
ADDRESS: 502-04 S JUNIPER ST 
Proposal: Demolish building owing to hardship; reconstruct building with addition 
Review Requested: Final Approval 
Owner: James Ernst 
Applicant: James Ernst 
History: 1830 
Individual Designation: 12/31/1984 
District Designation: None 
Staff Contact: Kim Chantry, kim.chantry@phila.gov 

OVERVIEW: This application proposes to demolish a three-story residential building at 504 S. 
Juniper Street, and the adjacent non-historic garage at 502 S. Juniper Street. The building at 504 
S. Juniper Street is a small three-story detached trinity built about 1830. The house has been
vacant for many years and is in very poor condition. The application also includes architectural
plans for a new building to be constructed on the site, which are not fully developed yet, and
which propose a reconstruction of the historic building with a four-story adjacent “addition.” James
Ernst, the property owner who intends to reside at the reconstructed building, not a developer,
submitted the application.

Section 14-1005(6)(d) of the historic preservation ordinance prohibits the Historical Commission 
from approving the complete demolition of a historic building unless the Historical Commission  
finds that issuance of the building permit is necessary in the public interest, or unless the  
Historical Commission finds that the building cannot be used for any purpose for which it is or  
may be reasonably adapted, i.e. that compelling the preservation of the building would cause the 
owner to suffer a “financial hardship.” In order to show that the building cannot be used for any 
purpose for which it is or may be reasonably adapted in order to justify a demolition, the owner 
must demonstrate that the sale of the property is impracticable, that commercial rental cannot 
provide a reasonable rate of return, and that other potential uses of the property are foreclosed. 
This application claims that the condition of the building and the cost to repair it prohibit a sale or 
reuse of the building. The financial hardship application will be reviewed by the Architectural 
Committee and Committee on Financial Hardship as well as the Historical Commission. 

In late 2017, the Historical Commission and its advisory Architectural Committee reviewed an 
application for this property which proposed demolition of the rear wall and roof of the historic 
building, demolition of the non-historic garage, and construction of a four-story addition. At that 
time, the Historical Commission voted to deny the application pursuant to Standards 2, 9, the 
Roofs Guideline, and the prohibition against demolition, Section 14-1005(6)(d) of the historic 
preservation ordinance. The Architectural Committee, which recommended denial of the 
application, suggested that the applicant provide a letter from a structural engineer substantiating 
the demolition. In late 2018, the Architectural Committee reviewed a similar proposal which 
included the requested structural engineering reports. At that time, the Architectural Committee 
voted to recommend denial, pursuant to the Historical Commission’s denial of October 2017 and 
Standards 2 and 9, the Roofs Guideline, and the prohibition against demolition, Section 14-
1005(6)(d) of the historic preservation ordinance. That application was withdrawn prior to review 
by the Historical Commission. In May 2022, the Architectural Committee reviewed an application 
that proposed complete demolition and included several engineering reports that recommended 
demolition of the building owing to its condition. At that time, the Architectural Committee voted to 
recommend denial of the demolition of the three-story building, pursuant to Standard 2 and the 
prohibition against demolition, Section 14-1005(6)(d) of the historic preservation ordinance, but 
approval of demolition of the adjacent non-historic one-story garage. That application was 
withdrawn prior to review by the Historical Commission. The Department of Licenses and 
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Inspections (L&I) issued Unsafe violations for this property in 2018 but has not since ungraded the 
condition to Imminently Dangerous. 
 
The application includes an affidavit by the owner, a discounted cash flow and internal rate of 
return analysis, and multiple supporting documents. The financial analysis looks at four scenarios: 
rehabilitate and rent the existing structure; leave the building in its existing uninhabitable 
condition; demolish the structure and sell the cleared lot; and demolish the structure and construct 
a larger residence that covers the full lot.  
 
