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DECISION AND ORDER

Pursuant to Title 16, Subtitle 6, of the Howard County Code, notice having been

properly published, the Historic Preservation Commission (“Commission“) convened a

public hearing on June 3, 2021 to hear and consider the application of Kimberly Kepnes

(“Applicant“), for a Certificate of Approval to make exterior alterations at 3691 Sarah's

Lane, Ellicott City, Maryland (the “Subject Property“). The Commission members present

were Allan Shad. Eileen Tenor, Drew Roth, Bruno Reich, and Erica Zoren. The following

documents. incorporated into the record by reference, are applicable to this case: (1) the

appropriate provisions of the Howard County Charter and the Howard County Code.

including the Howard County Zoning Regulations; (2) the General Plan for Howard

County; (3) the application for a Certificate of Approval and associated records on file with

the Commission; (4) the Agenda for the June 3, 2021 Commission meeting; (5) the Ellicott

City Historic District Design Guidelines, May, 1998 (the ''Design Guidelines’- or

“Guidelines”); and (6) the general design guidelines listed in Rule 107 of the Commission’s

Rules of Procedure



Summary of Testimony

Ms. Samantha Holmes, Staff to the Commission, presented the application,

identifying the work proposed by the Applicant for which approval is requested, and the

Staffs recommendation and the basis for the recommendation. Copies of Staffs

recommendation and the application were provided to each Commission member and

reviewed with the Commission by Ms. Holmes. The Applicant testified in support of the

application.

Findings of Fact

Based upon the evidence, the Commission makes the following findings of fact:

The Subject Property

This property is located in the Ellicott City Historic District and is listed on the

Historic Sites Inventory as HO-59, Mt. Ida. The Inventory form explains that the traditional

date for the construction of "Mount Ida" is given as 1828, but documentary research calls

this into question, suggesting that construction likely began c. 1831- 1833.

In October 2020, the Applicant presented an application to the Commission in case

HPC-20-70 for approval of certain exterior alterations and advice on the northwest porch.

In February 2021. the Applicant presented another application to the Commission in case

HPC-21-03 for approval of exterior alterations, such as constructing driveway entrance

columns and lights, constructing a first-floor porch, adding shutters to the structure,

installing fencing and adding a sidewalk to the new porch. In May 2021, the Applicant

was approved in case HPC-21-18a for several items of work, consisting of the construction

of a bluestone path with granite steps to the northwest service entry door, installation of

A.
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black metal railings and the construction of an ADA door and ramp. The request for the

parking lot expansion was continued.

B. Proposed Improvements

The original proposal for the parking lot expansion consisted of:

1) Parking Lot –

a. Existing portion of asphalt parking area to be coated with two layers of gray

granite tar and chip gravel surface, size #7-8.

b. Install new triangular parking area, to square off overall parking lot with

sub-base gravel RC6 with two layers of gray granite tar and chip gravel surface,

size #7-8

c. Install a 4-foot by 65-foot landscape island. Install four crape myrtle trees

in island

d. Install concrete parking bumpers to identify parking spaces.

e. Install a cobblestone perimeter edging along north and northeast section of

parking area.

f. Stripe the ADA space and install ADA sign.

The Applicant revised the following items in the current application:

2) Parking Lot

a. Install new triangular parking area to square off the overall parking lot – a

4,227 square foot gravel base with tar and chip top coat.

b. Install a 4-foot wide by 40-foot long landscape island. Install four crape

myrtle trees in island. The island has been reduced by 25 feet in length.

C. Staff Report

Chapter 10.A: Parking Lots, Public Streets and Street Furniture; Paving Materials and
Street Design

I ) Chapter 10. A recommends.
a. “Where historic materials such as cobblestone surfaces and granite curbs

exist, maintain and preserve these materials in place.
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b. '' For plazas, driveways, parking lots, walkways and other paved area, used
stone or stone-like materials as alternatives to asphalt or concrete where
practical,

The parking lot does not currently contain cobblestone that can be preserved in

place, however the Applicant proposes to add cobblestone edging to the parking area.

introducing a historic material to the parking lot, which is consistent with Guideline

recommendations. The cobblestone is not sited on the plan so the design should be in

compliance with all ADA requirements to accommodate walkways and openings and not

create trip hazards.

