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Preliminary Consultation 

MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION 

STAFF REPORT 

 

Address: 7204 Cedar Ave., Takoma Park Meeting Date: 1/23/2018 

  

Resource: Outstanding Resource Report Date: 1/17/2018 

 (Takoma Park Historic District) 

  Public Notice: 1/10/2018  

Applicant:  Jackie Braitman  

  

  Tax Credit: No 

Review: Preliminary Consultation 

  Staff: Michael Kyne 

Case Number: N/A  

    

PROPOSAL: Building addition 

 

 

STAFF RECOMMENDATION: 

 

Staff recommends that the applicant make any revisions based upon the HPC’s comments and return for a 

HAWP application. 

 

ARCHITECTURAL DESCRIPTION 

 

SIGNIFICANCE: Outstanding Resource within the Takoma Park Historic District  

STYLE: Classical Revival   

DATE: c. 1913 

 

PROPOSAL: 

 

The applicant proposes a building addition and other alterations at the subject property. 

 

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 24A (Chapter 

24A), 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: 

 

• 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, 
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• 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. 

 

Outstanding Resources – Residential 

 

The Guidelines characterize Outstanding Resources as those 

 

… which [are] of outstanding significance due to [their] architectural and/or historical features. 

An Outstanding Resource may date from any historical period and may be representative of any 

architectural style. However, it must have special features, architectural details and/or historical 

associations that make the resource especially representative of an architectural style, it must be 

especially important to the history of the district, and/or it must be especially unique within the 

context of the district. 

 

These resources have the highest level of architectural and/or historical significance. While they will 

receive the most detailed level of design review, it is permissible to make sympathetic alterations, 

changes and additions to Outstanding Resources. 

 

As a set of guiding principles for design review of Outstanding Resources, the Historic Preservation 

Commission will utilize the Secretary of the Interior’s Standards for Rehabilitation. 

The Guidelines that pertain to this project are as follows: 

 

• Plans for all alterations should be compatible with the resource’s original design; additions, 

specifically, should be sympathetic to existing architectural character, including massing, height, 

setbacks, and materials. 

 

• Emphasize placement of major additions to the rear of existing structures so that they are less 

visible from the public right-of-way. 

 

• While additions should be compatible, they are not required to be replicative of earlier 

architectural styles. 

 

• Preservation of original and distinctive architectural features, such as porches, dormers, 

decorative details, shutters, etc. is encouraged. 

 

• Preservation of original windows and doors, particularly those with specific architectural 

importance, and of original size and shape of openings is encouraged. 

 

• Preservation of original building materials and the use of appropriate, compatible new materials is 

encouraged. 

 

• All changes and additions should respect existing environmental settings, landscaping, and 

patterns of open space. 
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Montgomery County Code; Chapter 24A-8 

 

(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; 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. 9-4, § 1; Ord. 

No. 11-59.) 

Secretary of the 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.” The Standards are as follows:  

1. A property shall be used for its historic purpose or be placed in a new use that requires minimal change 

to the defining characteristics of the building and its site and environment.  

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.  
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3. Each property shall be recognized as a physical record of its time, place, and use. Changes that create a 

false sense of historical development, such as adding conjectural features or architectural elements from 

other buildings, shall not be undertaken.  

4. Most properties change over time; those changes that have acquired historic significance in their own 

right shall be retained and preserved.  

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that 

characterize a historic property shall be preserved.  

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration 

requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture, 

and other visual qualities and, where possible, materials. Replacement of missing features shall be 

substantiated by documentary, physical, or pictorial evidence.  

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall not 

be used. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest means 

possible.  

8. Significant archaeological resources affected by a project shall be protected and preserved. If such 

resources must be disturbed, mitigation measures shall be undertaken.  

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.  

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 subject property is a 1 ½-story Classical Revival-style Outstanding Resource within the Takoma Park 

Historic District. Records indicate that the historic house was constructed in 1913, replacing a Queen 

Anne-style house that burned down that same year. The house is located on a corner lot, with its front 

facing Tulip Avenue and its right side facing Cedar Avenue. Because of the house’s location, three of its 

elevations – the front, rear, and right side – are clearly visible from the public right-of-way. The applicant 

has indicated that the house experienced previous alterations, including the replacement of the original 

slate roof with asphalt and the replacement of the original clapboard siding on the dormers with asphalt 

shingles. 