The first scenario, to rehabilitate and rent the existing structure, utilizes two different renovation 
costs, a seemingly high $691 per square foot, and a more reasonable $309 per square foot. 
Given the poor condition of the building, the $691 per square foot cost may be reasonable, but 
even when using the lower $309 per square foot renovation cost, the analysis predicts a negative 
cash flow through its first decade with a net present value of negative $111,879. The staff 
questions the applicability of this scenario, however, given that other documentation in the 
application claims that the building is unable to be rehabilitated owing to its condition. For the 
second scenario, to do nothing with the current structure and leave it uninhabitable and therefore 
unable to rent or sell, the analysis predicts a negative cash flow through its first decade with a net 
present value of negative $235,589. This scenario notes that the property has been listed for sale 
several times over the last few years and no offers have been received to purchase the property 
in its current condition. The third scenario assumes that the building can legally be demolished but 
with the Historical Commission disallowing new construction on the property, which results in a 
negative net present value. The application claims that this scenario would constitute a “taking.” 
This scenario does not need to be part of the consideration. The fourth scenario, to demolish the 
building and build a larger rentable building, proposes the project that the property owner would 
like to undertake. This scenario results in a net present value of $667,886. 
 
The application includes two engineer’s reports that conclude that the building at 504 S. Juniper 
Street is severely deteriorated and suffers from structural defects. The application also includes 
two letters from contractors that conclude that the masonry structure is unable to be repaired. The 
application concludes with new construction plans for the site, which show the owner’s intent to 
reconstruct the historic building using new materials while also constructing a four-story structure 
on the adjacent half of the lot in order to have a new residential property with sufficient square 
footage for his family.   
 
STAFF RECOMMENDATION: 
The staff recommends that the Historical Commission: 

• acknowledge that the complete demolition of the designated resource triggers the 
demolition prohibition in Section 14-1005(6)(d) of the historic preservation ordinance. For 
the Historical Commission to approve the complete demolition, the applicant must 
demonstrate that the demolition is necessary in the public interest or that the building 
cannot be used for any purpose for which it is or may be reasonably adapted; 

• find that the financial analysis demonstrates that the building cannot be used for any 
purpose for which it is or may reasonably be adapted; and, 

• approve the application, pursuant to Section 14-1005(6)(d) of the historic preservation 
ordinance. 
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Property Owner Financial Hardship Justification for
Philadelphia Historical Commission

Discounted Cash Flow 
and IRR Analysis for 
502-504 S Juniper St

February 2024
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Recommendation

The Philadelphia Historic Commission should permit the 

a. Demolish the existing structure and to build a de novo one with
greater inhabitable space, OR

b. rehabilitate the existing structure with modifications to increase
inhabitable space, AND

Earn a fair economic return upon rent/sale of the property 
and thus avoid financial hardship.
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Conclusions from Financial Analysis (1/2)
Scenario 1, Rehabilitate Inhabitable Space

At Quoted $691/sqft Renovate Cost At $309/sqft Renovate Cost

NPV: ($404,028) NPV: ($111,879)

Levered IRR: NM Levered IRR: -3.8%

Unlevered IRR: -2.6% Unlevered IRR: 1.5% (<4.1% 10yr UST rate)

Scenario 2, Do Nothing and Leave Uninhabitable

NPV: ($506,913)

Property Received ZERO Offers After 5 Years in the Market
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Conclusions from Financial Analysis (2/2)
Scenario 3, Demolish and Not Rebuild

At Quoted $28K Cost of Demolition

NPV: ($198,661)

Scenario 4, Rehabilitate and Rent Larger Inhabitable Space

At Quoted $619K Cost of Demolition + Construction of Larger Rentable Area

NPV: $667,886

Levered IRR: 20.4%

Unlevered IRR: 12.9%
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Major Assumptions for Each Scenario (1/2)
Scenario 1, Rehabilitate Inhabitable Space

Assumptions

Inflation: 2.4% Annual Property Appreciation: 3.1%

Discount Rate for NPV: 6.5% Renovation Loan: $591,250 ($690.71psf * 856sqft)

