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Preliminary Consultation 

MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION 

STAFF REPORT 

Address: 40 Columbia Avenue, Takoma Park Meeting Date: 3/11/2020 

Resource: Contributing Resource Report Date: 3/4/2020 

Takoma Park Historic District 

Public Notice: 2/26/2020 

Applicant: Diana Bradley 

(Brian McCarthy, Architect) Tax Credit: No 

Review: Preliminary Consultation Staff: Dan Bruechert 

PROPOSAL: Accessory Building Demolition and Accessory Structure Construction 

STAFF RECOMMENDATION 

Staff recommends that the applicants make any revisions based upon the HPC’s comments and return 

with a HAWP application. 

ARCHITECTURAL DESCRIPTION 

SIGNIFICANCE: Contributing Resource within the Takoma Park Historic District 

STYLE: Craftsman 

DATE: c. 1915-25

Fig. 1: 40 Columbia Avenue. 

1



III.C 

 

PROPOSAL 

 

The applicants proposes to demolish the existing garage and construct a new accessory building in its 

place. 

 

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 

 

• 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 

consistent 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. 

 

• 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. 

 

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

patterns of open space. 
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• While additions should be compatible, they are not required to be replicative of earlier 

architectural styles. 

 

Montgomery County Code; Chapter 24A-8 

 

(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 ensure 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 is necessary in order that unsafe conditions or health hazards be remedied; or 

 

(c) 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: 

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. 

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 

midding features shall be substantiated by documentary, physical or pictorial evidence.   

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. 
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STAFF DISCUSSION 

The subject property is a two-story shingle sided cottage with a detached garage.  The applicant proposes 

to demolish the existing garage and construct a new, larger accessory building based on the design of the 

historic garage in approximately the same location.  The two primary questions for this Preliminary 

Consultation are:  

• Can the garage be demolished? 

• Is the proposed accessory structure compatible with the historic resource and surrounding 

district? 

 

Accessory Building Demolition 

The existing garage is a one-bay shingle sided garage built on a concrete block foundation.  The garage is 

constructed into the grade as it rises to the rear.  The index of historic properties in Takoma Park 

identifies this as the “original garage.”  The applicant proposes to demolish this structure.  In evaluating a 

proposal the burden of proof is on the applicant to demonstrate that the proposed work complies with the 

requisite guidance; in the case of demolishing a historic building, it means that the building has 

deteriorated beyond repair (Standard 6). 

 

 
Figure: 1927 Sanborn Fire Insurance Map showing the subject property and the accessory building to the rear. 
 

The applicant contends that the existing garage has degraded to the point where it may no longer be 

repaired reasonably.  The damage to the garage includes significant failure of the foundation and rotted 

roof members.  The applicant further notes that much of the structure was replaced approximately 20 

years ago after a tree fell on the garage.  Staff conducted a site visit in August 2019 while the applicant 

was developing preliminary plans and can confirm that the garage is in a severely damaged state.  While 

the walls appear to be structurally sound, the larger issue is that the foundation has failed due to water 
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infiltration and the weight of the hillside to the north.  In proposing to demolish this structure the 

applicant further argues that because this building is a ‘Contributing Resource” to the Takoma Park 

Historic District larger consideration should be given to the effect on the surrounding streetscape rather 

than particular architectural features (per the Guidelines).   

 

Staff finds that the only way to repair this structure would be to remove or lift the wood structure and 

remove, excavate, and reconstruct the foundation.  This would preserve the appearance of the accessory 

structure but would introduce new materials.  However, this work would also be eligible for historic 

preservation tax credits.  

  

Staff generally concurs with the applicant's position that the garage has deteriorated beyond repair and 

that demolition is appropriate.  Staff requests guidance from the HPC as to whether or not the applicant 

has met the burden of proof demonstrating that the building has degraded beyond repair and if not, what 

additional materials are required to approve a HAWP? 

 

New Accessory Structure Construction 

In place of the existing garage, the applicant proposes to construct a one-story building that is 

approximately twice the size of the existing garage.  The structure will have a parged stucco foundation 

with fiber cement siding and asphalt shingles.  The windows will be a mix of wood casement and sashes 

and the door will be wood.  The existing garage doors will be rehabilitated and reinstalled to maintain the 

appearance of the historic garage. The applicant notes that this solution is similar to projects reviewed and 

approved by the HPC at 7309 Willow Ave. (approved in 2010) and 7309 Willow Ave. (approved in 

2017).1  

 

Ordinarily, the preferred location for an expanded accessory structure would be to the rear to lessen the 

visual impact on the streetscape.  Staff finds that in this instance, that is not feasible for two primary 

reasons.  First, because of the change in grade an expanded accessory structure would be enveloped by 

the rising back yard, potentially changing the character of the back yard.  The second reason that 

extending the accessory structure to the rear is not feasible is that there are two mature trees in the rear, 

and the excavation would damage the root zone of these trees.   

