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TO:  Planning Board Chair Casey Anderson & Planning Board Members, 1/14/2022

Takoma Junction: Site Plan No. 820190090; Preliminary Plan No. 120190150
Hearing, Jan. 27, 2022, Statement by George French & Marcie Stickle

It is Past Time Again to vote against this development plan and move on to the next stage
for a right sized development in Takoma Junction with a new plan that will take into
consideration critically important tenets: safety of the Junction, TPSS Co-op survivability
(delivery accommodations, and no highly problematic lay-by), adequate public space,
adequate parking for the businesses surrounding the lot, tree retention, and storm water
treatment.  NDC has done nothing with the many extensions it has received to attempt to
force its unworkable proposals on the people of Takoma Park. This can has been kicked
down the road to the point it is flattened into un-usefulness and it is time to arrive at and
embrace a new VISION that will adhere to the safety requirements and desires of a well
planned endeavor, and not require absurd attempts to shoehorn this NDC plan on this
location in these challenging intersections, and which will irreparably harm the Co-op and
cause serious safety concerns for shoppers and users of the Junction.

Instead of inconceivably having the impertinence to tell our TP City Council and town folk
that you know better what is good for Takoma Park, (96% of the comments posted to the
City website oppose this NDC project), we urge you to do the right thing, make amends and
vote to disapprove the NDC plan.

The TP Council voted to disapprove the current project for many reasons. Your Staff
recommended disapproval also, as did the State Highway Administration. It’s beyond time
for the Planning Board to also vote NO so we can move forward. Let’s not keep wasting time
and energy on this multi-faceted failed project. 

George French, 510 Albany Ave., Takoma Park, MD 20912, marcipro@aol.com

Marcie  Stickle, 8515 Greenwood Ave., Takoma Park, MD 20912
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TO:  Planning Board Chair Casey Anderson & Planning Board Members, 1/14/2022

Takoma Junction: Site Plan No. 820190090; Preliminary Plan No. 120190150

Hearing, Jan. 27, 2022, Statement by George French & Marcie Stickle

It is Past Time Again to vote against this development plan and move on to the next stage for a right sized development in Takoma Junction with a new plan that will take into consideration critically important tenets: safety of the Junction, TPSS Co-op survivability (delivery accommodations, and no highly problematic lay-by), adequate public space, adequate parking for the businesses surrounding the lot, tree retention, and storm water treatment.  NDC has done nothing with the many extensions it has received to attempt to force its unworkable proposals on the people of Takoma Park. This can has been kicked down the road to the point it is flattened into un-usefulness and it is time to arrive at and embrace a new VISION, that will adhere to the safety requirements and desires of a well planned endeavor, and not require absurd attempts to shoehorn this NDC plan on this location in these challenging intersections, and which will irreparably harm the Co-op and cause serious safety concerns for shoppers and users of the Junction.

Instead of inconceivably having the impertinence to tell our TP City Council and town folk that you know better what is good for Takoma Park, (96% of the comments posted to the City website oppose this NDC project), we urge you to do the right thing, make amends and vote to disapprove the NDC plan. 

The TP council voted to disapprove the current project for many reasons. Your Staff recommended disapproval also, as did the State Highway Administration. It’s beyond time for the Planning Board to also vote NO so we can move forward. Let’s not keep wasting time and energy on this multi-faceted failed project.  

George French, 510 Albany Ave., Takoma Park, MD 20912, marcipro@aol.com

Marcie  Stickle, 8515 Greenwood Ave., Takoma Park, MD 20912



TO:  Planning Board Chair Casey Anderson & Planning Board Members, 1/14/2022 

Takoma Junction: Site Plan No. 820190090; Preliminary Plan No. 120190150 

Hearing, Jan. 27, 2022, Statement by George French & Marcie Stickle 

It is Past Time Again to vote against this development plan and move on to the next stage for a right 
sized development in Takoma Junction with a new plan that will take into consideration critically 
important tenets: safety of the Junction, TPSS Co-op survivability (delivery accommodations, and no 
highly problematic lay-by), adequate public space, adequate parking for the businesses surrounding the 
lot, tree retention, and storm water treatment.  NDC has done nothing with the many extensions it has 
received to attempt to force its unworkable proposals on the people of Takoma Park. This can has been 
kicked down the road to the point it is flattened into un-usefulness and it is time to arrive at and 
embrace a new VISION, that will adhere to the safety requirements and desires of a well planned 
endeavor, and not require absurd attempts to shoehorn this NDC plan on this location in these 
challenging intersections, and which will irreparably harm the Co-op and cause serious safety concerns 
for shoppers and users of the Junction. 

Instead of inconceivably having the impertinence to tell our TP City Council and town folk that you know 
better what is good for Takoma Park, (96% of the comments posted to the City website oppose this NDC 
project), we urge you to do the right thing, make amends and vote to disapprove the NDC plan.  

The TP council voted to disapprove the current project for many reasons. Your Staff recommended 
disapproval also, as did the State Highway Administration. It’s beyond time for the Planning Board to 
also vote NO so we can move forward. Let’s not keep wasting time and energy on this multi-faceted 
failed project.   

George French, 510 Albany Ave., Takoma Park, MD 20912, marcipro@aol.com 

Marcie  Stickle, 8515 Greenwood Ave., Takoma Park, MD 20912 

mailto:marcipro@aol.com


From: Esther Siegel
To: MCP-Chair; Rubin, Carol; Cichy, Gerald; Patterson, Tina; Verma, Partap
Subject: Why NDC"s request should be rejected
Date: Friday, January 14, 2022 3:44:37 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear MCPB Chair Anderson and the MCPB members, Mr. Cichy, Ms. Patterson, Ms. Rubin and Mr. Verma,

I understand NDC has submitted a request for a "conditional approval" of its Takoma Junction development plan.

This letter is to urge, no, plead with you to reject this request.

The Takoma Park City Council, SHA, and a majority of public comments coming from actual residents of Takoma
Park, have rejected this development plan based on numerous safety concerns, the negative impact to the current and
new thriving businesses in the Junction that benefit from the public parking, the survival of the Takoma Park Co-op,
environmental concerns and on other critical grounds.

The conditional approval request by NDC is just a backdoor way to get the Board to approve a project that has been
denied multiple times by SHA, your own staff, Takoma Park City Council and a majority of public comments of
Takoma Park residents.  This new tactic undermines your own staff that has thoroughly researched the layby
issue and again, in September, 2021 recommended rejecting NDC's proposal.  SHA, staffed by competent
professionals has rejected the proposal more times than I can now count.  And more recently, the TP City Council,
elected to represent their constituents who live in Takoma Park, has unanimously rejected the proposal. 

Enough is enough.  Too much of our tax dollars have been spent through professional experts evaluating NDC's
proposal and every time, found it unacceptable. 

Contrary to Montgomery Council member Reimer's inappropriate intervention through his October 21, 2021 letter to
the Board, rejecting this project is not a lose - lose situation signaling some concerns for developers. It's
rejections signals to developers that the concerns of residents, the environment, and safety are foremost
considerations of professionals and experts and that those are the kinds of projects welcomed in communities.

This latest request comes without any new proposal or corrective measures.  I don't know if Board Chair Anderson
lives in Takoma Park, but the voices of the community, its leadership, the expertise of the SHA and the
Board staff itself, should be the measure by which the decision is rendered.  Not by a singular board member who
thinks "it would be a very positive project for Takoma Park". 

In fact, the project is an embarrassment given the lessons we are learning from the pandemic.  Thousands of office
buildings lie empty and it is doubtful if they will ever be filled again and many restaurants have either gone out of
business or are barely surviving. NDC's development includes office space and a fancy restaurant!  How absurd. 
Contrary to Chair Anderson's personal belief that that kind of development would benefit Takoma Park, Takoma
Park has voiced its support for the current and the newly opened businesses at the Junction to have adequate free
parking, and to use the public space for outdoor events.  It is, after all, public space and the need for public space has
been magnified by the pandemic.

The multiple safety issues about the NDC development are clearly not resolvable and times have changed.  The
current need in communities is not for more office space and fancy restaurants, but to meet the changing times. For
the foreseeable future, this land must remain in the public domain and serve its population, not bend to the whim of
a for-profit developer.

I respectfully urge you to disapprove NDC's request for a "conditional approval" and for the Board to respect the
voiced needs of the Takoma Park residents.
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Thank you,
Esther Siegel
Takoma Park, MD

-- 
Michael and Esther share this email.  
Please check the signature to determine who it comes from.  
Thanks.

This email has been checked for viruses by Avast antivirus software. 
www.avast.com
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From: Esther Siegel
To: MCP-Chair; Rubin, Carol; Cichy, Gerald; Patterson, Tina; Verma, Partap
Subject: Michael Tabor"s comments re the Proposed Takoma Junction Development
Date: Friday, January 14, 2022 4:02:08 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Mr. Anderson and the MCPB members,

I'm writing to you about the latest proposed "conditional approval" requested by NDC for the
Takoma Junction development.  I urge you to reject this request.

I have been delivering produce to the Takoma Park Food Co-op and am a customer since the
opening of the Co-op. I am also a 34-year Takoma Park resident.  My farm is in South Central
PA (above Hancock, MD).  My produce is chemical-free and outlets like the Co-op that offer
affordable prices and WIC, Senior and SNAP, compliments my own philosophy of providing
affordable, pesticide-free produce to all income levels.

During the growing season, I bring my produce to the Co-op twice a week.  Even during off-
season, I still deliver every 2 weeks.

