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MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION  

STAFF REPORT 

 

Address: 7018 Poplar Ave., Takoma Park Meeting Date: 9/09/2020 

 

Resource: Non-Contributing Resource Report Date: 9/02/2020 

 Takoma Park Historic District 

  

Applicant:  Thomas & Sue Immermann Public Notice: 8/26/2020 

 Wakako Tokunaga 

 

Review: HAWP Staff: Dan Bruechert  

 

Case Number: 37/03-20SSS Tax Credit: n/a 

 

Proposal: New Building Construction 

 

 

RECOMMENDATION 

 

Staff recommends that the HPC approve the HAWP application. 

 

PROPERTY DESCRIPTION 

SIGNIFICANCE: Non-Contributing Resource to the Takoma Park Historic District 

STYLE: Ranch 

DATE: c.1940s 

 

The subject property is a one-story, brick, side gable ranch house with a small front porch. 

  
Figure 1: 7018 Poplar Ave. 
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BACKGROUND 

 

The applicant presented a preliminary consultation proposal for new construction at the April 10, 2019 

HPC meeting.1   

 

The HPC acknowledged that the Design Guidelines for the Takoma Park Historic District supported the 

demolition of the existing, non-contributing, building.  The general feedback from the HPC regarding the 

new proposal was that the proposed building was too wide and too tall to be compatible with the 

surrounding district.  However, the HPC acknowledged that there was not sufficient information to fully 

evaluate the proposal within the larger context.  Many of the Commissioners also agreed that the front 

porch without stairs was an awkward design element.  The applicants have returned for a second 

preliminary consultation.  Additional information regarding the size and placement of houses in the 

surrounding residential area has been submitted for consideration.   

 

On May 27, 2020,2 a second Preliminary Consultation was held with a new proposal.  The proposed 

house size was generally consistent with the 2019 Preliminary Consultation, but the architectural design 

and materials proposed were a significant revision.  The HPC’s concerns regarding the massing and 

height for the new construction remained.  Commissioners expressed that they had not been convinced 

that the proposed construction was too tall for the surrounding neighborhood and requested additional 

information.  Commissioners also recommended an alteration of the fenestration pattern to accentuate the 

horizontality of the construction and suggested that a more regularized fenestration may make for a more 

compatible design. 

 

A third preliminary consultation was heard on July 15, 2020.3  The applicant presented two variations of 

the proposal, one with a flat roof, the other with a front gable roof.  The majority of the HPC supported 

the concept and voiced their support for the front gable configuration.  A majority of the Commission 

encouraged the applicant to consider if the ridge height could be reduced.   

 

PROPOSAL 

 

The applicant proposes to construct a new one-story house with a partially exposed basement on the lot. 

 

APPLICABLE GUIDELINES 

 

Takoma Park  

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 
 

1 The Staff Report for the first Preliminary Consultation can be found here: https://montgomeryplanning.org/wp-

content/uploads/2019/04/II.A-7018-Poplar-Avenue-Takoma-Park.pdf and audio of that hearing can be found here: 

http://mncppc.granicus.com/MediaPlayer.php?publish_id=dedd0033-5c58-11e9-aee3-0050569183fa.  Discussion of 

this item begins at 14:58. 
2 The Staff Report for the second Preliminary Consultation can be found here: https://montgomeryplanning.org/wp-

content/uploads/2020/05/II.B-7018-Poplar-Avenue-Takoma-Park.pdf and audio of that hearing can be found here: 

http://mncppc.granicus.com/MediaPlayer.php?publish_id=1e46bdfa-a0fc-11ea-9e08-0050569183fa (note, because 

this hearing was conducted via teleconference the audio quality of the recording is not as high as is typical). 
3 The Staff Report and application materials cand be found here: https://montgomeryplanning.org/wp-

content/uploads/2020/07/III.B-7018-Poplar-Avenue-Takoma-Park.pdf and the audio recoding of the hearing can be 

found here: http://mncppc.granicus.com/MediaPlayer.php?publish_id=90695821-cad9-11ea-93cb-0050569183fa.  
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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 at 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 district. 

