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MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION
STAFF REPORT

Address: 101 Elm Avenue, Takoma Park Meeting Date: 2/25/2026

Resource: Contributing Resource Report Date: 2/18/2026
Takoma Park Historic District
Public Notice: 2/11/2026

Applicant: Jared Hughes
Morgan Malone (Agent)
Tax Credit: No
Review: HAWP
Staff: Devon Murtha

Permit Number: 1144999

PROPOSAL:  Solar panel installation

STAFF RECOMMENDATION

Staff recommends that the HPC approve with one (1) condition the Historic Area Work Permit (HAWP)
application.

1. The applicant must submit an updated justification to confirm that the expected energy generated
will not exceed 100% of household needs prior to issuance of final approval documents. If
expected energy generated exceeds 100% of household needs, the applicant will return to the
HPC with an updated plan for a reduced number of panels.

ARCHITECTURAL DESCRIPTION

SIGNIFICANCE: Contributing Resource within the Takoma Park Historic District
STYLE: Bungalow
DATE: c. 1910s
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Figure 1: Aerial view of 101 Elm Avenue within the Takoma Park Historic District.
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PROPOSAL

The subject property is located at 101 Elm Avenue, on a corner lot at the intersection of Pine and Elm
Avenues. It contains a one-story house with a gable roof and front porch (Figure 2). It is a Contributing
Resource within the Takoma Park Historic District.

Figure 2: Subject property from the right-of-way along Elm Avenue (c. 1992).

The applicant proposes to install thirty (33) solar panels in three (3) arrays on the main roof of the subject
property. The Canadian Solar TOPHiKu6 series panels will be mounted to the asphalt shingle roof. The
load center and disconnect switch will be installed on the northwest corner of the house.
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Figure 3: The site plan shows the proposed location of the solar panels and the equipment location.
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Figure 4: Specifications for the solar panels.

APPLICABLE GUIDELINES

The Historic Preservation Office and Historic Preservation Commission (HPC) consult several documents
when reviewing alterations and new construction within the Takoma Park Historic District. 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 24A4),
and the Secretary of the Interior’s Standards for Rehabilitation (Standards), and the HPC’s Policy No. 20-
01: Addressing Emergency Climate Mobilization Through The Installation of Roof-Mounted Solar Panels,
The pertinent information in these four documents is outlined below.

Takoma Park Historic District Guidelines
There are two broad planning and design concepts which apply to all categories. These are:

e 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

e 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.

Most of the buildings in the Takoma Park Historic District have been assessed as being “Contributing
Resources.” While these buildings may not have the same level of architectural or historical significance
as Outstanding Resources or may have lost some degree of integrity, collectively, they are the basic building
blocks of the Takoma Park district. They are important to the overall character of the district and the
streetscape due to their size, scale, and architectural qualities, rather than for their particular architectural
features.

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
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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:

e 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.

e 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;

e Alterations to areas that do not directly front on a public right-of-way which involve the
replacement of or damage to original ornamental or architectural features are discouraged but may
be considered and approved on a case-by-case basis.

e Alterations to features that are not visible at all from the public right-of-way should be allowed as
a matter of course.

e All changes and additions should respect existing environmental settings, landscaping, and patterns
of open space.

Montgomery County Code, Chapter 24A-8
The following guidance which pertains to this project are as follows:

(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;

(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 is better served by granting the permit.

(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:
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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.

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

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;

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,

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

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).

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

Staff generally supports the installation of the proposed solar panels and recommends approval. The HPC
approved a proposal for solar panel installation on the subject property at the December 20, 2023 HPC
meeting, but the project was never completed.! The new proposal utilizes the same roof planes as the
previous proposal, but with additional panels (Figure 5).
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Figure 5: Solar panel plan approved in 2023 (left) and current proposal (right).

Staff evaluated the proposed placement of the solar panels on the subject property against the guidance
provided by Historic Preservation Commission Policy No. 20-01. In determining the most appropriate
placement of solar panels, the policy outlines several preferred locations, including (in order of preference):
in ground-mounted arrays, on accessory structures, on non-historic building additions, and on the rear of
the property. Staff finds that the primary and secondary preferred locations are not feasible for this project.
The applicants cannot install ground-mounted arrays due to the small, suburban lot size and substantial tree
coverage. The applicants also contend that they cannot install panels on the accessory building on the
property, as it suffers from structural issues. Based on the photos, Staff finds that the structure does appear
to suffer from some exterior deterioration, as evidenced by issues with the siding and the presence of

biological growth (Figure 6). The applicant has not submitted any other documentation that speaks to the
structural deficiencies.

