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 MONTGOMERY COUNTY HISTORIC PRESERVATION COMMISSION 

STAFF REPORT 

Address: 10212 Montgomery Ave., Kensington Meeting Date: 4/8/2026 

Resource: Primary One Resource Report Date: 4/1/2026 

Kensington Historic District 

Applicant: Warner Circle Mansion Condominiums, LLC Public Notice: 3/25/22026 

(Karl Voglmayr, Agent) 

Review: HAWP Tax Credit: n/a 

Permit No.: 1053565 REVISION #4 Staff: Dan Bruechert 

Proposal: Installation of Mechanical Equipment and Window Replacement 

STAFF RECOMMENDATION  

Staff recommends the HPC approve the HAWP application. 

ARCHITECTURAL DESCRIPTION 

SIGNIFICANCE: Primary One Resource within the Kensington Historic District 

STYLE: Queen Anne 

DATE: c.1890 w/ c.1914 carriage house

Figure 1: The Carriage House is located in the soth end of Manor Circle (Image taken 2021). 
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BACKGROUND 

 

On June 14, 2023, the HPC approved a HAWP, with eight conditions recommended by Staff, for a 

complete rehabilitation of the subject property, converting the mansion house and carriage house into 

multi-family housing.1 

 

On January 10, 2024, the HPC approved a revision to the previously approved HAWP with eight 

conditions.  The submitted materials satisfied two of the original conditions.  Detailed specifications for 

the conditions were submitted to Staff, which found the materials to be compatible with the character of 

the house and surrounding district. 

 

On October 22, 2025, the HPC approved a second revision to the HAWP for standing seam metal roofs 

on the mansion house, a code-compliant balcony at the carriage house, and corrections to the permitting 

drawings. 

 

On January 7, 2026, the HPC approved a third HAWP revision for the treatment of the carriage house 

foundation and to alter two carriage house window openings. 

 

PROPOSAL 

 

The applicant proposes to alter the location of some of the HVAC condenser units and to replace several 

windows.  

 

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. 
 
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 

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. 

 

 
1 The Staff Report and application for the June 14, 2023 HAWP approval is available here: 

https://montgomeryplanning.org/wp-content/uploads/2023/06/I.H-10212-Montgomery-Avenue-Kensington-

1032588.pdf.  The recording of the hearing is available here: 

https://mncppc.granicus.com/MediaPlayer.php?publish_id=62a1cf30-0c7c-11ee-95dd-0050569183fa and begins at 

approximately 47:00. 
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Montgomery County Code; Chapter 24A-8 

 

(b) The commission shall instruct the director to issue a permit, or issue a permit subject to such 

conditions as are found to be necessary to ensure conformity with the purposes and requirements 

of this chapter, if it finds that: 

(1) The proposal will not substantially alter the exterior features of an historic site or historic                            

resource within an historic district; or 

(2) The proposal is compatible in character and nature with the historical, archeological,         

architectural or cultural features of the historic site or the historic district in which an historic 

resource is located and would not be detrimental thereto or to the achievement of the 

purposes of this chapter; or 

(3) The proposal would enhance or ain in the protection, preservation, and public or private 

utilization of the historic site or historic resource located within an historic district in a 

manner compatible with the historical, archaeological, architectural or cultural value of the 

historic site or historic district in which an historic resource is located; or 

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

(6)  In balancing the interests of the public in preserving the historic site or historic resource 

located within an historic district, with the interest of the public from the use and benefit of 

the alternative proposal, the general public welfare 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: 

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. 

5.    Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship 

that characterize a property will be preserved. 

6.  Deteriorated historic features will be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature will match the old in 

design, color, texture and, where possible, materials. Replacement of missing features will be 

substantiated by documentary and physical evidence. 

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 generally known as the Warner Manor (or Warner Mansion) and historically 

served as Brainard Warner’s, the developer of Kensington’s, summer house.  The house, an ornate Queen 

Anne house with an L-shaped plan and a large tower, is sited in the middle of Warner Circle Park.  The 

grade drops away from the house to the east, south, and west.  Several years after the house was 

constructed, a carriage house was built to the south of the manor.  The applicant has HPC approval for a 

full site rehabilitation, including rehabilitating and constructing an addition to the historic manor house, 

3



I.A 

 

rehabilitating the carriage house, and other site work and hardscaping for the property’s new use.   

 

To address two additional issues that have arisen during construction, the applicant proposes to relocate 

some of the HVAC condenser units from approved window wells to a space adjacent to the historic 

house.  The second proposed change is the replacement of three historic wood windows to satisfy code 

requirements. 

