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MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION 

STAFF REPORT 

Address: 28 Pine Avenue, Takoma Park Meeting Date: 5/4/2022 

Resource: Outstanding Resource Report Date: 4/27/2022 

(Takoma Park Historic District) 

Public Notice: 4/20/2022 

Applicant: Nicholas Lusiani 

(Ryan Doyle, Agent) 

Review: HAWP Tax Credit: No 

Permit Number: 989988 Staff: Michael Kyne 

PROPOSAL: Solar panel installation 

STAFF RECOMMENDATION: 

Staff recommends that the HPC approve with one (1) condition the HAWP application. 

1. The proposed solar panels will not extend in front of the chimney on the south (right) roof

slope. The panels that are proposed forward of the chimney can be moved to the north (left)

roof slope, with final review and approval delegated to staff.

ARCHITECTURAL DESCRIPTION: 

SIGNIFICANCE: Outstanding Resource within the Takoma Park Historic District 

STYLE: Craftsman 

DATE: c. 1910s 
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Fig. 1: Subject property, with property lines outlined in red. 

 

PROPOSAL: 

 

The applicant proposes solar panel installation at the subject property.  

 

APPLICABLE GUIDELINES: 

 

When reviewing applications for solar panel installation 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), the Secretary of the Interior’s Standards for Rehabilitation (Standards), and Historic Preservation 

Commission Policy No. 20-01: ADDRESSING EMERGENCY CLIMATE MOBILIZATION THROUGH 

THE INSTALLATION OF ROOF-MOUNTED SOLAR PANELS. 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. 
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The Guidelines define Outstanding Resources as: 

 

A resource which is of outstanding significance due to its 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. 

 

The Guidelines state the following regarding the review of Outstanding Resources: 

 

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, change 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". 

 

Specifically, some of the factors to be considered in reviewing HAWPs on Outstanding 

Resources [only guidelines applicable to this project included]: 

 

• Plans for all alterations should be compatible with the resource's original design 

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

and patterns of open space 

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 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 
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(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 applicable 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. 

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. 

Historic Preservation Commission Policy No. 20-01: ADDRESSING EMERGENCY CLIMATE 

MOBILIZATION THROUGH THE INSTALLATION OF ROOF-MOUNTED SOLAR PANELS 

 

On December 5, 2017, the Montgomery County Council adopted an Emergency Climate Mobilization 

resolution (Resolution No.: 18-974) which declared a climate emergency and charged the County 

Executive, Montgomery County Public Schools, and the Maryland-National Capital Park and Planning 

Commission to advise the Council on methods to reduce greenhouse gas emissions.  

 

As a body established by the County Executive, it is incumbent on the Historic Preservation Commission 

(HPC) to undertake steps to achieve the goals of the Emergency Climate Mobilization resolution.  

 

One method for reducing greenhouse gas emissions is to replace carbon-heavy methods of energy 

production, like coal and natural gas power plants, with renewable sources like wind and solar power. 

Current historic preservation best practice is to limit the locations solar panels may be installed to 

preserve the character of the building above all other considerations. Chapter 24A-8 (b) (6) of County 
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Code establishes a balancing test for approval of a HAWP where there is an apparent conflict between the 

desired impact on the historic resource compared to the public benefit of the proposal. Because the 

widespread use of solar panels, both for hot water and for electricity production, will reduce greenhouse 

gases in the county, it is the position of the HPC that solar panels may be installed on all roof elevations 

of historic sites or historic resources located within a historic district provided:  

 

1. The identified preferred location (on the rear of the property, building additions, accessory 

structures, or ground-mounted arrays) is not feasible due to resource orientation or other site 

limitations and;  

 

2. The roof is not either architecturally significant or a slate or tile roof unless it can be 

demonstrated that the solar array will be installed without damaging the historic character of the 

resource or historic fabric; and  

 

3. A Historic Area Work Permit (HAWP) is required for all work referenced in this policy. 

 

Now, THEREFORE: 

 

WHEREAS, Historic Area Work Permit decisions are guided by the criteria in Section 24A, The 

Secretary of the Interior’s Standards for Rehabilitation, and pertinent guidance from applicable master 

plan amendments and/or site or district-specific studies; 

 

WHEREAS, The Secretary of the Interior’s Standards for Rehabilitation as interpreted by the National 

Park Service limit the placement of rooftop solar panels under Standards 2, 9, and 10 to less conspicuous 

locations; 

 

WHEREAS, the County Council has established a Climate Emergency; 

 

WHEREAS, the Historic Preservation is a body established by the County Executive and County 

Council; 

 

WHEREAS, Section 24-8 (b) (6) states, “In balancing the interest 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”; 

 

WHEREAS, the widespread use of solar panels, both for hot water and for electricity production, will 

reduce greenhouse gases in the county, in accordance with the aims of the Emergency Climate 

Mobilization resolution (Resolution No.: 18-974), it shall be the policy of the Historic Preservation 

Commission that: 

 

1. The preferred locations for solar panel installation(s) on a designated historic site or an historic 

resource located within an historic district is a) on the rear of the property, b) on non-historic 

building additions, c) on accessory structures, or d) in ground-mounted arrays; 

 

2. If it is not feasible to install solar panels in one of the identified preferred locations due to 

resource orientation or other site limitations; and, 

 

3. The roof is determined to be neither architecturally significant, nor a character-defining feature of 

the resource, nor is it a slate or tile roof, that unless it can be demonstrated that the solar array will 

be installed without damaging the historic character of the resource or historic fabric; then 
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4. The public welfare is better served by approving a Historic Area Work Permit for solar panels on 

all visible side or front roof slopes under Section 24A-8(b)(6). 

