
1504 Pine St – Façade Repair/Alteration 
Historical Commission Review 

September 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 first two floors of 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, initially proposes removing the older stucco and 
applying stucco over the entire façade, tooled with a simulated join pattern, citing 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. 
 
The application was discussed at the July 28th meeting of the Architectural Committee (see 
attached minutes below). The applicant has revised their proposal to replace the stucco on the 
lower floors and repair the brownstone on the upper floors. 
 
The application also proposes replacing the windows on the front elevation. 
 
SCOPE OF WORK:   

 Rehabilitate upper floors of front façade. 
 Apply stucco to lower floors of 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, PRIOR TO ARCHITECTURAL COMMITTEE REVIEW: 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.
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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. 
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REPORT OF THE ARCHITECTURAL COMMITTEE 
OF THE PHILADELPHIA HISTORICAL COMMISSION 

 
TUESDAY, 28 JULY 2026 

REMOTE MEETING ON ZOOM 
NAN GUTTERMAN, ACTING CHAIR 

 
CALL TO ORDER  

 
START TIME IN AUDIO RECORDING: 00:00:00 
 
The Acting Chair called the meeting to order at 9:02 a.m. The following Committee members 
joined her: 
 

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:  

Jonathan Farnham, Executive Director 
Kim Chantry, Historic Preservation Planner III 
Olivia Dec, Intern 
Heather Hendrickson, Historic Preservation Planner II 
Ted Maust, Historic Preservation Planner II 
Allyson Mehley, Historic Preservation Planner III 
Joshua Schroeder, Historic Preservation Planner II 
Dan Shachar-Krasnoff, Historic Preservation Planner II 
Alex Till, Historic Preservation Planner II 
 

The following persons were present: 
Allison Weiss, SoLo Germantown Civic Association 
Arielle Harris, RePoint Philadelphia 
Ben She 
Cleivi Prophete, FH Demolition 
David Traub, Save Our Sites 
Elliot Rodger 
Evan Litvin, Lo Design 
Greg Barnaby 
Hanna Stark, Preservation Alliance 
Jake Blumgart 
James Pearlstein, Pearl Properties 
Jay Farrell 
Jay Rockafellow, DAS Architects 
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ITEM: 124 and 126 S 7th St
MOTION: Approval with conditions
MOVED BY: Detwiler
SECONDED BY: Weiner

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 2

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.

ADDRESS: 1504 PINE ST
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 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. 

 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.  
 
START TIME OF DISCUSSION IN ZOOM RECORDING: 00:49:55 
 

PRESENTERS: 
 Mr. Maust presented the application to the Architectural Committee. 
 Matt Masterpasqua of Mass Architecture and property owners Greg Barnaby and 

Roy Aharonovich represented the application. 
 
DISCUSSION: 

 Mr. Aharonovich commented that they are not sure what lies behind the existing 
stucco. He noted an interest in restoring the entire brownstone façade but indicated 
that it was not financially feasible. 
o Mr. Weiner replied that brownstone is behind the existing stucco. 

 Ms. Gutterman commented that EIFS (Exterior Insulation and Finish System) should 
not be used because it can trap moisture in the walls. 
o Mr. Detwiler agreed. 

 Mr. Barnaby asked if the Architectural Committee had suggestions about how the 
upper floors could be restored. 
o Ms. Gutterman answered that there are a variety of available materials, including 

composite patches and cast stone details, which might be used to sensitively 
restore the brownstone. She explained that many of the issues with brownstone 
stem from the position of the stone’s bedding plane with respect to the surface of 
the wall. Delamination is caused by a bedding plane parallel to the exterior 
surface. Ms. Gutterman reiterated her personal opinion that coating masonry 
elevations with stucco is not a treatment that meets the Secretary of the Interior’s 
Standards. 

 Mr. Detwiler cited Ms. Gutterman’s extensive experience in working with brownstone 
and asked her to expand on what materials work best in a project of this scope. 
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o Ms. Gutterman suggested that the existing brownstone should be sounded to 
remove delaminated areas and then patched with a composite product. She 
emphasized that it is important to understand how deep the brownstone units are 
to ensure that compromised material can be removed while still preserving a 
water-tight elevation. Ms. Gutterman also commented that brownstone units 
could also be replaced with cast stone or with real brownstone installed with the 
bedding plane rotated to prevent future deterioration. 

