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MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION 

STAFF REPORT 

Address: 7107 Sycamore Ave., Takoma Park Meeting Date: 5/24/2023 

Resource: Contributing Resource Report Date: 5/17/2023 

Takoma Park Historic District 

Applicant: Sharon and Clark Bakewell Public Notice: 5/10/2023 

Brian McCarthy, Architect 

Review: Historic Area Work Permit Tax Credit: Partial 

Permit No.: 1029627 Staff: Dan Bruechert 

Proposal: Window Replacement and Areaway Construction, Utility Relocation and Stucco Repair 

STAFF RECOMMENDATION 

Staff recommends the HPC approve the HAWP application. 

ARCHITECTURAL DESCRIPTION 

SIGNIFICANCE: Contributing Resource to the Takoma Park Historic District 

STYLE: Craftsman 

DATE: 1922 

Figure 1: The subject property is on a narrow lot in the Takoma Park Historic District. 
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PROPOSAL 

 

The applicant proposes to excavate an areaway for basement access, install a new door and window well, 

relocate the utility meters, and repair sections of stucco.  

 

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 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. 

 

Contributing Resources should receive a more lenient 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.  As stated above, 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. 

 

Some of the factors to be considered in reviewing HAWPs on Contributing Resources include: 

 

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 

 

Minor alterations to areas that do not directly front on a public right-of-way such as vents, metal 

stovepipes, air conditioners, fences, skylights, etc. – should be allowed as a matter of course; 

alterations to areas that do not directly front on a public way-of-way which involve the 

replacement of or damaged to original ornamental or architectural features are discouraged, but 

may be considered and approved on a case-by-case basis 

 

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 
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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 

 

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 to the public right-of-way is discouraged where such materials would replace or 

damage original building materials that are in good condition 

 

Alterations to features that are not visible 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. 

 

Montgomery County Code; Chapter 24A-8 

(a) 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 

(4)     The proposal is necessary in order that unsafe conditions or health hazards be remedied; or 

 (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: 

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 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. 
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STAFF DISCUSSION 

The subject property is a stucco-sided, two-story Craftsman house with an offset partial-width front porch 

and one-story entry, and a wider two-story section to the rear (see Sanborn Fire Insurance Map, below in 

Figure 2).  At the time of the property’s construction, it was identified as: 
“30 Sycamore Ave., Takoma Park – Just completed:6-room bungalow; hot-

water heat, tile bath; oak floors; glass knobs on doors; fireplace; one block 

from car line; good location; high and dry; chicken house large enough for 

100 hens; lot 49 x 223 feet.  Price, $9,000.  Terms can be arranged.  SHIP, 

LEY & LUSH, owners and builders, 21 Westmoreland ave., Takoma Park.  

Inspect any day except Saturday…” – Oct. 18, 1922 Washington Evening Star 

 

The applicant proposes to make alterations in two areas of the house.  The first is the construction of a 

new areaway in the right front corner of the house.  The second change is to alter a window at the left 

hear of the house to satisfy egress requirements with the installation of a new window well and larger 

window.  Staff finds the overall impact of these proposed changes will not alter the character of the house 

or surrounding district and recommends the HPC approve the HAWP. 

 
 

  
Figure 2: 1927 Sanborn Fire Insurance. 

Areaway Construction 

To the right of the front porch, the applicant proposes to create a new basement entrance.  The proposed 

areaway will be L-shaped, constructed using parged CMU with a painted metal handrail.  The stairs are 3’ 

4” (three feet, four inches) wide and the areaway extends from the right edge of the porch to the right 

edge of the house.  To create the basement access, the applicant will remove an existing six-lite fixed 

window and install a half-lite door.  A portion of the window opening will be repaired and covered with 

stucco to match the existing finish.  The final change to accommodate the new areaway is relocating the 

existing gas meter to the side elevation.   

 

Staff recognizes that the proposed location for the areaway is generally not desirable.  The HPC typically 

requires areaways to be installed on a side or rear elevation so they are less visible from the right of way 

and will have less impact on the visual character of the building and surrounding district.  In this instance, 

4



II.H 

 

those preferred locations are not viable.  The house is located too close to the shared driveway to 

construct the areaway on the right side elevation and would encroach into the side setback on the left.  In 

the rear, there is a non-historic rear addition, constructed on piers with a crawlspace, that was constructed 

on top of the historic rear areaway.  There is no way to use the historic areaway without demolishing the 

rear deck stairs and rear addition.  Because the areaway is being proposed to satisfy life and safety 

requirements, Staff finds support for locating the areaway in the proposed location under 24A-8(b)(4). 

 

Staff finds the proposed materials are compatible with the house and surrounding district.  Because the 

house rises from Sycamore Ave., the only portion of the areaway that will be visible from the right-of-

way is the railing.  Staff finds that a metal railing of the type proposed is so ubiquitous that it will visually 

blend into the background and not disrupt the streetscape.  Staff recommends the HPC approve the 

railing, walls, and stairs under 24A-8(b)(2) and (4) and Standard 2. 

