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        November 28, 2023 

Via Electronic Mail: 
preservation@phila.gov 
Chair and Members of the Historical Commission 
Philadelphia Historical Commission 
One Parkway, 13th Floor 
1515 Arch Street 
Philadelphia, PA 19102 

Re: 2112 Walnut Street 
 

To the Chair and Members of the Philadelphia Historical Commission:  

As a resident of the neighborhood in the immediate vicinity of 2112 Walnut Street, I am 
writing this letter in opposition to the plan of development for the subject property which is 
currently in use and which is listed as Contributing to the Rittenhouse Fitler Historical District.   

Many of my neighbors have expressed concern over the project which includes 
significant demolition of the existing structure and a large and oppressive overbuild/addition of 
approximately 13 stories which, as your Staff and Architectural Review Committee have 
observed, will be improperly conspicuous and out of character with the original structure and the 
Historical District.               

Additionally, there is grave concern about the likely impact of such an imposing new 
structure on Chancellor Street to the rear of the property. The Street is now a private drive for 
access by property owners adjoining on either side. The Street is made of Belgian Blocks and is 
known as an iconic historical location with handsome adjoining structures, including former 
stables. The new construction will attempt to access its accessory parking via an easement on 
2114 Walnut in order to reach Chancellor Street.  This will cause traffic and other concerns and 
place an undue burden on what is now a private drive.     

Another concern is the impact of the demolition and new construction on the adjoining 
properties. The loss of light and air, the danger of structural damage, and the other impacts from 
a project out of scale with the District, will all be harmful. This is all the more troubling as the 
existing building is fine for the current office use or conversion to apartments or condos and 
there is no reasonable basis for approval of the project.            

I plan to attend the Zoom hearing on December 8th at 9:00 a.m. and state my objections 
on the record of the proceedings. In the interim, please place a copy of this letter in the record.     

 

 Respectfully submitted,      

"................" 
Address".............." 
Email"........... "  

DocuSign Envelope ID: CFDB12B6-3D21-489D-9937-756B377FC065

Julia Feng

Jules6985@yahoo.com

2122 chancellor & 2130 st james st. 
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10768054.v1 

 

       

DocuSign Envelope ID: CFDB12B6-3D21-489D-9937-756B377FC065

My husband and I have lived in the area since 2010. First on chancellor and then on st james 
where we are raising our two daughters. We don’t believe the proposed building at 2112 walnut 
fits into the historic district and is out of character with the surrounding neighborhood. I 
know construction disruption of our daily lives is of no concern here but the damage to the 
private historic street should be as it is unable to sustain heavy construction vehicles in and
 out and if damages were to occur then who would be liable. We strongly oppose this project as 
do most of our neighbors. 

Steve and Julia Woerheide 
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December 6, 2023 

Via Electronic Mail: jonathan.farnham@phila.gov 
Philadelphia Historical Commission 
c/o Jonathan E. Farnham, Ph.D., Executive Director  
One Parkway, 13th Floor 
1515 Arch Street 
Philadelphia, PA 19102 
 

Re:  2112 Walnut Street 
 

Dear Dr. Farnham, 
 

Due to the significant misrepresentations and prejudicial inferences contained in Mr. 
Bendesky’s e-mail, sent on behalf of himself and a group of neighbors to Ms. DiPasquale on 
December 4, 2023, we are compelled to respond.  As the Commission is aware, this project was 
scheduled to be heard at two (2) prior Commission listings following the September 26, 2022 ARC 
meeting. It was first scheduled for October 13, 2023 but was continued to allow the Applicant time 
to engage with community members on concerns raised in emails and comments to the ARC, 
which was the first the Applicant learned of any issues, and to thoroughly review the proposal to 
assess whether there were any reasonable modifications that would address neighbor feedback.  As 
I indicated in my e-mail of October 12, the Applicant was initially met with stanch refusal by 
neighbors to engage in any conversation whatsoever. 

  
Fortunately, a local RCO leader graciously intervened and was able to arrange an in-person 

discussion between concerned community members and the Developer. A copy of the invitation 
to that meeting was sent to your attention for inclusion in the Commission’s records on October 
25, 2023.  An e-mail from Mr. Gross recounting the community engagement is attached to this 
letter as Exhibit "A".  The meeting occurred on November 6, 2023 at 7pm at the offices of Center 
City Residents’ Association.  The Applicant was initially encouraged by the thoughtful discussion 
that occurred at the meeting, which concluded with a mutual understanding that the Developer 
would work to provide a draft Memorandum of Understanding documenting the Developer’s 
commitment to substantially addressing many of the community’s concerns discussed at the 
meeting.  Because of the proximity of community discussions to the next PHC meeting date, the 
Applicant again requested a continuance of the November 10, 2023 PHC meeting to allow follow-

mailto:laura.dipasquale@phila.gov
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up from the November 6 meeting.  A November 8, 2023 letter requesting a continuance confirmed 
the Applicant’s dual commitment to continue discussions with the neighbors and to revise the 
project to reflect design and massing considerations.  Despite contentions contained in Mr. 
Bendesky’s e-mail, the Applicant meaningfully fulfilled both of those commitments, as described 
below.  