™

Figure 6: Photos of the accessory structure (2025).

! See the approval documents for HAWP No. 1051115 here:

https://mcatlas.org/tiles6/06_HistoricPreservation PhotoArchivessHAWP/12-20-

2023/101%20EIm%?20Avenue,%20Takoma%20Park%20-%201051115%20-%20Approval.pdf.
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Staff notes that in 2024, the HPC approved a scheme for this property that did not include any panels
installed on the accessory structure. The Staff Report for the 2023 proposal stated that “the detached garage
is too obscured by mature trees to receive adequate direct sunlight.” The applicant did not submit any
information about the tree coverage in that area as part of this new application; however, Staff finds there
has not been a significant change to the surrounding tree canopy in the last two years, and the conditions
remain the same.

One (1) of the proposed arrays will be location on the non-historic rear addition, which is a tertiary preferred
location. Due to the relatively small size of the addition, Staff finds that the no additional panels, beyond
the five that are proposed, can fit of this roof slope.
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Figure 7: Aerial View of subject property, with non-historic addition notated with a yello arrow. ;

The remaining two (2) arrays will be installed on the side-facing gable slope roofs of the subject property,
which are non-preferred locations. Staff notes that Policy 20-01 allows for installation of panels on non-
preferred location 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 if 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. Staff finds that in
this case, the applicants have submitted compelling justification that there are no alternate roof slopes, and
that only the non-preferred locations are feasible. The existing roof is not character-defining and is clad in
asphalt shingles.

The HPC typically allows for installation of systems of non-preferred locations, provided that the applicants
demonstrate that the system will generate 100% or less of the energy needed for the house. In 2024, the
homeowners used roughly 22,800 kWh. The applicants have stated that the system will produce less than
that total, although they did not specify a number. Staff recommend that the HPC add a condition that the
applicants submit a more detailed justification to confirm that the energy generated by the proposed system
does not exceed the anticipated usage.

Staff acknowledges that two of the arrays will be visible from some vantage points along both Pine Avenue
and Elm Avenue; however, per the Guidelines, Staff finds that their installation will not impact the existing
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pattern of the streetscape. The most visible panels, on the west roof slope, will be partially obscured by the
chimney (Figure §).

= 2 v " o e

Figure 8: View of roo rom right-of-way. The location of panels is notated with a red arrow.

Additionally, photovoltaic systems are already an established element of the district; the HPC has approved
the installation of solar panels in locations visible from the right-of-way on similar resources. In 2022, the
HPC approved panels on the side of an Outstanding Resource at 28 Pine Avenue on a Contributing Resource
at 49 Elm Avenue.? Both houses are less than a block away from the subject property (Figure 9).

2 See the Staff Report for HAWP No. 989988: https://montgomeryplanning.org/wp-content/uploads/2022/04/1.1.-28-
Pine-Avenue-Takoma-Park-989988.pdf
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Figure 9: Aerial iw showling the subject properanotated with a yellow star, and nearby houses with solar
panels visible from the right-of-way circled in red.

After full and fair consideration of the applicant’s submission, staff finds the proposal, as modified by the
conditions, consistent with the Criteria for Issuance in Chapter 24A-8(b)(1), (2), and (d), having found the
proposal is consistent with the Secretary of the Interior’s Standards for Rehabilitation #2, 9, and 10, and
Takoma Park Historic District Guidelines, and the HPC’s Policy No. 20-01 as outlined above.

STAFF RECOMMENDATION

Staff recommends that the HPC approve with one (1) condition the Historic Area Work Permit (HAWP)
application.

1. The applicant must submit an updated justification to confirm that the expected energy generated
will not exceed 100% of household needs prior to issuance of final approval documents. If
expected energy generated exceeds 100% of household needs, the applicant will return to the
HPC with an updated plan for a reduced number of panels.

under the Criteria for Issuance in Chapter 24A-8(b)(1) and (2), and Chapter 24A-8(d), having found that
the proposal will not substantially alter the exterior features of the historic resource and is compatible in
character with the purposes of Chapter 24A;

The Takoma Park Historic District Guidelines;
and with the Secretary of the Interior’s Standards for Rehabilitation # 2, 9, and 10,

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 general condition that the applicant shall present an electronic set of drawings, if applicable,
to HPC staff for review and stamping prior to submission for the Montgomery County Department of
9
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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 HPC as a revised HAWP application
at staff’s discretion;

and with the general condition that the applicant shall notify the HPC 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 301-495-1328 or devon.murtha@montgomeryplanning.org to schedule a
follow-up site visit.