 

Generally, the HPC reviews basement and foundation-level windows more leniently than upper-floor 

windows because they are less visible, are usually smaller, and do not contribute to the character or style 

of the dwelling or historic district as a whole.  The window proposed to make room for the proposed door 

is a fixed six-lite window that is visually consistent with the design of the rest of the house’s windows, 

and does not rise to the same level of significance as the 6/1 windows found on the first and second 

floors.  Staff finds removing the window will not significantly detract from the character of the house and 

recommends the HPC approve its removal under the Design Guidelines and 24A-8(b)(4). 

 

Finally, Staff finds relocating the gas meter from the front elevation and moving it to the right side 

elevation will not have a significant impact on the character of the house.  Staff finds this alteration 

should be approved as a matter of course under the Design Guidelines. 

 

Side Window Well 

On the left elevation, near the rear wall, the applicant proposes removing the existing window, enlarging 

the opening, and installing a new window and window well in its place.  This window is located in a 

basement bedroom and is not at all visible from the public right-of-way.  The proposed Wether Shield 

Signature casement window is an aluminum-clad wood window that is typically approved for basement 

fenestration alterations. 

 

Staff supports this alteration under safety considerations, and but for the proposed areaway in the front 

elevation, this HAWP would have been approved at the Staff-level.  Staff finds the proposed window and 

window well are compatible alterations that do not impact the character of the house or surrounding 

streetscape.  Staff recommends the HPC approve the new window well under 24A-8(b)(2) and (4) and the 

Design Guidelines. 

 

STAFF RECOMMENDATION 

 

Staff recommends that the Commission approve the HAWP application under the Criteria for Issuance in 

Chapter 24A-8(b)(1), (2) and (4), and (d), and the Takoma Park Historic District Guidelines, having 

found that the proposal 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 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; 
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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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APPLICATION FOR
HISTORIC AREA WORK PERMIT 

HISTORIC PRESERVATION COMMISSION 
301.563.3400

APPLICANT:

Name: ___________________________________    E-mail: _________________________________

Address: _________________________________ City: ________________ Zip:____________ 

Daytime Phone: ___________________________ Tax Account No.: _________________________

AGENT/CONTACT (if applicable):

Name: ___________________________________    E-mail: _________________________________

Address: _________________________________ City: ________________ Zip:____________ 

Daytime Phone: ___________________________ Contractor Registration No.: _______________ 

LOCATION OF BUILDING/PREMISE: 0,+3 � RI +LVWRULF 3URSHUW\BBBBBBBBBBBBBBBBBBBBBBBBBBB

,V WKH 3URSHUW\ /RFDWHG ZLWKLQ DQ +LVWRULF 'LVWULFW" 

,V WKHUH DQ +LVWRULF 3UHVHUYDWLRQ�/DQG 7UXVW�(QYLURQPHQWDO (DVHPHQW RQ WKH 3URSHUW\" ,I <(6� LQFOXGH D 
PDS RI WKH HDVHPHQW� DQG GRFXPHQWDWLRQ IURP WKH (DVHPHQW +ROGHU VXSSRUWLQJ WKLV DSSOLFDWLRQ�

$UH RWKHU 3ODQQLQJ DQG�RU +HDULQJ ([DPLQHU $SSURYDOV �5HYLHZV 5HTXLUHG DV SDUW RI WKLV $SSOLFDWLRQ" 
�&RQGLWLRQDO 8VH� 9DULDQFH� 5HFRUG 3ODW� HWF�"� ,I <(6� LQFOXGH LQIRUPDWLRQ RQ WKHVH UHYLHZV DV 
VXSSOHPHQWDO LQIRUPDWLRQ� 

Building Number: ________________ Street: ______________________________________________ 

Town/City: __________________________ Nearest Cross Street: __________________________________ 

Lot: ____________ Block: ___________ Subdivision: _______ Parcel: _____

TYPE OF WORK PROPOSED: 6HH WKH FKHFNOLVW RQ 3DJH � WR YHULI\ WKDW DOO VXSSRUWLQJ LWHPV 
IRU  SURSRVHG ZRUN DUH VXEPLWWHG ZLWK WKLV DSSOLFDWLRQ� ,QFRPSOHWH $SSOLFDWLRQV ZLOO QRW 
EH DFFHSWHG IRU UHYLHZ� Check all that apply:
� New &RQstruction
� Addition
� Demolition
� *UDGLQJ�([FDYDWLRQ

� Deck/Porch
� Fence
� Hardscape/Landscape
� Roof

� Shed/Garage�$FFHVVRU\ 6WUXFWXUH
� Solar
� TreH UHPoval/planting
� Window/Door
� Other:__________________

I hereby certify that I have the authority to make the foregoing application, that the application is correct
and accurate and that the construction will comply with plans reviewed and approved by all necessary
agencies and hereby acknowledge and accept this to be a condition for the issuance of this permit.