  
As is evident from the updated plan submission set provided to the Commission on 

November 30, 2023, the project has been considerably revised, which is summarized in the CBP 
Architect’s cover letter.  Of particular note, the building was reduced by two (2) full stories, with 
an even larger front setback and further reduction at the North façade, and most of the existing 
brownstone structure will be retained.  The overall project GFA has also been reduced by roughly 
7,000sf.   Mr. Bendesky’s statement that the project “involves too much demolition of the beautiful 
existing structure” patently mischaracterizes the actual proposed modification to the existing 
structure, which involves inconsequential less than 10% removal of predominantly non-character 
defining features of the existing structure. 

  
Furthermore, the draft Memorandum of Understanding substantially addressed many of 

Mr. Bendesky’s supposed project harms, including the following main points: 
  
- commitment to build a project no larger than the revised project submitted to PHC, with 
relevant portions of the PHC submission serving as an exhibit to the MOU; 
- limitation to no more than ten (10) vehicle parking spaces, which is only several additional 
spaces more than were historically used and accommodated in the rear of this property; 
- commitment to exclusively use Walnut Street for project construction, except where 
absolutely infeasible;  
- commitment to not only restore any damage that occurs to Chancellor Street but to also 
advocate for its comprehensive restoration, as noted below; 
- commitment to notify neighbors prior to any use of Chancellor Street; 
- commitment to avoid any impairment of neighbor’s ability to ingress or egress from their 
properties on Chancellor Street and reimbursement for any costs incurred if a temporary 
impairment occurs; 
- agreement to facilitate, if possible, the full restoration of Chancellor Street and a 
significant monetary commitment towards the restoration goal; and 
- confirmation that all trash/recycling will be exclusively stored within the building; 
  
Finally, although Mr. Bendesky and the neighbors are entitled to their opinions relative to 

the project "benefit", their preferred use of the property, and the market for new condominium 
units, none of those emotion driven positions weigh on the Commission’s review of the proposal.  
The Developer is disappointed the neighbor group were not willing to meaningfully engage 
following his considerable project concessions but he remains open and willing to consider future 
discussions.  
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We look forward to presenting this project to the PHC on Friday, December 8, 2023. 
 
 

Respectfully submitted, 
 

 
Meredith Ferleger 
 
 

cc:  Carl S. Primavera (via electronic mail: CPrimavera@klehr.com) 
 Laura DiPasquale (via electronic mail:laura.dipasquale@phila.gov) 
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Exhibit "A" 
E-mail from Rick Gross of CCRA 
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Ferleger, Meredith

From: Tim Shaaban <tshaaban@urbanspacedev.com>
Sent: Tuesday, December 5, 2023 11:19 AM
To: Ferleger, Meredith
Subject: Fwd: Proposed 2112 Walnut Street Project

FilingDate: 12/5/2023 12:42:00 PM

This message is from an external sender.  
 

 
Tim Shaaban 
 
USD | URBANSPACEDEVELOPMENT 
 
1315 Walnut Street 
Suite 1325 
Philadelphia, PA 19107 
 
T   215 238 7460 
F   215 974 7460  
M  215 715 9312 
 
Sent from my iPhone 
 
Begin forwarded message: 

From: president@phillyccra.org 
Date: December 5, 2023 at 4:59:46 PM GMT+1 
To: Tim Shaaban <tshaaban@urbanspacedev.com> 
Cc: Paul Steinke <psteinke@preservationalliance.com> 
Subject: RE: Proposed 2112 Walnut Street Project 

 
Tim, 
  
This email will confirm that CCRA convened a meeting with your team and near neighbors under our 
Near Neighbors Mediation Program to attempt to arrive at a solution to the many concerns which had 
been raised about the 2112 Walnut Street project.  I acted personally as CCRA’s mediator and invited 
the Preservation Alliance to participate which it did.  At the conclusion of that meeting, you offered to 
revise your plans and prepare an agreement addressing the concerns that were aired.  The neighbors 
agreed to review that proposal without committing to support it in advance.  You prepared a proposal 
and revised it after reviewing it with me.  I then sent it to them.   
  
As we now know that proposal was not accepted by the neighbors and they remain opposed to the 
project.  The mediation program has concluded without any agreement between the parties.   
  
I hope this clarifies the situation. 
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Rick 
  
  
  



December 4, 2023 
 
 
 
 
 
To the Chair and Members of the Philadelphia Historical Commission, 
 
 
My husband and I have owned a home in the English Village since 1987. We would like to state our 
vehement opposition to the proposed overbuild of 2112 Walnut Street. We are in full agreement with 
the reasons for opposition outlined by the Historical Commission staff, the Architectural Committee, and 
in the letter by attorney Carl Primavera and the written testimony by Janice Woodcock. We would also 
like to emphasize one additional, important reason for opposition to this project.  
 
The rear of our home is on the 2100 block of Chancellor Street, which is a quaint Belgian block paved 
driveway protected by Philadelphia’s Historic Street Paving Thematic District. This street was designed 
to support horse-drawn carriages as evidenced by the historic stables that line its south side and now 
serve as single-family houses. Beneath the street are aged and sensitive utility lines, including the water 
main which ruptured this past summer and is still covered by two “temporary” steel plates.  
 
