
1504 Pine St – Façade Repair/Alteration 
Historical Commission Review 

July/August 2026 

ADDRESS: 1504 PINE ST 
Proposal: Stucco front facade; replace windows 
Review Requested: Final Approval  
Owner: 1504 Pine St LLC  
Applicant: Matt Masterpasqua, Mass Architecture Studio LLC  
History: 1851; Union Place, 18 rowhouses; Thomas U. Walter, architect 
Individual Designation: 9/28/1971  
District Designation: Rittenhouse Fitler Historic District, 2/8/1995  
Staff Contact: Ted Maust, Theodore.Maust@phila.gov 
 
OVERVIEW: This application proposes applying a stucco finish over the brownstone façade of 
1504 Pine Street. The property is part of a row of 18 Italianate brownstone rowhouses designed 
by prominent architect Thomas U. Walter and built in 1851. Prior to the row’s designation in 
1971, a rusticated stucco coating was applied over the first two floors of the building at 1504 
Pine Street. The brownstone on the upper floors exhibits some delamination and damage. 
Windows at the basement and fourth floor were replaced without Historical Commission 
approval in 2009 and a legalization application for that work was denied in 2010. The illegal 
windows remain in place. 
 
The applicants, new owners of the property, propose removing the older stucco and applying a 
thin layer of stucco over the entire façade, tooled with a simulated join pattern. They cite the 
stuccoed façade at 1514 Pine Street as a similar scope of work. The stucco work at 1514 and 
1506 Pine Street pre-date the designation of this row. It is unclear exactly how thick the stucco 
coating would be. The proposed scope of work would likely result in removal of detail in the trim 
elements around the window openings in addition to the more elaborate ornament on the first 
and second floors, which is currently covered by the rusticated stucco. 
 
The application also proposes replacing the windows on the front elevation. Elevation drawings 
suggest that the proposed replacements replicate the historic windows, with a thicker central 
muntin, but no section drawings have yet been submitted. 
 
SCOPE OF WORK:   

 Rehabilitate front façade. 
 Apply stucco to front façade. 
 Replace windows.  

 
STANDARDS FOR REVIEW:   
The Secretary of the Interior’s Standards for the Treatment of Historic Properties and Guidelines 
include:   

 Standard 5: Distinctive materials, features, finishes, and construction techniques or 
examples of craftsmanship that characterize a property will be preserved. 

 Standard 6: Deteriorated historic features will be repaired rather than replaced. 
Where the severity of deterioration requires replacement of a distinctive feature, the 
new feature will match the old in design, color, texture and, where possible, 
materials. Replacement of missing features will be substantiated by documentary 
and physical evidence. 

 Masonry Guidelines: 
o Not recommended: 

 Applying paint or other coatings (such as stucco) to masonry that has been 
historically unpainted or uncoated to create a new appearance. 
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 Removing a masonry feature that is unrepairable and not replacing it, or 
replacing it with a new feature that does not match. 

 Using substitute material for the replacement that does not convey the same 
appearance of the surviving components of the masonry feature. 

 
STAFF RECOMMENDATION: Denial, pursuant to Standards 5 and 6 and the Masonry Guidelines.  
 

 
Figure 1: Subject property is located near the intersection of Pine and 15th Streets.  

 
Figure 2: Subject property is Significant to the Rittenhouse-Fitler Historic District. 
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Figure 3: Pine Street elevation of subject property.

Figure 4: Subject property, at left, is at the end of the row of 18 brownstone rowhouses.



1504 Pine St – Façade Repair/Alteration
Historical Commission Review

July/August 2026

Figure 5: 1516 Pine Street, cited as an example for the proposed work.

Figure 6: Surviving first-floor details at 1522 Pine Street.
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Figure 7: Surviving second-floor detail at 1522 Pine Street.

Figure 8: Third- and fourth-floor window trim in good condition at 1522 Pine Street.
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Figure 9: 1964 photograph showing the row before it was listed on the Philadelphia Register of 

Historic Places. Several houses had already been significantly altered. 

 






