Signature of owner or authorized agent Date

For Staff only:
HAWP#______________
Date assigned_______

BB<HV�'LVWULFW 1DPHBBBBBBBBBBBBBBBBB
BB1R�,QGLYLGXDO 6LWH 1DPHBBBBBBBBBBBBBBBBB

Sharon & Clark Bakewell brian@bfmarch.com

7107 Sycamore Ave., Takoma Park 20912

301-585-2222 13-01067658

Brian McCarthy brian@bfmarch.com

BFM Architects, 1400 Spring Street Silver Spring 20910

301-585-2222

Takoma Park

Brian McCarthy

✔

/

7107 Sycamore Are

Takotd Park ColumbiaAve

22 12

AM
2

⑤ ⑥ ATexway

Elish 1/24/2023

1029617
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Sharon & Clark Bakewell 
7107 Sycamore Ave. 
Takoma Park MD 20912

Thomas R Smerling & Reena Bernards 
7105 Sycamore Ave. 
Takoma Park, MD 20912

Peter Franchot, Trustee 
Anne Maher, Trustee 
7111 Sycamore Ave 
Takoma Park, MD 20912 

Richard J. & B. Henry 
7104 Sycamore Avenue 
Takoma Park, MD 20912

Jeffrey M. Weiss & Rachel B. Gold 
7106 Sycamore Avenue 
Takoma Park, MD 20912

Wynette Yao 
7108 Sycamore Avenue 
Takoma Park, MD 20912

Steven A Breckbill et al Trust 
7104 Woodland Avenue 
Takoma Park, MD 20912

Brian McCarthy 
Bennett Frank McCarthy Architects 
1400 Spring Street 
Silver Spring, MD 20910
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Description of Property: Please describe the building and surrounding environment��*ODMVEF�JOGPSNBUJPO�PO�TJHOJGJDBOU�TUSVDUVSFT
�
MBOETDBQF�GFBUVSFT
�PS�PUIFS�TJHOJGJDBOU�GFBUVSFT�PG�UIF�QSPQFSUZ:

Description of Work Proposed: Please give an overview of the work to be undertaken:
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Memorandum  
 
30 April 2023 
 
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  

7107 Sycamore Avenue, Takoma Park Historic District 
Addenda to HAWP:  Written Description of Project  

 
Addendum a. 
The property is a wood frame bungalow located in the Takoma Park Historic District on the 10,786 

square foot interior lot at 7107 Sycamore Avenue.  The house, built in the 1920s, is designated as a 

contributing resource.  The house was originally one-story over a cellar. A previous owner added a 

partial second floor set over the rear 2/3rds of the footprint. The second floor features a street facing 

gabled roof, mimicking the covered front porch. The second floor is reasonably sympathetic to the 

original form and general context; it features deep eaves and rakes and transitions to a new siding 

treatment, like many bungalows. A one-story family room addition was also incorporated on the 

back, covering the original external staircase from the cellar to the yard. The most recent addition, 

also by a previous owner, created a rear screen porch in lieu of an existing deck. 

 

The windows are predominantly double hung with a 6 over 1 muntin pattern on the first floor.  The 

second floor windows are a mix and less faithful to the original style. The original ground floor and 

exposed foundation are finished with stucco.  Wood siding covers the rear and second floor 

additions, as well as the gable of the front porch. 

 
Addendum b. 
The new owners intend to finish the cellar.  The renovation scope includes two changes to the 

exterior; both driven by life-safety code considerations. One is a guest bedroom egress window and 

well on the left/west side toward the rear of the original structure. The egress window will occupy an 

existing window opening, but taller to extend closer to the floor, as required by code. The new 

window will be a casement unit to achieve the required opening size. 

 

The second proposed life-safety feature is an external staircase, or “areaway”. The new areaway is 

intended to substitute for the areaway entombed years ago under the rear addition. The internal cellar 

staircase does not meet code so the new areaway is necessary to provide emergency egress from the 

cellar.  The L-shaped areaway will be on the right/east side of the house in the corner where the one-

story and two-story forms meet. We considered alternate locations for the areaway but found them 

all to be problematic. The rear wall of the basement, where the original areaway was placed, is now 

10



 
 

 
 

completely inaccessible by virtue of the one-story rear addition built by prior owners.  The addition 

sits over a shallow crawlspace so excavating for an areaway under an existing addition would be 

highly impractical. The right/eastern side of the house is 4’-4” from the shared driveway. So the 

areaway, if 3’-4” wide with an 8” thick retaining wall, would be only 4 inches from the driveway. 