When I deliver at the co-op, there are always one to three other trucks making deliveries.  I,
like the other folks who deliver, are usually in a hurry to get to the next delivery, so with the
current delivery location, with the large parking lot, it is possible to make my deliveries in a
timely manner. 
        
However, I've recognized that if there was only one "lay-by", delivery would be difficult and
perhaps not even possible for several reasons. The Junction is already congested and adding
large trucks and even tractor trailers to a lay-by, would clog the streets even more, obstructing
the bus stop and potentially dangerous for pedestrians, bikers and children.

I was curious about what other drivers thought about the lay-by and one said, "forget about
it!".  Another said, "It's too dangerous!", and yet another said, "I'd refuse the delivery".

In my case, I'm sometimes allowed to deliver, if I have to, in the afternoon.  But even then we
have to watch out for children, bus passengers, pedestrians and bicycles on the sidewalk.  I
can't imagine the magnification of these concerns with a lay-by!

Even though I'm a strong supporter of the Co-op, I'm afraid the liability I'd have to assume if
the lay-by was the only place to park and unload might ultimately prohibit me from being a
supplier to the Co-op.

Your staff, the professionals and experts at SHA and our own Takoma Park City Council have
rejected every NDC proposal, none of which varied from their determined lay-by plan.  It
seems their recent request undermines your and SHA's professional opinion and is a
"backdoor" approach, that I hope you are clever enough to see through.
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Would you, if your Board approved this plan, want to take responsibility for an accident or
God forbid a death if this forewarned unworkable plan was approved by your Board.  All
indicators point to the lay-by as not viable (I believe the Fire Chief is also opposed to the lay-
by as an obstruction to the fire trucks rushing to an incident) so it is hard to understand why
your Board would approve the plan.  I hope it is not because of political expediency.

I'm hoping you agree and put an end once and for all to this unworkable, unsafe and
detrimental plan.

I'd be happy to testify, affirm and explain my opposition in person (or by zoom) or with a
sworn affidavit verifying that I stand by these statement.

Thank you,

Michael Tabor
Farmer, supplier to the Takoma Park Co-op
Takoma Park resident

-- 
Michael and Esther share this email.  
Please check the signature to determine who it comes from.  
Thanks.

This email has been checked for viruses by Avast antivirus software. 
www.avast.com

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.avast.com%2Fantivirus&data=04%7C01%7Cmcp-chair%40mncppc-mc.org%7Cc7851f1213b14a66a1ca08d9d7a11e67%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637777909277279667%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=GldSO00%2B%2FwQVLioEITGZmHad7x4rwfxW7bi6WQJBrRY%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.avast.com%2Fantivirus&data=04%7C01%7Cmcp-chair%40mncppc-mc.org%7Cc7851f1213b14a66a1ca08d9d7a11e67%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637777909277279667%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=GldSO00%2B%2FwQVLioEITGZmHad7x4rwfxW7bi6WQJBrRY%3D&reserved=0


From: Dave C
To: MCP-Chair
Subject: Takoma Junction, Preliminary Plan No. 120190150 & Site Plan No. 820190090, Regulatory Extension Request No.

6
Date: Friday, January 14, 2022 4:55:37 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Park and Planning Board,

Given the well documented issues with the safety of the proposed lay-by and the property exit
by State Highway Administration at this already failing intersection, I would ask the Board to
deny conditional approval of the project to NDC. 

It is my understanding that the current proposal by NDC for Takoma Junction is unchanged
since being rejected previously. SHA has not changed it's position and there is no realistic plan
to make this proposal safe for the neighborhood.

NDC's plan has been rejected by the City Council of Takoma Park, SHA, and the Board's
staff.

Other problem with the proposal include: storm water management, the rear facade,
inadequate parking (that requires a waiver), etc.

Thank you,

David Conner

Takoma Park, MD
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From: Andrew Strongin
To: MCP-Chair; Anderson, Casey
Cc: Cichy, Gerald; Patterson, Tina; Rubin, Carol; Verma, Partap; Wright, Gwen; Erica Rigby;

jamal.fox@takomaparkmd.gov
Subject: Request for Recusal: NDC"s Combined Application for Development of Takoma Junction
Date: Friday, January 14, 2022 5:03:59 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

BY EMAIL ONLY

Mr. Casey Anderson
Chair, Montgomery County Planning Board
2425 Reedie Drive, 14th Floor
Wheaton, MD 20902
MCP-Chair@mncppc-mc.org
Casey.Anderson@mncppc-mc.org

Re: Request for Recusal, Combined Application of Neighborhood Development Company
(“NDC”) for Development of Takoma Junction, Mandatory Referral No. MR2021019,
Preliminary Plan No. 120190150, Site Plan No. 820190090

Dear Chairman Anderson:

We are residents of Montgomery County who are opposed to the referenced applications for development of
Takoma Junction.  We write to request that you recuse yourself from further involvement in these matters,
including the forthcoming Planning Board public hearings set for January 20 and 27, 2022. As detailed
below, your statements at the public hearing on September 15, 2021, reflect your predetermination of the
merits of the case, prior to public hearing, evidencing partiality and bias contrary to the Board’s Rules of
Procedure and related legal standards for the conduct of quasi-judicial hearings in the State of Maryland.

On September 15, 2021, the Planning Board held a public hearing for a number of matters, including
NDC’s Combined Application for the Takoma Junction.  Item 4A of the Board’s Agenda was a “Fifth
request to extend the review period from September 16, 2021, to January 20, 2022 for one lot for up to
40,762 square feet of commercial uses.” Item 4B was a substantive request for approval of the underlying
Preliminary Plan and Site Plan. At the hearing, the Board considered first the extension request, Item 4A,
without reaching Item 4B, the substantive question regarding the merits of the Combined Application.  In
fact, the staff recommendation on Item 4B was not presented.  The Planning Director, Gwen Wright,
beginning at time-stamp 3:08:20 of the recorded hearing, made this plain: “[Y]ou really haven’t gotten
Staff’s presentation on the project. We’ve really only done the staff presentation on the request for the
extension.”

After the Board voted to grant the extension, and without reaching the merits of the Combined Application,
the record reflects the following remarks made by you as Chair and Presiding Official, beginning at time-
stamp 3:17:48:

I also just want to correct the record a little bit. Some people suggested that our technical staff had
said this is not a desirable project or not an approvable project. They have drawn no such
conclusions. The Staff Report is very clear that the issue here is SHA approval of the layby. Period.
Full stop. There are of course a couple pieces of the application that depend on that. It’s not quite as
simple as just do you have a layby or not, but I don’t think anybody from Planning Staff and

mailto:astrongin@adrmail.com
mailto:mcp-chair@mncppc-mc.org
mailto:Casey.Anderson@mncppc-mc.org
mailto:Gerald.Cichy@mncppc-mc.org
mailto:Tina.Patterson@mncppc-mc.org
mailto:carol.rubin@mncppc-mc.org
mailto:Partap.Verma@mncppc-mc.org
mailto:gwen.wright@montgomeryplanning.org
mailto:ERigby@mdot.maryland.gov
mailto:jamal.fox@takomaparkmd.gov
mailto:MCP-Chair@mncppc-mc.org


speaking for myself, I don’t think there’s any other basis for denying this application if SHA
approved access for this project. There’s no doubt in my mind that it would be approvable and
I believe that it would be a very positive project for Takoma Park and for the County.
(Emphasis supplied.)

 
Planning Board rules require “fair and impartial treatment” for all concerned, see Rules of Procedure,
Montgomery County Planning Board (“Rules”) 1.2.[1] This basic principle is animated by Chapter IV of the
Rules in matters made subject to public hearings, which expressly are identified as “quasi-judicial in
character” and are to be held for the express purpose “to receive testimony for any matter governed by these
Rules.” See Rule 4.1, which provides the Chair, who sits as the Presiding Officer, with specific direction:

The Planning Board must seek to conduct public hearings in a fair and efficient manner that
permits a thorough exploration of the issues of fact and law to be decided. The Board must give
timely notice of hearings to Applicants and the public to allow them to review and prepare comments
on staff reports and Applications. The Board’s decision on each Application must be based on
applicable legal standards and the evidence and argument in the record of the hearing,
whether in written, oral, or exhibit form. The Board may also rely on the knowledge, experience,
and observations of its members, and facts in common knowledge. (Emphases supplied.)

 
The foundational point that the Board’s ultimate decision in a contested matter is to be founded on a
complete, fair, and closed record is underscored by Rule 4.11.2: “the record of proceedings before the Board
must be closed” before the Board votes. See also, Rule 4.5 (“The Board must accept evidence with the goal
of developing a full record that assists the Board in its deliberations.”). Obviously, the merits were not
reached at the September 15th hearing and the record was not closed. 
 
Your statement at the close of that hearing, quoted above and made by you prior to consideration of the
merits of the application by the entire Board, is irreconcilable with the Board’s Rules. The statement is a
clear example of judicial predetermination and reflects partiality and bias, undermining public confidence in
the fairness and impartiality of the Board.  Your continued participation in this case is dispiriting not just to
us, but also to the many other opponents of the project who disagree with your already fixed view of the
facts, whose views are not at all reflected in your inappropriate statement.

