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BACKGROUND 

 

On May 10, 2023, the HPC held a Preliminary Consultation to evaluate and provide feedback on the 

proposal to demolish the existing non-historic house and construct a new house on the site.1  The 

Commissioners were fully supportive of demolishing the existing Secondary (non-historic) resource.  The 

Commissioners also uniformly supported the size, design, massing, and materials of the new construction 

to be compatible with the character of the site and surrounding district.   

 

The larger issue was the placement of a garage on site.  The applicant provided two configurations, one 

included a detached garage, and the other – the applicant’s preferred proposal – included an attached 

front-loading garage.  A majority of the Commissioners present agreed with Staff’s finding that the 

attached garage as proposed was not a preferable form.  One Commissioner specifically contemplated a 

design solution that moved the attached garage as far to the rear as possible and using a garden wall to 

create an enclosed motor court in front of the garage.  The applicant has returned for a HAWP. 

 

PROPOSAL 

 

The applicant proposes to demolish the existing house and construct a new single-family house. 

  

 

APPLICABLE GUIDELINES 

 

Kensington Historic District Guidelines  

 
When reviewing alterations and new construction within the Kensington Historic District several 
documents are to be utilized as guidelines to assist the Commission in developing their decision. These 
documents include the Approved & Adopted Amendment to the Master Plan for Historic Preservation: 
Kensington Historic District, Atlas #31/6 (Amendment), Vision of Kensington: A Long-Range 
Preservation Plan (Vision), 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. 
 
Approved & Adopted Amendment to the Master Plan for Historic Preservation: Kensington Historic 
District, Atlas #31/6  
 
"In regard to the properties identified as secondary resources--that is visually contributing, but non-
historic structures or vacant land within the Kensington District--the Ordinance requires the Preservation 
Commission to be lenient in its judgment of plans for contemporary structures or for plans involving new 
construction unless such plans would seriously impair the historic or architectural value of surrounding 
resources or impair the character of the district." 
 
Vision of Kensington: A Long-Range Preservation Plan  
 

The HPC formally adopted the planning study, Vision of Kensington: A Long-Range Preservation Plan, 

and is directed by the Executive Regulations, which were approved by the County Council, to use this 

plan when considering changes and alterations to the Kensington Historic District.  The goal of this 

preservation plan "was to establish a sound database of information from, which to produce a document 

that would serve the HPC, M-NCPPC, their staff and the community in wrestling with the protection of 

historic districts amidst the pressures of life in the 21st century." (page 1). The plan provides a specific 

 
1 The Staff Report and submitted application matierals are available here: https://montgomeryplanning.org/wp-

content/uploads/2023/05/III.C-3930-Washington-Street-Kensington-1030006.pdf and the recording of the hearing is 

available here: https://mncppc.granicus.com/MediaPlayer.php?publish id=003eeffd-faff-11ed-95dd-0050569183fa.   
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physical description of the district as it is; an analysis of character-defining features of the district; a 

discussion of the challenges facing the district; and a discussion of proposed strategies for maintaining the 

character of the district while allowing for appropriate growth and change. 

 

Montgomery County Code; Chapter 24A-8 

(a) The commission shall instruct the director to deny a permit if it finds, based on the evidence and 

information presented to or before the commission that the alteration for which the permit is 

sought would be inappropriate, inconsistent with or detrimental to the preservation, enhancement 

or ultimate protection of the historic site or historic resource within an historic district, and to the 

purposes of this chapter. 

(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 

(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 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. 

STAFF DISCUSSION 

The subject property is a one-story L-shaped house with a detached garage constructed c.1953, designated 

as a “Secondary Resource.”  The applicant proposes to demolish the existing house and construct a new 

single-family house on the lot.   

 

House Demolition 

The existing house is an L-shaped brick Ranch, constructed c.1953, with a later left side-gable addition 

(see the 1966 Sanborn Map, below).  The applicant proposes to demolish the existing house. 

 

Unlike many other county-designated historic districts, the Kensington Historic District does not 

explicitly direct the HPC to approve the demolition of non-contributing resources.  However, the Master 
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The Vision of Kensington, a 1992 study completed at the direction of the HPC evaluated the 

characteristics of the Kensington Historic District using a variety of categories (i.e. building orientation, 

materials, setback, etc.); pertinent sections of the document are attached to this Staff Report.  The Vision 

found that the most common building styles in the district were Queen Anne (42), Colonial Revival (34), 

Modern (28), American Foursquare (17), and Bungalow/Craftsman (14).  The Vision also identified six 

Shingle-style houses.   

 

Shingle style is described in the Vision as: 

“Unlike most of the 19th century styles that preceded it, the Shingle style does not emphasize 

decorative detailing at doors, windows, cornices, porches, or on wall surfaces.  Instead it displays 

a complex shape enclosed within a shingled exterior.  The Shingle style is an adaptation from the 

Queen Anne with its wide porches, shingled surfaces, and asymmetrical form; the Colonial 

revival with gambrel roofs, shed additions, classical columns, and Palladian windows; and the 

Richardsonian Romanesque with irregular shapes, and Romanesque arches. 

 

 The Kensington Railroad Station located along the B & O Railroad Tracks on Montgomery 

Avenue is a prominent example of the Shingle style in the historic district.  The side-gabled roof 

with multi-level eaves and gabled dormers have exposed rafter tails and open porch support 

braces.” 