We deemed that proximity to be perilously close. That left the left/west side of the house in the gap 

between the chimney and the proposed window well. The primary shortcoming in that location is the 

cantilevered dining room bay that covers almost all of that foundation wall. The bay extends out 1’-

2” beyond the foundation and clears the ground by only 3-1/2 ft. So in order to achieve the required 

headroom clearance the areaway would need to be uncommonly wide to clear the bay. The ground is 

also higher on this side of the cellar, meaning the areaway stair would need to be longer (more 

steps). It is also by far the least convenient location for access to the cellar. 

 

The proposed L-shaped areaway will be below grade, accessing a new cellar door that will be 

slightly offset from an existing window which will be removed. Our initial intent was to reuse the 

window opening but that caused the areaway to encroach into the root zone of a nearby tree and the 

City Urban Forest Manager directed us to shift the areaway and door further back, away from the 

tree. The areaway will have a guardrail set on top of the retaining walls to prevent falling into the 

well as required by code. We anticipate using a thin metal railing system. 

 

We believe both of the proposed life-safety features, being at and below grade, will have minimal 

impact on the home’s historic character. 
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Egress Window / Well

Existing Window in existing cellar is 
insufficient for egress.

Install Casement Window to meet Building Code 
requirements for egress, both in size and 
placement.  

Install Window Well for egress to meet Building 
Code requirements, location as shown on the Site 
Plan.

External stairway

Existing cellar egress is internal only, that 
is, there is no exterior stairway.  An earlier 
rear addition "entombed" the existing cellar 
egress stairway

Provide new exterior stair/areaway as shown on 
the Site Plan.
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7107 Sycamore Ave. - Front Context

7107 Sycamore Ave. - Front / South

1
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7107 Sycamore Ave.- Left / West

7107 Sycamore Ave. - Right/ East

2
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S200

STRUCTURAL 
NOTES & DETAILS

DATE ISSUE - REMARKS

I CERTIFY THAT THESE 
CONTRACT DOCUMENTS 
WERE PREPARED UNDER MY 
SUPERVISION OR 
APPROVED BY ME AND I AM 
A DULY LICENSED 
STRUCTURAL ENGINEER 
UNDER THE LAWS OF
THE STATE OF MARYLAND.

LICENSE #: 

___________________________

EXPIRATION DATE: 

____________________________

71
07

 S
yc

am
or

e 
A

ve
nu

e,
 T

ak
om

a 
Pa

rk
, M

D
 2

09
12

BA
K

EW
EL

L 
BA

SE
M

EN
T

Pr
oj

ec
t #

 2
17

4

2023    Bennett Frank McCarthy Architects, Inc.c

28
 A

pr
il 

20
23

 -
 P

er
m

it 
Se

t

4/28/23 PERMIT SET
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STRUCTURAL DETAILS

DATE ISSUE - REMARKS

I CERTIFY THAT THESE 
CONTRACT DOCUMENTS 
WERE PREPARED UNDER MY 
SUPERVISION OR 
APPROVED BY ME AND I AM 
A DULY LICENSED 
STRUCTURAL ENGINEER 
UNDER THE LAWS OF
THE STATE OF MARYLAND.

LICENSE #: 

___________________________

EXPIRATION DATE: 

____________________________
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STRUCTURAL DETAILS

DATE ISSUE - REMARKS

I CERTIFY THAT THESE 
CONTRACT DOCUMENTS 
WERE PREPARED UNDER MY 
SUPERVISION OR 
APPROVED BY ME AND I AM 
A DULY LICENSED 
STRUCTURAL ENGINEER 
UNDER THE LAWS OF
THE STATE OF MARYLAND.

LICENSE #: 

___________________________

EXPIRATION DATE: 

____________________________
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DATE ISSUE - REMARKS

I CERTIFY THAT THESE 
CONTRACT DOCUMENTS 
WERE PREPARED UNDER 
MY SUPERVISION OR 
APPROVED BY ME AND I 
AM A DULY LICENSED 
REGISTERED ARCHITECT 
UNDER THE LAWS OF THE 
STATE OF MARYLAND.

LICENSE #: 

___________________________

2023    Bennett Frank McCarthy Architects, Inc.c

EXPIRATION DATE: 

____________________________
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MP100

CELLAR MECHANICAL & 
PLUMBING PLANS

SPECIFICATIONS (CONTINUED FROM SP100)

CELLAR PLUMBING PLAN
Scale:  1/4" = 1'-0"2

NEW WINDOW WELL DRAIN. 
CONNECT TO NEW PERIMETER 
FRENCH DRAIN SYSTEM AND 
RUN TO DAYLIGHT IN FRONT 
YARD. (PIGGY BACK ABOVE 
NEW WASTE LINE)

EXCAVATE / REMOVE AND REPLACE 
SHALLOW SANITARY WASTE LINE(S) 
TO ACCOMMODATE LOWERED FLOOR 
SLAB ELEVATION. SEE PROPOSED 
INVERT ELEVATIONS.