The proposed project would use Chancellor Street for heavy construction vehicles for an extended time 
and for access to the eight resident parking spaces which would utilize a narrow easement that runs 
across the rear of 2114 Walnut Street. We are greatly concerned about the damage this unintended 
heavy usage would inflict on the street’s historic materials, its underlying foundations and the sensitive 
utility lines below. We urge you for all the reasons mentioned by the many concerned citizens to protect 
our city’s historic resources and reject this project.  
 
 
Sincerely, 
Heather Ascher 
2137 St. James Street 
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November 28, 2023 

Via Electronic Mail: 
preservation@phila.gov 
Chair and Members of the Historical Commission 
Philadelphia Historical Commission 
One Parkway, 13th Floor 
1515 Arch Street 
Philadelphia, PA 19102 

Re: 2112 Walnut Street 

To the Chair and Members of the Philadelphia Historical Commission: 

As a resident of the neighborhood in the immediate vicinity of 2112 Walnut Street, I am 
writing this letter in opposition to the plan of development for the subject property which is 
currently in use and which is listed as Contributing to the Rittenhouse Fitler Historical District.  

Many of my neighbors have expressed concern over the project which includes 
significant demolition of the existing structure and a large and oppressive overbuild/addition of 
approximately 13 stories which, as your Staff and Architectural Review Committee have 
observed, will be improperly conspicuous and out of character with the original structure and the 
Historical District.        

Additionally, there is grave concern about the likely impact of such an imposing new 
structure on Chancellor Street to the rear of the property. The Street is now a private drive for 
access by property owners adjoining on either side. The Street is made of Belgian Blocks and is 
known as an iconic historical location with handsome adjoining structures, including former 
stables. The new construction will attempt to access its accessory parking via an easement on 
2114 Walnut in order to reach Chancellor Street.  This will cause traffic and other concerns and 
place an undue burden on what is now a private drive.     

Another concern is the impact of the demolition and new construction on the adjoining 
properties. The loss of light and air, the danger of structural damage, and the other impacts from 
a project out of scale with the District, will all be harmful. This is all the more troubling as the 
existing building is fine for the current office use or conversion to apartments or condos and 
there is no reasonable basis for approval of the project.        

While we do not plan to attend the Zoom hearing on December 8th at 9:00 a.m., please 
place a copy of this letter in the record.   

 Respectfully submitted, 

Esther Cheung & Craig Brody 
2138 St. James Pl 
cheune3@gmail.com; cbrody@outlook.com 

mailto:preservation@phila.gov


���������	
	���
������������������
��
	����
�����������
��
��
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1835 MARKET STREET  |  SUITE 1400  |  PHILADELPHIA, PA 19103  | t 215.569.2700  |  f 215.568.6603 | www.klehr.com 

PENNSYLVANIA    |   NEW JERSEY   |   DELAWARE    |  NEW YORK 
10670809.v1 

Carl S. Primavera 
Direct Dial: 215-569-1663 
Email: CPrimavera@klehr.com 

September 22, 2023 

Via Electronic Mail: 
laura.dipasquale@phila.gov 
Philadelphia Historical Commission 
c/o Laura DiPasquale, Historical Preservation Supervisor 
One Parkway, 13th Floor 
1515 Arch Street 
Philadelphia, PA 19102 
 

Re: 2112 Walnut Street 

Dear Ms. DiPasquale: 

As you know, I represent a group of unit owners residing in residential condominiums at 
2108-2110 Walnut Street. They are vigorously opposed to the application submitted by the 
owners and applicants regarding the property at 2112 Walnut Street for proposed demolition of a 
significant portion of the existing structure and a 13 story new addition. The property is 
contributing in the Rittenhouse Fitler Historic District.              

The matter is scheduled for a hearing before the Architectural Review Committee on 
September 26, 2023 at 9:25 a.m.  We have received and reviewed Staff Comments which 
recommend Denial under various Standards, Guidelines, and Sections of the Preservation 
Ordinance. We will not repeat them but are in agreement with that Recommendation. We believe 
that:     

1. The application should be submitted to the Hardship Committee for review.  The 
structure is currently occupied as an office and there has been no suggestion that it is not suitable 
for continued use or adaptive reuse without the proposed significant demolition and new 
construction. 

2. The proposed new addition is not consistent with the character of the Historic 
District.  The proposed 13 story new tower is out of scale with the District and the existing 
structure of the property and it is highly conspicuous from the public right of way.   This creates 
an adverse impact to the District.     
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3.  The application is negatively impactful to the structures on both Walnut and 
Chancellor Streets.   The oversized planned addition and number of units will dramatically 
overburden Chancellor Street and the structures to the south in both scale and activity . The same 
is true for Walnut Street properties.  It is important to note that the same developers proposing 
this application built and sold the units which my clients own. There was no disclosure to them 
that the expensive units they purchased would be impaired by the same developers building next 
door to them.  This also raises concerns over the logistical challenges presented by this plan.  
The tight alignment of structures and streets will create many potentially dangerous and 
disruptive conditions.                      

 We look forward to attending the zoom hearing on the 26th and appreciate your placing 
this letter into the record of the proceedings.         