We further note that your expressed views take no account of the clear language of the September 15th Staff
Report, underscoring precisely why the law requires the record to be complete and closed before a ruling is
made: to allow all concerned – including your own professional staff – time and opportunity to ensure that
Board members are apprised of all material facts before any decisions are made.  For example:
 

•           You stated on September 15, “I don’t think there’s any other basis for denying this
application if SHA approved access for this project.” In fact, the Staff Report indicates at p. 3[2] that
in addition to the lack of State Highway approval, “Staff is also not supportive of the waivers for
parking and loading, therefore the application is not compliant with the Zoning Ordinance
development standards and findings needed to support all three applications.” This lack-of-support is
reflected, further, in the Staff’s conclusion that the combined application fails to meet Subdivision
and Zoning Ordinance requirements, irrespective of any issue with SHA. See, Staff Report,
Conclusion, p. 33: (“The Applications do not meet all of the Subdivision and Zoning Ordinance
requirements. The Project does not satisfy the findings of the Subdivision Regulations relating to site
access and off-street loading, and the Zoning Ordinance requirements for Parking and Loading
Design. Therefore, the Mandatory Referral No. 2021019, Preliminary Plan No. 120190150, and Site
Plan No. 820190090 should be denied.”)
 
•           You further opined, “I believe that it would be a very positive project for Takoma Park,” but
that statement is heedless of the Resolution of the City of Takoma Park recommending that the
Board disapprove the combined application, which was highlighted by the Staff Report at p. 3 and



included as an attachment: “Further, the Takoma Park City Council voted to disapprove the Project
as reflected in Resolution 2021-19, Attachment H.” The Takoma Park City Council’s resolution
included the following five specific reasons for disapproval of the project: (1) the plan has not
received approval from the MDOT-SHA for the layby; (2) more work is needed to address the rear
façade; (3) the public space in the plan is inadequate; (4) the plan does not demonstrate adequate
public parking for area businesses; and (5) stormwater treatment does not significantly exceed the
50% requirement of the City of Takoma Park. Surely, you are not better positioned than the City of
Takoma Park’s elected representatives to speak for the City.
 

Under Maryland law, quasi-judicial bodies “must observe the basic principles of fairness as to parties
appearing before them.... The doctrine that every person is entitled to a fair and impartial hearing ‘applies to
an administrative agency exercising judicial or quasi-judicial functions,’ and ‘is specifically applicable’ to
issues of disqualification.” Regan v. State Board, 355 Md. 397, 408-09, 735 A.2d 991, 997 (Md. 1999)
(citations omitted). These principles, and those governing judicial conduct, apply to the Board’s quasi-
judicial function by extension. Id. (“We shall assume, for purposes of this case, that the ‘appearance of
impropriety’ standard set forth in our cases involving judges and some others is applicable generally to the
participation of members of Maryland administrative agencies performing quasi-judicial or adjudicatory
functions.”).  

Under Md. Rule 18-102.2 (b), a judge is required to “avoid conduct that would create in reasonable minds a
perception of impropriety.  Comment 5 to this Rule states that the test is “whether the conduct would create
in reasonable minds a perception that the judge’s ability to carry out judicial responsibilities with
competence, impartiality and integrity is impaired.”   Underlying this standard is the determination that
conduct falling short of it “undermines public confidence in the judiciary.”  Id., Comment 3.  See Md. Rule
18-102.2 (a). Recusal should be made whenever “a reasonable member of the public knowing all the
circumstances would be led to the conclusion that the judge’s impartiality might reasonably be questioned.”
Regan, supra.  

It is difficult to imagine a clearer case of pre-judgment, partiality, and bias than was evident in your express
statements on the record of a yet-to-be heard matter that included contrary recommendations from both your
professional staff and the City of Takoma Park that went unmentioned by you, if you were aware of them at
all.  A reasonable person knowing and understanding the foregoing facts would conclude that your
statements signal evident partiality and bias.  As a former member of the Maryland Bar, it would be
expected under the circumstances that you would understand and accept the necessity for recusal,
particularly as the Planning Board’s conduct under your chairmanship already is under the microscope.[3] 

For the foregoing reasons, we ask that you take appropriate action to diminish the damage to the public
confidence in the Board directly attributable to your conduct in this case.  Under the Maryland Rules, as
applied here, you should “disqualify [your]self in any proceeding in which [your] impartiality might
reasonably be questioned. . .”  Md. Rule 18-102.11(a).  Under that Rule, disqualification and recusal are one
and the same.  Comment 1.  At the very minimum, therefore, you should recuse yourself from any further
role in the referenced proceedings.  

We further request that you ensure that this document, along with any response you choose to make, be
placed in the record of this case.

Sincerely,

Andrew Strongin, Esq.
Jessica Landman, Esq.

[1] https://montgomeryplanningboard.org/agenda/2007/documents/RulesFINAL3.21.07.pdf
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[2] https://montgomeryplanningboard.org/wp-content/uploads/2021/09/Takoma-Junction-Staff-Report-MR-
Preliminary-Plan-Site-Plan-FINAL.pdf

[3]  See, http://www.theseventhstate.com/?p=15238 (“Montgomery has always prided itself on being a
squeaky-clean reform county, but its own Planning Board has failed to enforce any of its own or Maryland’s
ethics requirements even though its decisions and recommendations can provide many millions in benefits
to people invested and involved in property development.”).  



From: Mark
To: MCP-Chair; Rubin, Carol; Cichy, Gerald; Patterson, Tina; Verma, Partap
Cc: between-the-creeks@groups.io
Subject: Please Reject the DVT proposal for Takoma Junction
Date: Saturday, January 15, 2022 1:17:13 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Mr. Anderson and fellow board members,

Please reject the CVT proposal for Takoma Junction.

There are several basic and unanswerable reasons why this project should NOT be allowed to
go forward. There are regional implications as well as local effects that call for the
abandonment of this proposal.

Looking at regional effects on traffic flow through DC and lower Montgomery County, this
project would compromise movement along State Highway 410. This is a primary commuting
corridor for the area, and suffers extreme congestion in commuting hours, often amounting to
three-light waits to make it past the area. This project would make it worse in two significant
ways. 

First, it proposes to direct its parking traffic into a parking area through a below-grade
ramp debouching on the inside of a curve next to a complex intersection of Carrol Ave,
EW Hwy 410, Philadelphia Ave, Sycamore Ave, and a fire station.
Second, ALL support for its businesses as well as the deliveries of the adjoining food co-
op would be through a "lay-by" constructed adjoining the Carrol Ave. / HWY 410
intersection. A few blocks away in a much less heavily traveled part of Carrol Ave, an
Ace hardware store has been using this idea for a number of years. Even in a much less
trafficked area, having semi-trucks using public streets as a loading space is very
disruptive.

Looking at local effects, the space's current usage as parking and local event space may be the
best use of the area. 

Filling the current space with yet more small businesses while cutting back available
parking is a recipe for yet more congestion. As a condition of the proposal, CVT
promised significant community space. This has been reduced in this proposal to a
slightly wider area of sidewalk between the storefronts and the street, with a ludicrous
path for handicapped accessibility for travel along the sidewalk.
CVT also promised to improve stormwater handling for the area. On the contrary, the
plan as submitted would involve REMOVING trees from the adjacent area for fire access,
exacerbating stormwater problems for Sycamore Ave, which serves as the emergency
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drainage for this area.

Mark Fisher
Takoma Park



From: joseph jeral
To: MCP-Chair; Rubin, Carol; Cichy, Gerald; Patterson, Tina; Verma, Partap
Date: Saturday, January 15, 2022 4:46:19 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear MCPB Chair Anderson and the MCPB members, Mr. Cichy, Ms. Patterson, Ms. Rubin and Mr. Verma,

Regarding the  NDC's request for a conditional approval of its Takoma Junction development plan: I would like to encourage
you to please reject  this request. The Takoma Park City Council and a majority of  comments from Takoma Park residents 
have rejected this development plan based on many concerns, including safety (!), the negative impact to the current
businesses in the Junction that benefit from the public parking, the survival of the Takoma Park Co-op, and also
environmental concerns.

The conditional approval request by NDC is really way to get the Board to approve a project that has been denied multiple
times by SHA, your own staff, Takoma Park City Council and a majority of public comments of Takoma Park residents.  This
new tactic undermines your own staff that has thoroughly researched the layby issue and again, in September, 2021
recommended rejecting NDC's proposal.  SHA, staffed by competent professionals has rejected the proposal more times than I
can now count.  And more recently, the TP City Council, elected to represent their constituents who live in Takoma Park, has
unanimously rejected the proposal.  Too many of our tax dollars have been spent on professional experts evaluating NDC's
proposal and every time, found it unacceptable. 

Contrary to Montgomery Council member Reimer's inappropriate intervention through his October 21, 2021 letter to the
Board, rejecting this project is not a lose - lose situation signaling some concerns for developers. It's rejections signals to
developers that the concerns of residents, the environment, and safety are foremost considerations of professionals and experts
and that those are the kinds of projects welcomed in communities.

This latest request comes without any new proposal or corrective measures. The voices of the community, its leadership, the
expertise of the SHA and the Board staff itself, should be the measure by which the decision is rendered.  Not by a singular
board member.  In fact, the project is terrible, given the lessons we are learning from the pandemic.Takoma Park has voiced
its support for the current and the newly opened businesses at the Junction to have adequate free parking, and to use the public
space for outdoor events. 

The multiple safety issues about the NDC development are clearly not resolvable and times have changed.  The current need
in communities is not for more office space and fancy restaurants, but to meet the changing times. For the foreseeable future,
this land must remain in the public domain and serve its population, not bend to the whim of a for-profit developer.  We
respectfully urge you to reject NDC's request for a "conditional approval" and for the Board to respect the voiced needs of the
Takoma Park residents.

