
 
 
 

 

  
   

   
   

     
    

  
  

 
 

 
 

 
 

  

 



 
 
 

 

Standard 9: New additions, 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 removal of the 1950s-era marquee and vestibule walls does not comply with a 

strict reading of Standard 9, but allowing for these alterations will help to ensure that 
the important historic building is repurposed and self-sustaining.  
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MEMORANDUM

TO: Kim Chantry – Philadelphia Historical Commission
FROM: Reed J. Slogoff

James R. Pearlstein
CC: Richard Villa
RE: 1910 Chestnut (“Property”)
DATE: May 18, 2026

Please accept this memorandum as a supplement to our application for review of certain 
exterior modifications to the above Property.  We thought it would be helpful and 
important to provide additional background information as to the on-going challenges 
we have experienced in our leasing efforts over the past 10+ years.

Background

Our firm, Pearl Properties, is based in Center City, Philadelphia, and we have been an 
active investor and developer for more than 25 years. During this time, we have 
assembled a portfolio of holdings which includes a number of retail, commercial and 
residential properties the bulk of which are located within the Rittenhouse sub-market 
where the Property is located.  Our holdings include both non-historic properties, new 
construction, properties located within the Rittenhouse-Fitler Historic District and 
several properties on the Philadelphia Register of Historic Places (including this 
Property). As a substantial owner of retail and commercial spaces, including a number 
of prominent properties, we are adept at revitalizing and activating retail spaces.  In this 
endeavor, we work closely with the most active local retail brokerage firms.  

To wit, in 2016 after completing construction of the alterations to the Property as 
approved by the Historical Commission, we signed an exclusive listing agreement with 
MSC Retail in 2016.  MSC is a local retail expert with numerous listings of retail spaces 
in the Rittenhouse sub-market.  As our representative, MSC has marketed the Property 
for lease since 2016 with efforts including the posting of signage at the Property and 
dissemination of marketing materials on a wide national basis.  MSC continues to act 
as our representative today.

In their role as our leasing representative, MSC has conducted countless meetings, site 
tours and initiated a multitude of conversations and email transmissions with 
hundreds of prospective tenants for the Property.  Below is a list of prospective tenants 
to whom the Property has been presented for lease and rejected:



21st Amendment Ainsworth Alamo Draft House
America’s Tap House American Brass Anthro Brands
Atlas Restaurant Group B Social Hospitality Barcelona
Bat Box Boka Restaurant Group Bond Street Social
Boston Beer Co Bounce Brezza
Brooklyn Brewery Brooklyn Chop House Brooklyn Winery
Cescaphe Events Group Chickie and Petes Chima
China Grill Management City Winery City Works Restaurant
Clyde’s CookNSolo Cote Korean Steakhouse
Court 16 Darden Restaurants Dave & Busters
Davio Restaurant Defined Hospitality Delfrisco’s
Devon Dogfish Brewery DSW
Eddie V’s Electric Shuffle Emporium (Chicago)
Estiatorio Milos F1 Fabrika
Fanatics FCM Hospitality Fig & Olive
Finley Catering Flemings Gamehaus
Gibsons Goddard Schools Gordon Ramsay
Guiness Brewery Guy Fieri Restaurants Hampton Social
Harpoon Taphouse Hillstone Restaurants Indigo Restaurant
Iron Hill Brewery Jose Andres Restaurants Kellari Greek
KinderCare La Grande Boucherie Lady Blue
Landrys Restaurants Legal Seafood Level 99
Live Nation Events Longshot Hospitality Mastro’s Restaurants
Mina Restaurant Group Momofuku Mortons
Mott 32 Mr. Chow Museum of Ice Cream
Muzumi Nobu North Italia
Osteria Morini Other Half Brewery Patagonia
Pinstripes PiNS PJ Clarke’s
PJ Whelihans Planta Punchbowl Social
REI Restoration Hardware Rosa Mexicana
Ross Stores Royal Palms Sam Fox Restaurants
Schlow Restaurants Ship Bottom Brewing Smith & Wollensky
Starr Restaurant Group STK Stone Brewing
Tao Restaurant Group Teddy Sourias The Smith
The Stinger Tin Roof Tired Hands Brewery
Tood Birnbaum True Food Kitchen Trulucks
Two Birds Uchi Urban Hawker
Volpe Water Grill Wayfair
West Elm William Sonoma Brands WineLair
Wonderspaces Wolfgang’s Steakhouse Yard House