 

CSP:kmm 
cc: Meredith Ferleger, Esquire (via electronic mail: mferleger@dilworthlaw.com) 
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I am the owner of 2116 Chancellor Street, one of 5 historical carriage houses on 
Chancellor Street.  The 2112 Walnut Street project was just brought to my attention 2 
days ago.  I was definitely not notified by the owner or developer about construction of a 
large 13 story building, 2112 Walnut Street project, which will greatly affect my property, 
which is located approximately 50 feet from the proposed construction site.  Chancellor 
Street is a very narrow cobblestone street, very uneven and receives no maintenance 
from the city.  It is hard to imagine how this tiny residential dead-end street will be able 
to function during construction.  Has anyone studied the impact construction traffic will 
have on this already congested street with parking spots behind walnut street buildings 
and garages in the historical carriage houses?  Residents depend on their timey access 
to this tiny street to drive to work, drop off their children at school, etc.  Construction 
traffic will have a huge impact on the way Chancellor Street will function. 

The construction equipment needed to build a 13-story building is very upscale, large 
and heavy.  This heavy equipment movement over this small historical cobblestone 
street far exceeds the intended load capacity it can support.  Overtaxing this 
cobblestone street may lead to sewer collapse, underground utility damage, and most 
importantly damage to the sound structure of the 5 historic carriage houses which have 
stood undamaged on this small cobblestone street since 1880.  Can we allow a project 
to overstress an 1880 passage way that was designed to support horses and carriages, 
not the type of major heavy construction equipment necessary to build the 2112 Walnut 
project.  Who will be responsible for damages if cracks begin to appear in my historic 
carriage house?  These historic buildings need to be preserved and protected from 
projects like this which might cause irreparable damage to their existence. 

The similar building 2110 Walnut Street, has a vehicle entrance on Walnut Street and 
therefore does not impact their neighbors, unlike the 2112 Walnut project, which will 
greatly impact all their Chancellor Street neighbors.  It appears that 100% of their 
vehicle traffic will use Chancellor Street (construction and post construction traffic). 

The dramatic change in traffic pattern on Chancellor Street due to construction and 
everyday usage of 2112 Walnut project should formally be presented to those folks it will 
impact most, namely the residents who live on Chancellor Street. 

My carriage house has only one entrance which is directly onto Chancellor Street, a 
mere 50 feet from the proposed construction site.  I do not have the ability to use my 
back door (there is no back access possible for my carriage house).  We need to be told 
the full scope of the 2122 Walnut Street project and how it will impact our immediate 
neighborhood of Chancellor Street both during and after construction.  A good neighbor 
is considerate of his neighbors.  I hope this 2112 Walnut project will demonstrate 
neighborly consideration to the impact this development will have on their neighbors, or 
will all considerations and approvals be based on rich folks getting richer? 

If they leave the Walnut façade intact, all the demolition and deep foundation digging 
and soil removal will be down Chancellor Street.  We are going to get trampled, and our 



air quality will be degraded by construction dust and equipment and truck exhaust 
fumes. 

We need time to study the impact to local residents since none of the local residents 
have been notified by the owner or developer of the 2114 Walnut project. 

Please delay approval of the 2112 Walnut project until the owner and developer can 
communicate with our neighborhood (Chancellor Street residents) and explain what will 
be done on our street and how this construction will impact the daily lives on the street.  
Explain in detail construction plans, traffic patterns during construction and after 
construction, when construction will begin, how long it will be under construction and 
anticipated completion date.  We are asking for communication and transparency.   

Thank you for your attention to this very important matter affecting all Chancellor Street 
residents. 

 

Respectfully, 

Ralph Woerheide 

2116 Chancellor Street 

Philadelphia, PA 19103 

Email: ralphwoerheide5@gmail.com 

Cell phone: 708-250-7207 
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ROGERS C,OlJNSEL 

VIA ELECTRONIC MAIL (preservation@phila.gov) 
Philadelphia Historic Commission 
1515 Arch St. 
13th Floor 
Philadelphia, PA 19102 

Re: October 13, 2023 Commission Meeting 
2112 Walnut Street Demolition Proposal 

Dear Honorable Commission Members: 

We represent JP Iberti and Leilani Schlottfeldt (together, the "Ibertis") in connection with 
the Philadelphia Historical Commission's review of the proposed-and massive-13-foor 
condominium complex to be housed at 2112 Walnut Street, Philadelphia, Pennsylvania (the 
"Historic Property"). The Ibertis own a property located at 2110 Walnut Street, and they have 
grave concerns about the proposal. We write on their behalf to oppose the demolition of the 
Historic Property, as it does not serve any public interest and will leave basically nothing of the 
Historic Property, a reality that the Architecture Committee observed just a few weeks ago. 

As noted by the Commission's staff, "[t]he application" from developers CPB Architects, 
Tim Shaaban, and Eri Leighton (together, "the Developers") "does not demonstrate that the 
demolition qualifies for the public interest or inability to reuse exception[ s]." Seen Architecture 
Committee Meeting, September 26, 2023 Meeting Minutes. We echo the Commission's staff's 
conclusion. We further echo one public commentor's conclusion during the recent meeting of 
the Architectural Committee: there is simply "nothing thoughtful" about this project. See 
Architecture Meeting, September 26, 2023 available at https://dpd-public-
meetings.s3 .amazonaws.com/PHC/ ArchitecturalCommittee Sept262023 .mp4 ( comments by 
Jacklyn Pollack at 10:20 am). 