 

Staff finds the form and architectural decoration of the proposed house most closely align with the 

Shingle style.  While this is not a dominant style within the district, there are several historic examples, so 

the proposed house would not introduce a new architectural style to the district.  There are several design 

elements, most notably the shed dormers, that create a design and form that are distinctly contemporary; 

satisfying the requirement of Standard 9, differentiating new construction from the historic.  Staff 

additionally finds that many of the decorative architectural features including, a chimney, bay window, 

and shutters are well represented throughout the district (see the attached sections of the Vision).   

 

Staff finds the proposed house to be generally compatible with the character of the lot and surrounding 

district.  Its form successfully breaks up the house mass and appears to blend in with the size and scale of 

the surrounding streetscape even though a streetscape study was not included in the submitted materials.  

Additionally, the front setback is generally consistent with the other houses along Washington Street. The 

HPC concurred with these findings at the Preliminary Consultation and indicated it supported the house’s 

design, mass, and placement.  Additionally, the house is placed as far to the right as possible without 

damaging two large trees – a 32” d.b.h. oak and a 41” d.b.h. poplar (see attached arborist letter). While 

the preservation of the trees is welcomed, though not strictly required, the district exists to further 

architectural and historic preservation under the provisions of Chapter 24A. In particular, the retention of 

the trees should not result in an architectural design that is otherwise incompatible with or detrimental to 

the character of the district as a whole, and the desire to retain the trees cannot be used to justify such an 

approval.  

 

Staff does not find that the option with the attached garage is consistent with the character of the historic 

district.  While the breezeway helps to separate the mass of the garage from the house, and the front wall 

plane of the garage is set back 10’ (ten feet) from the house wall plane, Staff does not find the garage is 

separated enough to be compatible with the character of the district.  Staff acknowledges the attached 

garage is placed as far to the rear as possible to comply with the setback requirements in the zoning 

ordinance.  A detached garage could be placed further to the rear and partially obscured by the house 

massing.  With the garage, the effective width of the house becomes 79’ (seventy-nine feet), which would 

make it the second widest house in the surrounding area.2  Staff identified only two instances of attached 
 

2 The house across the street from the subject property, 3936 Washington St., Kensington, is 84’ (eighty-four feet) 

wide including the side-projecting screened-in porch. 
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front-facing garages in the Kensington Historic District.  Both are classified as “Secondary Resources” 

and were constructed before the district was established.  Staff is unable to identify any instance where 

the HPC has approved an attached front-facing garage in the Kensington Historic District.   

 

Chapter 24A-7(g)(1) states the applicant has the burden of persuading the HPC that the proposal is 

compatible with the requisite guidance.  Based on the mixed feedback at the Preliminary Consultation and 

Staff’s research on the Kensington Historic District, Staff has not been persuaded the application is 

consistent with the guidance in Chapter 24A-8, The Vision of Kensington, the Approved and Adopted 

Amendment for the Kensington Historic District, and the Secretary of the Interior’s Standards for 

Rehabilitation.  Staff finds the house form - with the attached garage - and overall house width are out of 

character with the surrounding historic district and would impair the character of the historic district, as 

discussed in 24A-8(d).  Front-facing attached garages are features that are inconsistent with the character 

of the district and are found on only two houses within the district.  These two houses are classified as 

‘Secondary,’ non-contributing resources to the overall historic character of the Historic District.  Staff 

finds an attached garage is incompatible with 24A-8(b)(2).  A detached garage or attached garage located 

at the rear of the house with either a side or rear loading entrance would be compatible.  Additionally, the 

houses in the Kensington Historic District are characterized by their large side yards which create a 

“garden suburb.”  Even though the subject property satisfies the County’s zoning requirements, Staff 

finds the house and garaged width are too wide to fit in with the character of the streetscape and 

surrounding district.  Again, the proposed house with its attached garage would be the second-widest 

house on Washington St. and the third-widest house in the district.3   

 

While Staff finds the form and width of the proposed construction are incompatible with the character of 

the district, Staff finds the proposed materials are appropriate for new construction and building additions 

in the Kensington Historic District.  The NuCedar siding has a texture that is compatible with the 

appearance of cedar shake and is thick enough to provide an appropriate shadow line.  The aluminum-

clad casement windows have profiles that are thick enough to create depth on the front elevation to avoid 

the flat façade seen in many contemporary buildings.  Architectural shingles are found throughout the 

district, and Staff finds they will fit with the proposed building’s design. 

 

STAFF RECOMMENDATION  

 

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

Chapter 24A-8(a), having found that the proposal would be inappropriate, inconsistent with, and 

detrimental to the preservation, enhancement, and ultimate protection of the historic resource and is 

incompatible in character with the historic resource and the purposes of Chapter 24A; 

 

and with the Secretary of the Interior’s Standards for Rehabilitation #2 and #9. 

 

 
3 Warner Mansion is the widest house in the distrcit, located at 10212 Montgomery Ave., Kensington and is 

apprixmately 90’ (ninety feet) wide. 
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Description of Property: Please describe the building and surrounding environment. Include information on significant structures, 
landscape features, or other significant features of the property:

Description of Work Proposed: Please give an overview of the work to be undertaken:

9

1,907 sf one-story rambler and detached 2-car garage circa 1953 on a 17,527 sf lot.  Secondary 
resource in the historic district. 

New 2-story shingle-style home and attached 2-car garage with modifications to the existing driveway as
required.  Finish materials to include cedar or synthetic cedar siding, architectural asphalt shingle roof,
copper half-round gutters and downspouts, ptd. smooth pvc trim, clad-wood sdl windows and patio
doors, ptd. composite shutters with operable hardware, composite decking and ptd. composite railings,
brick foundation & garden wall, and replacement of existing driveway with new permeable paver
driveway.

























21



22



23



24



25



26



27



28



29

















37
