Vacancy Rate: 5.6% Interest Rate on Renovation Loan: 6.0%

Scenario 2, Do Nothing and Leave Uninhabitable

Assumptions

$400,883 Estimated Value of Building Fully Depreciated by 2030

$114,160 Estimated Value of Land appreciates at 3.1% annually

20



6February 2024

Major Assumptions for Each Scenario (2/2)
Scenario 3, Demolish and Not Rebuild

Scenario 4, Rehabilitate and Rent Larger Space

Assumptions

Cost of Demolition: $28K

Same assumptions as Scenario 2

Assumptions

Inflation: 2.4% Terminal Value of Renovated Property ($731K for 642 sqft) 
Proportionally Increases with Increase in Rentable Area 
($2.8MM for 2,465 sqft)

4.2% Vacancy Rate, 25% lower than the 5.6% rate used on other Demolishment + Rebuild Loan: $619K

Discount Rate: 6.5%
30-Year Mortgage Rates for Single-Family Homes in Zip Code 19147
Sourced from Bankrate

Loan Interest Rate: 6.0%
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Financial Hardship:
Scenario 1 - Rehabilitated and Rented
If the existing property were rehabilitated and rented/sold in its current form 
with no change to its rentable size, it would not generate an economic return 
for its owner whether the rehab cost were financed wholly in cash or with debt 
at current market rates, and thus this option represents financial hardship for 
its owner.

At Quoted $691/sqft Renovate Cost At $309/sqft Renovate Cost

Renovation with Financing: 
NPV: ($404,028)
IRR: Not Meaningful

Renovation with Financing: 
NPV: ($111,879)
IRR: -3.8%

Renovation with NO Financing:
IRR: -2.6%

Renovation with NO Financing:
IRR: 1.5% (<4.1% 10yr UST rate)
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Financial Hardship:
Scenario 2 - Left Uninhabitable
If the property were left in its current condition, its owner 
could not rent it nor sell it, it would incur carrying costs 
(property taxes, etc.), and thus this option represents financial 
hardship for its owner.

NPV = ($235,589)
The property has been intermittently listed over the past 5 years
and has received ZERO offers
Lots in Zip Code 19147 have been on the market for an average of
248 days with several re-listings for lower prices

23



9February 2024

Financial Hardship: 
Scenario 3 - Demolish but Not Rebuild

purchased for $365K, but not to rebuild an inhabitable property, the 
$28K cost of demolishment and the estimated $154,917K resale value of 
land on which an inhabitable structure could not be built would not 
justify the cost of demolition, and thus this option represents financial 
hardship for its owner.

NPV = ($198,661)
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Recommendation: 
Scenario 4 - Demolish and Rebuild Larger 
Rentable Area

property he purchased for $365K and to rebuild a larger 
rentable area, the project would yield the property owner an 
NPV of $667,886 and a Levered IRR of 20.4%, thus 
demonstrating the optimal economic option for the property 
owner. 
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APPENDICES
Scenario 1

$691psf renovation cost
DCF
Unlevered and levered IRR calculations

$309psf renovation cost
DCF
Unlevered and levered IRR calculations

Scenario 2
DCF

Scenario 3
NPV calculation

Scenario 4
DCF
Unlevered and levered IRR calculations

Support for Major Assumptions
Rental Rates for Neighboring Properties
19147 Land Prices
Estimated OpEx as % of Rental Revenue
30-Year Mortgage Rates for 19147 Single Family Properties
List of Sources
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Scenario 1: Estimated Project Levered and 
Unlevered IRR, $691psf Cost
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Scenario 1: Estimated Project Levered and 
Unlevered IRR, $309psf Cost
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- SCENARIO 3 -
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36



22February 2024

37



23February 2024

Scenario 4: Estimated Project Levered and 
Unlevered IRR
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- SUPPORT FOR MAJOR ASSUMPTIONS -
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______________________________________________________ 