 

The applicant is proposing the following alterations at the subject property: 

 

Restoration Work 

 

• Replace the existing asphalt roof with slate. 

 

• Replace the asphalt shingles on the dormers with wood clapboard siding to match the historic 

house. 
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• Repair exterior trim, siding, and foundation walls as necessary. 

 

• Repair the original windows and doors. 

 

• Repair the original shutters. 

 

• Repair the original porch columns. 

 

• Remove chain link security coverings from windows. 

 

Additions 

 

• Construct a 1 ½-story addition at the rear of the historic house, which will be connected by a 1-

story hyphen. 

 

• The proposed hyphen and rear addition materials include fiber cement siding, SDL wood 

windows, and standing seam metal roofing. 

 

Other 

 

• Construct an attached deck at the left side of the proposed hyphen and rear addition. 

 

• Construct a covered porch at the right side of the proposed hyphen. 

 

• Construct stone paver walkways at the right side of the property, connecting to the proposed 

covered porch. 

 

• Construct a stone wheelchair ramp at the right side of the property, connecting to the proposed 

covered porch. 

 

• Alter a small roof overhang at the rear/left side of the historic house, changing the existing shed 

roof overhang to a gable roof overhang. 

 

• Convert an existing/original window at the rear of the historic house to a French door. 

 

Staff fully supports the proposed restoration and repair work, finding that it will enhance the preservation 

of this historic resource; however, staff asks for the Commission’s guidance regarding the following: 

 

• As proposed, the hyphen will be nearly as long as the historic house (the historic house is 35’ 

long, while the proposed hyphen is just under 26’ long), and the combined length of the proposed 

hyphen and rear addition (a total of just under 50’) will greatly exceed that of the historic house. 

Given the high degree of visibility of the rear of the subject property, does the combined length of 

the proposed hyphen and rear addition have the potential to detract from and/or overwhelm the 

historic house? 

 

• Is the hyphen approach appropriate at the subject property, or would a more traditional addition 

be more compatible with the surrounding historic district? The hyphen approach is typically used 

at the rear of a historic house and is generally successful in differentiating the historic house from 

a rear addition. The hyphen preserves the rear corners of the historic house, allowing the original 

shape and form of the historic house to be perceived. In many instances, the hyphen allows the 
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historic house to retain its prominence, as it provides a visual transition from the historic house to 

a subordinate rear addition. Hyphens are generally modest in length, minimizing the visibility of 

the rear addition when viewing the property from oblique angles at the front. In this case, the 

property is located on a corner lot, where the rear of the house is clearly visible from the public 

right-of-way, and the proposed hyphen is approximately 2’ (1’-11”) longer than the proposed rear 

addition. With this, the hyphen approach may have more potential to detract from the surrounding 

streetscape, as it could result in a house that is incompatible with the scale and massing of 

surrounding properties. The Commission might consider whether shortening the hyphen would 

make the proposed design more compatible and appropriate. 

 

• While the Commission routinely allows for the removal and alteration of features at the rear of 

historic houses to accommodate additions, special consideration should be given to the features at 

the rear of the subject property, as they are clearly visible from the public right-of-way. Some of 

these features, such as the three dormers, the rear chimney, and the overall roof form, may be 

character-defining. Nonetheless, the Commission might prefer a more traditional addition (i.e., a 

gable end addition or ell with a lower roof that is directly connected to the rear roof slope of the 

historic house), finding that it would be more compatible with the surrounding streetscape. 

 

• Most of the proposed materials for the hyphen and rear addition will be differentiated from, but 

generally consistent with, the historic house. While many aspects of the proposed design (i.e., 

roof pitch, fenestration design, and fenestration arrangement) echo those of the historic house – 

and this does make the proposed hyphen and rear addition compatible with the historic house – 

the proposal may create a false sense of historical development. Given its visibility, the 

Commission may find that it would be more appropriate if the proposed hyphen – and perhaps the 

proposed rear addition – was more clearly differentiated, both in terms of materials and design. 

 

• Staff asks the Commission for any general guidance regarding the other proposed materials for 

the hyphen and rear addition. Specifically, staff asks the Commission to address the 

appropriateness of the proposed standing seam metal roofing. If the Commission determines that 

standing seam metal roofing would be appropriate in these locations, staff asks the Commission 

to provide guidance regarding acceptable finishes and details. 