The general feedback from prospective tenants is that while the location on Chestnut 
Street is prominent, the marquee and recessed storefront burden the space and create 
a non-retail experience.  Specifically, commentary centers on the fact that the entrance 
feels like a movie theater, traditional signage, storefront and lighting are not available
and there is a general lack of visibility.  With the substantial investment required and 
associated financial risk, prospective users have routinely passed on the space.  Many 
of these users have migrated to other retail spaces in Center City further highlighting 
the unique challenges that existing conditions at the Property present.

In addition to the above commentary, it is critical to note that in the 10+ years since the 
Property has been available for lease only one tenant has been willing to invest in a 
potential tenancy (Bankroll), which failed in a matter of months.  Prospective users are 
quick to point to these failures in passing on consideration of the subject space.  To 
date, ownership has invested in excess of $2 Million in connection with improvements 
to the Property in the hopes of leasing it.  As described above, the alterations requested 
will allow the Property to be visible and leasable.  



Architectural Committee minutes
May 26, 2026
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REPORT OF THE ARCHITECTURAL COMMITTEE 
OF THE PHILADELPHIA HISTORICAL COMMISSION 

 
TUESDAY, 26 MAY 2026 

REMOTE MEETING ON ZOOM 
DAN MCCOUBREY, CHAIR 

 
CALL TO ORDER  

 
START TIME IN AUDIO RECORDING: 00:00:00 
 
The Chair called the meeting to order at 9:00 a.m. The following Committee members joined 
him: 
 

Committee Member Present Absent Comment 
Dan McCoubrey, FAIA, LEED AP BD+C, Chair X   
John Cluver, AIA, LEED AP X   
Justin Detwiler X   
Nan Gutterman, FAIA X   
Allison Lukachik  X  
Amy Stein, AIA, LEED AP X   
Sam Weiner X   

 
The meeting was held remotely via Zoom video and audio-conferencing software. 
 
The following staff members were present:  

Kim Chantry, Historic Preservation Planner III 
Heather Hendrickson, Historic Preservation Planner II 
Ted Maust, Historic Preservation Planner II 
Allyson Mehley, Historic Preservation Planner III 
Joshua Schroeder, Historic Preservation Planner I 
Dan Shachar-Krasnoff, Historic Preservation Planner II 
Alex Till, Historic Preservation Planner II 
 
The following persons were present: 
Alex Balloon 
Andy Molholt 
Cloud Gehshan Design 
Debra McCarty 
Dilworth Paxson 
Hanna Stark, Preservation Alliance 
Howard Haas 
James Pearlstein, Pearl Properties 
Jay Farrell 
Jenine Sanzari 
Jessica Senker 
Kathy Dowdell 
Matthew Wolfe 
Nancy Pontone 
Paul Schwedelson 
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Reed Slogoff, Pearl Properties 
Rich Villa, Ambit Architecture 
Ross Melnick 
Rustin Ohler, Harman Deutsch Ohler Architecture 
Ryan Solimeo, Harman Deutsch Ohler Architecture 
Stephanie Rumer, Permex Permit Expediting 
Steven Peitzman 
Todd Werner, Baltimore Signsmiths 
Yuhua Wang 
Zachary Slogoff 

 

AGENDA  
 
ADDRESS: 4238-40 CHESTER AVE 
Proposal: Construct eight duplexes  
Review Requested: Review and Comment  
Owner: SHRW Clark Park LLC  
Applicant: Brett Harman, Harman Deutsch Ohler Architecture  
History: Undeveloped land  
Individual Designation: None  
District Designation: Southeast Spruce Hill Historic District, Non-contributing, 7/12/2024  
Staff Contact: Alex Till, alexander.till@phila.gov  
 
OVERVIEW: This application proposes to construct eight duplex houses at 4238-40 Chester 
Avenue in the Southeast Spruce Hill Historic District. The site is currently an open lot that is 
classified as non-contributing in the historic district. Therefore, the Historical Commission’s 
jurisdiction over the undeveloped site is review-and-comment only, meaning that the Historical 
Commission and its advisory Architectural Committee may offer non-binding comments on the 
application at public meetings, but may not approve or deny it.   
  