        STRUCTURAL REPORT  
Project site: 504 S. Juniper Street  

Philadelphia, PA 19147  
_______________________________________________________  

Prepared for:  

James J. Ernst 
  CMR 402 Box 1824 

  APO, AE 09180 
 e-mail: jayernst1@gmail.com  

Prepared by:  

     Earl F. Buser, PE 
      43 Lawrence Drive 
   Manahawkin, NJ 08050 
 

     Professional Engineer: PA 12184-E 
       Philadelphia Business License Number: 477281  

 

 
 

October 10th, 2021 
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Dear Mr. Ernst,  
 
 Earl F. Buser, PE inspected the property at 504 South Juniper Street, Philadelphia, PA 
19147 on September 24, 2021. The building structure consists of brick masonry bearing 
walls and wood floor framing.  
 The scope of our work was limited to inspecting the readily visible and accessible 
areas of the building and determining the structural condition. The scope of work did not 
cover the inspection of any non-structural elements such as roofing, HVAC, electrical 
elements, etc.  
 During the time of inspection, we noted deteriorations in the following areas:  

1) Cracks to the exterior of the building that has continued to increase over time 
2) Deteriorating masonry conditions at the front wall of the main building, the party wall 

between the main building, garage, the interior brick chimney, and alley facing side 
wall  

3) Deteriorating masonry conditions in the garage structure 
4) Garage roof framing is partially unsupported 
5) The deterioration around the windows / doors in the front of the house 

 Based on the field inspection and engineering judgment, it is my conclusion that the 
building exhibits deficiencies that has deteriorated further over time since the first report was 
completed in 2018 (ie: front wall bulging) as well as new deficiencies that need to be 

condition, it is my recommendation that the main building and the garage should be torn 
down. 
 The findings and conclusions of this report with respect to the inspection of the 
property at 504 South Juniper Street are based on normal visual observations of the site. No 
conclusions, expressed or implied, shall represent that I, Earl F. Buser, has made an 
evaluation of the material, fabrication, or erection deficiencies beyond that which would be 
detectable by a normal visual inspection. Please feel free to contact me or my partner Chris 
Hammel (609) 504-0224 if you have any questions. Thank you. 
 
Regards,  
Earl F. Buser, PE 
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 Image No. 1- Above View of 504 S. Juniper Street, Philadelphia, PA, 19147 
 
 
 
 
 

 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Image No. 2- Street View of 504 S. Juniper Street, Philadelphia, PA, 19147 
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Image No.3- Streetview of the attached garage structure  
 
 
 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 

Image No. 4- View of brick masonry in the garage structure  
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Image No. 5- View of garage corner  

 

 

 

 

Image No. 6- View of unsupported roof framing in the garage structure  
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Image No. 7- Loose masonry/ masonry voids at the exterior wall  

 

 

 

 

 

Image No. 8- View of sidewall, masonry, and joints show deterioration w/ a vine the is 
making its way into the mortar joints  
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Image No. 9- Closer look of the deteriorating sidewall  
 
 

 

 

    

 

 

Image No. 10- Front door of the main housing structure & the continuation of the 
deterioration around the door 
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Images 11,12, and 13- View of windows located on the front of main structure & the 
continuation of the deterioration around the windows  
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HOME INSPECTION ENGINEERS
LICENSED PROFESSIONAL ENGINEERS

926 Haddonfield Road, Suite E
PMB #162

Cherry Hill, NJ 08002

Phone 856-482-6615
October 24, 2021

Mr. Jay Ernst
Jayernst1@gmail.com

RE: 502-504 Juniper Street
Philadelphia, PA

Dear Mr. Ernst,

You have asked for my opinion concerning the structural integrity of the subject property. You
have asked that I inspect the house and attached garage and determine the structural integrity of
the house.