Indeed, the proposed project is nothing more than the demolition of a historic property in 
a historic area of our city for, as one commentor recently noted, a "money grab" on the part of 
the Developers. Id. There is no question that this proposed project is essentially a full-scale 
demolition that would result in a new high-rise condo complex that strips the Historic Property 
of its character and history. This result is directly contrary to, inter alia, the standards associated 
with approving a demolition project like this one. See Section 14-1005(6)( d) (Restrictions on 
Demolition, including exemptions only in limited and documented circumstances such as the 
inability to use the prope1iy in its CUITent condition and the needs of the public). First, the 
building is currently in use in its present state, as it houses law offices. Id. And, there is 
absolutely no evidence in the record that could support a finding that the overbuild and 
corresponding demolition is needed for the 

"public interest." See id. The undersigned is not aware of any evidence or even a cogent 
argument to support the idea that a 13-floor condominium complex, comprised of multi-million 

26 E. A thens Avenue - .Ardmore, PA 19003 - Phone: 610.785 .6111 - Fax 877.649.1880 
Email: grcg@RogersCounscl.com - \V\VW.RogersCounsel.con1 
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dollar condos, is necessary for the public's interest. What's next, an even larger high rise that 
towers over the 2112 Walnut Street demolition? 

In fact, the prope1iy adjacent to the proposed overbuild-2110 Walnut Street-was also a 
project completed by the same group of Developers. That building was completed years ago, but 
according to public listings by the Developers, there are still units for sale within the complex. 
See Astoban Prope1ties, Available Listings http://astobanproperties.com/for-sale/1 (listing units 
for $3.5 and $3.35 million, respectively). There is certainly no public need for more multi
million dollar condos when available ones exist next door, and have for some time. This is not a 
situation where the Developers are looking to build affordable housing for those in need of 
shelter. Instead, they are looking to build new condos that only a small percentage of the 
Philadelphia population could afford. We ask that the Commission put this question directly to 
the Developers on Friday - why is the construction of multi-million dollar condos at the 
expense of a historic property necessary for the public interest, as opposed to just a "money 
grab" for private investors? 

Put simply, this project-as Committee Member Stein recognized during the September 
26, 2023 meeting-will leave "basically nothing left" of the Historic Property. Indeed, during 
that recent Architecture Committee meeting, the Developers were asked questions about what 
would be left and what efforts would be made to preserve the character of the Historic Property. 
The Developers answered with equivocations, committed to "look into" certain ideas, and 
vaguely represented that they would consider some of the concerns that the Committee raised. 
These equivocations cannot serve as the basis to provide final approval to this project. 

Finally, there are now significant concerns surrounding the conduct on the part of the 
Developers in identifying and proposing the renovation to/demolition of the Historic Property. 
While it is true that the Developers obtained the necessary approvals for the adjacent property of 
2110 Walnut Street, that project was "totally different" as noted recently by a Architecture 
Committee member. See also Architecture Committee Meeting Minutes at 8-10 (identifying 
numerous ways in which the current proposal differs from the one approved at 2110 Walnut 
Street). The currently proposed and "totally different" project now threatens residents in the 
neighboring buildings because this new structure at 2112 Walnut will tower over the current 
structures, obstructing current views from numerous vantage points. None of this, to the 
undersigned's knowledge, was discussed with the current residents of2110 Walnut Street when 
they chose to purchase properties from the Developers. The scope of the disclosures made by 
the Developers and timing of this newly proposed demolition project are being reviewed. 

Respectful! y, 

~· 
26 E . £\thens Avenue - 1\rdmore, P 1\ 19003 - Phone: 610.785.6111 - Fax 877.6-.J.9.1880 

Email : greg@RogersCoun.se1.corn - www.RogersCoun.se1.con1 
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Carl S. Primavera 
Direct Dial: 215-569-1663 
Email: CPrimavera@klehr.com 

November 9, 2023 

Via Electronic Mail: 
preservation@phila.gov 
Chair and Members of the Historical Commission 
Philadelphia Historical Commission 
One Parkway, 13th Floor 
1515 Arch Street 
Philadelphia, PA 19102 
 

Re: 2112 Walnut Street 

To the Chair and Members of the Philadelphia Historical Commission: 
 
        As stated in my prior correspondence to the Commission, I represent a group of unit 
owners/ residents of 2108-10 Walnut Street.  These include (but are not limited to) Glenn and 
Susan Blumenfeld, Larry and Lori Bendesky, and JP Iberti and Leilani Schlottfeldt.  They, along 
with other property owners in the immediate neighborhood, are opposing the proposed 
development at 2112 Walnut Street which is scheduled on your agenda for November 10th.   
 
           The subject property is located within the Rittenhouse Fitler Historic District which was 
created in 1995. The record of the proceedings indicate that the property at 2112 Walnut Street is 
a "3 1/2 story, 5 bay, 1870 imposing Second Empire double-width city house, center hall, 
brownstone with framed jambs, wood cornice, mansard roof, Contributing" to the District.  The 
property has been used by the current owner as an office for many years and the developer has 
not suggested that the structure cannot continue to be used in this or another manner without the 
large scale "alterations and demolition" set forth in its plans.           
 