The proposed tar and chip parking lot surface complies with the Guidelines to use

stone-like materials as alternatives to asphalt.

Chapter 10.B: Parking Lots, Public Streets and Street Furniture; O#-Street Parking
2) Chapter 10.B recommends, “use landscaped area, including trees, around the

border o.f and within parking area to provide shade and visual interest and to break
up large expanses of paving.

The proposal to add crape myrtles into the landscaped island in the parking lot

complies with the Guidelines but may be a buffer to the viewshed of the structure, since

the existing parking lot is already in the viewshed. The tree variety was not identified in

the application, so the size of the crape myrtles is not known. Trees and landscaping could

also be planted and clustered in a manner that will not further detract from the historic

viewshed, such as by adding it to the perimeter of the parking lot to buffer cars from the

structure or clustering within the island. Any future expansion of the parking lot, if needed,

should be considered further away from the building’s historic viewshed.

Chapter 10.B: Parking Lots, Public Streets and Street Furniture; Off-Street Parking
3) Chapter 10.B recommends, “locate new parking facilities to minimize the impact

on historic buildings and streetscapes. Design parking area, curb cuts and
driveways to be no larger or wider than necessary to accomplish their .function.
Minimize disturbance of existing topography and mature trees.
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Creating a parking lot directly in front of a historic building would not be

recommended, as typically a drop off or circular driveway is most appropriate. However,

this parking lot currently exists adjacent to the entrance. Aerial photography dating to the

1970s/1980s shows the lot has been triangular in shape. The proposal to make the parking

lot more rectangular is practical for the design of a parking lot, but the lot should not be

larger than necessary in order to comply with the Guidelines. The proposed expansion of

parking is 4,483 square feet and the site plan does not provide overall measurements of the

parking lot, but it appears the final proposed lot would be close to 10,000 square feet of

finished parking. The existing linear parking is approximately 120 feet, accommodating a

row of an estimated 12-13 spaces, pending ADA parking (using the standard 9x 18 foot size

of a parking space).

D. Staff Recommendation

Staff recommends the HPC determine if Item 3, the proposed alterations to the

parking lot, complies with the Guidelines, which recommend parking area “to be no larger

or wider than necessary to accomplish their function” and “use landscaped area, including

trees, around the border of and within parking area to provide shade and visual interest and

to break up large expanses of paving.“

E. Testimony

Mr. Shad swore in Ms. Kepnes. Ms. Kepnes explained the updates made to the

application. The island was reduced in in length, and gave them the ability to have enough

room for a drop off loop in the front and room for a car to move around the stopped car

behind. They did not add the shrubs along the backside where cars are proposed to park.
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Ms. Kepnes said crape myrtles can be 10 to 12 feet plus in height and they are open to

using a semi-dwarf and would cluster them in the island.

Mr. Reich said the Applicant has done a really good job with the parking lot and

said the crape myrtle is a good choice because it is not a dense tree and it can be seen

through year-round, even in full bloom. He said the colors will look nice against the house

and the tree will help break up the gravel surface in front of the house.

Ms. Kepnes said they are willing to add additional plantings if needed. Mr. Reich

said that might be a good idea, but wasn’t sure if they needed to make that a requirement.

Mr. Roth thought the plan was much improved. He liked the idea of plantings along

the edge, but agreed it may not need to be required. Mr. Roth said that crape myNles can

get tall, such as 20 feet tall, and he thought the semi-dwarf versions would be a good idea.

Mr. Roth said the historic vista is preserved and he thought the plan looked good.

Ms. Zoren thought the plan looked better as well. She thought the south side of the

island still had too much pavement, since it read at 40 feet and only 24 to 26 feet was

needed to get traffic past the drop off zone. She wanted to see that area reduced in size.