 

HVAC Outdoor Unit Relocation 

Approved HAWP located several of the outdoor HVAC units within window wells.  The applicant, in 

consultation with the project engineer, determined that the window wells do not provide the necessary 

clearance and air circulation to operate properly.  The applicant proposes to relocate these units (see Fig. 

2, below) from the window wells to an area immediately in front of the historic house.  The units are low 

enough that they will only obscure the stone foundation and will not cover any of the wood 

siding.  Additionally, the applicant proposes to plant shrubbery to limit the visibility of the units.  Staff 

notes that while the additional shrubbery is appreciated, the HPC is charged to evaluate a proposal in the 

absence of vegetation.  

 

  
Figure 2: Two of the relocated HVAC units are on the north elevation (left) and one is on the east elevation 

(right). 

Staff finds that it is unfortunate that these units lack the required air circulation to operate effectively in 

the window wells, but finds that the three units are unlikely to have a substantial impact on the character 

of the mansion.  The small profile of the high efficiency units selected for the project will not visually 

compete with the large scale of the mansion house.  Additionally, Staff finds that HVAC units are a 

common feature in a residential setting and the best course of action is to minimize their visual impact, as 

it is generally impossible to completely eliminate their visibility.  Staff recommends the HPC approve the 

relocation of the three HVAC units under 24A-8(b)(2) and (d) and Standard #2.  

 

Window Removal 

The original HAWP approval included the restoration of eight front-facing windows on the first floor of 

the original mansion.  Revisions to the interior plan have changed one of these spaces to a bedroom, 

which has to satisfy life-safety egress requirements, which the historic windows do not.  The applicant 

proposes to remove these three windows and replace them with new wood windows that will satisfy code 

while matching the dimensions and profiles.  Replacement windows will match the details of the 

approved wood replacement windows installed in the mansion house’s other historic window 

openings.  To mitigate the loss of these three windows, the applicant proposes to restore and reinstall two 
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historic doors that had been previously approved for removal. 

 

   

Figure 3: The three windows proposed for removal are located in the northeast corner of the house (shown in 

green). 

Staff finds the loss of the historic windows is unfortuante, but that the revision is required to satisfy life-

safety requirements, a justification considered under 24A-8(b)(4).  Staff finds restoring the two doors as 

mitigation is generally appropriate, but welcomes any other recommended measures from the 

commissioners.  When evaulated in its totality, Staff still finds the overall project is consistent with the 

requirements of 24A, the Standards, and the Vision. 

 

STAFF RECOMMENDATION 

 

Staff recommends that the Historic Preservation Commission (HPC) approve the  HAWP application;  

 

under the Criteria for Issuance in Chapter 24A-8(b)(2), (4), 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 

Kensington Historic District and the purposes of Chapter 24A; 

 

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

 

and with the general condition that the applicant shall present an electronic set of drawings, if 

applicable, to Historic Preservation Commission (HPC) staff for review and stamping prior to 

submission for the Montgomery County Department of Permitting Services (DPS) building permits; 

 

and with the general condition that final project design details, not specifically delineated by the 

Commission, shall be approved by HPC staff or brought back to the Commission as a revised HAWP 

application at Staff’s discretion; 

 

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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10212 Montgomery Ave., Kensington – HAWP Revision – April 8, 2026 

1) HVAC Outdoor Units 

Our original plan was to locate several outdoor HVAC units within existing window wells. 

However, after further coordination with the manufacturer and project engineer, we determined 

that the proposed locations do not meet the required clearance and line-set run specifications. 

As a result, we are proposing an alternate location with a shallow inset to accommodate the 

outdoor units. The units will be positioned so they do not obstruct the historic band trim that runs 

along the first floor of the Mansion. Additionally, we propose installing shrubbery in front of the 

units to screen them from public view and minimize visual impact. 

Please refer to the attached sketch for the proposed location and section details. 

 

2) Window Restoration Revision 

Per the original staff report, eight front-facing windows were to be restored. Upon further 

review, we have determined that three of these windows serve a bedroom and must meet current 

life-safety egress requirements. As such, these three windows will need to be replaced rather than 

restored. 

We propose installing new wood windows consistent with the previously approved window 

specifications for the main building. To offset the reduction in restored windows, we propose 

restoring and reinstalling two front doors at the Mansion. 

