


https://montgomeryplanning.org/wp-content/uploads/2022/06/I.J-109-Elm-Avenue-Takoma-Park-993041.pdf










II.N 

 

district and may be removed.  Additionally, Staff finds the proposed door is in keeping with the character 

of the house and the Craftsman style; and wood is the preferred material.  Staff recommends the HPC 

approve the proposed front door. 

 

STAFF RECOMMENDATION 

 

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

Chapter 24A-8(b)(1), (2), and (d), 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; 

 

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 Com 

mission 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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Susan E Darcey
Second-story addition

Susan E Darcey
One-story bungalow with non- historic rear addition.

Susan E Darcey
Construct a modest second story addition, 
over the existing house, as shown in the drawings.

Susan E Darcey
Rear addition

Susan E Darcey
Non-historic rear addition.

Susan E Darcey
Demolish existing non-historic rear addition &
construct a new rear addition with family room,
mudroom, screen porch and covered entry stoop, 
as shown in the drawings.

























Detail: 109 ELM PORCH NORTHWEST CORNER                                   

Detail: 109 ELM NORTHWEST CORNER                                                  

Existing Property Condition Photographs (duplicate as needed)
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Detail: 109 ELM REAR WEST                                                                   

Detail: 109 ELM REAR                                                                              

Existing Property Condition Photographs (duplicate as needed)
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Detail: 109 ELM REAR SOUTHEAST CORNER                                        

Detail: CONTEXT: 6809 ALLEGHENY                                                        

Existing Property Condition Photographs (duplicate as needed)
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Detail: CONTEXT: 107 ELM FROM ALLEGHENY                                     

Detail: CONTEXT: 105-107 ELM WEST OF ALLEGHENY                         

Existing Property Condition Photographs (duplicate as needed)
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Detail: CONTEXT: 108-112 ELM                                                              

Detail: CONTEXT: 108 ELM  AVE                                                              

Existing Property Condition Photographs (duplicate as needed)
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Detail: CONTEXT: 110 ELM AVE                                                               

Detail: CONTEXT: 112 ELM AVE                                                               

Existing Property Condition Photographs (duplicate as needed)
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Applicant: Jennifer Gibson & Andreas Smith  

Detail: CONTEXT: 111 ELM AVE                                                               

Existing Property Condition Photographs (duplicate as needed)
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MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION  
STAFF REPORT 

 
Address: 109 Elm Ave., Takoma Park Meeting Date: 6/8/2022 
 
Resource: Contributing Resource  Report Date: 6/1/2022 
 Takoma Park Historic District 
  
Applicant:  Jennifer Gibson & Andreas Smith Public Notice: 5/15/2022 
 Brian McCarthy, Architect 
 
Review: HAWP Tax Credit:  n/a 
 
Case Number: 993041 Staff: Dan Bruechert   
 
Proposal: Partial Demolition, 2nd Story Building Addition, and Rear Deck 
 
 
RECOMMENDATION 
Staff recommends that the Historic Preservation Commission approve the HAWP application 

 
PROPERTY DESCRIPTION 
SIGNIFICANCE: Contributing Resource to the Takoma Park Historic District 
STYLE: Craftsman 
DATE: 1923 
 

 
Figure 1: The subject property is located at the corner of Elm and Allegheny Aves. at the edge of the Historic 
District. 
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PROPOSAL 
 
The applicant proposes to demolish non-historic additions at the rear, construct a second story addition, 
and construct a rear addition with deck at the rear. 
 
APPLICABLE GUIDELINES 
When reviewing alterations and additions for new construction to Contributing Resources within the 
Takoma Park Historic District, decisions are guided by the Takoma Park Historic District Design 
Guidelines (Design Guidelines) and Montgomery County Code Chapter 24A (Chapter 24A) and the 
6HFUHWDU\�RI�WKH�,QWHULRU¶V�6WDQGDUGV�IRU�5HKDELOLWDWLRQ��The Standards).  
 
Takoma Park Historic District Design 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.  

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 
 
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 
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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 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; 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.) 

 
6HFUHWDU\�RI�WKH�,QWHULRU¶V�6WDQGDUGV�IRU�5HKDELOLWDWLRQ 

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. 