Each of the proposed duplexes will be four stories tall with a garage entrance on the first floor 
and a tall mansard roof on the fourth. They will be primarily clad with charcoal colored Hardie 
plank siding and composite metal panels, with a small amount of brick around each entryway. 
Each building will also feature a roof deck with pilot house. Mansard roofs are plentiful on other 
buildings in the historic district, but the proposed mansards are much taller. The new buildings 
will be located on the boundary of the historic district though there are views of the sides and 
rear from within the district. 
 
SCOPE OF WORK:   

• Construct eight duplexes. 
 
STANDARDS FOR REVIEW: 
The Secretary of the Interior’s Standards for the Treatment of Historic Properties and Guidelines 
include: 

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

district. 

mailto:alexander.till@phila.gov
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ADDRESS: 1910 CHESTNUT ST 
Proposal: Remove marquee; install storefront  
Review Requested: Final Approval  
Owner: 19R Chestnut Partners LP  
Applicant: Reed Slogoff, Chestnut Square Associates LP  
History: 1928; Boyd Theater, Sameric Theater; Hoffman & Henon, architects  
Individual Designation: 8/9/2008  
District Designation: None  
Staff Contact: Kim Chantry, kim.chantry@phila.gov  
 
OVERVIEW: This application proposes to remove the theater marquee and vestibule walls, and 
add a storefront system at the headhouse of the Boyd Theater at 1910 Chestnut Street. The 
Boyd Theater was an Art Deco movie palace constructed in 1928. The Historical Commission 
first designated the Boyd Theater in April 1987. In response, the property owner appealed the 
designation and submitted a financial hardship application proposing complete demolition. The 
Historical Commission denied the hardship application, owing to incompleteness. The appeal of 
the designation wound its way through the courts and, eventually, the Pennsylvania Supreme 
Court vacated the designation in July 1991. The Supreme Court reconsidered the case in 
November 1993 and upheld the vacating of the designation. The Boyd Theater was nominated 
a second time in August 2001; the Historical Commission rejected the nomination in April 2002, 
refusing to designate the theater. The theater ceased showing movies in 2002. The Department 
of Licenses and Inspections issued a demolition permit for the theater in June 2002, but the 
demolition was not undertaken. The Preservation Alliance nominated the theater a third time in 
May 2008; the Historical Commission designated it in August 2008. The owner of the theater 
submitted a financial hardship application proposing to demolish the theater in September 2013. 
In March 2014, the Historical Commission found that the Boyd Theater could not be used for 
any purpose for which it is or may be reasonably adapted and approved its demolition. After the 
demolition was approved, the property was sold to the current owner, who demolished the 
auditorium section of the theater but retained the headhouse or entranceway section on 
Chestnut Street. In June 2015, the Historical Commission approved a redevelopment project for 
the site that included the construction of a tower along Sansom Street, where the auditorium 
had been located, and the rehabilitation of the theater headhouse along Chestnut Street 
including the reconstruction of the 1950s-era theater marquee and installation of a glass 
storefront system at the open outer lobby. The work to the Boyd Theater headhouse was 
eventually undertaken for a sports bar called Bankroll, which opened in 2023, but then closed 
after just five months of operation. The space has been vacant since that time. The application 
proposes to remove the theater marquee, which is not original. The marquee structure dates to 
a 1950s replacement; the cladding and lighting was installed in 2018. Stone panels to match the 
façade would be added to cover the scars where the marquee attaches to the façade. The 
application also proposes adding a storefront system at the plane of the front façade and 
installing light fixtures. The vestibule walls, which would then be interior, would be removed. The 
application asserts that the vacant commercial space cannot be leased in its current form and 
that the removal of the marquee and vestibule walls, and installation of the storefront, will make 
the space more desirable to potential tenants. 
 
SCOPE OF WORK:   

• Remove marquee and vestibule walls; install storefront. 
 
STANDARDS FOR REVIEW: 
The Secretary of the Interior’s Standards for the Treatment of Historic Properties and Guidelines 
include: 

mailto:kim.chantry@phila.gov
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• Standard 9: New additions, exterior alterations, or related new construction shall not 
destroy historic materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the massing, size, scale, and 
architectural features to protect the historic integrity of the property and its environment. 
o The removal of the 1950s-era marquee and vestibule walls does not comply with a 

strict reading of Standard 9, but allowing for these alterations will help to ensure that 
the important historic building is repurposed and self-sustaining. 