The attached sketch identifies the windows proposed for replacement, as well as the doors 

proposed for restoration. 
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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: 

Brainard Warner, the founder of Kensington and prominent Washington area figure built the home 
(Warner Circle Mansion) in 1893. The property is a primary resource in the Kensington Historical 
District. Listed on the Montgomery County master plan for historical preservation and listed on the 
National Registry of Historical Places. It currently serves as a de-facto park for Kensington residence 
and other visitors. 

The Warner Circle Mansion site sits on 4.4 acres of Montgomery County Park land in the heart of 
Kensington Maryland. The property includes a queen anne style mansion from1890 and a carriage 
house from 1914. The mansion has yellow cedar siding, red and black trim, many different window 
styles and a grand front wrap around front porch. The mansion roof is made of slate tiles with deeply 
pitched roof lines, irregular shapes, several gables and a promident front 3 story turret. The carriage 
house had a red metal roof with two cupola's and the siding is yellow board and batten. 

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

Warner Circle Mansion (WCM) was built for residential use, then converted to a nursing home. Circling 
around the Warner Circle Mansion is coming back to residential use again. Warner Circle Mansion 
Condominiums LLC plans to build 15 condo units between the WCM, Carriage House and addition to the
WCM. In order to start this project, a demo of the current interior layout walls will need to be performed. 
All this work will conform to the Secretary of the Interior's Standards for the Treatment of Historical 
Properties. Details of the the work being performed are included in the attached supplemental application
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Workltem: 4 Wood flooring 

)escription of Current Condition: 

lln the Mansion and Carriage House, the 
existing wood floors are very poor 
condition, of different materials and 
levels due to all the additions over the 
years. Some flooring is vinyl, plywood or 
hardwood. Some floors are have been 
contaminated with asbestos and are not 
salvageable. All wood flooring will be 
salvaged for re-use if good condition in other 
places of the Mansion. 

Work Item: 

)escription of Current Condition: 

Work Item: 

5 Interior walls in Mansion/Carriage House 

bescription of Current Condition: 

In the Mansion and Carriage House, 
most all interior walls (not Mansion 
Museum) will be removed. All walls 
have plaster deteriorating and will need 
to be moved for new residential layouts. 

!Proposed Work: 

All wood flooring will be removed. No flooring will be 
removed at the Historical Zone, front foyer. See 
exhibit A 

Droposed Work: 

Walls that have been identified to have 
lead base paint will be professionally 
removed. All containments will have the 
plaster and paint removed. All trim and 
moldings will be carefully removed, stored, 
and used later during final construction. See exhibit 
C&D. 

Build temporary fence around Mansion and 
Carriage House. This fence will be for security 
while demo and future construction is going on. 
See exhibit E. 

6 Build temporary constructon fence 

!Proposed Work: 
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HISTORIC AREA WORK PERMIT 
CHECKLIST OF 

APPLICATION REQUIREMENTS 

 Required 
Attachments

    

 
Proposed 
Work

I. Written 
Description 

2. Site Plan 3. Plans/ 
Elevations 

4. Material 
Specifications 

5. Photographs 6. Tree Survey 7. Property 
Owner 
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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WARNER CIRCLE MANSION 
Maryland Historical Trust 

Change/ Alteration Request Application 

December 15, 2023 
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Rebecca Ballo, 
Easement Administrator 
Maryland Historical Trust 
100 Community Place 
Crownsville, MD 21032 

December 15, 2023 

RE: Historic Area Work Permit Alteration of Existing Building Components Warner Circle 
Mansion and Carriage House. 

Dear Rebecca and Team, 

From our last submission, HAWP #1032588, we would like to further the process and 
submit this alteration plan for Warner Circle Mansion. With time being of the essence, this 
Change/ Alteration Request Application will run parallel to our previous application. This is a 
straightforward request for a demo of known "work items" for any project of this nature. We 
hope that by the time we finish the demo, our original application will be approved. 

The scope of work includes removal of non-historic fixtures, finishes, lighting fixtures, electrical 
wiring and conduit, mechanical ducts, sprinkler piping, water supply piping, and sanitary waste 
piping. The scope of work includes the removal of plaster and lath from the interior side of 
exterior walls and removal of non-historic, non-load-bearing interior partitions. It is proposed to 
remove and salvage all existing interior window trim for evaluation for re-use All salvaged 
historic material shall be properly labeled, covered, and protected within the open Carriage 
House second floor for review and evaluation. 