 Mr. Weiner asked if the applicants had priced EIFS compared to brownstone for 
façade repairs. 
o Mr. Barnaby responded that they had not yet, but that contractors have given 

them the sense that the cost would be three or four times the cost of stucco. 
 Mr. Weiner asked Ms. Gutterman for clarification of the product names that might be 

appropriate for patching. 
o Ms. Gutterman listed Jahn, Prosoco, and Edison among others. 

 Ms. Gutterman observed that using an EIFS system, which covers rigid boards with 
a coating, would result in loss of the trim details around the upper windows. 
o Mr. Masterpasqua responded that they had considered using traditional stucco 

for that reason. 
o Ms. Gutterman expressed doubt about the suitability of applying traditional 

stucco onto the brownstone without a layer of lath but noted that using lath would 
also likely result in a loss of detail. 

 Mr. Masterpasqua spoke to the loss of detail in many of the upper-floor trim elements 
along the block and explained that the plan was to very simply wrap the surviving 
material in stucco similar to several treatments completed before designation. He 
also asked Ms. Gutterman about the use of cast stone and whether it could be used 
to replace missing or damaged units. 
o Ms. Gutterman confirmed that she has used cast stone in that manner to repair 

brownstone. 
 Mr. Masterpasqua inquired about the process of securing approval for exploratory 

work to remove some of the existing stucco and investigate the condition of the stone 
underneath. 
o Mr. Maust responded that the staff could approve exploratory work in a sample 

area. 
 Mr. Weiner suggested that using EIFS on the currently stuccoed floors and restoring 

the upper floors might be a reasonable compromise. 
o Ms. Gutterman expressed a preference for conventional stucco over EIFS. 
o Mr. Detwiler and Ms. Lukachik agreed with Ms. Gutterman. 

 Ms. Gutterman agreed with Mr. Weiner that she could support removing the existing 
stucco and re-covering the first two floors in a conventional stucco treatment with 
scored joint lines and better-replicated window trim. She emphasized that she would 
want to see product specifications and that the staff should review a mock-up of the 
stucco details on plywood to evaluate the scoring and the trim treatment. 

 Mr. Weiner turned back to the upper floors and suggested that the historic trim 
details could be replicated through patching or unit replacement by a skilled mason. 
o The property owners responded that they are open to such a compromise. 

 Mr. Detwiler recommended that the stucco be tinted to match the brownstone above 
for a cohesive whole. 

 
PUBLIC COMMENT:  

 None. 
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ARCHITECTURAL COMMITTEE FINDINGS & CONCLUSIONS: 
The Architectural Committee found that:

EIFS can trap moisture inside the wall, which would be deleterious for the 
brownstone. 
A skilled mason could restore the upper floors through the use of composite patch 
products designed for use with brownstone or the use of cast stone to create 
replacement units.
Restoring the upper floors while re-covering the lower floors with a more compatible 
stucco treatment could be an acceptable compromise.

The Architectural Committee concluded that:
Covering the brownstone on the upper floors with stucco or EIFS fails to satisfy 
Standards 5 and 6.

ARCHITECTURAL COMMITTEE RECOMMENDATION: The Architectural Committee voted to 
recommend denial, pursuant to Standards 5 and 6 and the Masonry Guidelines. 

ITEM: 1504 Pine St
MOTION: Denial
MOVED BY: Detwiler
SECONDED BY: Lukachik

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 2

ADDRESS: 1601 MOUNT VERNON ST  
Proposal: Amend approval of façade materials
Review Requested: Final Approval
Owner: Mt. Vernon Commons LLC
Applicant: Naché Patior
History: 1859; Robert Purvis House; storefront, 1920
Individual Designation: None
District Designation: Spring Garden Historic District, Significant, 10/11/2000
Staff Contact: Dan Shachar-Krasnoff, daniel.shachar-krasnoff@phila.gov

OVERVIEW: This application calls for amending the Historical Commission’s July 2023 approval 
for the rehabilitation of the Robert Purvis house. The developer seeks approval to substitute 
cast stone for marble on the front façade’s stoop and door surround, owing to the high cost of 
marble. The applicant is determining the viability of cast stone for the water table.

The property at 1601 Mount Vernon Street is significant in the Spring Garden Historic District, 

ARCHITECTURAL COMMITTEE RECOMMENDATION: The Architectural Committee voted to 
recommend denial, pursuant to Standards 5 and 6 and the Masonry Guidelines.
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