 

Non-Contributing/Out-of-Period Resources should receive the most lenient level of design review.  Most 

alterations and additions to Non-Contributing/Out-of-Period Resources should be approved as a matter of 

course.  The only exceptions would be major additions and alterations to the scale and massing of Non-

Contributing/Out-of-Period Resources which affect the surrounding streetscape and/or landscape and 

could impair character of the district as a whole. 

 

Demolition of Non-Contributing/Out-of-Period Resources should be permitted.  However, any new 

building constructed in the place of a demolished building should be reviewed under the guidelines for 

new construction that follow. 

 

New Construction 

“The goal of new construction within both residential and commercial historic districts is to be 

sympathetic to the traditional street and building patterns in that district, while allowing for creative new 

building designs.  In addition to the approach of recalling earlier architectural styles in new buildings, it is 

appropriate for new structures to reflect and represent the period in which they are built.  It is not the 

intention of these guidelines to inhibit or exclude creative design solutions that may be developed for new 

buildings in the Takoma Park district.  Unique designs which may not adhere strictly to traditional 

neighborhood practices, but which are sensitive to and compatible with the fabric of the community 

should be supported.”   

 

Residential Areas 

In Takoma Park, there are a number of elements which define the streetscape and building patterns within 

the residential areas.  New construction should consider some of these elements, such as: 

• Rhythm of houses along the street, including patterns of height, massing, side and front setbacks, 

and roof pitch; 

• Patterns of open space/landscaping and building coverage, including ample front and back yards, 

space between houses, preservation of important mature trees, etc.; 

• Principal building facades oriented toward the street; 

• Covered porches on the front or main facades; 

• Patterns of openings in facades, especially doors and windows, which provide a sense of 

residential scale; 

• Building and roofing material; 

• High degree of building craftsmanship, as expressed in detailing and use of materials; 

• Use of decorative stone retaining walls (where required by topographic changes) and occasionally 

fences to define a sidewalk line and separate yards from street;  
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• Sidewalk and planting strips along the street; 

• Orientation of driveways and parking areas to the rear and sides of the buildings; 

• Use of outbuildings (e.g. detached garages); and  

• Extensive landscaping, including mature trees and flowering plants. 

 

Montgomery County Code, Chapter 24A-8 Historic Resources Preservation  

  (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;  

(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.  
 

Secretary of the Interior’s Standards for Rehabilitation: 

2. The historic character of a property will be retained and preserved.  The removal of 

distinctive materials or alteration of features, space and spatial relationships that characterize a 

property will be avoided. 

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 shall 

be differentiated from the old and will be compatible with the historic materials, features, size, 

scale and proportions, and massing to protect the integrity of the property and its environment. 

10. New additions and adjacent or related new construction will 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 applicant proposes to demolish the c.1940s Non-Contributing house at 7018 Poplar Ave. and 

construct a new two-story house with a partially exposed basement.  The demolition was discussed at the 

previous preliminary consultations and was universally supported.   The Design Guidelines state that any 

Non-Contributing Resource may be demolished. 

 

The proposed house will be a one-story construction with a partially exposed basement.  The house will 

have a front-facing gable roof that extends over the front porch.  Due to the change in grade and the 

applicants’ desire to have an at-grade entrance, the front left corner of the design will be exposed with a 

basement-level entrance.  The house will be approximately 34’ (thirty-four feet) wide and will be 

approximately 36’ (thirty-six feet) deep at the basement level.  The first floor will projects an additional 

24’ (twenty-four feet) towards the rear on the right side.  The front gable ridge height is 27’ 3” (twenty-

seven feet, three inches) from the average front grade.  The proposed design is 6’ (six feet) narrower than 

the existing, ‘Non-Contributing’ resource, but is much deeper.  The proposed construction utilizes a 

modern vocabulary with vertical wood siding and single-lite casement and picture windows.  The gable 

roof extends over the porch and has wood privacy screening proposed at either side and a metal railing 
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and a central front-loading staircase.  The architectural vocabulary utilized in the proposed design is the 

same one that was proposed in both the May and July 2020 Preliminary Consultations.   