 
STAFF DISCUSSION 
 
The subject property is a one-story, front gable, Craftsman bungalow, with a nearly full-width front porch 
with a low pitched gable roof.  The original portion of the house is 854 ft2 (eight hundred fifty-four square 
feet).  At the rear, there is a non-historic addition covered by two sections of shed roofing that adds an 
additional 228 ft2  (two hundred twenty-two feet); making the total square footage 1082 ft2 (one thousand 
eighty-two feet).  The applicant proposes to demolish the non-historic rear addition, construct a second-
floor addition, and construct a new addition to the rear with a deck.  Staff finds the proposal is consistent 
with the Takoma Park Design Guidelines and 24A and recommends the HPC approve the HAWP. 
 
Rear Addition Demolition 
The rear building addition (or additions) vary in depth and foundation, but have matching asbestos 

334



I.J 

 

shingle siding.  The section of the rear addition closest to Allegheny Ave., has an entrance and is used for 
VWRUDJH��PHDVXUHV�DSSUR[LPDWHO\���¶î����WHQ�IHHW�E\�HLJKW�IHHW���DQG�KDV�D�EULFN�SLHU�IRXQGDWLRQ���7KH�
other section of the addition��XVHG�DV�D�EHGURRP��PHDVXUHV�DSSUR[LPDWHO\���¶�î���¶��twelve feet square) 
and has a concrete foundation.  The applicant proposes to demolish these sections of the building. 
 
Staff finds that these sections at the rear are neither architecturally nor historically significant and their 
demolition will not negatively impact the character of the house or the surrounding streetscape. Staff 
recommends the HPC approve their demolition. 
 
Second Story Addition 
Over the existing house, the applicant proposes to construct a second story that will add 613 ft2 (six 
hundred thirteen square feet) and includes two bedrooms, a bathroom, and an office.  The proposed 
addition has the form of a steeply pitched front gable roof, with wall dormers on the east and west 
elevations.  As the project architect points out in the accompanying narrative, this was the same solution 
the firm applied for the approved second-story addition to the Contributing Resource at 26 Pine Ave.1  
The exterior of the raised gable and dormers will be covered in fiber cement shingles, with six-over-one 
wood sash windows, and architectural roofing shingles. 
 
The ridge height of the building will rise from 15¶ 11 1/8´ to 24¶ 1´.  The front elevation of the second 
story includes a pair of six-over-one wood sash windows.  On the right (west) elevation, facing Allegheny 
Ave., the applicant proposes a modest-sized shed dormer, with paired six-over-one sash windows, stacked 
above the existing dining room windows.  On the left (east) roof slope, the applicant proposes to construct 
a larger shed-roofed dormer with two six-over-one sash windows.  The rear elevation of the addition 
includes a pair of six-over-one sash windows. 
 
While the Design Guidelines include guidance for second story additions, they are generally disfavored, 
because they involve more significant alterations to contributing resources than additions to the rear of a 
structure.  However, Staff recognizes that there are times when a second story addition is acceptable or 
even preferable to a rear addition and that this may be one of those instances.  The subject property is a 
modestly sized, front gable bungalow, on a small corner lot.  In fact, under current zoning, the subject 
house could not be built on this lot.  The project architect identified the buildable envelope on the 
proposed site plan, shown below��ZKLFK�LV�VLJQLILFDQWO\�UHVWULFWHG�GXH�WR�WKH�UHTXLUHG�WZR�³IURQW´�
setbacks.  Virtually any building on the site, including the addition discussed below, will require a 
variance. 
 
Constructing a second story on the subject property will involve an additional two changes to the house.  
To accommodate the staircase, the applicant proposes blocking up one of the historic window openings 
on the left (east) side of the house.  The second proposed change is raising the height of the existing 
chimney.  The parged chimney exterior would not satisfy the height requirements of the new roof, so the 
applicant proposes to extend the existing chimney, with a parged exterior, to meet code requirements.  
Staff finds both of these changes will only have a minor impact on the character of the building and notes 
the removed window on the left side will likely not be visible from the public right-of-way due to the 
narrow setback between 109 and 111 Elm Ave.  Staff additionally finds the change to the chimney is 
driven by safety considerations.  The cumulative effect these two changes will have on the character of 
the house and surrounding district is minor and Staff recommends the HPC approve these changes under 
24A-8(b)(4) and (d). 

 
1 The Staff Report and HAWP application for the 26 Pine Ave. addition is available here: 
https://mcatlas.org/tiles/06_HistoricPreservation_PhotoArchives/Padlock/HAR60640009/Box076/37-03-
07V_Takoma%20Park%20Historic%20District_26%20Pine%20Avenue_01-03-2008.pdf.   
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