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ADDRESS: 2112 WALNUT ST  
Proposal: Construct six-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 
 
OVERVIEW: This application proposes to demolish portions of the four-story, Second Empire 
brownstone building at 2112 Walnut Street and to construct a six-story plus penthouse addition 
with setbacks. The historic building is 53 feet tall and the addition would be approximately 94 feet 
tall. The proposal would remove the entire rear mansard roof and portions of the rear wall and 
encapsulate the building in the addition. The addition would be clad in glass curtain walls and 
metal, fiber cement, or terra cotta panels. Decks with glass railings would be located on each floor. 
At the front mansard, dunnage and a deck railing would rise immediately behind the cornice line. 
The drawings lack details and clarity on these important elements. At the rear, a two-story brick 
portion of the addition with blank masonry openings topped with a one-story-tall vertical metal 
screen wall would provide access to the parking area from Chancellor Street.  
 
The Architectural Committee and Historical Commission have reviewed a few iterations of 
additions for this property. Most recently, at its December 2023 meeting, the Historical Commission 
found that a proposed 11-story addition removed the same character-defining features of the rear 
mansard and bay window as the current proposal, and that the new construction was overly 
differentiated from the old and incompatible with the property and its environment.  
 
SCOPE OF WORK:   

• Construct 6-story addition 
 
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 conspicuous and visible on the site and from public 
rights-of-way. The application fails to satisfy the Roofs Guideline.  

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

mailto:laura.dipasquale@phila.gov


 

 

 

 

February 5, 2024  

 

 

Dr. Jonathan E. Farnham, Ph.D. 

Executive Director 

City of Philadelphia Historical Commission 

1515 Arch St, 13th Floor, Philadelphia, PA 19102 

 

 

RE: Proposed Mixed-Use Development at 2112 Walnut Street 

 

 

Dear Dr. Farnham: 

 

This letter, along with the accompanying building permit application and graphics, are submitted to 

secure a place on the Architectural Review Committee’s Tuesday, February 20, 2024, agenda and 

subsequently the Historical Commission’s Friday, March 8th agenda, for final review of the proposed 

development of the existing building at 2112 Walnut Street into a mixed-use high-end condominium 

with four dwelling units, accessory parking, and amenity spaces.   

 

The site, located in the Rittenhouse-Fitler Historic District of Philadelphia, with frontage on Walnut 

Street, is zoned RMX-3.  The proposed project is by-right for zoning purposes.  The parcel contains one 

building, a 4-story plus cellar brownstone townhouse, that is not individually designated but is 

contributing to the district according to the Philadelphia Register of Historic Places.  The parcel is bound 

to the east by the 2110 Walnut Street Condominium, to the west by an adjacent 4 story townhouse and 

to the south by an existing three-story carriage house accessed via Chancellor Street, which leads from 

22nd Street with a dead end at the doorstep of this carriage house.  Access to the rear of the 2112 parcel 

is via an easement from Chancellor Street across the rear of 2114 Walnut and the carriage house parcel 

to the south.  The existing building is currently being used as professional offices, as it has for many 

decades, with paved parking for four vehicles in the rear area.  

 

While the existing Walnut Street façade, although currently in need of restoration, remains in 

substantially original condition, the rear façade was previously altered by the modification of upper 

floor windows to fit hollow-metal exit doors, the addition of fire escapes, painted brick, asphalt 

shingles, modern siding and most significantly an addition with deck at the first floor.  This proposal, in 

addition to restoring the Walnut Street façade, proposes to retain over 90% of the building envelope 

while removing selective rear elements and maintaining the existing masonry wall and windows, which 

will be encapsulated in the proposed addition to the south and above the existing building.   

 

The addition will extend south to align with the southern extents of the repetitious rear wings of the 

neighboring townhouses to the west.  Passage between the existing structure and addition will be 

through existing openings at the first floor, where the projecting bay is removed from the second and 

third floors and where the mansard is removed at the fourth floor.  The existing front door on Walnut 

Street will be the primary entry to the condominium, while an accessible entry will be provided from 

the Chancellor Street side.  This and the vehicle entry will be through a covered entry courtyard that will 

be created in the location of the existing parking lot.  This entry court will be covered by the terrace of 

the second floor above.  Vehicles will be stored at the cellar level, partially beneath the courtyard and in 

the existing building.  The two-story overbuild carefully incorporates two setbacks from the existing 
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Walnut Street façade to minimize visual impact.  These floors will extend south to the same plane as the 

rear addition.  Small balconies are proposed in a slot between the top two floors and adjacent building 

at 2110 Walnut.  