Thank you,
Joseph Jeral, and Tami Jeral
Takoma Park, MD
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From: Michael Dutka
To: MCP-Chair
Subject: Support for Takoma Junction development
Date: Monday, January 17, 2022 8:18:43 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Chair Anderssen,
I fully support the Takoma Junction development.  It will provide more job opportunities in a
high opportunity area and it will enrich the lives of nearby residents.  There's been a massive
amount of pushback against this project and the opposition appears to have figured out a
number of bureaucratic hurdles that can be raised.  The latest complaint from SHA is so
detailed in nature I can't even imagine them getting involved at this level of granularity with
any other project in the county, and I personally think it's only been raised because of project
opponents.  Please grant this project's approval!
-Mike Dutka 
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From: Susan Katz Miller
To: MCP-Chair
Subject: comment on Takoma Junction
Date: Monday, January 17, 2022 10:19:50 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Board Chair,

I am writing to ensure that my spoken comment from the September 15th goes into
the written record. Since there has been no new plan submitted by NDC during this
fifth extension, my comment stands. I would just add that giving a conditional
approval would infringe on the City's autonomy, since they considered and rejected
that pathway. The City government and City residents do not seek to prolong this
experience, or the relationship with this developer. We look forward to moving on to
new, better, and safer uses for this public space. Thank you. Susan Miller

Planning Board, September 15 2021
 
Good afternoon Mr Chairman and Planning Board members. I am Susan Miller, a Takoma Park
resident, here today representing the group Community Vision for Takoma.
 
We have reached a moment when the Takoma Park City staff, the Takoma Park City Council,
the State Highway Administration, and your own County staff are all in agreement that this
particular development should not be approved.
 
I speak today to go on the record that Community Vision is in agreement with those City,
County, and State reviewers who recommend disapproval. And so we urge the Board to vote
no on the extension, and on this proposal.
 
Our community, those who would be most impacted, includes nearby neighbors, those who
traverse the Junction on foot, on bikes, in buses and cars, the parents and children who walk
through the Junction on the way to and from school, and local businesses. Our concerns about
this plan include safety, traffic, use of public space, the environment, equity, and support for
the existing local businesses.
 
And we appreciate, and are deeply grateful for, the careful and objective analysis and findings
of county and state reviewers. You have already allowed four extensions and many
opportunities for the developers to try to improve the plan. In the end your professional staff
have meticulously documented the site constraints of building in this location, within a
historic, walkable commercial node along criss-crossing State highways. Your reviewers
determined that the project has not been brought into necessary compliance with applicable
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requirements. And they described how this particular development is too big to work in the
complex crossroads that is Takoma Junction.
 
These are not mere technicalities. The City of Takoma Park’s unanimous vote to recommend
that you disapprove the plan, is an indication of how flawed this plan is, given the fact that the
city itself owns the land and is the development partner. In recommending disapproval, the
City cited five separate reasons, only one of which was the lack of state approval for the layby.
 
In terms of public input, over the years, more than 1000 residents have signed Community
Vision’s petitions expressing concerns with this project, even though many would like some
form of improvement at this site. In addition, a group of over 100 diverse residents signed a
letter detailing the negative effects it would have on racial equity at the Junction. And this
spring, the City of Takoma Park created a page on their website for community feedback, as
the Council prepared to vote on the project. Of the 395 comments received on the Junction
plan, 380 of them, or 96%, were against it. The plan maximizes square footage at the cost of
adequate public gathering space, encroaches on the urban forest buffer, creates issues of
pedestrian, bicycle and vehicular safety, compromises accessibility, and contrary to County
Code, puts deliveries and trash pick-up off-site, in the front, between the road and sidewalk. It
is telling that to be approved, the plan would have to receive multiple waivers. This is a
challenging site at a complex intersection and this particular design has not met the challenge.

Taking a step back, we note that in the seven years since this project was conceived, the
location’s constraints have remained the same, but the planning landscape has changed
dramatically. This proposal falls far short of responding to the County’s new commitments, to
Vision Zero safety, racial and economic justice, and climate resilience. As documented in the
Staff report, the plan for this public land misses a great many opportunities to ensure the
safety of pedestrians and cyclists, encourage transit use, prioritize access and inclusivity,
protect and produce equitable economic opportunities, preserve and enhance the local
ecosystem, and innovate in reducing emissions and mitigating climate change impacts. (This is
not to mention how the current pandemic may be altering commerce, mobility, and land use,
in ways that are just beginning to emerge.)  

The good intentions of 2014 have become the urgent imperatives of 2021. And so we ask that
today the Planning Board follow the clear advice of its technical staff, and affirm the County’s
commitments to land-use that prioritizes safety, equity, and environmental sustainability, as
well as economic health, with a vote to disapprove this proposal.

Susan Miller
12 Montgomery Ave
Takoma Park MD 20912
 
Thank you.



 
 
 



From: mmandfriends@verizon.net
To: MCP-Chair
Cc: mmandfriends@verizon.net
Subject: Takoma Junction
Date: Monday, January 17, 2022 1:46:27 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Casey Anderson, chair

I encourage the Montgomery County Planning Board to reject NDC's proposal for developing the area
known as Takoma Junction,  in the City of Takoma Park, MD.  

The proposal which the Board is considering is the same proposal which the community, the Takoma
Park City Council, and the Planning Board itself has already rejected.  One wonders whether the only
'new' fact is that increased political pressure for approval has been brought on behalf of the candidacy of
one of the members of the Montgomery County Council.

One major concern I have is with the entity with which the City of Takoma Park and the County Planning
Board is dealing.  The several year history of the Neighborhood Development Company (NDC) with
regard to this project is filled with incidents of misinformation and violations of both protocol and legal
agreements perpetrated by NDC.  It has become clear that the developer is simply not to be trusted. 
When a domestic partner exhibits abusive behavior early in a relationship, or when a politician has a
documented history of lies, then it is an unwise and unfortunate investment of trust to continue to engage
with the entity.

Unfortunately this is the situation in which we find ourselves.  The process for any potential development
of Takoma Junction will have to be restarted with a different development partner - one which is
committed to participating with the community in an honest and fruitful dialogue.

Philip E. Friend
317 Circle Avenue
Takoma Park, MD 20912
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From: Zach Arnold
To: MCP-Chair
Subject: Takoma Junction
Date: Monday, January 17, 2022 1:56:15 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Chair Anderson and members of the Planning Board,

Please grant conditional approval for Takoma Junction (Site Plan No. 820190090, Preliminary
Plan No. 120190150). I live a few blocks from the Junction and walk and drive through
regularly. I would be excited for NDC to redevelop the barren parking lot that's currently there
into an asset for the community. Their proposal is totally reasonable and has already withstood
an extraordinary amount of scrutiny. I also don't think the project will make traffic much
worse, and have had a hard time understanding SHA's objections. Finally, I'm disappointed
with the long and torturous process this project has been forced through. We should be
working hard to accommodate responsible development, not burying it in endless complaints
and meetings.

You've heard and will keep hearing from vocal opponents of the proposed Junction project -
really, it seems, of any plausible redevelopment of the space. They are passionate and well
organized, but they do not speak for our city. There are many of us with less time on our hands
who would nonetheless like to see this ugly, underused parking lot finally put to better use.
Please consider our views.

Thanks,
Zach Arnold
Takoma Park

mailto:zachary.arnold@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Stephanie Hartman
To: MCP-Chair; communityvisiontakomajunction@gmail.com; Sally Ours Kern; Erik Dussere
Subject: Takoma Junction
Date: Monday, January 17, 2022 2:42:05 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Board Chair Casey Anderson, 

I am writing to urge you to please not overturn the rejection of NDC's project design for the Takoma Junction by
the SHA, the City of Takoma Park, and your own planning board. As NDC has not changed its design, and the
project still has the same problems of safety and function, there is no reason to approve it now. 

NDC’s plan has been fraught from the beginning. The plan failed to provide what the community requested (room
for small local businesses, flexible public space, safe deliveries to the Co-op, etc). As for the traffic, pedestrian
safety, and parking issues: rather than trying to solve these problems, NDC denied their existence. Its response
was to violate its contract by preventing the Co-op from getting deliveries, apparently assuming that its plan could
work if the Co-op went out of business (not sure why, as businesses in the new development would also need
deliveries). It has depended thus far upon local officials waiving requirements and seems confident that it can
continue to steamroll through. 

NDC still has not produced an anchor tenant, and yet we are expected to put aside our concerns for existing
businesses, and community safety and welfare, and make a giant leap of faith for a company that has been
unresponsive at best, and aggressive and bullying at worst. We can do better. 

I live quite near the Junction, and am very familiar with its traffic and pedestrian safety issues. In the past 18 years,
the traffic has gotten worse, but the Junction has gone from a rather depressed area to a vital one that is far better
for pedestrians and bikers, thanks to the “scramble” walk signs, the Grant Ave crosswalk, and the bike rack. I
value this hard-won progress—all of it threatened by NDC’s plan. A smaller, better-designed development could
add to the Junction’s vitality without compromising safety. NDC was unable or unwilling to do this. 

Thank you for your consideration. 

Sincerely,
Stephanie Hartman
7100 Woodland Ave
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From: David Cookson
To: MCP-Chair
Subject: Dear Mr. Anderson and members of the Montgomery County Planning Board.
Date: Monday, January 17, 2022 4:11:29 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

I am writing today to urge you to approve the Preliminary Plan No. 120190150 and Site Plan No.
820190090, Neighborhood Development’s project at Takoma Junction and allow the project to
proceed. It is not worth my time, or yours, to rehash this project, at this point it’s your call if this
project moves forward. However, I do think it’s important that the planning board actively and
strongly address and question MDOT SHA’s position on this project. I have worked on multiple
development and transportation projects on state roads and a consistent theme I hear from SHA
engineers, planners and leadership, is that they take a business friendly approach to projects and
work to develop practical solutions; this is not an approach SHA has taken on this project. 