Warner Circle Mansion was built for residential use and then converted to a nursing home 
Circling around the Warner Circle Mansion is coming back to residential use again Warner 
Circle Mansion Condominiums LLC plans to build 15 condo units among the WCM Carriage 
House in addition to the WCM To start this project a demo of the current interior layout walls 
needs to be performed and primarily to make the property safe and healthy. All work will 
conform to the Secretary of the Interior's Standards for the Treatment of Historic Properties. 

The WCM foyer will receive the highest or most conservative approach by being restored to as 
close to its original appearance as can be documented and as is feasible with current building 
codes. We have included a photo of the foyer that will become the future museum we plan to 
uphold the photo by adding all finishes as accurately as possible. Refer to Exhibit E 

Nothing on the above-grade exterior of the Mansion or Carriage House will be touched during 
this phase. As you will see, the need to remove the interior walls that have plaster and lath is 
needed to expose the framing of the building to assess the new structural plan. 

The accompanying scope of work description is organized as follows: 
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EXHIBIT 1 
Pictures of the Interior of the Mansion 
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EXHIBIT 2 
Floor Plans with photos keyed numbers   
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EXHIBIT A 
Lead and Plaster Removal Map 
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Remove plaster and lath and expose studs

Walls  and trim for lead abatement, , expose studs

Remove old electrical panel and equipmet

Remove old fire sprinkler backflow

Remoce old water heater
and boiler

Remove old communications
equipment

Remove old boiler
possible asbestos

Remove old mechanical equipment

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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Remove plaster and lath and expose studs

Walls  and trim for lead abatement, , expose studs

Remove plaster and lath ,
walls tested positive for lead

Remove panel walls carefully for reuse

Remove all shelving and
material.

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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Remove plaster and lath and expose studs

Walls  and trim for lead abatement, , expose studs

Interior trim tested positive for lead.

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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Remove plaster and lath and expose studs

Walls  and trim for lead abatement, , expose studs 

GENERAL NOTES:

1. Remove all old plumbing waste and water
lines within the building.

2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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Remove plaster and lath and expose studs

Walls  and trim for lead abatement, , expose studs

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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EXHIBIT B 
Demolition Plan 
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Non structural Walls for demolition

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.

Non structural Walls for demolition
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Non structural Walls for demolition

Create opening in floor for
Future staircase.

Create opening in floor for
Future staircase.

Create opening in floor for
Future staircase.

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.

46



Non structural Walls for demolition

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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Create opening in floor for
Future staircase.

Create opening in floor for
Future staircase.

Create opening in floor for
Future staircase.

Non structural Walls for demolition

GENERAL NOTES:
1. Remove all old plumbing waste and water

lines within the building.
2. Remove all old electrical lines and wiring.
3. Remove all radiators in the house
4. Remove all plumbing trim and fittings in the

house unless noted otherwise.
5. All historical trim removed will be preserved

for evaluation and reuse.
6. Remove all flooring and preserve
7. Remove all existing subfloor and install new

3
4 Subfloor loosely.
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EXHIBIT C 
Site Plan with Fence  
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EXHIBIT D 
Asbestos Monitoring Report 
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Warner Circle Property 
10231 Carroll Place 

Kensington, MD 20895 
 

KEM # 22038

 

 Asbestos Abatement Monitoring Report 

6935 Wisconsin Avenue, Suite 306, Chevy Chase, MD 20815  www.eia-usa.org 

September 5, 2012
 

Prepared for: 
Michelle Grace 

M-NCPPC 
16641 Crabbs Branch Way, Building B 

Rockville, MD 20855 
 

Prepared By: Matthew Allen 
Environmental Specialist 
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Warner Circle Property – Asbestos Abatement Monitoring Report – KEM Project # 22038 
September 5, 2012 
 
 

 
Innovative Environmental Solutions 

Page 2 of 7 

 
 

Table of Contents 
 
   
Section 1   Executive Summary .............................................................................................................. 3 
Section 2   Background ........................................................................................................................... 3 
Section 3   Asbestos Removal Procedures .......................................................................................... 3-5 
Section 4   Summary of Asbestos Abatement Work ............................................................................... 5 
Section 5   Industrial Hygiene Monitoring ............................................................................................. 5-6 
Section 6   Asbestos Air Sampling .......................................................................................................... 6 
Section 7        Bulk Sampling of Additional Suspect Materials………………………………………………..6-7 
Section 8   Conclusion ............................................................................................................................. 7 
  
 
Appendix A – Daily Logs / Air Sample Data Sheets 
Appendix B – PLM Bulk Sampling of Additional Suspect Materials – Laboratory Analytical Reports 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