 

Staff finds that the design of the accessory structure is compatible with the historic resource and 

surrounding streetscape.  When viewed in elevation, the front gable and preserved garage doors will 

match the style of the historic house and existing garage.  Staff additionally finds that the proposed parged 

foundation, wood windows and doors, and asphalt shingles are compatible with the historic resource and 

surrounding district.  Staff finds that more information is required regarding the proposed fiber cement 

shingle siding.  After significant evaluation, Staff finds that certain fiber cement shingles, like those 

produced by James Hardie, create an appearance that is too flat to be compatible in a historic setting.  

Other manufactures produce a more realistic shingle siding and Staff recommends that the applicant 

present specifications and/or samples for Staff and HPC examination with the HAWP application.   

 

Staff finds that much of the proposed structure would not be visible from the public right-of-way because 

it will be hidden by the house; and that the new portion of the accessory structure that is visible from the 

right-of-way will not have a significant impact on the surrounding district. 

 

Staff requests that, if the HPC concurs that this structure could be demolished, that the HPC comment on 

the appropriateness of: 

• The placement of the proposed accessory structure; 

 
1 The Staff Report for the approved HAWP at 7304 Willow Ave. can be found here: 

https://montgomeryplanning.org/wp-content/uploads/2017/02/I.P-7304-Willow-Avenue-Takoma-Park.pdf.  Note: 

the HAWP for 7309 Willow Ave. was not digitized. 
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• The proposed materials; and 

• Any other concerns. 

 

STAFF RECOMMENDATION:  

 

Staff recommends that the applicants make any revisions based upon the HPC’s comments and return 

with a HAWP application. 
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21 February 2020 
 
To:  Historic Preservation Commission (HPC) 
  Maryland-National Capital Park & Planning Commission 
  c/o Department of Permitting Services, Montgomery County 
 
From:  Brian McCarthy 
 
Re: Historic Area Work Permit for the Contributing Resource at 40 Columbia 

Avenue in the Takoma Park Historic District.   
Addenda to HAWP:  Written Description of Project  

 
Addendum a. 
The house is a 2-story wood frame, shingled cottage style in the Takoma Park historic district, 
sited on a sloping lot on a residential street with mature trees.  The house, which includes a 
detached one-story one-car garage, was built in the 1920s and is registered as a Contributing 
Resource.  
 
The main residence has a saltbox style massing when viewed from the northern/driveway side, 
with the main roof slope extending forward to cover a former front porch that was enclosed by a 
prior owner.  The foundation consists of rusticated concrete masonry units, and the wood 
framed walls above are clad in painted wood shingles.  The roofing is composition fiberglass 
shingles.  In a curious departure from the norm of its era the roof has no overhangs. 
 
The garage, accessed from the driveway at the right/northern side of the lot, is set 27 feet behind 
the house and bermed into the considerable hillside that rises up to the section of Carroll 
Avenue near the volunteer fire station.  The garage walls are a mix of wood framing above 
grade and rusticated concrete block below grade.  The wood walls are clad with non-original, 
unpainted cedar shingles.  The garage entrance consists of a pair of 4 ft wide, side hinged, half-
lite doors.  The existing garage is 12’-4” wide x 18’-4” deep and sits 5 feet off the side property 
line. 
 
The existing garage structure is in general disrepair.  Per the enclosed photos several sections of 
the foundation are failing, and the framing has been compromised by termites and water 
damage.  A tree fell against the garage about 20 years ago and most of the southern wall 
framing and sheathing had to be replaced.  Many of the original rafter tails have been eaten or 
rotted back to the point where they no longer sit on the top plate, and had to be sistered with 
new lumber. 
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40 Columbia Avenue 21 February 2020 Page 2 

Addendum b.   
We are proposing to replace the garage with a modest, 1-story studio to accommodate the 
owner’s home business, which needs roughly twice the area the current garage provides.  As the 
site plan shows, there are mature trees behind the garage that constrain our ability to enlarge the 
garage to the rear, which would require excavating deeper into the hillside.  The zoning setback 
on the northern side of the garage is already at the minimum allowed.  So our only options are 
to expand the garage footprint forward toward the street, and southward into the center of the 
property.  The proposed studio will mimic the street façade of the garage with comparable 
massing, height, width, and doors, but 6 feet closer to the street. 

The portion of the studio to the left/south side of the driveway will be set back 8 feet, behind a 
low shed roofed porch, to subordinate that element to the gabled garage façade. 

The new structure, like the existing, will have a block foundation wall where needed to retain 
earth, with wood framing above.  Unlike the existing rusticated block, we propose to finish the 
new foundation with a cementious parging/stucco.  The upper frame walls will be finished with 
cement fiberboard shingles to acknowledge the painted wood shingle finish on the main house.  
The garage doors will be restored/rebuilt and reinstalled to retain the appearance of a garage.  
The roof will be “asphalt” shingles, like the main house. 

Lastly, we’d like to mention two similar precedents in the Historic District, both on Willow 
Avenue: 

• 7309 Willow Ave (HPC case #37/03-10JJJ).  In this case a detached one-story garage was
demolished and replaced with a 1-½ story “writer’s studio”.

• 7304 Willow Ave (HPC case #37/03-17HHH).  In this case an attached one-story garage was
demolished and replaced with a 1-½ story in-law suite.
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