 
STAFF RECOMMENDATION: Approval, provided the vestibule walls are documented prior to 
removal, with the staff to review details including stone panel samples. 
 
START TIME OF DISCUSSION IN ZOOM RECORDING: 01:35:10 
 

RECUSAL: 
• Leonard Reuter announced that he will likely need to recuse owing to his 

representation of the Preservation Alliance in 2013 and 2014, when he was in private 
practice, related to litigation surrounding the demolition approval.  

 
PRESENTERS: 

• Ms. Chantry presented the application to the Architectural Committee. 
• Property owner Reed Slogoff and architect Rich Villa represented the application. 

 
DISCUSSION: 

• Mr. McCoubrey stated that the removal of the marquee is a significant change, and 
that a marquee of any kind would be preferable to what is shown in the applicant’s 
rendering. He opined that the building without its marquee no longer reads as a 
movie theater.  

• Mr. Cluver commented that the request to remove the marquee because it is 
interfering with advertising is odd, because advertising is the job of the marquee. He 
noted that applicants are typically looking to add signage, not remove it. He observed 
that the rendering is missing any form of signage whatsoever for a new tenant, and 
that any application that involves removing the marquee should include information 
on how new signage will be added.   

• Ms. Gutterman questioned the removal of the marquee when it would be ideal 
signage for a new tenant.  
o Mr. Slogoff responded that it does not work that way. He noted that his company 

has years of experience with this property, and it is simply not marketable. He 
stated that the marquee changes the entire experience, and more than 120 
prospective tenants have provided commentary that the marquee as signage is 
not of value to them.  

• Ms. Gutterman asked if a new tenant would want to put signage on the front of the 
building. 
o Mr. Slogoff responded that they would, and it would be governed by the zoning 

code. 
o Ms. Gutterman stated that it would also be governed by the Architectural 

Committee and Historical Commission.  
• Mr. Detwiler observed that this is one of several applications reviewed by the 

Architectural Committee in recent years that is seeking permission to alter a 
historically designated building for a potential tenant, but with no specific tenant or 
plan in place. He stated that the Architectural Committee is governed by the 
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Secretary of the Interior’s Standards for the Treatment of Historic Properties, which 
speaks to character-defining features of a building. He referred to the marquee as 
character-defining, and said that the Committee is being asked to evaluate the 
stripping of the building of its character-defining feature without a tenant-specific 
proposal for new signage.  

• Mr. Detwiler asked about the proposed changes to the vestibule area. He questioned 
the design, given that it only adds a few additional feet of depth to the interior.  
o Mr. Slogoff confirmed that the flooring is proposed for removal. He explained that 

the recessed vestibule is currently very dark, being overshadowed by the 
marquee, and has become an area where unhoused and other people 
congregate because it is removed from the sidewalk. He stated that it cannot be 
solved with lighting, it is already a difficult market for retailers, and the feedback 
he has received is that this is an extremely different condition than what is typical 
for retailers to be able to operate successfully, which is why the space has not 
been leased.  

• Mr. Weiner agreed that a marquee is an important feature, but questioned if the 
feature has already been lost given that the original long vertical sign was removed 
long ago, and the existing marquee is a cartoonish version of the historic design. He 
stated that he agrees with the staff’s recommendation of approval for the removal of 
the existing marquee. He commented that Pearl Properties has done many great 
projects in Center City and he expects that whatever goes into this space will be of 
the same quality.  
o Ms. Gutterman questioned if the existing marquee only looks cartoonish because 

of the Bankroll graphics and not because of its size or shape.  
• Mr. Detwiler asked for clarification on the date of the existing marquee. 

o Ms. Chantry responded that the marquee structure itself dates to the 1950s, and 
the cladding and lighting date to 2018. 

• Ms. Gutterman suggested altering the graphics of the marquee rather than removing 
it entirely. 

• Mr. McCoubrey suggesting altering the marquee to make it a little less imposing.  
• Ms. Gutterman expressed frustration at being asked to review an application for a 

“what-if” scenario of being able to then lease the space once the historic fabric has 
been removed.   