 

To the rear of the house, the applicant proposes to install a patio with a curved retaining wall to hold back 

the grade.  Staff finds the design and materials of the patio are compatible with the house and surrounding 

district, but will not be visible from the right-of-way and should be approved as a matter of course, per the 

Design Guidelines. 

 

Staff finds that the proposed design will not be confused as historic architecture and notes that the Design 

Guidelines do not dictate a style or era of design for houses in the historic district and allows designs to 

deviate from traditional architecture, stating: “Unique designs which may not adhere strictly to traditional 

neighborhood practices, but which are sensitive to and compatible with the fabric of the community 

should be supported (Takoma Park Historic District Design Guidelines, pg. 18).”  Staff finds that the 

proposed architecture would bring variation to the district while replacing a structure that was determined 

not to contribute to the surrounding district.  At the July 2020 HPC meeting, a majority of the HPC agreed 

with the applicant’s position that the design proposal met several of the design criteria for new 

construction identified in the Design Guidelines.   

 

At the previous Preliminary Consultation, a majority of the HPC voiced their support for the reduced size 

and scale of the proposal while still encouraging the applicant to attempt to reduce the overall height 

further.  The applicant did not reduce the ridge height of the building for the HAWP submission but 

reconfigured some of the interior spaces to lower the north and south walls.  This results in a slight 

increase in the pitch of the roof and a slight reduction to the overall roof mass. 

 

A streetscape elevation was included with the application materials which shows that the proposed house 

is generally consistent with the height of the one and one-and-a-half-story houses in the immediate area.  

Staff finds that generally speaking, the height and mass of both options are compatible with the 

surrounding area. 

 
Figure 2: Streetscape elevation with the proposed construction (center). 

 

Several Commissioners had additional questions regarding the exterior materials, specifically the vertical 

siding and the proposed porch screens.  The applicant has provided precedent images with the application 

materials.  Staff finds that wood is a common building material in the Historic District, but this proposal 

will utilize them differently.   

 

The gable roof extends forward to cover the front porch, utilizing a single roofline.  Option B has a front-

loading front porch, which is frequently found in the surrounding District.   

 

STAFF RECOMMENDATION 

 

Staff recommends that the Commission approve the HAWP application under the Criteria for Issuance in 
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Chapter 24A-8(b)(1), (2), and (d), having found that the proposal, is consistent with and compatible in 

character with the purposes of Chapter 24A; The Takoma Park Historic District Design Guidelines;  

 

and with the Secretary of the Interior’s Standards for Rehabilitation #2; 

 

and with the general condition that the applicant shall present the 3 permit sets of drawings, if 

applicable, to Historic Preservation Commission (HPC) staff for review and stamping prior to 

submission for the Montgomery County Department of Permitting Services (DPS) building permits;  

 

and with the general condition that final project design details, not specifically delineated by the 

Commission, shall be approved by HPC staff or brought back to the Commission as a revised HAWP 

application at staff’s discretion; 

 

and with the general condition that the applicant shall notify the Historic Preservation Staff if they 

propose to make any alterations to the approved plans.  Once the work is completed the applicant will 

contact the staff person assigned to this application at 301-563-3400 or 

dan.bruechert@montgomeryplanning.org to schedule a follow-up site visit. 
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7018 POPLAR AVENUE TAKOMA PARK MD  
HAWP APPLICATION  
9/9/2020  
WAK TOK Architects 
 
Property:  
The existing structure is a non-contributing resource in the Historic District of Takoma Park.  
 