EXISTING GAS FIRED BOILER

DEPRESSED SHOWER PAN TO 
ACCOMMODATE ZERO 
THRESHOLD SHOWER.

NEW UTILITY SINK

EXISTING HOSE BIB 
TO REMAIN

NEW FRENCH DRAIN SYSTEM. 
INVERT ELEVATION = 272'-5"
UNDER MAIN / LOWER SLAB

NEW AREA DRAIN CONNECT TO 
NEW PERIMETER FRENCH DRAIN 
SYSTEM AND RUN TO DAYLIGHT IN 
FRONT YARD (PIGGY BACK ABOVE 
NEW WASTE LINE)

273'-2"
TOP OF SLAB (T.O.S.)

271'-10 1/2"
WASTE INVERT

271'-4"
WASTE INVERT

271'-2"
WASTE INVERT

276'-0"
GRADE (V.I.F.)

272'-2 1/2"
WASTE INVERTW

D

NEW FLOOR DRAIN

NEW ELECTRIC HEAT PUMP HOT WATER 
HEATER. MAINTAIN CONNECTION TO 
SOLAR PRE-HEAT TANK.

EXTEND NEW FRENCH DRAIN TO DRAIN TO DAYLIGHT 
AT SMALL SLOPE / BERM AT SIDEWALK , OR UNDER 
SIDEWALK TO DRAIN THROUGH FACE OF CURB TO 
STREET. PIGGYBACK FRENCH DRAIN IN TRENCH 
EXCAVATED FOR NEW OUTGOING SANITARY LINE 
AND INCOMING DOMESTIC WATER SERVICE

REPLACE EXISTING 5/8 INCH DIAMETER WATER 
SERVICE WITH NEW ONE INCH DIAMETER 
DOMESTIC WATER SERVICE. PROVIDE 3/4 INCH 
HOT AND COLD WATER PIPING TO REAR OF 
BASEMENT TO ACCOMMODATE FUTURE SECOND 
FLOOR BEDROOM ADDITION OVER FAMILY ROOM

273'-6"
T.O.S.

273'-10"
T.O.S.

NEW FRENCH DRAIN SYSTEM UNDER 
HIGHER SLAB IN UTILITY AND STORAGE 
ROOMS. INVERT ELEVATION = 273'-1"

FR

RELOCATE EXISTING WASTE STACK TO 
ACCOMMODATE NEW LAYOUT. PROVIDE 3/4" 
DIAMETER HOT & COLD SERVICE LINES TO 
ACCOMMODATE FUTURE SECOND FLOOR 
ADDITION / REMODEL TO INCLUDE A NEW 
BATHROOM AND LAUNDRY. ROUGH IN WATER 
LINES TO TERMINATE ABOVE ACCESS PANEL 
IN LAUNDRY CLOSET CEILING. 

NEW KITCHEN SINK
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(OR EQUIVALENT) ELECTRIC HEAT PUMP HOT 
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DAIKIN MODEL 2MXS018-NMVJU
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PROVIDE NEW HEAT PUMP HOT WATER 
HEATER WITH CONDENSER AIR DISCHARGE 
DUCT / DAMPER VENTED TO EXTERIOR 
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DIVISION 15:  PLUMBING / MECHANICAL 
 
15.1 Plumbing:   

• Contractor shall furnish and install complete domestic hot and cold 
distribution and sanitary waste and vent system to new fixtures in 
accordance with all applicable codes, standards, and manufacturer's 
specifications.   

• Water service: currently undersized and shall be replaced. See section 
15.1.1. 

• Internal distribution of potable water, radiant heat, refrigerant line set, and 
natural gas across cellar ceiling: the intent is to disassemble and 
reconfigure/relocate as required to maximize ceiling height. 

• Main house waste lateral: the current lateral is too shallow to 
accommodate the new, lower slab elevation. See section 15.1.3. 

• French drain: see section 2.8. 
• All piping in finished areas shall be run in concealed spaces.  Neither 

supply nor waste piping shall be installed anywhere it would limit 
headroom below 7’-0”, without the expressed approval of the Owner. 

 
15.1.1 Incoming water service:  The increased demand resulting from additional 

plumbing fixtures will necessitate an increase in the incoming water service. 
The Contractor shall provide a new one-inch water service, including 
upgrading the meter and connection to the main as/if necessary.  Service 
increase shall be included in base scope.  Coordinate all excavation activity 
with Takoma Park Arborist and DPS sediment control requirements. 