I am presently the owner of Home Inspection Engineers, which I have operated since 1983. I
have earned a Bachelor of Engineering degree, with a major in Mechanical/Structural
Engineering, as well as a Masters of Science in Engineering. My company conducts a variety of
services, including inspection of commercial and residential properties, construction inspections,
structural design work, plan approval/specification, consulting on various aspects of building and
acting as an expert witness in building construction, home inspections, code compliance and
construction related accidents. I am a Registered Professional Engineer with active licenses in
Delaware, Maryland, New Jersey, Pennsylvania, Virginia, and New York. I am also a member
of the National Society of Professional Engineers and National Academy of Building Inspection
Engineers. A copy of my complete CV is attached.

This building is a three story (trinity) single family home with an attached two car garage. The
building has brick exterior walls with a sloped roof surfacing. The house is approximately 100
plus years old.

In preparation for this report, I have reviewed a report from AR Engineers dated May 11, 2018
and prepared by Alex Rong P.E. I have received no other documentation or discovery on this
property. This report is based solely on this visit to the property plus review of this report.

Site Inspection

In accordance with your request, I visited the subject property on October 22, 2021. The weather
during the inspection was sunny and approximately 65 degrees F.

The purpose of this structural inspection was to view the building including the garage to
determine the structural integrity of the building and its safety for use and occupancy. The
exterior of the building and the accessible areas of the interior were viewed.
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The basic structure of the building is masonry/brick foundation and bearing walls supporting side
to side wood joists for the various floors. The attached garage has a wood frame roof and brick
exterior perimeter walls. This is a standard method of construction for this age house.

I was able to inspect the exterior of the building, the garage and the first floor of the building.
This inspection showed the following major structural issues:

Garage

o The roof of the garage is not sound. There is unsupported roof framing in the rear
of the building.

o There is rotted roof underlayment.
o The perimeter brick walls have deteriorated brick and mortar joints

Interior

o The interior has had ceilings and walls and steps removed.
o The interior brick walls have much missing mortar, loose bricks, deteriorating

bricks.
o The wood floor system has deteriorated wood ends in the brick pockets.
o The front star washer supports on the brick walls are not properly fastened to floor

systems. There is no blocking/solid bridging and fastening of the rear end.

Exterior

o The exterior bricks are deteriorating. There are loose bricks, missing bricks,
missing and porous mortar.

o The roof level of the left side around and below the chimney area has much
missing and loose bricks and not supporting roof.

o The left side bricks are cracking and deteriorating and many are broken and
missing.

o The front brick wall has a bulge in it. There are four star washers on it but the
washers are not holding the bricks properly. There are new cracks and
movement especially at window lintels.

o The front roof edge is bowing out. The roof is collapsing.

Based on this inspection of the building, this building has many very significant structural issues
in it and the building is not safe and not sound. as a minimum all of the roofs (house and garage)
need to be totally removed and replaced with new framing, new roof sheathing, etc. The
exterior brick walls of the building need to be replaced. The brick walls are not sound and
require all bricks to be removed and replaced with new bricks and new mortar. The interior
wood floor joist system needs replacement.

Basically the building needs to be demolished to be able to be rebuilt into a safe condition.
Therefore, the building is not safe and not sound and needs to be taken down. At this time, the
building should not be entered and should be closed off. The building is not safe.

I have also reviewed the report written by Alex Rong on May 11, 2018. This report basically has
the same conclusion as my evaluation. The conditions shown on Mr. Rong's report have
continued to deteriorate as shown on my inspection.
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Following are pictures taken at the time of inspection:

CITY STICKER INDICATING UNSAFE STRUCTURE

FRONT
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FRONT SHOWING BUILDING AND GARAGE ON RIGHT SIDE

RIGHT WALL
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FRONT

FRONT AND SHOWING STAR WASHERS
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FRONT LEFT CORNER

LEFT WALL
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LEFT WALL

ROTTED WOOD IN BRICK
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LEFT FRONT CORNER