Proposed Work:  
The demolition of the existing framing above the masonry foundation walls is needed since it is 
assessed unsafe, unhealthy and impractical to salvage. Construction of a 1-story frame 
structure is proposed on top of the existing basement foundation walls with 9’-6” of extension in 
the rear. The front and back porch are proposed. Proposed materials are as specified in the 
later portion of the presentation: vertical wood siding on the walls, metal standing seam roofing, 
metal gutters and downspout, metal railings, wood decking, and Marvin windows and patio 
doors throughout. Generally, the proposed design was supported by the commissioners at our 
last hearing, with exceptions to the following recommendations: 
 

1. The overall height: The site is a steep slope and the ground level rises towards the rear 
of the property. In our last scheme presented at the 7/15/20 hearing, in order to eliminate 
the second floor to reduce the overall height, the master bedroom was situated on the 
ground level, further towards the rear, a few steps higher than the main floor in the front. 
With the roof running at a consistent height from the front to the back of the house, the 
rear bedroom’s ceiling was only 8 feet, a minimum ceiling height for the homeowners. In 
order to reduce the roof height as suggested by the commissioners, the master suite that 
was located in the rear portion of the addition in the previous scheme is now located on 
the lower floor. This way, we are able to lower the two ends of the gable (south and north 
side) by 2 feet. The peak of the roof remains the same since we worked out the roof 
slope to be slightly steeper (prefered angle for the metal standing seam roofing for better 
drainage and practicality). Even though the roof peak remains the same height, having 
the two ends of the gable lowered by 2 feet, we believe the proportion of the proposed 
design is less massive and better in line with the streetscape.  
 

2.  Roof shape: As commissioners’ opinions on the gable and flat roof were mutual, the 
gable roof is selected as the final design since homeowners prefer the overall feel and 
proportion of the space created by the gabled roof.  
 

3. Wood porch screen walls: More information was requested. These wood screens filter 
the sunlight softly while still allowing for visual connection while keeping some privacy. 
Good amount of natural light still comes through, direct or diffused. Some sample 
images of the wood screens used in the past projects are attached in the later part of the 
presentation.  
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4. Glazing in the front door: As suggested by the commissioners, the front door will have a 
glass between the wood slots to better balance with the front porch patio door. An image 
is attached in the later part of the presentation. Also to improve the balance between the 
patio door and the entry door on the front facade, the front porch patio door has been 
reduced by 2 feet in height and 4 feet in width.  
 

5. Appearance of the Wood siding: A sample picture of the vertical pine siding with the 
stain as proposed is attached in the later portion of the presentation.  
 

6. Topo site plans: We have included the site plan with the topography and tree survey, 
with the existing house and the proposed house. We have also included the site plan 
with the retaining wall information. The existing retaining walls are to be all preserved 
and repaired as needed, with the exception of the south side, where the driveway will be 
widened. A new retaining wall will be built to match the existing stone retaining wall.  
 

7. Other changes made to the updated scheme: Since the lower level now contains the 
bedrooms, the front patio door originally proposed to the basement is now a solid wall 
(wood siding) with a similar door to the entry above. A skylight is placed above the 
interior staircase, on the north side of the roof, in order to bring more natural light into the 
central hallway of the lower level. Windows are also added onto the facades to comply 
with the egress codes.  
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PROPOSED ADDITION
(319 SF)

PROPOSED WD DECK
       (354 SF)

PROPOSED FRONT PORCH
(265SF)

EXISTING FOUNDATION
WALLS & SLAB
(840SF)

NEW
PERMEABLE
DRIVEWAY
PAVERS
(561 SF)

NEW CONCRETE STEPS
(73SF)

DRAINAGE PATTERN

DRAINAGE PATTERN

EX. 6" CLAY DRAIN PIPE

NEW 3" DIA. GALVANIZED STEEL
DOWNSPOUT, TYP.
CONNECT TO EX. DRAIN PIPE

1  = 10' 0

SITE DRAINAGE PLAN1

PROPOSED WD PORCH
(265 SF)
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7018 POPLAR AVENUE 
TAKOMA PARK, MD 

HAWP APPLICATION 

FINISH MATERIALS 
SPECIFICATIONS 

8.14.2020 

WT ARCHITECTURE 
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