Ms. Kepnes said that as the island came in, there was concern it was in the

viewshed, and they wanted to accommodate drop off vehicles with doors open as cars came

around the island. Ms. Zoren said she was talking about removing the surplus surface by

the house to make it a more reasonable width for the traffic that will actually be there. Ms.

Zoren said that islands are typically 10 feet wide and that 4 feet wide may not be enough

room for the crape myrtles to grow.

Ms. Kepnes said they could make the width of the island larger and she was happy

to increase the size of the island to 10 feet by 40 feet (instead of 4 feet by 40 feet), which
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would give them additional room for the plantings. Ms. Tennor agreed a wider island

would help the plantings and would soften the parking lot more. Ms. Tennor said the

exhibits submitted demonstrate how the components will work to keep the viewshed intact.

Ms. Kepnes said they would agree to the hedgerow and to increase the island.

Mr. Shad did not have any additional comments.

Mr. Taylor asked Ms. Kepnes if she had amended the application to put in the

hedgerow and to increase the width of the island from 4 to 10 feet. Ms. Kepnes confirmed

that she did wish to so amend.

F. Motion

Ms. Tennor moved to approve the application as amended. Mr. Roth seconded.

The motion was unanimously approved.

Conclusions of Law

Based upon the foregoing Findings of Fact, the Commission concludes as follows:

A. Standards of Review

The standards for review of an application for a Certificate of Approval are set forth

in Section 16.607 of the Howard County Code and require consideration of:

(1) The historic, architectural, or archaeological value or significance of the
structure and its relationship to the historic value of the surrounding area;
(2) The relationship of the exterior architectural features of such structure to the
remainder of the structure and to the surrounding area;
(3) The general compatibility of exterior design, scale, proportion,
arrangement, texture and materials proposed to be used; and
(4) Any other factors, including aesthetic factors, which the Commission deems
to be pertinent.

Section 16.607(c) of the Code further provides:

It is the intent of this subtitle that the Commission be strict in its judgment of plans
for contributing structures. It is also the intent of this subtitle that the Commission
shall be lenient in its judgment of plans for structures of little historic value or plans
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for new construction, except where such plans would seriously impair the historic
or architectural value of surrounding structures or the surrounding area.

Section 16.607(d) authorizes the Commission to adopt guidelines for its review of

applications based on the standards set forth in the Code. Pursuant to this authority, the

Commission has adopted the Ellicott City Historic District Design Guidelines. Chapter 10

sets forth the relevant recommendations for Parking Lots, Public Streets and Street

Furniture in the Historic District, as detailed in the Findings of Fact, part C.

B. Application of Standards

Applying these standards and guidelines to the Subject Property, the Commission

finds that it contributes to Ellicott City’s historic significance. Consequently, in reviewing

the application, the Commission will be strict in its judgment. The Commission finds that

the Applicant’s proposed work approved here will not impair the historic or architectural

value of the surrounding area. The Commission finds that the proposal is consistent with

the Guidelines. The evidence supports this conclusion.

The Applicant seeks approval for the expansion of an existing parking lot at a

historic house in conjunction with other extensive work to restore this important historic

house. See HPC 20-70, 21-03, and 21-18a, all incorporated by reference. This application

is the revised proposal for the proposed parking area with island and landscaping. A

parking lot directly in front of a historic building is not recommended, as typically a drop

off or circular driveway is mo st appropriate. However, this parking lot currently exists in

front of the building and the adaptive re-use of the building requires parking.

The modified parking area is in accord with Guideline recommendations. It will

be surfaced with tar and chip, which complies with the Guideline recommendation to use
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stone-like materials as alternatives to asphalt or concrete. The same is true of the

cobblestone edging.

The Applicant agreed to amend her application to make the landscaped island in

the parking lot 10 by 40-foot. Four Crape Myrtle trees will be planted in the island. The

Applicant also agree to plant a hedgerow along the backside of the parking lot. The

landscaping will soften the impact of the parking area on the historic structure and is in

accord with Guideline recommendations.

