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MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION

STAFF REPORT
Address: 7230 Spruce Ave., Takoma Park Meeting Date: 1/11/2017
Resource: Contributing Resource Report Date: 1/4/2017
Takoma Park Historic District
Applicant: Aaron Kofnter & Anat Shahar Public Notice: 12/28/2016
(Shawn Buehler, Architect)
Review: Preliminary Consultation Tax Credit: N/A
Case Number: N/A Staff: Michael Kyne

PROPOSAL: Addition and alterations

STAFF RECOMMENDATION:

Staff recommends that the applicants make any revisions based on the HPC’s recommendations and return
for a HAWP application.

ARCHITECTURAL DESCRIPTION

SIGNIFICANCE: Contributing Resource

STYLE: Bungalow
DATE: c. 1915-1925
PROPOSAL:

The applicants propose the following work items:

Remove an existing rear deck

Remove an existing rear/left side addition

Remove an existing one-story rear addition

Construct a new rear/lefi side addition with covered porch
Construct a new one-and-a-half-story rear addition
Alter/expand the roof of the historic house

Replace the existing front dormer with a new front dormer
Construct a side-projecting mudroom and attached garage

APPLICABLE GUIDELINES

When reviewing alterations and new construction within the Takoma Park Historic District several
documents are to be utilized as guidelines to assist the Commission in developing their decision. These
documents include the historic preservation review guidelines in the approved and adopted amendment for
the Takoma Park Historic District (Guidelines), Montgomery County Code Chapter 244 (Chapter 244),
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and the Secretary of the Interior’s Standards for Rehabilitation (Standards). The pertinent information in
these documents is outlined below.

Takoma Park Historic District Guidelines
There are two very general, broad planning and design concepts which apply to all categories. These are:

s  The design review emphasis will be restricted to changes that are all visible from the public right-
of-way, irrespective of landscaping or vegetation (it is expected that the majority of new additions
will be reviewed for their impact on the overall district), and

+ The importance of assuring that additions and other changes to existing structures act to reinforce
and continue existing streetscape, landscape, and building patterns rather than to impair the
character of the historic district,

A majority of structures in the Takoma Park Historic District have been assessed as being “Contributing
Resources.” While these structures may not have the same level of architectural or historical significance
as Outstanding Resources or may have lost some degree of integrity, collectively, they are the basic
building blocks of the Takoma Park district. However, they are more important to the overall character of
the district and the streetscape due to their size, scale, and architectural character, rather than for their
particular architectural features.

Contributing Resources should receive a more lenient level of design review than those structures that have
been classified as Outstanding. This design review should emphasize the importance of the resource to the
overall streetscape and its compatibility with existing patterns rather than focusing on a close scrutiny of
architectural detailing. In general, however, changes to Contributing Resources should respect the
predominant architectural style of the resource.

The Guidelines that pertain to this project are as follows:

¢ All exterior alterations, including those to architectural features and details, should be generally
congsistent with the predominant architectural style and period of the resource and should preserve
the predominant architectural features of the resource; exact replication of existing details and
features is, however, not required.

s Major additions should, where feasible, be placed to the rear of existing structures so that they are
less visible from the public right-of-way; additions and alterations to the first floor at the front of a
structure are discouraged but not automatically prohibited.

e  While additions should be compatible, they are not required to be replicative of earlier
architectural styles.

* Second story additions or expansions should be generally consistent with the predominant
architectural style and period of the resource (although structures that have been historically single
story can be expanded) and should be appropriate to the surrounding streetscape in terms of scale
and massing,.

e Original size and shape of window and door openings should be maintained, where feasible.

¢ Some non-original building materials may be acceptable on a case-by-case basis; artificial siding
on areas visible from the public right-of-way is discouraged where such materials would replace or
damage original building materials that are in good condition.

s Alterations to features that are not visible at all from the public right-of-way should be allowed as

a matter of course.



¢ All changes and additions should respect existing environmental settings, landscaping, and
patterns of open space.

Sec. 24A-8. Same-Criteria for issuance.

{(a) The commission shall instruct the director to deny a permit if it finds, based on the evidence and
information presented to or before the commission that the alteration for which the permit is sought
would be inappropriate, inconsistent with or detrimental to the preservation, enhancement or ultimate
protection of the historic site or historic resource within an historic district, and to the purposes of this
chapter.
(b} The commission shall instruct the director to issue a permit, or issue a permit subject to such
conditions as are found to be necessary to insure conformity with the purposes and requirements of this
chapter, if it finds that:
(1) The proposal will not substantially alter the exterior features of an historic site or historic
resource within an historic district; or
(2} The proposal is compatible in character and nature with the historical, archeological,
architectural or cultural features of the historic site or the historic district in which an historic
resource is located and would not be detrimental thereto or to the achievement of the purposes of
this chapter; or
(3) The proposal would enhance or aid in the protection, preservation and public or private
utilization of the historic site or historic resource located within an historic district in a manner
compatible with the historical, archeological, architectural or cultural value of the historic site or
historic district in which an historic resource is located; or
{4) The proposal is necessary in order that unsafe conditions or health hazards be remedied; or
(5) The proposal is necessary in order that the owner of the subject property not be deprived of
reasonable use of the property or suffer undue hardship; [emphasis added] or
(6) In balancing the interests of the public in preserving the historic site or historic resource
located within an historic district, with the interests of the public from the use and benefit of the
alternative proposal, the general public welfare is better served by granting the permit.
(c} It is not the intent of this chapter to limit new construction, alteration or repairs to any 1 period or
architectural style.
(d)} In the case of an application for work on an historic resource located within an historic district, the
commission shall be lenient in its judgment of plans for structures of little historical or design
significance or for plans involving new construction, unless such plans would seriously impair the
historic or architectural value of surrounding historic resources or would impair the character of the
historic district. (Ord No. 94, § 1; Ord No. 11-59)