As stated by your Staff, the proposal, among other things, proposes to demolish the 
majority of the four- story, 53-foot, Second Empire brownstone building at 2112 Walnut Street 
and to construct a 13 story, 165-foot tall addition behind the remaining front portion of the 
historic building.  The Staff, along with the Architectural Review Committee, recommended 
denial based on failure to comply with Standards of Review 9 and 10, as well as the Roofs 
Guideline, and sections 14-1005(6)(d) (Restrictions on Demolition) and 14-203(88) (Demolition 
or Demolish).                

 



 

 
November 9, 2023 
Page 2 
 
 
 

 
 

10738902.v1 

In response to these comments, the Developer has asserted that the approval years ago by 
the Commission for the adjoining property (developed by the same applicant) at 2108-10 (in 
which my clients reside) is a point in support of the project. This is not an appropriate argument 
as 2110 Walnut was a vacant lot at the time of the creation of the District. The Staff comments 
from both the proceedings at 2108-2110 Walnut Street (as well as those regarding the subject 
application) which should be part of your record, confirm the many differences between the 
completed project and the one now proposed. (For example, the current proposal is taller than the 
prior project and is far more conspicuous.).     

 
My clients engaged Janice Woodcock, AIA, to review the Application and issue a report 

and opinion regarding the compliance of the proposed project with the relevant rules and 
regulations of the Commission.  Her report is in your record and confirms that the proposal 
conflicts with Standards 9 and 10 in that  it will "require the destruction of a significant portion 
of the  interior floor and thereby destroy historic materials, features, and spatial relationships" 
and "alter the original structure such that if the addition were removed, the remaining existing 
structure would be significantly impaired as only the front of the building would remain ".  In 
addition to the foregoing, it is her expert opinion (her C.V.is attached to her report) that the 
proposed development is not compatible with the character of the Historic District.         

 
As a final point, and perhaps the most important, Ms. Woodcock agrees with your Staff 

and the Architectural Review Committee by finding that the partial demolition included in the 
proposal requires review and approval under the Hardship Criteria in your Ordinance.  The 
Commission should not consider this project as currently designed without remanding it to the 
Hardship Committee to provide the developer with an opportunity to show that it is impractical 
and infeasible to use or develop the property without such significant demolition of the existing 
contributing structure.           
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In conclusion, we look forward to providing testimony at your Commission meeting in 

opposition to the proposed development at 2112 Walnut Street.            
 

          
  
 
 
CSP/kmm 
Attachments (Report and C.V. of Janice Woodcock) 
cc:  Laura DiPasquale, Historical Preservation Supervisor  
      (via electronic mail: laura.dipasquale@phila.gov) 
      Meredith Ferleger, Esquire, Attorney for Application  
      (via electronic mail: mferleger@dilworthlaw.com) 
.                 
 

mailto:mferleger@dilworthlaw.com
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October 11, 2023 

 

MEMORANDUM 

 

Carl Primavera, Esq. 

Klehr Harrison Harvey Branzburg LLP 

1835 Market Street, 14
th
 Floor  

Philadelphia, PA 19103 

 

RE:  Proposed Condominium Project at 2112 Walnut Street 

 

Per your request we have reviewed the application to partially 

demolish and construct an addition to the building located at 

2112 Walnut Street.   

 

The subject property contains a 3-1/2 story historic structure 

contributing to the Rittenhouse/Fitler Residential District.  The 

District is a large area of Center City that has been protected 

since 1995 that, according to the nomination, 

 

 “ … brings together the varying land uses 

characteristic of Philadelpha – rural farm, pre-industrial 

hand brick making, commercial and maritime 

trades…and, for the past century, a fashionable place 

to live.” (Nomination narrative P.1)  

 

The historic building occupying the site at 2112 Walnut Street is described as: 

 

“A 3-2/1 story, 5 bay, imposing c. 1879, Second Empire double width city house, center hall, brownstone with 

framed jambs, wood cornice, mansard roof – Contributing.”    (Nomination narrative P.102) 

 

The application to the PHC proposes to construct a 13 story, 165-foot 

addition rising behind the façade of the historic building, removing the 

rear addition, upper floors, and roof -  leaving only the front façade, 

party walls, and original rooms at the ground floor.  

  

The design is shown at right, with the neighboring project at 2110 

Walnut shown adjacent for comparison.  In the picture, top of this 

memo, the existing constructed project is visible behind 2010 Walnut. 

The 2110 project is three stories lower and built in front of a new 

building.  

 

 In the case of 2012 Walnut, the proposed addition is much higher, as 

seen in the rendering, and will be more visible from Walnut Street. 

 



 
 
 

 

WOODCOCK DESIGN, INC                                                     
1518 WALNUT ST , SUITE 1308    
PHILADELPHIA, PA      
WOODOCK-DESIGN.COM   

 

At its meeting on September 26
th
, the Architectural Committee rightly concurred with the staff evaluation of the 

proposal, denying approval according to the Secretary of Interiors Standards for the treatment of Historic properties.   