Thank you,

David Cookson 
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From: Erik Dussere
To: MCP-Chair
Subject: Takoma Junction
Date: Monday, January 17, 2022 4:49:06 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

To: Casey Anderson, Montgomery County Planning Board Chair
 
Dear Board Chair Anderson,
 
I’m writing in regard to NDC’s project design for the Takoma Junction in Takoma Park, which has
been rejected by SHA for its safety and design failures. I have heard that despite this, the flawed
design is being presented to your board. I ask you please not to overturn SHA’s decision.
 
It seems clear, given their actions, that NDC is an unreliable partner. It has no interest in the life or
livelihood of Takoma Park and its residents. Its plan failed to provide what the community
requested (such as room for small local businesses, flexible public space, and safe deliveries to
the Co-op). As for the traffic, pedestrian safety, and parking issues: rather than trying to solve
these problems, NDC denied their existence.
 
This latest attempt to revive the hopelessly flawed plan seems very much in line with NDC’s other
actions—once again they seem determined to force their plan through by any possible means.
 
The proponents of the NDC plan often deride the Takoma Park residents who are opposed to it
(for any reason) as crazies, or knee-jerk haters who can’t abide the thought of any sort of
development. This is absolutely not my sense of the many friends and neighbors whom I have
spoken with about this. All are thinking through the issues in a sensible, clear-headed way, and
are opposed to the NDC plan. They do not seem to me to be opposed to development in general
—and I am certainly not either. So thanks for listening.
 
Sincerely,
 
Erik Dussere
7100 Woodland Ave
Takoma Park
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From: kthktzn
To: MCP-Chair
Subject: Reject NDC Proposal for Takoma Park Junction
Date: Monday, January 17, 2022 7:59:55 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Chair Anderson,

I am writing to urge you to reject the Neighborhood Development Company (NDC)
proposal for the Takoma Park Junction. I object to a conditional approval of the
plan. The intersection at the Takoma Junction needs to be a safe place for cyclists
and pedestrians, including the many children who cross there going to and from
school. The State Highway Administration has repeatedly found the NDC design
unsafe. NDC has submitted no new plan to SHA after the September Board
meeting. They are either unable or unwilling to create a safe and approvable plan.
Your staff did new research on whether there are any comparable laybys in the
County (and found none). Your staff then resubmitted their September
report recommending disapproval of the project. 

Furthermore, NDC tried to shut local businesses including the Co-Op out of the lot.
The Takoma Park Co-Op is an important local business that offers Takoma Park
residents access to healthy food without having to patronize Amazon's Whole Foods.
The Co-Op employs workers with living wages and benefits and supports food
distributions like that of Small Things Matters to our neighbors in need. 

Ninety-six percent of the 395 public comments posted to the City expressed concerns
about the project, and Takoma Park's City Council recommended disapproval of the
proposal. Please respect our municipal autonomy and don't burden us with
conditional approval of NDC hanging around our neck, with no end in sight and no
safe design in the offing.

Sincerely,

Katherine Katzin
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From: jjl27@juno.com
To: MCP-Chair
Subject: Takoma Junction Proposal
Date: Monday, January 17, 2022 9:29:48 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

As 47-year-long Takoma Park residents, we urge you to regard the preservation of the
Takoma  Park Silver Spring Coop as your number one priority when deciding the future of
Takoma Junction. Mr. and Mrs, Jay Levy, 7431 Baltimore Ave., Takoma Park.

____________________________________________________________

Top News - Sponsored By Newser

Rabbi Recounts Escape From Synagogue Gunman
Friction Is Heating Up Between Trump, DeSantis
Researchers May Have Found Anne Frank's Betrayer
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From: Marcie Stickle/Geo French
To: MCP-Chair; Coello, Catherine
Subject: Takoma Junction: PB Hearing, 1/27/22, French & Stickle Statement, 1/14/22
Date: Tuesday, January 18, 2022 8:15:40 AM
Attachments: TPSS Co-op Community Vision letter to Planning Board Against NDC Project.docx

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

-----Original Message----- From: Marcie Stickle/Geo French <marcipro@aol.com>
To: mcp-chair@mncppc-mc.org <mcp-chair@mncppc-mc.org> Cc: kates@takomaparkmd.gov
<kates@takomaparkmd.gov>; peterk@takomaparkmd.gov <peterk@takomaparkmd.gov>;
tjcommunityvision@gmail.com <tjcommunityvision@gmail.com> Sent: Fri, Jan 14, 2022 2:34 pm
Subject: Takoma Junction: PB Hearing, 1/27/22, French & Stickle Statement

TO:  Planning Board Chair Casey Anderson & Planning Board Members, 1/14/2022

Takoma Junction: Site Plan No. 820190090; Preliminary Plan No. 120190150
Hearing, Jan. 27, 2022, Statement by George French & Marcie Stickle

It is Past Time Again to vote against this development plan and move on to the next stage
for a right sized development in Takoma Junction with a new plan that will take into
consideration critically important tenets: safety of the Junction, TPSS Co-op survivability
(delivery accommodations, and no highly problematic lay-by), adequate public space,
adequate parking for the businesses surrounding the lot, tree retention, and storm water
treatment.  NDC has done nothing with the many extensions it has received to attempt to
force its unworkable proposals on the people of Takoma Park. This can has been kicked
down the road to the point it is flattened into un-usefulness and it is time to arrive at and
embrace a new VISION that will adhere to the safety requirements and desires of a well
planned endeavor, and not require absurd attempts to shoehorn this NDC plan on this
location in these challenging intersections, and which will irreparably harm the Co-op and
cause serious safety concerns for shoppers and users of the Junction.

Instead of inconceivably having the impertinence to tell our TP City Council and town folk
that you know better what is good for Takoma Park, (96% of the comments posted to the
City website oppose this NDC project), we urge you to do the right thing, make amends and
vote to disapprove the NDC plan.

The TP Council voted to disapprove the current project for many reasons. Your Staff
recommended disapproval also, as did the State Highway Administration. It’s beyond time
for the Planning Board to also vote NO so we can move forward. Let’s not keep wasting time
and energy on this multi-faceted failed project. 

George French, 510 Albany Ave., Takoma Park, MD 20912, marcipro@aol.com

Marcie  Stickle, 8515 Greenwood Ave., Takoma Park, MD 20912

mailto:marcipro@aol.com
mailto:mcp-chair@mncppc-mc.org
mailto:catherine.coello@mncppc-mc.org
mailto:marcipro@aol.com

TO:  Planning Board Chair Casey Anderson & Planning Board Members, 1/14/2022

Takoma Junction: Site Plan No. 820190090; Preliminary Plan No. 120190150

Hearing, Jan. 27, 2022, Statement by George French & Marcie Stickle

It is Past Time Again to vote against this development plan and move on to the next stage for a right sized development in Takoma Junction with a new plan that will take into consideration critically important tenets: safety of the Junction, TPSS Co-op survivability (delivery accommodations, and no highly problematic lay-by), adequate public space, adequate parking for the businesses surrounding the lot, tree retention, and storm water treatment.  NDC has done nothing with the many extensions it has received to attempt to force its unworkable proposals on the people of Takoma Park. This can has been kicked down the road to the point it is flattened into un-usefulness and it is time to arrive at and embrace a new VISION, that will adhere to the safety requirements and desires of a well planned endeavor, and not require absurd attempts to shoehorn this NDC plan on this location in these challenging intersections, and which will irreparably harm the Co-op and cause serious safety concerns for shoppers and users of the Junction.

Instead of inconceivably having the impertinence to tell our TP City Council and town folk that you know better what is good for Takoma Park, (96% of the comments posted to the City website oppose this NDC project), we urge you to do the right thing, make amends and vote to disapprove the NDC plan. 

The TP council voted to disapprove the current project for many reasons. Your Staff recommended disapproval also, as did the State Highway Administration. It’s beyond time for the Planning Board to also vote NO so we can move forward. Let’s not keep wasting time and energy on this multi-faceted failed project.  

George French, 510 Albany Ave., Takoma Park, MD 20912, marcipro@aol.com

Marcie  Stickle, 8515 Greenwood Ave., Takoma Park, MD 20912



TO:  Planning Board Chair Casey Anderson & Planning Board Members, 1/14/2022 

Takoma Junction: Site Plan No. 820190090; Preliminary Plan No. 120190150 

Hearing, Jan. 27, 2022, Statement by George French & Marcie Stickle 

It is Past Time Again to vote against this development plan and move on to the next stage for a right 
sized development in Takoma Junction with a new plan that will take into consideration critically 
important tenets: safety of the Junction, TPSS Co-op survivability (delivery accommodations, and no 
highly problematic lay-by), adequate public space, adequate parking for the businesses surrounding the 
lot, tree retention, and storm water treatment.  NDC has done nothing with the many extensions it has 
received to attempt to force its unworkable proposals on the people of Takoma Park. This can has been 
kicked down the road to the point it is flattened into un-usefulness and it is time to arrive at and 
embrace a new VISION, that will adhere to the safety requirements and desires of a well planned 
endeavor, and not require absurd attempts to shoehorn this NDC plan on this location in these 
challenging intersections, and which will irreparably harm the Co-op and cause serious safety concerns 
for shoppers and users of the Junction. 

Instead of inconceivably having the impertinence to tell our TP City Council and town folk that you know 
better what is good for Takoma Park, (96% of the comments posted to the City website oppose this NDC 
project), we urge you to do the right thing, make amends and vote to disapprove the NDC plan.  

The TP council voted to disapprove the current project for many reasons. Your Staff recommended 
disapproval also, as did the State Highway Administration. It’s beyond time for the Planning Board to 
also vote NO so we can move forward. Let’s not keep wasting time and energy on this multi-faceted 
failed project.   