53



 
 
Warner Circle Property – Asbestos Abatement Monitoring Report – KEM Project # 22038 
September 5, 2012 
 
 

 
Innovative Environmental Solutions 

Page 3 of 7 

Section 1  Executive Summary 
Kynoch Environmental Management, Inc. (KEM) was retained by Maryland-National Capital Parks and 
Planning Commission (M-NCPPC) to perform industrial hygiene monitoring during asbestos abatement 
associated with the renovation of the Warner Circle Property located at 10231 Carroll Place, in 
Kensington, Maryland.  KEM’s initial monitoring services commenced on July 16, 2012, with the collection 
of background samples and were completed on August 17, 2012.   
 
M-NCPPC, retained NAA, Inc. (NAA) of 8607 Georgetown Pike, McLean, Virginia, a licensed 
environmental contractor to perform the asbestos abatement.  
 
The abatement was performed in support of the renovation of the building.  The project required the 
removal of friable asbestos containing thermal system insulation and non-friable miscellaneous materials 
prior to the onset of demolition and renovation activities. 
 
KEM’s industrial hygiene monitoring and oversight of abatement activities revealed compliant work 
practices by NAA.  During abatement, Phase Contrast Microscopy (PCM) air samples were collected both 
inside and outside containments and analyzed onsite to ensure that work practices minimized airborne 
dust within the containment and prevented migration of fibers outside of the containment.  
 
In accordance with Maryland regulations, KEM utilized PCM air sampling for containment clearances. The 
results of final clearance sampling yielded airborne fiber concentrations below 0.01 fibers per cubic 
centimeter of air (f/cc3), meeting the Environmental Protection Agency (EPA) and State of Maryland re-
occupancy criteria following asbestos abatement.  
 
Section 2  Background 
KEM was retained by Maryland-National Capital Parks and Planning Commission (M-NCPPC) to perform 
industrial hygiene monitoring during asbestos abatement associated with the renovation of the existing 
structure located at 10231 Carroll Place. The abatement work consisted of select removal of previously 
identified asbestos containing sheet vinyl flooring, floor tile and mastic, pipe insulation, and mudded pipe 
fittings located throughout the “Nursing Home Wing” of the building and from Rooms 1, 304, 305, 306, 
Closet of Room 1, and Roof of Room 5 in the “Historic House” portion of the building.  Prior to 
commencement of abatement activities, the work areas were isolated by a full negative-pressure 
enclosure. Asbestos abatement work was performed in accordance with applicable Federal and State of 
Maryland regulations. 
 
Section 3  Asbestos Removal Procedures  
Asbestos abatement activities were completed in accordance with the following standards: 
 

 Code of Maryland Regulations (COMAR) Title 26 Subtitle 11, 
 Occupational Safety and Health Administration (OSHA) general duty clause, 29 Code of Federal 

Regulations (CFR) 1903.1,   
 OSHA Hazard Communication, 29 CFR 1910.1200, 
 OSHA Respiratory Protection, 29 CFR 1910.134, 
 OSHA Asbestos – General Industry, 29 CFR 1910.1001, 
 OSHA Asbestos – Construction, 29 CFR 1926.1101, 
 EPA ASHARA and Worker Protection Rule, 40 CFR 763, 
 EPA Solid Waste, 40 CFR, Subchapter I, 
 DOT Hazardous Materials, 49 CFR 172. 
 40 CFR 61-SUBPART A - General Provisions; 
 40 CFR 61-SUBPART M - National Emission Standard for Asbestos; 
 40 CFR 763, Subpart E - Asbestos Hazard Emergency Response Act (AHERA); 
 40 CFR 763 A Appendix to Subpart E - Asbestos Model Accreditation Plan;  
 49 CFR Subchapter C - Hazardous Materials Transportation. And; 
 EPA 560/5-85-024 - Guidance for Controlling Asbestos Containing Materials in Buildings. 

 
NAA performed asbestos abatement within regulated areas, consisting of full negative pressure 
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containments, with access limited to NAA and KEM. The work was performed under notification 
previously given (July 2, 2012) to the Maryland Department of the Environment (MDE) and EPA by NAA 
in accordance with the National Emissions Standard for Hazardous Air Pollutants (NESHAP). 
 