10
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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:

The subject property at 101 EIm Avenue is a detached single-family dwelling located within the
Takoma Park Historic District, a locally and nationally recognized historic district characterized by
late-19th- and early-20th-century suburban residential development. The property occupies an interior
lot along EIm Avenue, a residential, tree-lined street exhibiting a consistent historic streetscape pattern
of modestly scaled houses set back from the public right-of-way.

The building is oriented toward EIm Avenue and maintains the established setback, scale, and
massing typical of contributing resources within the district. The surrounding neighborhood is
composed primarily of single-family dwellings of similar height, width, and spacing, reinforcing the
cohesive historic character of the block. Sidewalks, mature street trees, and front yards contribute to
the pedestrian-oriented suburban setting that defines the historic district.

The lot includes landscaped open space with lawn areas, foundation plantings, and mature vegetation
that contribute to the property’ s historic setting. The rear and side yards provide additional green

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

The proposed work consists of the installation of a rooftop-mounted photovoltaic solar energy system on
the existing residential structure. The system will include a total of 353 photovoltaic panels, each rated at
455 watts, arranged in three discrete arrays mounted flush to the roof surface.

Array 1: 17 panels
Array 2: 11 panels
Array 3:5 panels

The solar arrays will be located on roof planes selected to minimize visibility from the public right-of-way
and to reduce visual impact on the historic streetscape, consistent with the Montgomery County Historic
Preservation Guidelines for rooftop solar installations. Panels will be installed parallel to the roof slope
using a low-profile mounting system and will not alter the roof form, massing, or architectural character
of the historic resource.

All installation work will be reversible and will avoid removal or permanent alteration of historic materials
to the extent feasible. No changes are proposed to the building’ s footprint, height, or primary
character-defining features. The proposed solar installation is designed to be compatible with the historic
character of the property and the Takoma Park Historic District while supporting energy efficiency and
sustainability goals.
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HISTORIC AREA WORK PERMIT

CHECKLIST OF

APPLICATION REQUIREMENTS

Required

Attachments

1. Written 2. Site Plan 3. Plans/ 4. Material 5. Photographs 6. Tree Survey 7. Property
Proposed Description Elevations Specifications Owner
Work Addresses
New * * * * * * *
Construction
Additions/ * * * * * * *
Alterations
Demolition * * * * *

%

Deck/Porch * * * * * *
Fence/Wall * * * * * * *
Driveway/ * * * * * *
Parking Area
Grading/Exc * * * * * *
avation/Land
scaing
Tree Removal * * * * * *
Siding/ Roof * * * * * *
Changes
Window/ * * * * * *
Door Changes
Masonry * * * * * *
Repair/
Repoint
Signs * * * * * *
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February 3rd, 2026

To Whom It May Concern:

This letter is in reference to the proposed solar project for Jared Hughes at 101 EIm Ave. in
Takoma Park, MD.

Per your request, we reviewed the possibility of removing the panels from the side of the roof
that faces Pine Ave., and instead placing them on the shed building behind the main home.
Unfortunately, after reviewing this option with the customer, he informed us that the shed is not
in good condition and lacks the structural integrity required for solar panels to be installed.

As such, | am writing this letter to outline the justification for placing the panels on both sides of
the roof of the main home, including the side that faces Pine Ave. | have outlined the main
points of justification below:

1.

The customer uses roughly 23,000 kWh of electricity per year. Even when placing panels
on both sides of the roof, we will not be able to generate the full 23,000 kWh annually to
satisfy his usage needs. Therefore, his usage justifies the need for panels to be placed
on both parts of the roof.

The side of the roof that faces Pine Ave. gets the most sunlight per the irradiance map
that we shared. Excluding panels here would severely impact the overall electrical
production of the solar panels.

As stated above, we are not able to use the shed to place panels due to structural
concerns.

There are a number of homes in Takoma Park’s historic district that have solar panels
installed where they are visible from the road.

For these reasons, we feel justified in requesting that panels be placed on both sides of the roof
of the main home at 101 Elm Ave. in Takoma Park, MD.

Please let us know if you have any questions on any of the above.

Thank you for your consideration!

Sincerely,

Justin Evans
Smartr Solar & ROI Construction



	ARCHITECTURAL DESCRIPTION