For these reasons, and for the reasons identified in the Staff Report, and the reasons

stated by the Commission, the Commission concludes that the proposed work will not

impair the historic and architectural value of the surrounding area. The application

complies with the Guidelines and standards applicable to the Ellicott City Historic District.



ORDER AND CERTIFICATE OF APPROVAL

Based on the foregoing Findings of Fact and Conclusions of Law, by a vote of 5 to
+

O, it is this ! – day of July , 2021, ORDERED, th,t th,

Applicant's request for a Certificate of Approval to make exterior alterations at the Subject

Property, is APPROVED as amended and detailed herein.

HOWARD COUNTY HISTORIC
PRESERVATION COMMISSION

Aimhad. Chair

Eileen Tennor, Vice-Chair

„?+_}~~-

Bruno Reich

ErIca £ofen
E

66

APPROVED for Form and Legal Sufficiency:

HOWARD C.

mvxTin

ITY OFFICE OF LAW

Senior Assistant County Solicitor

ANY PERSON AGGRIEVED BY THIS DECISION AND ORDER/CERTIFICATE OF
APPROVAL MAY APPEAL THE DECISION TO THE CIRCUIT COURT FOR
HOWARD COUNTY WITHIN THIRTY DAYS OF THE DATE OF THE DECISION.
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DECISION AND ORDER

Pursuant to Title 16, Subtitle 6, of the Howard County Code, notice having been

properly published, the Historic Preservation Commission (“Commission“) convened a

public hearing on June 3, 2021 to hear and consider the application of Kelly McMillan

(“Applicant”), for a Certificate of Approval to make exterior alterations at 3790 Old

Columbia Pike, Ellicott City, Maryland (the “Subject Property“). The Commission

members present were Allan Shad, Eileen Tenor, Drew Roth, Bruno Reich, and Erica

Zoren. The following documents, incorporated into the record by reference, are applicable

to this case: (1) the appropriate provisions of the Howard County Charter and the Howard

County Code, including the Howard County Zoning Regulations; (2) the General Plan for

Howard County; (3) the application for a Certificate of Approval and associated records on

file with the Commission; (4) the Agenda for the June 3, 2021 Commission meeting; (5)

the Ellicott City Historic District Design Guidelines, May, 1998 (the “Design Guidelines

or "Guidelines“); and (6) the general design guidelines listed in Rule 107 of the

Commission’s Rules of Procedure



Summary of Testimony

Ms. Samantha Holmes, Staff to the Commission, presented the application,

identifying the work proposed by the Applicant for which approval is requested, and the

Staffs recommendation and the basis for the recommendation. Copies of Staffs

recommendation and the application were provided to each Commission member and

reviewed with the Commission by Ms. Holmes. The Applicant testified in support of the

application

Findings of Fact

Based upon the evidence, the Commission makes the following findings of fact:

The Subject Property

This property is located in the Ellicott City Historic District. According to SDAT

the building on the property dates to 1899.

The property was previously before the Commission in 2017 in case HPC-17-78,

when the previous owner submitted for approval to fix a zoning violation due to alterations

with HPC approval, consisting of painting various surfaces a bright red color, using caulk

to repoint historic mortar between granite units, applying spray insulation foam to gutters

and other parts of the structure and applying tar to various exterior surfaces such as siding

and doors.

B. Proposed Improvements

The Applicant seeks approval for the following work:

1 ) Remove deteriorated deck around shed

A.



2) Install a fence at the end of the shed, once the deck is removed, due to a

change in grade. The fence will be black metal fencing, matching that on the neighboring

property.

3) Remove asphalt on upper patio area behind house (see Figures 8 and 9) and

level out. Replacement material not yet determined, possibly flagstone and gravel

4) Install stone pavers and pea gravel in place of the deck around the shed, and

in place of the decking on the lower rear patio area (see Figure 7).

a. The flagstone will be a dark gray.

b. The gravel fill (or comparable material) still needs to be determined.