NAA utilized gross-removal procedures to complete OSHA Class I and Class II work including the 
removal of friable (ability to be crushed by normal hand pressure when dry) thermal system insulation 
(TSI) and miscellaneous materials, and OSHA Class IV Work including the cleanup of settled asbestos 
dust and debris. The work was performed in the following Rooms of the “Nursing Home Wing” of the 
building (Room numbers are taken from the asbestos inspection report titled “Asbestos and lead paint 
survey”, which was written by Air, Land and Water Engineering, Inc., and dated January 18, 2012): 
 

 Basement 
o Rooms 101-112 – Floor Tile and Mastic, Mudded Pipe Insulation Fittings 
o Rooms 114-117 – Floor Tile and Mastic, Mudded Pipe Insulation Fittings 
o Storage and room next to storage at the end of the hallway – Floor Tile and Mastic, 

Mudded Pipe Insulation Fittings 
o Central Supply – Floor Tile and Mastic, Mudded Pipe Insulation Fittings 
o Hallway – Floor Tile and Mastic, Mudded Pipe Insulation Fittings 
o Stairwell Hallway – Floor tile and Mastic 
o Laundry (Room 120) – Floor Tile and Mastic, Air-cell Pipe Insulation, Mudded Pipe 

Insulation Fittings 
o Locker Room – Mudded Pipe Insulation Fittings 
o Room 707 -  
o Boiler Room – Mudded Pipe Insulation Fittings 

 Second Floor 
o Rooms 201-212 – Floor Tile and Mastic 
o Rooms 214-219 – Floor Tile and Mastic 
o Stairwell landings – Floor Tile and Mastic 
o Main Hallway – Floor Tile and Mastic 

 
Work was also performed in the following Rooms of the “Historic House” of the building (Room numbers 
are taken from the asbestos inspection report titled “Asbestos and lead paint survey”, which was written 
by Air, Land and Water Engineering, Inc., and dated January 18, 2012): 
 

 Roof above Kitchen (Room 5) – Roofing Layers and Associated Felt 
 First Floor 

o Center Living Room (Room 1) – Floor Tile and Mastic, Air-Cell Pipe Insulation, Mudded 
Pipe Insulation Fittings 

o Center Living Room Closet – Floor Tile and Mastic 
 Third Floor 

o Room 304 – Sheet Vinyl Flooring 
o Room 305 – Floor Tile 
o Room 306 – Air-Cell Pipe Insulation 

 
All abatement work associated with this report occurred within a containment isolated by two layers of 
polyethylene sheeting and continuous negative pressure maintained by high efficiency particulate air 
(HEPA) filtered machines. Acceptable negative pressure (<-0.02” of water) for containments was 
indicated by a manometer and was maintained in the containment throughout the entire duration of the 
work. Air machine exhaust routes terminated outdoors. A 3-stage decontamination unit was installed at 
the entrance of the containment for safe equipment, waste, and worker entrance and exit.   
 
Prior to and during asbestos bulk removal procedures, NAA wet the materials with amended water to 
suppress dust and fiber emissions.  After removal of ACM, any remaining materials that were in contact 
with the asbestos containing materials were then cleaned with wet methods using brushes and rags, and 
HEPA vacuums until visible debris and dust were removed.  Following asbestos removal and cleanup and 
after a final visual inspection by KEM and NAA’s supervisor, NAA coated all remaining surfaces with a 
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penetrating lock-down encapsulant.   
 
Section 4  Summary of Asbestos Abatement Work 
Work involved the removal of friable and nonfriable ACM within the building.  After work area preparation, 
removal work commenced on July 19, 2012 and was completed on August 17, 2012. Final PCM 
clearance samples were collected and analyzed on the dates listed below and each area deemed clear 
and fit for containment teardown.  
 
Following is a table of work areas, and pertinent dates for each: 
 
Work Area Materials Removed Work Start Date Clearance Sampling Date 

Nursing Home –  
First Floor 

Floor Tile and Mastic, 
Mudded Pipe Fittings 

(Approx. 422) 
7-24-12 8-16-12 

Nursing Home – 
Second Floor 

Floor Tile and Mastic 7-19-12 7-30-12 

Nursing Home – Boiler 
Room 

Mudded Pipe Fittings 
(Approx. 25) 

8-7-12 8-7-12 

Historic House – 
Kitchen Roof 

Caulking, Roofing 
Layers  

(Approx. 760 SF) 
7-31-12 

None Performed – Exterior 
Work 

Historic House  
Room 1 and Closet 

Floor Tile and Mastic, 
Air-Cell Pipe Insulation 

(Approx. 70 LF) 
7-19-12 7-30-12 

Historic House - Room 
304 

Beige/Pink Sheet 
Flooring and Associated 
Mastic (Approx. 130 SF) 