 

Quoting the standards: 

1. The project is inconsistent with Standard 9 which states, “…exterior alterations or related now construction will not 

destroy historic materials, features, and spatial relationships. 

 

• The project requires the destruction of a significant portion of the interior floor and thereby destroys historic 

materials, features, and spatial relationships. 

 

2. The project is inconsistent with Standard 10 for roof with Standard 10:  New additions shall be ...constructed such 

that... if removed, the essential form… would be unimpaired. 

  

• The addition to the building will alter the original structure such that if the addition were removed, the remaining 

existing structure would be significantly impaired as only the front of the building would remain. 

 

3. Section 14-005(6)(d) of the Philadelphia Zoning Code protects contributing structures located within a historic district 

unless the project serves the public interest and is compatible with the character of the historic district.   

 

• This project is not compatible with the character of the historic district and is designed to benefit the owner of 

the property without providing a public benefit.   

 

4. When buildings are slated for partial demolition, the rules of the PHC require review by the Hardship Committee 

(Philadelphia Historical Commission Rules and Regulations, Section 9.1). The Committee must consider whether the 

building could be reasonably be kept in service and requires the applicant to submit data on the amount paid for the 

property, assessed value of the land, and consideration by the owner as to profitable uses and adaptive uses of the 

property (Section 9.2a).  

 

• The owner has not submitted application materials to justify the partial demolition of the property to the Hardship 

Committee.  The owner’s architect has indicated during PHC testimony that the demolition of the building is 

required to provide lateral support for the tower.  This justification does not fulfill the criteria put forth by the 

Hardship Committee for demolition. Additionally, it would not be possible to show that the building has no 

alternative use because the building is currently occupied. 

 

In summary, this project does not comply with the PHC’s criteria for alterations and additions.  The most recent revisions to 

the applicant’s plans do not materially or satisfactorily address the concerns expressed by the Commission staff or the 

Architectural Review Committee.  This project remains out of scale with the surrounding historic buildings, has not undergone 

the required review by the PHC’s Hardship Committee and therefore should not be approved by the PHC. 

 

Prepared by: 

 

 

 

Janice Woodcock, AIA 

Woodcock Design 



JANICE WOODCOCK, AIA, PRINCIPAL 
2010-Present
2000-2004

2008-2010

SELECTED  
PROJECTS 

Arlen Specter Squash Center at Drexel University - National Headquarters for US Squash with 16 singles 
courts, two doubles courts, and two glass exibition courts, with Team USA and tournament restrooms 
and locker rooms, event space, training room, and administrative offices, (with Van Potteiger Architects); 
Preservation Achievement Award, for the US Squash Association.

Frankford Friends School - Lower School Classroom Renovation, Adaptive Reuse of Annex, Classroom 
Renovation projects for Frankford Friends, multiple projects in existing historic buildings; repeat client, 
for the Frankford Friends School.

Lower 30th Street Bus Tunnel - Urban design, graphics and lighting study to relocate an existing bolt 
and mega bus stop to new space including adaptation of the Cira Parking Garage for covered waiting and 
creation of graphics, lighting and way finding to transform the street, for Brandywine Realty Trust.

Share Food Program Warehouse Renovations -  RACP Funded roof replacement project, master 
planning for capital improvements including upgrades to offices, volunteer areas, loading facilities, and 
warehouse; life safety upgrades for sprinkler lighting and fire alarms; repeat client; for Share Food 
Program.

University of Pennsylvania Dental School Master Plan  -  10 year master plan for the school including 
relocation and renovation to clinic space offices, labs and public areas; designed to improve public 
circulation, security, and patient experience, for the University of Pennsylvania Dental School (With BKP 
Architects).

Fabrika Dinner Theater -  Adaptive Reuse of factory building for dinner theater including commercial 
kitchen, restrooms, dining room and articulating stage, for Bally, LLC.

Kieran Timberlake – Project Architect - Kimmel Center Master Plan, Morse and Stiles Dormitory 
Renovation, Library Renovation (renovation and restoration of a Louis Kahn building).

Philadelphia Planning Commission – Executive Director - Oversaw staff of 65, served on Mayor’s 
Cabinet, Initiated the work of Philadelphia’s zoning code rewrite, chaired the Zoning Code Commission, 
negotiated Plans of Development for 2 waterfront casino sites, chaired the Central Delaware Advisory 
Group for the Central Delaware Waterfront, initiated “Imagine Philadelphia” to prepare for the 2035 
Comprehensive Plan

Capital Program Office - Fairmount Park Capital Projects Team -  Project Director for Fairmount 
Park capital budget; Oversaw team of 10, directing design, inspection, and construction procurement, 
represented City on behalf of users, worked with City Council on recreation projects for constituents, 
oversaw grant requirements, quality control reviews for design and construction.  Projects Included Rex 
Street Bridge Restoration, 100 Steps Restoration, The President’s House, Belmont Mansion Restoration, 
Fairmount Water Works Restoration, Cobb’s Creek Trail, Manayunk Canal Restoration, and Development 
of Waterfront Trail Guidelines

2006-2008

2004-2006

Woodcock Design, Inc. – 18 Years as principal of architectural practice 
with extensive experience in planning, urban design and architecture 
for private and public sector clients; committed to design quality and 
client centered service. This private practice experience is enhanced by 
5 years of public sector experience in leadership roles with the City of 
Philadelphia.