 

• Staff asks for the Commission’s guidance regarding the proposed conversion of the 

existing/original window at the rear of the historic house to a French door, specifically as it 

relates to the Guidelines (see Circle 2). While the Commission typically exercises greater 

leniency in reviewing proposed alterations to original features at the rear, in this case the rear is 

clearly visible from the public right-of-way and such proposals may warrant greater scrutiny. 

Please note that the window/French door will not be visible from public right-of-way if the 

proposed hyphen and rear addition are constructed. 

 

• Similarly, staff asks for the Commission’s guidance regarding the proposed alteration of the small 

roof overhang at the rear/left side of the historic house. As previously noted, the existing shed 

roof overhang will be converted to a gable roof overhang. It is unclear from the submitted 

information whether the existing roof overhang is original to the historic house, but this 

information will be helpful in determining the appropriate level of scrutiny, and staff will ask the 

applicant for clarification. As with the window/French door, the existing/proposed roof overhang 

will not be visible from the public right-of-way if the proposed hyphen and rear addition are 

constructed. 
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STAFF RECOMMENDATION:  

 

Staff recommends that the applicant make any revisions based upon the HPC’s comments and return for a 

HAWP application. 
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HISTORIC PRESERVATION COMMISSION 

301/563-3400 

DPS-ts 

APPLICATION FOR 

HISTORIC AREA WORK PERMIT 

Contact Person: ____________ _ 

Daytime Phone No.: ___________ _ 

TexAccountNo.: __________________ _ 

Name of Property Owner: _________________ Daytime Phone No.: ___________ _ 

Address: ----c-
Srr
_
e
_
et

...,
N
.,...

um
-
b
,-
er
----------::

C
-,-
ity 
_________ 

s
=-
ra
_
e

_
t 
_________ 

lip
_
Code 
___ _ 

Contractorr: _____________________ _ Phone No.: ___________ _ 

Contractor Registration No.: ____________________ _ 

Agent for Owner: __________________ Daytime Phone No.: ___________ _ 

®tioH oF iOICol8ffiEMise 

HouseNumber: ________________ S1reet 

Town/City: ______________ NearestCrossStreet: __________________ _ 

lot: _____ Block: _____ Subdivision: ________________________ _ 

I.mer: _____ Folio: ______ Pscsl: ________________________ _ 

PART ONE: ff PE ot PERMlf ACTION lNo Qst 

1A. CHECK AU APPLICABLE: CHECK ALL APPLICABLE: 

D Construct D Extend D Alter/Renovate D A/C D Slab 0 Room Addition D Porch O Deck O Shed 

D Solar ll Fweplace O Woodbuming Stove D Single Family D Move 

D Revision 

D 1nstan 

D Repair 

D Wreck/Raze 

D Revocable D FenceM'aN I complete Section 4 I D Olher: --------

1B. Construction cost estimate: S --------------------------------

lC. If this is a revision of a Pf8Viously epprowd active permit, see Permit# ____________________ _ 

PART two: COMPLETE FOR Htw coAmucfloN lNo MtADJlbbmoNs 

2A. Type of sewage disposal: 

2B. Type of water supply: 

01 D wssc

01 D wssc

02 0 Septic 

02 o wen

03 D Other: ____________ _ 

03 D Other: ____________ _ 

PART fllREE: COMPLETE ONLY FOR FENCEt11ETAINiNG wm

JA. Height ____ feet ____ inches 

3B. Indicate whither the fence or retaining wen is to be constructed on one of the following locations: 

0 On party line/property line D Entirety on land of owner D On public right of way/easement 

I hereby certify that I hllve the authority to make the foregoing application, thet the application is correct, and thllt the construction will comply with p/llns 
approved by all agencies listed and I hereby acknowledge and accept this to be a condition for the issU11nce of this permit. 

SignlJrure of owner or authorized agem Date 

Approved: _________________ For Chllirpe,$on, Historic Preservation Cammission 

Disapproved: _______ Signature: __________________ Date: _______ _ 

Application/Permit No.: ______________ Date Filed: ______ Date Issued: _______ _ 

Edit 6/21/99 SEE REVERSE SIDE FOR INSTRUCTIONS 
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