8-14-12 8-15-12 

Historic House – Room 
305 

Floor Tile  
(Approx. 100 SF) 

8-14-12 8-15-12 

Historic House – Room 
306 

Air Cell Pipe Insulation 
(Approx. 6 LF) 

8-14-12 8-14-12 

 
Section 5  Industrial Hygiene Monitoring  
KEM provided an on-site industrial hygienist during abatement activities to monitor the performance of 
NAA and to conduct air sampling during the project. KEM’s on-site representatives during the abatement 
work were Industrial Hygienists Emmanuel Ebong and Henry Ogege. Contractor monitoring included 
oversight and guidance on removal activities to promote compliant and safe work practices; such as 
decontamination procedures, engineering controls, inspection and approval of the containment, and 
overall conformance with the applicable regulations and cleaning requirements. 

KEM’s onsite representatives performed a variety of oversight activities including continuous visual 
inspections throughout the duration of work. For each work area, KEM provided at least one pre-
abatement inspection of the containment. KEM provided visual inspections of the abatement area 
periodically during each shift. KEM and the NAA supervisor jointly conducted a final visual inspection at 
the end of each shift of either completed or ongoing abatement areas.  Additionally, as requested by M-
NCPPC, KEM performed daily containment clearances via PCM, starting on July 19, 2012 and ending 
August 9, 2012.  The sampling was performed to ensure that work areas were free of elevated airborne 
fiber concentrations during off-work hours.  The daily clearance sampling was ceased after enough data 
had been gathered to make additional sampling unnecessary.  
 
KEM’s industrial hygiene monitoring and oversight of abatement activities revealed compliant work 
practices by NAA. PCM air samples were collected both inside and outside containments to ensure that 
work practices were minimizing airborne dust within the containment and preventing migration of fibers 
outside of the containment.   Results of on-site PCM analysis are included as part of the KEM daily 
paperwork, which is included as Appendix A. Final clearance was conducted in accordance with EPA and 
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Maryland regulations, utilizing PCM air sampling in each containment. The results of final PCM clearance 
sampling revealed that each containment’s sample set’s airborne fiber concentration was less than 0.01 
f/cc, meeting the re-occupancy criteria in Maryland.  Final PCM clearance air sampling data is included in 
the daily logs, which are in Appendix A. 
 
KEM’s monitoring verified that NAA’s activities fell within the requirements of the project and when 
deficiencies were identified, KEM proposed corrective methods to achieve compliance. KEM checked 
contractor licenses and medical certifications, hazard communication, abatement and personal protective 
equipment, and overall activities to ensure conformance with project requirements; such as wet 
abatement methods, prompt cleanup, maintenance of negative pressure, and proper ACM disposal.   
 
Section 6  Asbestos Air Sampling 
KEM conducted air monitoring during the asbestos abatement work in accordance with project 
requirements to measure whether engineering controls established for the work area protected the 
environment, possessions, occupants, and visitors of Warner Circle Property from potential airborne fiber 
release resulting from the abatement work. Air sampling was conducted utilizing both high-volume and 
low-volume sampling pumps depending on locations and specific activities. On-site PCM analysis was 
utilized for project air sampling (ambient air sampling) and for final clearance samples.  
 
During work within containments, KEM collected at least one high-volume PCM sample outside of the 
containment to measure fiber concentrations and to compare results to the established EPA Clearance 
Criteria of 0.01 f/cc and results attained during background sampling. At least one PCM sample was 
collected daily within the containment during abatement to measure effectiveness of work practices and 
engineering controls in minimizing airborne fiber release.   
 
PCM samples were collected and analyzed using the National Institute of Occupational Safety and Health 
(NIOSH) Method 7400. The results of the sampling consistently confirmed that the work areas and 
surrounding adjacent areas maintained airborne fiber concentrations at acceptable levels. 
  
KEM’s Industrial Hygienists are qualified in PCM sample collection and analysis. KEM participates in the 
American Industrial Hygiene Association (AIHA) proficiency analytical testing (PAT) program and is 
currently rated proficient in the NIOSH 7400 method. 
 
The results of final PCM clearance sampling revealed airborne fiber concentrations below 0.01 f/cc.  As a 
result, each work area was deemed fit for containment teardown and re-occupancy. 
 