George French, 510 Albany Ave., Takoma Park, MD 20912, marcipro@aol.com 

Marcie  Stickle, 8515 Greenwood Ave., Takoma Park, MD 20912 

mailto:marcipro@aol.com


From: Mary Jacksteit
To: MCP-Chair
Subject: Takoma Junction Development
Date: Tuesday, January 18, 2022 12:07:00 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

TO:  Casey Anderson, Montgomery County Planning Board Chair

I am writing to express concern that the Board is considering approving the current
development plan despite official disapproval by our elected City Council, and state
agencies with expertise in transportation safety - not to mention significant public
opposition from those of us who will suffer the real consequences of your decision
making.
I am not a member of Community Vision for Takoma.  I am a concerned resident of
Takoma Park.  I have felt from the start that the current design is too big for the lot,
does not reflect the visual and cultural values of the neighborhood (no public space, 
nothing green, crowding the COOP, traffic-creating in a narrow area already crushed
during rush hours, no apparent commitment to playing any part in preserving spaces
affordable to small biz and over charged tenants etc). It seems like a development
driven solely by the economics of getting enough per square foot revenue to make it
worthwhile.  I understand the dynamics of development including the economics -  but
they dont justify an inappropriate development which I believe this to be.  Someone I
believe can approach this with more creativity and flexibility
I do not understand what seems like an end run around decisions made after an
enormous amount of study and deliberation by both our public representatives and
state experts.
Thank you for your consideration of my views.

Mary Jacksteit
411 Tulip Ave
Takoma Park,Md

mailto:mary.jacksteit@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Steven Ney
To: MCP-Chair; Steven and Stephanie Ney
Subject: Takoma Junction Project
Date: Tuesday, January 18, 2022 12:35:14 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Board Members

As 25 year residents of Takoma Park, we continue to oppose the planned Takoma Junction
Project for three main reasons:

1. The layby is unsafe.  As bike riders, pedestrians and drivers, we cannot see how the layby
would be safe.  The sight lines and heavy traffic in this area make it impossible to have
unloading occur safely in this congested zone.  We note that the Board staff has similarly
rejected the various revisions proposed by the developer.  

2. The lack of adequate public space. This area, owned by the City, should have public space
for gatherings, musical events, performances etc.  However, the current plan is deficient.  In
fact the City Council cited this as one reason for rejecting the proposal.    

3. The lack of adequate parking for local businesses.  This is a vibrant area of the city but
people can't get access if there's not enough parking.  The new business will deprive the local
businesses of their customers if there is insufficient parking. 

Thanks 
Steven and Stephanie Ney

mailto:soccersteve47@gmail.com
mailto:mcp-chair@mncppc-mc.org
mailto:soccersteve47@gmail.com


From: Michael Ward
To: MCP-Chair; Kacy Kostiuk
Subject: Takoma Junction input
Date: Tuesday, January 18, 2022 8:09:56 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Casey and Kacy,

I own a home on Sycamore Avenue in Takoma Park, and am writing to provide input on the
proposed Takoma Junction development prior to the upcoming city council meeting. Based on
our listserv, and prior council meetings, many of us are aware of an extremely vocal group of
individuals who are vehemently opposed to development at the junction. This is the first time
that I've written to anybody on this topic, and am doing so to provide some potential balance
to the discussion. 

In short, my wife and I both strongly support development at the junction. We have lived in
Takoma Park for the past seven years, are co-op members, and frequent many local
businesses. We have eagerly looked forward to a thoughtful use of the empty parking lot ever
since we moved in, seeing the junction languish while the area around the metro thrives.
While no single proposal will satisfy everybody, I think the current plan that has been
proposed is thoughtful, scaled well with the neighborhood, and will inject new life into our
section of town. And given that the space is currently a parking lot, and has been for decades,
I'm not persuaded that the alternative of doing nothing is all that great for our neighborhood.

I am also writing because I am greatly concerned that political interference may have played a
role in the surprising "layby" decision by the state highway administrators. If you haven't read
the article on this topic in the Washington Post, I've posted it below. It is deeply disturbing to
me that a powerful neighbor may have successfully put their thumb on the scales in this case,
and in doing so unfairly influenced the process and potentially killed any prospects of
development at this site.

https://www.washingtonpost.com/transportation/2021/09/15/takoma-park-development-
franchot/

Sincerely,
Michael Ward
7007 Sycamore Ave

mailto:wardm50@gmail.com
mailto:mcp-chair@mncppc-mc.org
mailto:kacyk@takomaparkmd.gov
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.washingtonpost.com%2Ftransportation%2F2021%2F09%2F15%2Ftakoma-park-development-franchot%2F&data=04%7C01%7Cmcp-chair%40mncppc-mc.org%7C82bd71d5486f48078bd208d9dae86525%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637781513952015749%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=USAodprDIVEymNPy4j9M7c78d58eV3kBlvC6mfGum1M%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.washingtonpost.com%2Ftransportation%2F2021%2F09%2F15%2Ftakoma-park-development-franchot%2F&data=04%7C01%7Cmcp-chair%40mncppc-mc.org%7C82bd71d5486f48078bd208d9dae86525%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637781513952015749%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=USAodprDIVEymNPy4j9M7c78d58eV3kBlvC6mfGum1M%3D&reserved=0


From: Eugene Katzin
To: MCP-Chair
Subject: MCPB Meeting -- Please reject NDC proposal for Takoma Junction
Date: Tuesday, January 18, 2022 9:34:15 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Chair Casey Anderson,

I am writing to urge you to reject the Neighborhood Development Company (NDC)
proposal for the Takoma Park Junction.

I am strongly opposed to a conditional approval of this plan for multiple reasons.

First and foremost, the State Highway Administration has found the NDC design
unsafe multiple times due to safety issues with the proposed layby and proposed
exit. Takoma Junction is a major intersection for pedestrians, cyclists and riders of
Metrobus and Rideon buses. The NDC design endangers the safety of each of these
constituents, including large numbers of school children who cross the streets at this
intersection each morning and afternoon.  The Montgomery County Planning Board
itself resubmitted its September report recommending disapproval of this project. 

In Spring 2021, NDC tried to evict the Co-op from the City’s lot, backing off only after
the Co-op filed for legal protection. The Takoma Park-Silver Spring Co-Op is an
important member-owned local business that has been the anchor business of the
Takoma Junction for over 21 years, providing healthy food options to the local
community and acting as a major employer in the community, committed to providing
its workers with living wages and benefits. The NDC proposal jeopardizes the
continuation of the Takoma Park Co-Op, and as evidenced by NDC’s actions in
Spring 2021, NDC has already demonstrated its intention to evict the Co-Op from the
City-Owned lot.

An overwhelming majority- 96% of the 395 public comments posted to the City
expressed concerns about the project, and Takoma Park's City Council
recommended disapproval of the proposal.

Nothing has changed in NDC’s proposal since the SHA, MCPB and Takoma Park
City Council have all recommended disapproval of this project, so I do not see how
the proposal merits conditional approval by the Planning Board at this time.

Please respect the will of the community members of Takoma Park and its elected
leaders on the City Council and uphold the sound decision already taken by the
Montgomery County Planning Board to deny approval of this proposed project.

Thank you.

 

mailto:emkatzin@yahoo.com
mailto:mcp-chair@mncppc-mc.org
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmontgomeryplanningboard.org%2Fwp-content%2Fuploads%2F2022%2F01%2FTakoma-Junction-SR-ATTACHMENT-5.pdf&data=04%7C01%7CMcp-chair%40mncppc-mc.org%7C0a3b049588424c0acf5f08d9daf3fed8%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637781564548472703%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0&sdata=G1QYkP6UY98uQN2CyxWsvkAwsoUKcIPRh40F0AsCNVU%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Ftpss.coop%2Fwp-content%2Fuploads%2F2021%2F04%2FNotice-to-TPSS-Co-op-Takoma-Junction-Parking-Lot-Sublease-04.15.2021-1.pdf&data=04%7C01%7CMcp-chair%40mncppc-mc.org%7C0a3b049588424c0acf5f08d9daf3fed8%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637781564548482660%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0&sdata=goQy6PArqdHdp5vlW28KwuIcfWKSnkm1aCjNhg0WIx4%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Ftakomaparkmd.gov%2Ftakoma-junction-redevelopment-comments%2F&data=04%7C01%7CMcp-chair%40mncppc-mc.org%7C0a3b049588424c0acf5f08d9daf3fed8%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637781564548482660%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0&sdata=HiO6y7z33%2B9Hob%2BKocb4oI9Ghly6sIRfMFzCxyasG3Q%3D&reserved=0


Eugene Katzin

Resident, Takoma Park, MD

emkatzin@yahoo.com



From: Breckbill
To: MCP-Chair
Subject: Takoma Junction Development
Date: Wednesday, January 19, 2022 7:53:31 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Dear Members of the Montgomery Planning Board,

We have read your memorandum No. MR2021019, 120190150, 820190090. We
greatly appreciate your understanding of the many problems inherent in
the development request that has been presented to you and the City of
Takoma Park.

The proposed development never met the requirements of the Takoma Park
request for development. The project is too big for the size of the lot,
the parking is inadequate and makes no provision for the neighboring
businesses, the stormwater plan does not comply with Takoma Park
regulations, the hazards created by the sightlines and the layby are
well documented, and the requirement for public space has been totally
ignored. Evidence of all of these problems has been provided to the
Planning Board and NDC has received opportunity after opportunity to
bring the project into compliance. They have been unable or unwilling to
do that and it is time to call an end to their long fruitless attempt
and allow Takoma Park to move on.