Secretary of Interior’s Standards for Rehabilitation

The Secretary of the Interior defines rehabilitation as “the act or process of making possible a compatible
use for a property through repair, alterations, and additions while preserving those portions or features,
which convey its historical, cultural, or architectural values,” Standards 2, 9, and 10 most directly apply to
the application before the commission:

#2, The historic character of a property shall be retained and preserved. The removal of historic
materials or alteration of features and spaces that characterize a property shall be avoided.

#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
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compatible with the massing, size, scale, and architectural features to protect the historic integrity of the
property and its environment.

#10. New additions and adjacent or related new construction shall be undertaken in such a manner that
if removed in the future, the essential form and integrity of the historic property and its environment
would be unimpaired.

STAFF DISCUSSION

The applicants propose the following work items:

Remove an existing rear deck

Remove an existing rear/left side addition

Remove an existing one-story rear addition

Construct a new rear/left side addition with covered porch
Construct a new one-and-a-half-story rear addition
Alter/expand the roof of the historic house

Replace the existing front dormer with a new front dormer
Construct a side-projecting mudroom and attached garage

[ N ]

Staff asks for the Commission’s guidance regarding the following:
Removal of Deck and Additions

The applicants propose to remove an existing rear deck, an existing rear/left side addition, and an existing
one-story rear addition. The features to be removed are non-historic and do not contribute to the historic
character of the property or surrounding historic district. Staff finds that the proposal to remove these
features has no potential to detract from the subject property or surrounding historic district.

New Rear/Left Side Addition with Covered Porch

The applicants propose to construct a new rear/left side addition with covered porch in the approximate
location of the existing rear/left side addition, which will be removed. The proposed new rear/left side
addition takes cues from the historic bungalow, with two-over-two windows, a tapered column, and a
wooden railing on the covered porch to match that on the front porch of the historic house.

As proposed, the roof of the covered porch extends to the main roof and covers an existing projecting bay
on the left elevation of the historic house, which appears to be historic. The Commission may find that it is
inappropriate to extend the covered porch to the main roof, as it could impact the ability to discern the
main roof’s form and the bay window from the public right-of-way.

Due to its height and slope, the roof of the proposed new rear/left side addition will engage two new
windows that are proposed in the shed dormer of the proposed new one-and-a-half-story rear addition.
Staff suggests that lowering the height and slope of the proposed new rear/left side addition roof may result
in a simpler appearance on the left elevation, with less potential to detract from the historic house and
surrounding historic district.

The proposed materials for the new rear/left side addition include Hardie Plank siding, Boral trim,
laminated architectural shingles, and clad wood windows. The proposed materials are typical of what the
Commission approves for new construction and additions.



Staff asks the Commission to provide any guidance that would make the proposed new rear/left side
addition more compatible with the historic house and surrounding historic district.

New One-and-a-Half-Story Rear Addition

The applicants propose to construct a new one-and-a-half-story gable end rear addition in the approximate
location of the one-story rear addition to be removed. A shed dormer will extend along the right side (as
viewed from the front) of the proposed new rear addition to the roof of the main house.

The proposed materials for the new rear addition include Hardie Plank siding, Boral trim, laminated
architectural shingles, wooden brackets and clad wood windows, Hardie Shakes are proposed in the gable
end. The proposed materials are typical of what the Commission approves for new construction and
additions.

Staff asks the Commission to provide any guidance that would make the proposed new rear addition more
compatible with the historic house and surrounding historic district.

Historic Roof Alteration/Expansion

The applicants propose to alter/expand the roof of the historic house, increasing the slope to add interior
space, while retaining the existing footprint. The existing roof has a 7/12 slope, while the proposed roof
will have a 9/12 slope. The existing two-over-two windows in the gables will be retained, the existing
wood shakes in the gables will be replaced with Hardie Shakes, and the existing wooden brackets will be
replaced with new wooden brackets to match.

According to the Guidelines, “[s]econd story additions or expansions should be generally consistent with
the predominant architectural style and period of the resource (although structures that have been
historically single story can be expanded) and should be appropriate to the surrounding streetscape in terms
of scale and massing.”