LEFT SIDE
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FRONT

FRONT BOWING ROOF
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FRONT ROOF CORNICE

LEFT BRICK WALL NEAR CHIMNEY
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LEFT WALL

INTERIOR OF GARAGE
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UNSUPPORTED ROOF

GARAGE WALLS
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UNSUPPORTED ROOF IN GARAGE

REAR YARD
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REAR WALL

REAR WALL
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INTERIOR

INTERIOR DETERIORATED BRICK
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STAR WASHER BRACE

STAR WASHER BRACE ON JOISTS
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STAR WASHER BRACE

INTERIOR
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INTERIOR

INTERIOR
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Conclusions and Recommendations

In conclusion, this building and its attached garage are not structurally sound and not safe. The
perimeter bearing walls and the roof structures and many floor joists are deteriorating and pose a
significant safety concern. This house could collapse at any time and should be demolished to
prevent collapse.

These conclusions have been reached with a reasonable degree of professional certainty, based
on a review of materials provided to me as well as my site inspection. I reserve the right to
supplement this report upon the provision of any additional material or facts.

Should you need anything further from me, please let me know.

NJ PE # 28903
NJ home inspector license #24GI00041700
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502-504 S Juniper Street
Philadelphia

Philadelphia Philadelphia
RM1, Residential Single Family
Tax ID #053162710, Lot #182

James  Ernst

1124 Daylilly Loop, GEORGETOWN, TX  78626

jayernst1@gmail.com

Paula Cohen #RS315825

210 W Rittenhouse Square, Philadelphia, PA  19103
(215)546-0550 (215)284-7060

paula.cohen@foxroach.com

550,000.00

X

X 3.00

BHHS - Fox & Roach REALTORS - Rittenhouse Hotel, 210 West Rittenhouse Square, Suite 406    Philadelphia PA 19103
(215)284-7060 (215)546-3419 Paula Cohen 502-504 S Juniper

DocuSign Envelope ID: DCCEA8F6-7A50-46CC-AFB6-C3DA957A0A91
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Range, House Heater, Hot Water Heater

502-504 S Juniper

DocuSign Envelope ID: DCCEA8F6-7A50-46CC-AFB6-C3DA957A0A91
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502-504 S Juniper

X
X X

X

DocuSign Envelope ID: DCCEA8F6-7A50-46CC-AFB6-C3DA957A0A91

130



502-504 S Juniper

DocuSign Envelope ID: DCCEA8F6-7A50-46CC-AFB6-C3DA957A0A91
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502-504 S Juniper

James  Ernst

Paula Cohen #RS315825

DocuSign Envelope ID: DCCEA8F6-7A50-46CC-AFB6-C3DA957A0A91
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Invoice Number: 083814

Department: Water

02-284596-3630Fund:

6/8/2021Date Issued:

* This is NOT a permit. Please pay the cashier and return to the Permit Desk to recieve the Permit. *

Plumber Name: Permit Issued to HomeOwner License Number: HOMEOWNR

Plumber Address:

Address Permit Number Permit Items: Cost

City of Philadelphia - Water Department

Invoice

00502 S JUNIPER ST 202104271 Discontinuance $100.00

Printed: Tuesday, June 08, 2021 12:40:39 PM Total Permit Cost: $100.00
*** Revenue Department Copy ***

Invoice Number: 083814

Department: Water

02-284596-3630Fund:

6/8/2021Date Issued:

* This is NOT a permit. Please pay the cashier and return to the Permit Desk to recieve the Permit. *

Plumber Name: Permit Issued to HomeOwner License Number: HOMEOWNR

Plumber Address:

Address Permit Number Permit Items: Cost

City of Philadelphia - Water Department

Invoice

00502 S JUNIPER ST 202104271 Discontinuance $100.00

Printed: Tuesday, June 08, 2021 12:40:39 PM Total Permit Cost: $100.00
*** Customer Copy ***
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