The city of Takoma Park has recommended denial, your own staff has
recommended denial and many. many citizens of Takoma Park have
recommended denial on the city website. We ask that you heed all of
these voices and reject the NDC request for conditional approval.

Kathy and Steve Breckbill

--
This email has been checked for viruses by Avast antivirus software.
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.avast.com%2Fantivirus&amp;data=04%7C01%7Cmcp-chair%40mncppc-
mc.org%7C72a45d1d44274c699c5708d9db4aaff1%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637781936106738334%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&amp;sdata=rVNDb%2F%2B1iz4vfaAuqTMCZ6GnaWK9rRHnoVaaEdH7nUE%3D&amp;reserved=0

mailto:breckbills@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Thomas Kaufman
To: MCP-Chair
Subject: Takoma junction Plan
Date: Wednesday, January 19, 2022 8:47:22 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Casey Anderson,

As a resident of Takoma park, and as someone who is concerned about the
safety of it elderly and children, I urge you to reject NDC's plans for
development of Takoma Junction. The NDC plan is poorly thought out, and
ignores many of the concerns of the community.

Best Wishes,

-- 
Thomas Kaufman

www.ThomasKaufman.com

mailto:tkaufman@pobox.com
mailto:mcp-chair@mncppc-mc.org
https://nam11.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.thomaskaufman.com%2F&data=04%7C01%7Cmcp-chair%40mncppc-mc.org%7Cbdea405bbda8449b472908d9db521126%7Ca9061e0c24ca4c1cbeff039bb8c05816%7C0%7C0%7C637781968420653910%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=mxWktG5tGqf0NBRWtr7zQrGDQXJJXMpik2yZvb%2Bhasc%3D&reserved=0


From: Tina Hudak
To: MCP-Chair
Subject: Takoma Junction.NDC proposal
Date: Wednesday, January 19, 2022 9:33:02 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Mr.Anderson,

Please, do not approve--conditionally or otherwise--NDC's project design for the Takoma Junction. As it
has already been rejected by SHA, the City of Takoma Park, and your own board--And as there is no
change to the proposal only a change on how it is presented by
NDC--it makes no sense to consider the NDC's project design until it meets the approval of the SHA, the
City of Takoma Park, and your board. 

Additionally, the impact on parking and traffic will add to the  heavily traversed neighborhood avenues of
Sherman, Grant, Hancock, Manor Circle, Sycamore and Columbia which are near to schools and school
crossings for elementary, middle and high school students during various times of the day. Until serious
consideration and action by either the City of Takoma Park or the County for re-design of the intersection
to minimize local street disruption are addressed, I would ask for you and the Council to vote against
NDC's project.

Thank you,

Tina Hudak
101 Grant Avenue
Takoma Park, MD 20912

Tina Hudak, M.A., M.L.S.
,

mailto:tinahudak@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Michele Puryear
To: MCP-Chair
Cc: Michele Puryear
Subject: Comments on the Development of the Takoma Junstion
Date: Wednesday, January 19, 2022 9:49:45 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Casey Anderson, Planning Board Chair January 19, 2022

Dear Mr. Anderson

I am writing to ask that you reject NDC's request for conditional approval for the Takoma
Junction Project.  

My concerns include NDC’s disregard for the wishes and safety of the community of Takoma
Park.  I also am concerned that the Planning Board would consider overriding the
recommendations from the State Highway Association, the City of Takoma Park, and its
citizens.  I ask that you respect the decision of our City and citizens.  This is public land and
therefore it is incumbent on you and the Board to consider how any development will affect
the community involved.  

Please do not approve the current plan. 

Sincerely, Michele Puryear
7419 Piney Branch RD

mailto:mapuryear@gmail.com
mailto:mcp-chair@mncppc-mc.org
mailto:mapuryear@gmail.com


From: Reid Cramer
To: MCP-Chair
Subject: Takoma Junction - Reject the proposed development plan!
Date: Wednesday, January 19, 2022 10:02:17 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Casey Anderson
Planning Board Chair
mcp-chair@mncppc-mc.org
 
 
I am writing to urge the Planning Board to disapprove the proposed
development at Takoma Junction.
 
As a 22 year resident of Takoma Park, I am very familiar with this site and
have followed the development process closely.
 
I have major concerns about how the proposed new construction would
create a dangerous layby adjacent to a very busy intersection. It is my
understanding that there are no safe precedents for the proposed design.
The design of the exit for cars from the development is equally troubling. I
am very worried about the impact on pedestrians, bikers, and children
walking to school.
 
Furthermore, the proposed plan takes away parking from nearby
businesses. There are a number of small businesses in the area that
currently rely on the parking lot and I do not think they will be able to survive
if the proposed development is allowed to go ahead.
 
I have been extremely upset by the developers conduct throughout the
development process. They have not responded to community concerns
about public space or included local businesses, like the Co-op, in the
planning process. 
 
This has been a contentious issue locally and many perspectives have been
heard locally. The City has rejected the development proposal and it would
be a travesty if the Planning Board discounted the deep deliberations of the
City and the citizens of Takoma Park.
 
Thank you.

mailto:reid.cramer@gmail.com
mailto:mcp-chair@mncppc-mc.org


 
Reid Cramer
403 Elm Ave
Takoma Park MD 20912



From: Lee Peterson
To: MCP-Chair
Subject: Takoma Park Project
Date: Wednesday, January 19, 2022 3:22:40 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

As a resident of Takoma Park, I am writing to request the council to reject the Takoma park
junction project as proposed by NDC. 

Lee Peterson
812 Davis Ave 

mailto:petersonlap@gmail.com
mailto:mcp-chair@mncppc-mc.org


From: Susanne Lowen
To: MCP-Chair
Subject: A Butcher, A Baker, A Wedding Dress Maker: The Fate of Takoma Junction
Date: Thursday, January 20, 2022 10:02:39 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Chairman Anderson,
Controversy over the development plan for Takoma Junction has plagued Takoma
Park residents for years, and I am appealing to you to finally put this proposal to rest.
Please disapprove the NDC plan. There are many who supported the plan in the
belief it was needed to revitalize this small commercial area. But the proposed large
building and undergrounding of parking were never consistent with the small town
charm that attracts residents to Takoma Park. Indeed, it runs counter to the
character of Takoma Junction and would harm its burgeoning economy. New
businesses like Cielo Rojo, the bridal shop, the butcher shop, etc. will struggle to
succeed without the ample free parking currently available at the site, just as
existing businesses are thriving. The bakery, community-owned grocery store,
hairdresser, postal service, frame shop, laundromat and other small shops rely on the
free parking on that site. Rather than enhance the walkability and bikeability of the
area, the NDC plan introduces complex and dangerous traffic patterns. The long
period of construction and parking limitations, in the midst of the climate crisis, would
exacerbate air and noise pollution, demoralizing our community at a time when
the stresses of the pandemic and political pressures are taking people to the breaking
point. Finally, the destruction of a significant portion of the Columbia Woods and the
towering parking lot above those homes would not only be an eyesore, but would
exacerbate the increasingly unmanageable stormwater problems plaguing
homeowners in the Poplar Avenue stream valley. The proposed plan, with all of its
destructive impact, would bring what? Parking that is more limited, costly and
dangerous. Office space of which there is already a glut as the post-pandemic
environment renders it even more irrelevant. And restaurants that will compete in a
small market against existing and new establishments. The net sum of this way too
big, too ambitious, too blind proposal is negative.

Have you strolled through Takoma Junction after school, when children are streaming
home from school, stopping at Spring Mill Bakery for a sweet treat? Have you
attended any of the many community events staged at public parking lot? The
Beerfest? The Halloween parade? The Coop's live music and food truck events? The
Alternative Gift Fair? What a tragic loss it would be if the lively, vibrant local economy
at Takoma Junction that survives, even in the midst of this pandemic, fell to the plans
of this out of touch developer. Please disapprove the NDC plan. Thank you for your
consideration.

Susanne Lowen, Sligo Creek-Anacostia River Watershed
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From: Rick Weiss
To: MCP-Chair
Subject: Takoma Junction comment
Date: Thursday, January 20, 2022 1:26:03 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

To the Board,

NDC has not been a good partner with the Takoma Park City Council or with the Takoma Park community. Please
reject, once and for all, the proposed Junction development and put to rest this Zombie plan that refuses to die even
as SHA, the City Council, and an overwhelming majority of this community have repeatedly expressed our
dissatisfaction.
The lay-by requirement by itself is reason to say “No” - as the SHA has done at least three times now. To have 18-
wheelers loading and unloading in the middle of an already treacherous and confusing five-way intersection is an
invitation to accidents or worse. But other aspects —including a failure to provide true community gathering space
and failure to provide adequate parking (both clearly stated requirements and neither even close to fulfilled in the
plan) add to the ease of your pending decision.
I am pro-development and favor density in-fill in suburban communities like Takoma Park, where I’ve lived for
more than 25 years. But I am offended when developers run rampant over community needs and preferences and
blatantly break their promises. Please take a stand against this kind of insensitivity to local desires and help us
convey to NDC that “no” means “no”.
We don’t want it.

Rick Weiss
27 Pine Avenue
Takoma Park
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From: David Reed
To: MCP-Chair
Subject: Takoma Park project
Date: Thursday, January 20, 2022 1:37:16 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Mr. Anderson,

I am writing to you as President of the Long Branch-Sligo Community Association in Takoma
Park.

The Board of LBSCA expresses it's strongest objections to reconsideration of the
Neighborhood Development Company's request for a conditional approval of their plan along
Carroll Ave.  