 

The existing first floor rooms will become commercial space and common amenity spaces and the 

existing staircase will provide access to each condominium and be supplemented, as the building code 

requires, by an additional egress stair in the addition.  A new elevator will serve all dwelling units 

directly.  The second, third and fourth floors will each contain a single dwelling unit of between 2700 

and 3200 square feet.  Outdoor terraces for these dwelling units will be on the south side of the 

building, with the most substantial at the second floor above the vehicle entry court.  This terrace will 

be open to the sky while those at the third and fourth floors will be north of the plane established by 

the rear wings of adjacent buildings to the west.  The fifth and sixth floors will contain a single multi-

level dwelling unit of approximately 5,500 square feet.  Access to the rooftop via an internal stair and 

elevator will be provided.  In addition to the rooftop, outdoor areas for this dwelling unit will be on the 

setbacks facing Walnut Street.   

 

To screen the rear entry court area from Chancellor Street neighbors, a two-story masonry wall is 

proposed at the property line between the 2112 and 2114 parcels.  This wall, of red brick and matching 

the height of the adjacent carriage house, will be articulated with openings similar in scale and pattern 

to the adjacent carriage house.  Above this wall, a screen wall, matching the height of the carriage 

house mansard will screen the neighbors’ views onto the second-floor terrace and further integrate this 

part of the proposal into the context.   

 

The proposed finish materials for the addition to the rear of the existing building is primarily red brick 

that is consistent in character with the surrounding Chancellor Street context.  Punched windows, 

scaled to match the neighbors, will be modern metal and glass units in openings detailed with more 

traditional sills and heads.  The screen wall at the second-floor terrace will be a metal or wood assembly 

of vertical elements, angled to diffuse direct views onto the terrace.  The proposed materials for the 

overbuild floors include modern glass and metal window wall and guardrails at the north and south 

facing facades, giving the envelope a crystalline appearance so it further recedes against the sky.  This 

material will wrap around the northwest and southwest corners, using spandrel glass as this is a rated 

party wall.  The balance of the west facing wall will be clad in metal wall panels with joint articulations 

that resemble the joint pattern of the existing brownstone.  See the attached graphics package for 

additional information about the building mass, articulation, and materials. 

 

After reviewing our submission, please do not hesitate to contact us with any questions or should you 

require additional information, which we will make every attempt to promptly provide.   

 

Sincerely, 

 
Eric Leighton, AIA 

 

Cc: Tim Shaaban, Meredith Ferleger, Nicholas Connolly, file 
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EXISTING CONDITIONS SITE PHOTOS
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URBAN SPACE DEVELOPMENT

1315 Walnut Street, Suite 1325

Philadelphia, PA 19107

PERSPECTIVE VIEW LOOKING WEST 2112 Walnut Street
FEBRUARY 5, 2024 Philadelphia, PA  19103A001



URBAN SPACE DEVELOPMENT

1315 Walnut Street, Suite 1325

Philadelphia, PA 19107

PERSPECTIVE VIEW LOOKING EAST 2112 Walnut Street
FEBRUARY 5, 2024 Philadelphia, PA  19103A002



URBAN SPACE DEVELOPMENT

1315 Walnut Street, Suite 1325

Philadelphia, PA 19107

PERSPECTIVE VIEW LOOKING SOUTH FROM WALNUT STREET 2112 Walnut Street
FEBRUARY 5, 2024 Philadelphia, PA  19103A003



URBAN SPACE DEVELOPMENT

1315 Walnut Street, Suite 1325

Philadelphia, PA 19107

PERSPECTIVE VIEW FROM VAN PELT 2112 Walnut Street
FEBRUARY 5, 2024 Philadelphia, PA  19103A004
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PERSPECTIVE VIEW FROM CHANCELLOR ST. 2112 Walnut Street
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