• Mr. McCoubrey suggested that the new storefront could be shifted to be behind the 
historic brackets rather than in front of them. 
o Mr. Villa clarified that the brackets will not be removed, but confirmed that the 

proposal is to place the storefront on the street side of the brackets. 
o Ms. Gutterman responded that this changes the entire understanding of the 

building as a movie theater, by removing the marquee and moving the storefront 
out to the street. She stated that she understands the need for security and 
future signage, but without knowing who the tenant is and therefore what that 
would look like, she cannot support this application.  

• Mr. Cluver stated that the marquee is so character-defining and its removal would 
completely change the nature of the building. He stated that the storefront, however, 
is more of a gray area. He noted that the current location of the storefront is already 
a compromised location, given that the entrance doors were historically set back 
even further from the street. He stated that the request to bring the storefront out to 
the sidewalk is less of a stretch in terms of approval compared to the removal of the 
marquee.    
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o Ms. Gutterman argued that the issue is not just bringing the storefront out to the 
sidewalk, but also the removal of the finishes that remain from the theater.  

o Mr. Cluver responded that it could be part of a discussion related to an approval 
for moving the storefront out.  

• Mr. Detwiler stated that this building has suffered a thousand cuts and what survives 
is a compromise. He stated that the flooring, low masonry curves, and windows are 
historic, and he does not understand how six feet of depth is going to lease a 
building.  

 
PUBLIC COMMENT:  

• Matthew Wolfe commented that the marquee offers a marketing advantage. He 
opposed the application.   

• Ross Melnick, co-founder of Cinema Treasures and professor of film media studies, 
commented in opposition to the application. He commented that the marquee can be 
seen from multiple corners and positions on the street, which provides prominence 
for tenant signage.  

• Kathy Dowdell commented that the nomination calls out both the marquee and inset 
entrance as character-defining features of the building, which is what the Committee 
should focus its review on. She urged the Committee to recommend denial of the 
application.  

• Howard Haas, representing Friends of the Boyd, commented in opposition to the 
application. He referred to several nearby former theaters where current retail 
tenants are utilizing marquees for signage. He noted that many Friends of the Boyd 
supporters emailed letters of opposition to the Commission staff, which were made 
available to the Committee and the public.  

• Hanna Stark, representing the Preservation Alliance, commented in opposition to the 
application. She stated that the 2015 redevelopment approval specifically included 
restoration of the marquee and the Commission made it clear that the vestibule 
remained under its jurisdiction despite the addition of the storefront. She commented 
that the proposal does not meet Standard 9 of the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties.    
 

ARCHITECTURAL COMMITTEE FINDINGS & CONCLUSIONS: 
The Architectural Committee found that: 

• The building at 1910 Chestnut Street has always had a marquee, which is a 
character-defining feature of a movie theater. The current marquee structure dates to 
a 1950s replacement; the cladding and lighting were installed in 2018. 

• The vestibule walls proposed for removal are original to the theater entrance. 
• Any new retail tenant would require new signage. 

 
The Architectural Committee concluded that: 

• The application fails to satisfy Standard 9. The removal of the 1950s-era marquee 
and the installation of a storefront at the sidewalk destroys historic materials that 
characterize the property. 

 
ARCHITECTURAL COMMITTEE RECOMMENDATION: The Architectural Committee voted 5 to 1 to 
recommend denial, pursuant to Standard 9. 
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ITEM: 1910 Chestnut St  
MOTION: Denial 
MOVED BY: Gutterman 
SECONDED BY: Cluver 

VOTE 
Committee Member Yes No Abstain Recuse Absent 

Dan McCoubrey X     
John Cluver X     
Justin Detwiler X     
Nan Gutterman X     
Allison Lukachik     X 
Amy Stein X     
Sam Weiner  X    

Total 5 1   1 
 
 
ADJOURNMENT 
 
START TIME OF DISCUSSION IN ZOOM RECORDING: 02:11:42 
 
ACTION: The Architectural Committee adjourned at 11:19 a.m. 
 
PLEASE NOTE:  

• Minutes of the Philadelphia Historical Commission and its advisory Committees are 
presented in action format. Additional information is available in the video recording for 
this meeting. The start time for each agenda item in the recording is noted.  

• Application materials and staff overviews are available on the Historical Commission’s 
website, www.phila.gov/historical. 
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