     24      |    QUALFICATIONS   |     WOODCOCK DESIGN    |    WHITEMARSH ART CENTER AT HOVENDEN HOUSE     |    JULY 10, 2023 



1994-2000 Cecil Baker & Partners -  Project Manager and Project Architect: Police Lab and Forensic Science Center, 
Inglis Gardens Accessible Housing, Addition to the Railroad Museum, Kol Emet Synagogue, Har Zion 
Synagogue Addition, “Turning on the Lights” study for Center City, Health Center 4 and 5 Renovation

EDUCATION AND CERTIFICATIONS

Master of Architecture, University of Washington College of Architecture and Urban Planning, Seattle, WA 
Certificate in Urban Design, University of Washington, Seattle, WA
Bachelor of Arts, Sociology/Economics, Saint Lawrence University, NY
Registered Architect:  PA, VA, NJ
NCARB Certificate, National Council of Architectural Registration Board
LEED - AP Certificate, US Green Building Council (Through 2010)
AICP Certificate (American Institute of Certified Planners -(Through 2006)

AWARDS AND HONORS

Preservation Achievement Award, Preservation Alliance, Arlen Specter US Squash Center, Woodcock Design, Inc. 
Preservation Achievement Award, Preservation Alliance, Ajax Building/Fillmore Theater, Woodcock Design, Inc. 
National Design Award,  AIA’s Top 10 Green Buildings, Police Lab and Forensic Science Center, City of Philadelphia;
with Cecil Baker & Partners
Design Awards, AIA Philadelphia, and AIA Pennsylvania, “Turning on the Lights Upstairs,” Study for Converting
Philadelphia’s Vacant Commercial Buildings to Residential Use; for the Center City District; with with Cecil Baker & 
Partners
National Design Award, HUD Section 811 Housing, Inglis Gardens Accessible Housing, Philadelphia; with with Cecil
Baker & Partners
Design Awards, AIA Philadelphia and AIA Pennsylvania, Addition to the Railroad Museum of Pennsylvania; with with 
Cecil Baker & Partners

AFFILIATIONS AND COMMUNITY SERVICE

Board Member, Carpenters' Company of the City and County of Philadelphia, Philadelphia, 2018-Present
Board Member, Christ Church Preservation Trust, Philadelphia, 2018-present 
Board Member, Schuylkill River Parks Alliance, 2015-2022
Board Member, Preservation Alliance of Greater Philadelphia, DEI and Strategic Planning Chair, 2016 - 
2022
Co-Chair, Center City Residents Association Zoning Committee, 2019-2022
Owners Rep, RCAP Oversight, Organ and Steeple Project, Christ Church Preservation Trust, 2019-21
Member, Zoning Remapping Task Force, Center City Residents Association, 2018-2022
Board Member, American Communities Trust and Baltimore Food Hub, Baltimore, MD; Secretary 
2016-Present
Adjunct Instructor, Temple, Jefferson in Building Codes and Zoning Codes for Design Students, 2002-2012
Studio Critic, Temple, Jefferson, Moore College of Art, 2000-2021
Adjunct Instructor, Moore College of Art, Building Science and Materials, 2004
President, AIA, Philadelphia Chapter, President, 2001-2002; Board Member 1999-2003.
Board Member, Philadelphia Art Alliance, 2005-2013. 
Board Member, The Neighborhood Center, Camden New Jersey, Master Plan, 2008, 2008-2010 
Board Member, Delaware Valley Green Building Council, 2005-2008. 
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My name is Ralph Woerheide.  I own 2116 Chancellor Street.  My front doorstep is approximately 50 
feet from the southwest corner of the proposed 2112 Walnut Street project.  Also my property deed 
states that I own 12 feet extending north from the front facade of my 1880 historic carriage house, 
putting my property line at near the middle of the historic cobblestone Chancellor Street.  I request that 
you protect our very historic cobblestone street, lined with 5 historic carriage houses built in 1880.  They 
have survived in very undisturbed condition for over 140 years.  It appears to me that the owners and 
developer of 2112 Walnut Street project are trying to defocus on damage they will cause to existing 
historic building and historic street just to put more money in their own pockets. 

Please give attention to the large amount of construction damage that will occur to the existing historic 
carriage houses and street.  My electric service, sewer line and gas service all lie underneath this 
cobblestone street and will definitely incur damage from construction traffic and vibration from 
construction.  Also, the foundation structure of my historic carriage house will also certainly experience 
ground vibration damage.   

Please give more consideration to our existing historical structures (carriage houses 2114, 2116, 2118, 
2120, and 2122) and the historic cobblestone Chancellor Street, rather than to the owner and developer 
who are attempting to build an oversize building for our area, with no consideration for how they will 
impact their neighbors.  But rather the owners and developer of 2112 Walnut Street appear to only be 
concerned with making more money for themselves. 

I hope the historic commission doesn't cave in to the relentless push by the owners and developer to 
build something that will cause damage and distress to existing historic neighbors. 

Respectfully, 

Ralph Woerheide 
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