Section 7 Bulk Sampling of Additional Suspect Materials 
On July 3, 17, and 23, 2012, KEM collected bulk samples of additionally discovered suspect asbestos 
containing materials that were either not sampled during the initial inspection, or uncovered during 
selective demolition/abatement.  Materials determined to be ACM were added into the scope of work for 
abatement by NAA.  Laboratory analytical results are included in Appendix B. 
 
Bulk sampling was conducted in general accordance with AHERA guidelines.  The bulk samples were 
placed in polyethylene bags, assigned unique sample numbers, and then transported (following Chain of 
Custody protocol) to AMA Analytical Services, Inc. (AMA) in Lanham, MD, for analysis.  AMA, an 
American Industrial Hygiene Association accredited laboratory, analyzed the collected samples by 
Polarized Light Microscopy (PLM) with dispersion staining techniques according to the methods specified 
in 40 CFR Part 763 Subpart F, Appendix A (method EPA/600/R-93/116 - visual estimate). 
 
Details of sample analysis results are listed below: 
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Material 
Description 

Sample 
Number 

Materi
al 

Type 

Location of 
Sample 

Friable ACM? 
Sampling 

Date 

Black Roof 
Membrane 

MA-7-3-12-1 Misc Patio Roof No No 7-3-12 

“ MA-7-3-12-2 Misc Patio Roof No No 7-3-12 

Gray Roof Caulking MA-7-3-12-3 Misc Patio Roof No No 7-3-12 

“ MA-7-3-12-4 Misc Patio Roof No No 7-3-12 

White Exterior 
Window Caulking 

MA-7-3-12-5 Misc Nursing Home Wing No No 7-3-12 

White Interior 
Window Caulking 

MA-7-3-12-6 Misc Nursing Home Wing No No 7-3-12 

White Interior 
Window Caulking 

MA-7-3-12-7 Misc Historic House Kitchen No No 7-3-12 

White Exterior 
Window Caulking 

MA-7-3-12-8  Misc Historic House Kitchen No No 7-3-12 

Off-white Mudded 
Pipe Fitting 
Insulation 

MA-7-3-12-9 TSI 
Nursing Home Boiler 

Room 
Yes 

Trace (Treated 
as ACM) 

7-3-12 

White Drywall Joint 
Compound 

MA-7-3-12-10 Misc 
Nursing Home Boiler 

Room 
Yes No 7-3-12 

Multi-Colored 
Drywall 

MA-7-3-12-11 Misc 
Nursing Home Boiler 

Room 
Yes No 7-3-12 

Gray Boiler Door 
Lining 

MA-7-3-12-12 Misc 
Nursing Home Boiler 

Room 
No No 7-3-12 

Gray Concrete Floor 
Leveling Compound 

71712-B1 Misc 
Nursing Home First 

Floor Hallway 
No No 7-17-12 

Black Floor Mastic 71712-B2 Misc 
Nursing Home First 

Floor Hallway 
No 

Yes 
(5%Chrysotile) 

7-17-12 

Multi-Colored 1’x1’ 
CT 

72312-707-B1 Misc Room 707 Yes No 7-23-12 

Dark Brown Ceiling 
Glue Dot 

72312-707-B2 Misc Room 707 No No 7-23-12 

Beige Ceiling 
Drywall 

72312-707-B3 Misc Room 707 Yes No 7-23-12 

Multi-Colored Ceiling 
Insulation Paper 

72312-707-B4 Misc Room 707 No No 7-23-12 

 
Section 8  Conclusion 
KEM’s industrial hygiene monitoring and oversight of abatement activities revealed compliant work 
practices by NAA.  During abatement work, PCM air samples were collected both inside and outside 
containments to ensure that work practices were minimizing airborne dust within the containment and 
preventing migration of fibers outside of the containment. KEM utilized PCM air sampling for containment 
clearances.  The results of final PCM clearance sampling revealed airborne fiber concentrations below 
0.01 f/cc.  Results of final clearance air sampling consistently met EPA re-occupancy criteria following 
asbestos abatement.  Results of on-site PCM analysis are included as part of the KEM’s daily paperwork, 
which is included in Appendix A. 
 
The asbestos abatement work by NAA was performed in accordance with the project requirements.  
KEM’s industrial hygiene monitoring services revealed compliant work practices by NAA, and air 
monitoring during the project revealed that the engineering controls established for the work areas 
protected the environment, possessions, occupants, and visitors of the Warner Circle Property against 
airborne fiber release. 
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EXHIBIT E 
Asbestos and Lead Paint Survey 09/18/2012 
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EXHIBIT F 
Photograph of Historic Foyer (Future Museum) 
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