 
15.1.2 Supply Piping:  Hot and cold supply piping shall be type 'L' hard temper 

copper piping with wrought copper sweat fittings, 95-5 lead-free solder.  
Supply piping shall be insulated with min. R3, continuous foam pipe jacket 
insulation.   Water service and supply shall be type 'K' copper with matching 
fittings.  Shut-off valves shall be provided at all fixtures.  All exposed piping, 
couplings, valves and accessories shall be chrome plated unless noted 
otherwise.  Copper piping shall be cleaned of all flux residue after installation 
is complete.  Water hammer arrestors shall be provided at all valved 
appliances such as washing machines. 

 
15.1.3 Sanitary lines and vent pipes shall be PVC (UNO).  The existing cast iron 

lateral shall be removed and replaced with a lower/deeper PVC lateral as 
required to maintain gravity flow from the main house waste stack and all 
cellar plumbing fixtures. See the schematic plumbing layout on MP100, 
including proposed invert elevations calibrated to the bottom of a four-inch 
drain pipe. 

 
15.1.4 Galvanized Piping: all existing galvanized piping and fittings that are exposed 

in the course of construction, or readily accessible with modest effort, shall be 
removed and replaced. 

 
15.1.5 Pipe penetrations through partitions should not make rigid contact with 

framing or gypsum board.  Provide resilient sealant around the perimeter 
opening where pipe passes through. 

 
15.1.6 Hose Bibs:  In locations as shown.  Provide internal shut-offs. 
 
15.1.7 Hot Water Heater:  Remove existing gas-fired water heater. Provide a new, 80 

gallon electric heat pump water heater/tank by State (or equal), model HPX-
80-DHPTNE , to cover all existing and new fixtures. Maintain 
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connection/supply from pre-heat solar tank. 208 / 230 volt / 30 amp circuit. 
Provide expansion tank and emergency drain pain. 

 
15.1.8 Gas:  Relocate meter to accommodate areaway.   
 
15.1.9 Kitchenette fixtures (sink and faucet):  Owner to supply, Contractor to install.   
 
15.1.10 Laundry:  Owner to supply, Contractor to install.   
 • Undermount sink: Ruvati Roma 23” single basin stainless steel, model 

RVU6320 w/ cutting board. 
• Faucet: Glacier Bay – Dunning Single -Hand pull-out laundry faucet w/ 

dual spray function. Chrome finish. 
 
15.1.11 Cellar bath fixtures. Owner to supply, Contractor to install U.N.O. 
 • Vessel sink: TBD 

• Faucet: Delta Arvo 15840LF-SP, single hole / single handle bathroom 
faucet in brushed nickel w/ Spotshield Stainless. Includes drain assembly.  

• Shower pan/surround and shampoo niche: see Section 9.3.1 
• Shower head:  TBD. Owner to install. Provide supply pipe for connection 

at 6’-8” A.F.F. 
• Shower faucet/control: Delta Ara TempAssure 17T series valve. 

Stainless finish. 
• Shower drain: 
• Toilet: Toto CST454CUFG#01 Drake II 1 GPF, two-piece elongated 

bowl, universal height toilet with CEFIONTECT, Cotton white. 
 
15.2 Mechanical 

 
15.2.1 Existing gas-fired boiler and associated whole-house hydronic radiant system 

to remain for upper floors but cellar radiators and associated piping to cellar 
radiators should be removed. Provide dampered, through-wall make-
up/combustion air in Utility room. 

 
15.2.2 Combustion air damper: 10” x 10” motorized damper interlocked w/ 

transformer and control relay activated when boiler is called to operation. 
 

15.2.3 Heat pump hot water heater condenser air discharge duct and damper. 
 

15.2.4 Mini-split: New multi-zone ductless split heating and cooling system by Daikin.  
Install wall mounted indoor units as shown, complete with associated 
controls/stats, and outdoor unit located as shown. 
• Guest Bedroom: Daikin model FTXS09LVJU, 9,000 BTU. 
• Playroom: Daikin model FTXS15LVJU, 15,000 BTU 
• Condensing unit: Daikin model 2MXS18-NMVJU. 208 / 230 volts. 

20 amp disconnect 
 
15.2.5 Energy load calculations: HVAC subcontractor shall be responsible to provide 

any and all energy calculations (Manual J, S and D as applicable) required to 
properly size/design the system and obtain permits. 

 
15.2.6 Performance:  Entire installation shall conform to all local applicable codes 

and manufacturer's specifications including but not limited to: 
• Current adopted version and modifications of ICC IRC 
• Latest SMACNA recommendation. 

 
15.2.7 Equipment to be installed in strict conformance with manufacturer’s 

instructions. 
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15.2.8 Thermostat: Owner to supply a Nest unit to remotely control the new mini-

splits, Contractor to install. 
 
15.2.9 HVAC piping carrying fluids > 105 degrees F or < 55 degrees F shall be 

insulated to R3 minimum. Provide UV resistant pipe protection at all exterior 
applications. 
 

15.3 Exhaust Fans:  All exhaust fans and intakes shall have weatherized auto 
gravity dampers.  All vents run through unconditioned space shall be insulated 
to min R5. 