5) Remove wooden stairs on rear hillside leading from Parking Lot D to the

rear of the house. The stairs are rotting and in poor condition. Install flagstone pavers in

place of wood steps.

6) Demolish the outhouse.

C. Staff Report

Chapter 9.D: Landscape and Site Features; Walls, Fences, Terraces, Walkways and
Driveways

1 ) Chapter 9.D recommends.
a. “Construct new site features using materials compatible with the setting

and with nearby historic structures, particularly .for features visible .from a
public way.

b. ''Install open fencing, generally not more than fIve feet high. o.f wood ot
dark metal.

The proposed fencing, to be located at the edge of the shed where the grade changes

(which will be visible once the deck is removed), complies with the Guideline

recommendations as the style, color and material will match a neighboring black metal

fence
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Chapter 9.D: Landscape and Site Features; Walls, Fences, Terraces, Walkways and
Driveways

1) Chapter 9.D recommends.
a. “Construct new site features using materials compatible wiTh the setTing

and with nearby historic structures, particularly .for features visible .from a
public way.

b. “Construct new terraces or patios visible .from a public way .from brick.
stone or concrete pa\Pers design to look like indigenous stone.

The proposed installation of the dark gray pea gravel and flagstone in place of the

deck and existing asphalt patio complies with the Guidelines. While, the patio will be

minimally visible due to the grade change from Parking Lot D to the rear yard, or from Old

Columbia Pike to the rear yard, the stone material will be compatible with the granite on

the historic house.

D. Staff Recommendation

Staff recommends the HPC approve the application as submitted, to consist of:

1 ) Item 1- Remove deteriorated deck around shed.

2) Item 2- Install a fence at the end of the shed. The fence will be black metal

fencing, matching that on the neighboring property.

3) Item 3 - Remove asphalt on upper patio area behind house and level out.

Recommend approval if the same flagstone and gravel is used, otherwise Staff recommends

the HPC discuss Minor Alteration processing once the information is known.

4) Item 4a - Install stone pavers and gravel in place of the deck around the

shed, and in place of the decking on the lower rear patio area. The flagstone will be a dark

gray .

5) Item 4b - The gravel fill (or comparable material) still needs to be

determined. Staff recommends the HPC discuss Minor Alteration processing once the

information is known
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6) Item 5 - Remove wooden stairs on rear hillside leading from Parking Lot D

to the rear of the house. The stairs are rotting and in poor condition. Install flagstone pavers

in place of wood steps.

7) Item 6 - Demolish the outhouse.

Testimony

Mr. Shad swore in Ms. McMillan. Ms. McMillan did not have any comments on

the staff report

Mr. Reich said it all looked straight forward and they just needed to discuss the type

of gravel. Ms. McMillan does not have a preference and is open to anything for gravel. Mr.

Reich said pea gravel would look appropriate. Ms. McMillan asked what color pea gravel

they would want. Mr. Reich said most pea gravel is a sand color and would look appropriate

with any flagstone.

The Commissioners thanked the Applicant for taking on this property and projects.

Mr. Roth said the proposal looks good and said doing the gravel in a complimentar}

color to the pavers and submitting through Minor Alterations is fine. Ms. Holmes said that

the Commission could also approve the gravel, if they didn’t feel it needed to go through

Minor Alterations

Ms. Zoren said the application looked good and agreed with Mr. Reich’s

recommendation on the gravel.

F. Motion

Mr. Roth moved to find that the outhouse was not a Structure of Unusual

Importance. Mr. Reich seconded. The motion was unanimously approved.

E.
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Mr. Roth moved to approve the application as submitted, that Item '+b the gravel

fill, can be sand colored pea gravel. Ms. Tennor seconded. The motion was unanimously

approved.