Staff suggests that the proposed roof alteration/expansion is consistent with the architectural style and
period of the resource, as the historic house will retain its overall form and bungalow characteristics. The
applicant has provided photographic examples of other bungalows in the Takoma Park Historic District,
demonstrating that the proposed 9/12 roof slope if compatible with this style of resource.

Staff asks the Commission to provide any guidance that would make the proposed roof
alteration/expansion more compatible with the historic house and surrounding historic district.

Front Dormer Replacement

The applicants propose to replace the existing dormer at the front of the house with a new dormer in the
same approximate location. The proposed new dormer will be the same width as the existing dormer, but
will be taller to increase interior headroom.

The applicants have stated that the existing dormer has been altered over the years and that the original
dormer windows have been replaced. The existing two horizontal sliding glass windows will be replaced

with two paired two-over-two double hung wood windows, which will take cues from the historic house.

Staff is generally supportive of the proposed dormer replacement, as the existing dormer appears to have
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been altered and is no longer compatible with the historic house. Staff asks the Commission to provide any
guidance that would make the proposed new dormer more compatible with the historic house and
surrounding historic district.

Side-FProjecting Mudroom and Attached Garage

The applicants propose to construct a one-and-a-half-story side-projecting mudroom addition and attached
garage at the right side of the historic house. The materials for the proposed mudroom addition and
attached garage include Hardie Plank siding, Boral trim, laminated architectural shingles, wooden brackets,
clad wood windows, and Hardie Shakes in the gables.

The Commission does not typically approve side-projecting additions or attached garages, and these
features are not common on historic houses within the Takoma Park Historic District. The applicants have
stated that the proposed mudroom addition and attached garage will not be at all visible from the public
right-of-way, due to the house’s location; however, staff suggests that the mudroom addition and attached
garage will be at least minimally visible from the public right-of~way and have the potential to detract from
the subject property and surrounding historic district.

The subject property is located on an insulated lot, which is accessed via a private driveway off of Spruce
Avenue. When approaching the subject property from the southwest on Spruce Avenue, the proposed
mudroom addition and attached garage will not be at all visible. When approaching the subject property
from the northeast on Spruce Avenue, the proposed side-projecting addition and attached garage will likely
be visible in the absence of vegetation. It is likely that the proposed mudroom addition and attached garage
will most visible when looking between the houses on Park Avenue.

The applicants have stated that they are proposing an attached garage due to current zoning regulation,
which require a detached garage to be entirely in the rear yard. This requirement would result in a detached
garage in the middle of the rear/side yard, with what the applicants have characterized as an inconvenient
relationship to the main house.

If the Commission will not approve an attached garage, the applicants have indicated that they will seek a
variance to allow the construction of a detached garage at the right side/rear of the house in the
approximate location of the currently proposed attached garage.

Given the potential visibility and incompatibility with the subject property and surrounding historic
district, staff would recommend that the Commission not approve the proposed mudroom addition and
attached garage; however, staff does ask for the Commission’s guidance on this matter,

STAFEF RECOMMENDATION:

Staff recommends that the applicants make any revisions based on the HPC’s recommendations and return
for a HAWP application.
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EXISTING CONDITIONS:

SUBJECT PROPERTY EAST {(FRONT) ELEVATION

KOFNER-SHAHAR RENOVATION
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Takoma Park, MD 20912
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EXISTING CONDITIONS:
SUBJECT PROPERTY NORTH ELEVATION
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EXISTING CONDITIONS:
SUBJECT PROPERTY WEST (REAR) ELEVATION
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EXISTING CONDITIONS:

SUBJECT PROPERTY SOUTH ELEVATION
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EXISTING CONDITIONS:

SUBJECT PROPERTY AS VIEWED FROM STREET
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EXISTING CONDITIONS:
SUBJECT PROPERTY W/ NON-TRADITIONAL DORMER WINDOWS
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IMMEDIATE CONTEXT:
SUBJECT PROPERTY FRONTS BACK OF ADJACENT HOUSES
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IMMEDIATE CONTEXT:
NEIGHBORING HOME TO SUBJECT PROPERTY
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236 PARK AVENUE:

ROOQOF SLOPE & REAR MASSING PRECEDENT
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238 PARK AVENUE:
ROOF SLOPE & MASSING PRECEDENT
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7216 SPRUCE AVENUE:
ROQF SLOPE & MASSING PRECEDENT
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7310 WILLOW AVENUE:

ROOF SLOPE & DORMER PRECEDENT
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7219 WILLOW AVENUE:
ROOF SLOPE & DORMER PRECEDENT
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7204 WILLOW AVENUE:
ROOF SLOPE & DORMER PRECEDENT
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HAWP APPLICATION: MAILING ADDRESSES FOR NOTIFING
[Owner, Cwner's Agent, Adjacent and Confronting Property Ownérs]
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HAWP APPLICATION: MAILING ADDRESSES FOR NOTIFING
[Qwner, Cwner’s Agent, Adjacent 2nd Confronting Property Ownérs]
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