 
15.3.1 Bath exhaust:  Contractor shall provide and install wall and ceiling mounted 

exhaust fans and vents per Division 16, and exterior louver in bathroom(s) per 
plans.  Contractor shall be responsible for ducting through exterior wall and 
wiring as required. Provide Lutron Maestro timer switch per Division 16: 
Electrical. 

 
15.3.2 Dryer vent:  Duct dryer vent to exterior with rigid flue. Maximum vent length 

shall comply with dryer manufacturer recommendations. 
 
DIVISION 16:  ELECTRICAL 
 
16.1 Electrical service:  Existing electric service shall be reviewed by Contractor 

and Electrical subcontractor. Provide new service, subpanel and/or additional 
breakers as necessary to accommodate new work, equipment, systems and 
appliances.  Provide ground fault circuit interrupt breakers at panels as 
required for all outlets requiring GFCI safety cutoff where indicated and where 
otherwise required.  Label all new circuits at the panel. 

 
16.2 Receptacles and Switches:  Contractor shall provide wall switches, dimmer 

switches, and wall plates, etc. in areas of new work in conformance with NEC 
and local code. Contractor shall provide and install all specialty and appliance 
receptacles and switches. 
• Style:  Decora style as manufactured by Lutron.   

- Typical single pole rocker switch shall be Lutron model CA-1PS-
WH.  

- Three way rocker switch shall be Lutron model CA-3PS-WH. 
- Dimmer switch shall be Lutron model LUT DVCL-153P-WH (wattage 

rating requirement should be coordinated with fixtures).   
- Representative duplex receptacle style shall be Lutron model CAR-

15/20-SW (coordinate amperage with equipment/circuit) 
- Exhaust fan switch shall be GE Push-Button Countdown Timer 

Switch. Model 15318 in white. 
• Color:  All devices and cover plates shall be white, unless noted 

otherwise. 
• Consistency:  Where devices are added in existing spaces all devices in 

that space shall be upgraded to match new devices. 
• Plates:  use standard, not enlarged wall plates, in finish to match devices. 

 
16.3 Provide ground fault interrupt devices where indicated and where otherwise 

required by code.  Provide arc fault devices in all habitable spaces where 
ground fault are not otherwise provided. 

 
16.4 Lighting:  Owner to select, Contractor to provide and install.  See Div. 17 for 

Allowance Summary.  See drawings for locations.  Coordinate mounting 
heights with Architect.  Provide housings rated for insulation contact in all 

(240) 750-4988
Ron Gallant, Gallant Mechanical
13001 Cleveland Drive
Rockville, Maryland 20850 

MECHANICAL CONSULTANT
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E100

CELLAR ELECTRICAL 
PLAN

SPECIFICATIONS (CONTINUED FROM SP100)
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SURFACE MOUNTED CEILING LIGHT FIXTURE

SURFACE MOUNTED PUCK LED LIGHT

UNDER CABINET MOUNTED FIXTURE

SUSPENDED PENDANT FIXTURE

PENDANT FIXTURE

VANITY LIGHT

WALL-MOUNTED LIGHT FIXTURE

SMALL ADJUSTABLE LED LIGHTS

CEILING FAN/LIGHT

LED LIGHT FIXTURE

THREE WAY SWITCH

SWITCH

DIMMER SWITCH

DIMMER THREE WAY SWITCH

JAMB SWITCH

SECURITY FLOODLIGHT ON MOTION DETECTOR

GENERAL:  PROVIDE "I.C." HOUSING AS NECESSARY IN INSULATED CAVITIES

LIGHTING SYMBOLS
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TV
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WP

DUPLEX RECEPTACLE (OUTLET) - 15/20 AMP @ 18" A.F.F.-
COORDINATE W/ PANEL & EQUIP.

GFI DUPLEX RECEPTACLE (OUTLET) - 15/20 AMP
EXTERNALLY MOUNTED IN WATERPROOF HOUSING

DUPLEX RECEPTACLE (OUTLET) - 15/20 AMP @ 45" AFF-
COORDINATE W/ PANEL & EQUIP.

GFI OUTLET - 20 AMP @ 18" A.F.F.

GFI OUTLET - 20 AMP @ 45" A.F.F.

HALF-SWITCH OUTLET - 20 AMP @ 18" A.F.F.

QUAD RECEPTACLE 15/20 AMP @ 18" A.F.F. (U.N.O.)

CEILING MOUNTED DUPLEX RECEPTACLE
W/ FLUSH DECORATIVE COVER

JUNCTION BOX.  SIZE AS REQUIRED

DATA/TELEPHONE JACK - MOUNT @ 18" A.F.F. (U.N.O.)

