that the proposed addition would be highly 
visible from multiple rights-of-way.  
 
STAFF RECOMMENDATION: Denial, pursuant to Standards 9, 10, the Roofs Guideline.  
 
SCOPE OF WORK:   

• Construct 11-story addition 
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STANDARDS FOR REVIEW: 
The Secretary of the Interior’s Standards for the Treatment of Historic Properties and Guidelines 
include: 

• Standard 9: New addition, exterior alterations, or related new construction will not 
destroy historic materials, features, and spatial relationships that characterize the 
property. The new work will be differentiated from the old and will be compatible with the 
historic materials, features, size, scale, and proportion, and massing to protect the 
integrity of the property and its environment. 

o The proposed project demolishes portions of the historic building, including the 
character-defining rear mansard and bay, destroying historic materials. The new 
work will be overly differentiated from the old and incompatible with the historic 
materials, features, size, scale and proportion, and massing, failing to protect the 
integrity of the property and its environment. The application fails to satisfy 
Standard 9. 
 

• Roofs Guideline | Recommended: Designing rooftop additions, elevator or stair towers, 
decks or terraces, dormers, or skylights when required by a new or continuing use so 
that they are inconspicuous and minimally visible on the site and from the public right-of-
way and do not damage or obscure character-defining historic features.  

o The proposed addition would be highly conspicuous and visible on the site and 
from the public right-of-way. The application fails to satisfy the Roofs Guideline.  

 
STAFF RECOMMENDATION: Denial, pursuant to Standard 9 and the Roofs Guideline.   



•

•



•







CBP Architects  |  5 

2112 Walnut Street Submission for the Philadelphia Historical Commission 

8 7

9

EXISTING CONDITIONS KEY PLAN

2
1

S
T

1 2 34

5

6

3

1

2



CBP Architects  |  6 

2112 Walnut Street Submission for the Philadelphia Historical Commission 

EXISTING CONDITIONS AERIALS

GOOGLE MAPS AERIAL FROM SOUTH2

GOOGLE MAPS AERIAL FROM NORTH1
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EXISTING CONDITIONS AERIALS

GOOGLE MAPS AERIAL FROM WEST3
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EXISTING CONDITIONS SITE PHOTOS

2112 WALNUT ST1

WALNUT BETWEEN 21ST AND 22ND, LOOKING SW2
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21ST AND WALNUT, LOOKING SW3

EXISTING CONDITIONS SITE PHOTOS

22ND AND WALNUT, LOOKING SE4

Feasibility Study
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22ND AND CHANCELLOR, LOOKING EAST5

CHANCELLOR, LOOKING SE6

EXISTING CONDITIONS SITE PHOTOS
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EXISTING CONDITIONS SITE PHOTOS

CHANCELLOR AT THE BACK OF 2112 WALNUT, LOOKING NE7

CHANCELLOR LOOKING NE8
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EXISTING CONDITIONS SITE PHOTOS

CHANCELLOR LOOKING EAST9
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