 

5. A Historic Area Work Permit (HAWP) is required for all work referenced in this policy. 

STAFF DISCUSSION: 

The subject property is a c. 1910s one-story Craftsman-style Outstanding Resource within the Takoma 

Park Historic District. There is an original attached basement-level garage at the front of the historic 

house. The garage is constructed from rusticated concrete block, matching the house’s foundation and 

exposed basement at the south (right, as viewed from the public right-of-way of Pine Avenue) side, as 

well as the south (right) side chimney.  

The applicant proposes to install 19 roof mounted solar panels on the south (right) roof slope of the 

historic house (Fig. 2). 

 
Fig. 2: Proposed solar panel layout. 

The subject property has a shallow rear yard, which is moderately forested, making a ground-mounted 

solar array at the rear of the historic house infeasible. Aside from the original attached basement-level 

garage at the front of the property, there are also no accessory buildings or additions with adequate roof 

area to accommodate the proposed solar panels. Additionally, because the historic house is oriented 

toward the west, and it is one-story with a simple front gable roof, the proposed solar panels would be at 

least partially visible from the public right-of-way of Pine Avenue on either the north (left) or south 

(right) roof slope. 
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Staff notes that the south (right) side of the historic house is the most visible from the public right-of-way, 

and it is where the property’s significant character-defining features (namely, the original attached garage, 

foundation/exposed basement, and, most importantly in this case, south/right side chimney, which are all 

constructed from rusticated concrete block) are experienced. However, staff acknowledges that installing 

all proposed solar panels on the north (left) roof slope would be inefficient, and the most feasible location 

is on the south (right) roof slope. Accordingly, staff recommends the following condition of approval, 

thus allowing solar panel installation on the south (right) roof slope, ensuring efficiency, while 

minimizing their visibility from the public right-of-way and their visual impact on the historic house’s 

character-defining chimney: 

• The proposed solar panels will not extend in front of the chimney on the south (right) roof slope. 

The panels that are proposed forward of the chimney can be moved to the north (left) roof slope, 

with final review and approval delegated to staff. 

 

 
Fig. 3: Revised solar panel layout, per staff’s recommended condition, with the panels to removed and/or 

relocated to the north (left) roof slope indicated by the red Xs. 

 

With this condition, staff finds that the applicant’s proposal will not remove or alter character-defining 

materials, features, or spaces of the subject property, in accordance with the Guidelines and Standards #2 

and #9. Further, the proposed solar panels could be removed in the future, leaving the essential form and 

integrity of the historic property and its environment unimpaired, per Standard #10.  

 

Because there are no feasible alternative locations to install the proposed solar panels, and the historic 

house’s roof and roofing materials are not architecturally significant, staff also finds the modified 

proposal consistent with Historic Preservation Commission Policy No. 20-01: ADDRESSING 
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EMERGENCY CLIMATE MOBILIZATION THROUGH THE INSTALLATION OF ROOF-MOUNTED 

SOLAR PANELS, which states: 

 

Chapter 24A-8 (b) (6) of County Code establishes a balancing test for approval of a HAWP where 

there is an apparent conflict between the desired impact on the historic resource compared to the 

public benefit of the proposal. Because the widespread use of solar panels, both for hot water and for 

electricity production, will reduce greenhouse gases in the county, it is the position of the HPC that 

solar panels may be installed on all roof elevations of historic sites or historic resources located 

within a historic district provided:  

 

1. The identified preferred location (on the rear of the property, building additions, accessory 

structures, or ground-mounted arrays) is not feasible due to resource orientation or other site 

limitations and;  

 

2. The roof is not either architecturally significant or a slate or tile roof unless it can be 

demonstrated that the solar array will be installed without damaging the historic character of 

the resource or historic fabric; and 

 

3. A Historic Area Work Permit (HAWP) is required for all work referenced in this policy. 

 

Per this policy, staff finds the modified proposal to be consistent with Chapter 24A-8 (b) (6). 

 

After full and fair consideration of the applicant’s submission, staff finds the proposal, as modified by the 

recommended condition, as being consistent with the Criteria for Issuance in Chapter 24A-8(b), (1), (2), 

(6), and (d), having found that the proposal, as modified, is consistent with the Secretary of the Interior’s 

Standards for Rehabilitation #2, #9, and #10, and Takoma Park Historic District Guidelines outlined 

above. 

 

STAFF RECOMMENDATION: 

 

Staff recommends that the Commission approve with the one (1) condition specified on Page 1 the 

HAWP application under the Criteria for Issuance in Chapter 24A-8(b), (1), (2), (6) & (d), having found 

that the proposal, as modified by the condition, is consistent with the Takoma Park Historic District 

Guidelines, and therefore will not substantially alter the exterior features of the historic resource and is 

compatible in character with the district and the purposes of Chapter 24A; 

 

and with the Historic Preservation Commission Policy No. 20-01: ADDRESSING EMERGENCY 

CLIMATE MOBILIZATION THROUGH THE INSTALLATION OF ROOF-MOUNTED SOLAR 

PANELS; 

 

and with the Secretary of the Interior’s Standards for Rehabilitation #2, #9, and #10; 

 

and with the general condition that the applicant shall present an electronic set 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; 
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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 

michael.kyne@montgomeryplanning.org to schedule a follow-up site visit. 

mailto:michael.kyne@montgomeryplanning.org
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