CABLE TV OUTLET

EXISTING SMOKE DETECTOR - REPLACE/RELOCATE
AS NECESSARY TO MEET CODE

SMOKE DETECTOR - HARDWIRED INTERCONNECT PER CODE

EXHAUST FAN-CEILING MOUNTED

ELECTRICAL SYMBOLS

 

EXHAUST FAN-WALL MOUNTED

ELECTRIC DRYER RECEPTACLE
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EXISTING 
ELECTRIC METER

J

ELECTRICIAN SHALL ROUGH IN AN 
APPROPRIATELY SIZED CONDUCTOR FOR A 
FUTURE ELECTRIC VEHICLE CHARGING STATION. 
THE ROUGH-IN SHALL BE LOCATED IN THE FAMILY 
ROOM CRAWLSPACE AS SHOWN AND HOME RUN 
BACK TO THE ELECTRIC PANEL

RECEPTACLE FOR FREEZER
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MINIMIZE THE IMPACT OF FUTURE WORK ON THE NEWLY 
REMODELED BASEMENT

RELOCATED GAS METER
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15.2.8 Thermostat: Owner to supply a Nest unit to remotely control the new mini-

splits, Contractor to install. 
 
15.2.9 HVAC piping carrying fluids > 105 degrees F or < 55 degrees F shall be 

insulated to R3 minimum. Provide UV resistant pipe protection at all exterior 
applications. 
 

15.3 Exhaust Fans:  All exhaust fans and intakes shall have weatherized auto 
gravity dampers.  All vents run through unconditioned space shall be insulated 
to min R5. 

 
15.3.1 Bath exhaust:  Contractor shall provide and install wall and ceiling mounted 

exhaust fans and vents per Division 16, and exterior louver in bathroom(s) per 
plans.  Contractor shall be responsible for ducting through exterior wall and 
wiring as required. Provide Lutron Maestro timer switch per Division 16: 
Electrical. 

 
15.3.2 Dryer vent:  Duct dryer vent to exterior with rigid flue. Maximum vent length 

shall comply with dryer manufacturer recommendations. 
 
DIVISION 16:  ELECTRICAL 
 
16.1 Electrical service:  Existing electric service shall be reviewed by Contractor 

and Electrical subcontractor. Provide new service, subpanel and/or additional 
breakers as necessary to accommodate new work, equipment, systems and 
appliances.  Provide ground fault circuit interrupt breakers at panels as 
required for all outlets requiring GFCI safety cutoff where indicated and where 
otherwise required.  Label all new circuits at the panel. 

 
16.2 Receptacles and Switches:  Contractor shall provide wall switches, dimmer 

switches, and wall plates, etc. in areas of new work in conformance with NEC 
and local code. Contractor shall provide and install all specialty and appliance 
receptacles and switches. 
• Style:  Decora style as manufactured by Lutron.   

- Typical single pole rocker switch shall be Lutron model CA-1PS-
WH.  

- Three way rocker switch shall be Lutron model CA-3PS-WH. 
- Dimmer switch shall be Lutron model LUT DVCL-153P-WH (wattage 

rating requirement should be coordinated with fixtures).   
- Representative duplex receptacle style shall be Lutron model CAR-

15/20-SW (coordinate amperage with equipment/circuit) 
- Exhaust fan switch shall be GE Push-Button Countdown Timer 

Switch. Model 15318 in white. 
• Color:  All devices and cover plates shall be white, unless noted 

otherwise. 
• Consistency:  Where devices are added in existing spaces all devices in 

that space shall be upgraded to match new devices. 
• Plates:  use standard, not enlarged wall plates, in finish to match devices. 

 
16.3 Provide ground fault interrupt devices where indicated and where otherwise 

required by code.  Provide arc fault devices in all habitable spaces where 
ground fault are not otherwise provided. 

 
16.4 Lighting:  Owner to select, Contractor to provide and install.  See Div. 17 for 

Allowance Summary.  See drawings for locations.  Coordinate mounting 
heights with Architect.  Provide housings rated for insulation contact in all  

 
 

insulated ceiling cavities (housings shall be labeled to indicate <2.0 CFM 
leakage at 75 Pa.).  Seal at housing / interior finish. Submit all recessed 
fixtures for review and approval prior to rough wiring.  85% of lamps in 
permanent fixtures or 85% of permanent fixtures shall use high efficiency 
lamps. 
• Bathroom sconce: Kichler Marette 22.75 in three light, brushed nickel 

modern vanity light. 
 
16.5 Bath exhausts:  Contractor to provide/install. 

• Cellar bath: Delta Electronics Ltd. BreezSlim SLM70. Ceiling mounted, 2.0 
sones, 70 CFM. 

 
16.6 Smoke/Fire protection:  A whole house smoke/carbon monoxide detection 

system by Simplisafe is in place on the upper floors. The Contractor shall 
extend the system to provide one detector in the new basement sleeping 
room and another in the immediate vicinity of the bedroom. 
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