Conclusions of Law

Based upon the foregoing Findings of Fact, the Commission concludes as follows:

A. Standards of Review

The standards for review of an application for a Certificate of Approval are set forth

in Section 16.607 of the Howard County Code and require consideration of:

(1) The historic, architectural, or archaeological value or significance of the
structure and its relationship to the historic value of the surrounding area;
(2) The relationship of the exterior architectural features of such structure to the
remainder of the structure and to the surrounding area;
(3) The general compatibility of exterior design, scale, proportion,
arrangement, texture and materials proposed to be used; and
(4) Any other factors, including aesthetic factors, which the Commission deems
to be pertinent.

Section 16.607(c) of the Code further provides:

It is the intent of this subtitle that the Commission be strict in its judgment of plans
for contributing structures. It is also the intent of this subtitle that the Commission
shall be lenient in its judgment of plans for structures of little historic value or plans
for new construction, except where such plans would seriously impair the historic
or architectural value of surrounding structures or the surrounding area.

Section 16.607(d) authorizes the Commission to adopt guidelines for its review of

applications based on the standards set forth in the Code. Pursuant to this authority, the

Commission has adopted the Ellicott City Historic District Design Guidelines. Chapter 9

sets forth the relevant recommendations for Landscape and Site Features in the Historic

District, as detailed in the Findings of Fact, part C.
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B. Application of Standards

Applying these standards and guidelines to the Subject Property, the Commission

finds that it contributes to Ellicott City’s historic significance. Consequently, in reviewing

the application, the Commission will be strict in its judgment. The Commission finds that

the Applicant’s proposal would not impair the historic or architectural value of the

surrounding area. The Commission finds that the proposal is consistent with the

Guidelines. The evidence supports this conclusion.

The Applicant seeks approval for restoration work at this historic property,

including various exterior repairs and the removal and cleanup of deteriorating material on

the property. The Applicant will remove a deteriorated deck around an existing shed and

install a black metal fence at the end of the shed. The fence will match that on the

neighboring property. The Applicant will also remove asphalt on the upper patio area

behind the house, level, and replace with dark gray flagstone paYers and pea gravel in place

of the modern deck around the shed, and in place of the modern decking on the lower rear

patio area. The Applicant amended her application to use a sand colored pea gravel. These

materials are all recommended by the Guidelines and the removal of the dilapidated

structures and modern asphalt will contribute to the historic appearance of the structure.

Likewise, the removal of the deteriorated wooden stairs on the rear hillside leading from

Parking Lot D and replacement with flagstone pavers is also in keeping with Guideline

recommendations and is compatible with the granite building.

Having found that the mostly destroyed outhouse is not a structure of unusual

importance, the Commission approves its demolition, which, along with the rest of the

work, will vastly approve the appearance of the historic property.
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For these reasons, and for the reasons identified in the Staff Report, and the reasons

stated by the Commission, the Commission concludes that the proposed work will not

impair the historic and architectural value of the surrounding area. The application

complies with the Guidelines and standards applicable to the Ellicott City Historic District.



ORDER AND CERTIFICATE OF APPROVAL

Based on the foregoing Findings of Fact and Conclusions of Law, by a vote of 5 to

,, ,. „ „„ X „, ., July , ,.,„, ,„,„R„D, ,h,t th.

Applicant’s request for a Certificate of Approval to make exterior alterations at the Subject

Property, is APPROVED as amended and detailed herein.

HOWARD COUNTY HISTORIC
PRESERVATION COMMISSION

Allan Shad, m

Eileen Tennor, Vice-Chair /4

Driw Roth

Bruno Reich BB

a

Erin

APPROVED for Form and Legal Sufficiency:

HOWARD COUNTY OFFICE OF LAW

naTMi
Senior Assistant County Solicitor

ANY PERSON AGGRIEVED BY THIS DECISION AND ORDER/CERTIFICATE OF
APPROVAL MAY APPEAL THE DECISION TO THE CIRCUIT COURT FOR
HOWARD COUNTY WITHIN THIRTY DAYS OF THE DATE OF THE DECISION.
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