While our community looks forward to development of the land parcel under consideration, it
strongly objects to the NDC proposal.  The stormwater proposal included in the project is
woefully inadequate and will significantly exacerbate flooding and stormwater run-off issues
behind and below the proposed development site.  The recurrence of traffic bottlenecks along
that segment of the roadway are already chronic and would be greatly aggravated by the
proposed layby at that complex and dangerous intersection.

You are well aware that the City Council has rejected the proposed conditional approval which
was preceded by any number of prior efforts to comply with SHA standards and rulings
against the proposal.  Moreover, your staff's research examining other possible laybys
identified exactly zero alternatives.

Again, we strongly advise you to refuse this effort by NDC to impose a development plan that
is simply opposed by the overwhelming majority of the City's residents and our elected
officials

David Reed
President, LBSCA
davidwreed48@gmail.com
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From: Bruce Kozarsky
To: MCP-Chair
Subject: Takoma Junction project
Date: Friday, January 21, 2022 11:42:10 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Mr. Anderson,

 As a Takoma Park resident who lives a few blocks from Takoma Junction, I am writing to
urge you to reject NDC’s request for conditional approval of its development project and to
give this ill-designed, unsafe and inappropriate plan the death it deserves.

 Here is why I believe this is the only legitimate option available to you:

 1) The landowner, the City of Takoma Park, as represented by its City Council, unanimously
rejected the NDC plan. By what conceivable rationale can you overrule the landowner and a
democratically-elected municipal government and ram this project down our throats?

 2) The project design is inherently unsafe, as the Maryland State Highway Administration has
repeatedly affirmed. Both the lay-by and the location of the parking entrance and exit will put
the lives of drivers, their passengers, transit users, bicyclists and pedestrians at risk.

 3) The Takoma Park City Council correctly cited four other reasons for rejecting this project
in addition to SHA’s objections: The rear façade is intrusive, public space is too small, public
parking is insufficient and stormwater treatment is inadequate. In each case, NDC failed to
meet clear standards the City Council had set in previous resolutions.

 4) NDC has repeatedly dealt in bad faith with the City government and the community. It has
repeatedly refused to make any of the compromises that could make this project viable. It has
refused to provide for off-street loading and garbage pickup. It has refused to relocate the
parking entrance to a location that would meet sightline guidelines. It has refused to provide
the public space the landlord, the City Council, specified. It has refused to accommodate any
requests made by community members. It has failed to design around the inherent constraints
of this unusual parcel as a skilled, responsible developer would. It has been more than five-
and-a-half years since the City first signed a development agreement with NDC. Given NDC’s
failure to address safety and community needs by now, giving it even more time will not
produce a different outcome.

 5) Remember, this project sits on publicly-owned land. That requires a different set of
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considerations than you would give a project on privately-owned land. And the NDC plan
provides zero public benefits—as clearly specified by the landowner.

6) If your goal is to advance development at Takoma Junction, your best avenue for doing so
is to kill this unworkable project once and for all so that alternative development proposals can
move forward as swiftly as possible—plans that are safely-designed, appropriate to the
location, and serve the public good.

 Thank you for your consideration.

Bruce Kozarsky
7321 Willow Ave.
Takoma Park MD 20912



From: Paul Huebner
To: MCP-Chair; Cichy, Gerald; Patterson, Tina; Rubin, Carol; Verma, Partap; Anderson, Casey; Wright, Gwen
Subject: Testimony to Planning Board - Takoma Junction
Date: Friday, January 21, 2022 3:58:38 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Chair Anderson and Members Cichy,
Patterson, Rubin, and Varma,

On September 15, 2021, the Planning Board
granted an extension of time for developer
Neighborhood Development Company (NDC) to
remediate deficiencies in their unapproved layby
lane in the planned development in the Takoma
Junction. In the intervening four months, NDC has
submitted no revisions to the State Highway
Administration (SHA) to correct these deficiencies.

Since its initial submission to the SHA for the layby,
NDC's plans, in whole or in part, have been
rejected twice and returned for revision five times.
The latest SHA return for revision was on August
19, 2021 (one month prior to the Planning Board
meeting), and there is no indication that any
revisions have been submitted since that date five
months ago.

It would appear that NDC is trying to stall the
process, perhaps hoping that the advocacy of an
attorney well-known to the Board will result in
approval of the project over:
1. the objections of the City of Takoma Park,
2. the objections of the State Highway
Administration, and
3. the objections of your own professional staff, as
well as
4. the objections of the residents of the City, as
evidenced through comments on the City website
and comments to this Board.

Objections to this development have been made
from a variety of sources and perspectives,
including concerns about:
1. traffic and pedestrian safety,
2. neighborhood disruption,
3. environmental issues (i.e., storm water
management), and
4. the City's partnership with the developer,
apparently based on legal actions against the
developer by both the City (their own development
partners) and a local business.
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If that isn't enough, simply imagine a garbage truck,
in a layby next to traffic and close to a crosswalk
utilized by elementary and middle school students
twice per day,
lifting dumpsters 10 feet into the air right beside
passing cars, trucks and bicycles, with the
inevitable garbage spillage
into the layby, sidewalk, bicycle lane and traffic
lanes and
perhaps onto these passing pedestrians, vehicles
and bicycles trying to dodge it.
Not to mention the draw of rats to the spillage area
at all times.

Sometimes, when looking at projects, it becomes
clear that the most appropriate and cost-effective
course forward for a property, both financially and
time-wise, is to tear down and rebuild rather than
attempting to renovate. This project plan certainly
calls for that approach. The developer has not
modified their plan to meet objections, and a
rejection by the Planning Board would give them an
opportunity to begin again with a fresh approach,
one that could meet the criteria and safety
standards envisioned by your own professional
staff, the City, SHA, and the community. It could, in
fact, be very much in the best interests of the
developer for you to do so.

Please deny the application and refuse any further
extensions.

Respectfully Submitted,
Paul Huebner
Carroll Avenue,
Takoma Park, MD 



From: Jenny Apostol
To: MCP-Chair
Subject: Please do NOT approve NDC plan for Takoma Junction
Date: Friday, January 21, 2022 4:35:11 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Casey Anderson, Planning Board Chair,

Like many residents, we welcome sustainable development of the Takoma Junction lot. But it
would be an egregious error to green light the existing plan submitted by NDC that has been
rejected for a variety of reasons including, critically, 
serious safety concerns. The Takoma Park City Council; the overwhelming majority of
residents; and no lesser body than the SHA have all recommended against approval of this
plan. I cannot imagine Montgomery County Planning Board could in conscience overrule
these recommendations.

Thank you. 

Jenny Apostol and Marco DiPaul
7000 Sycamore Avenue
Takoma Park, MD 20912

jennyapostol.com
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From: Kaufman, Connie
To: MCP-Chair
Cc: Hisel-McCoy, Elza; Mencarini, Katherine; Bogdan, Grace; "mkelinsky@neighborhooddevelopment.com"; "Joel Bonder"; Girard, Erin E.
Subject: Takoma Junction
Date: Monday, January 24, 2022 11:08:05 AM
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Sent on behalf of Erin E. Girard, Esq.
 
Connie Kaufman
Legal Practice Assistant

11 N. Washington Street | Suite 700 | Rockville, MD 20850-4229
D: +1 301.517.4841 | O: +1 301.762.1600 | F: +1 301.517.4841

vCard | ckaufman@milesstockbridge.com

For COVID-19 information and resources, please visit our Coronavirus Task Force page.
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January 24, 2022 
 
Casey Anderson, Chair 
  and Members of the Montgomery County Planning Board 
Maryland-National Capital Park and Planning Commission 
2425 Reedie Drive 
Wheaton, MD 20902 
 
Re: Site Plan No. 820190090 (“Site Plan”) and Preliminary Plan No. 120190150 


(“Preliminary Plan”); Takoma Junction 
 
Dear Chairman Anderson and Members of the Montgomery County Planning Board: 
 
On behalf of our client, NDC Takoma, LLC (“NDC”), the applicant for the above-
referenced Site and Preliminary Plan Applications (collectively, the “Applications”), the 
purpose of this letter is to respond to a number of assertions made in the City of Takoma 
Park’s (“City”) recent letter to you and reiterate NDC’s request that the Applications be 
approved conditioned upon future State Highway Administration approval of site access 
and the proposed lay-by.   
 
In response to Planning Staff’s request for the City’s position on NDC’s December 30, 
2021 letter requesting conditional approval of the Applications, the Director of the City’s 
Department of Housing and Community Development issued a letter on January 7, 2022 
(“City Letter”) opposing NDC’s request.  Specifically, the City letter states that “[i]t is 
…the City Staff’s position that it would be improper for the MCPB to issue the 
conditional approval requested” and asserts that “[a]s the City has not recommended 
approval of the project in its current form, the City of Takoma Park must be able to 
review any SHA required changes (or changes made by NDC) to the plan prior to an 
approval by the Montgomery County Planning Board issuing.”  (emphasis added).  The 
foundation for the City’s affirmative assertions in this regard are completely missing 
from its letter.  From a statutory perspective, it is clear that there is absolutely no 
requirement that a municipality such as the City be given the right to review plan changes 
prior to Planning Board action.  In fact, Section 24-202(c) of the Land Use Article of the 
Maryland Code makes clear that the Planning Board, by a two-thirds majority, has the 
authority to overturn any land use resolution of the City.  How then can it plausibly be 
argued by the City that any SHA required changes must be reviewed by the City prior to 
Planning Board action?1   
                                                                 
1 To the extent that any of the City’s arguments are grounded in private agreements between NDC and the City, such 
arguments are entirely beyond the purview and concern of the Planning Board, as they do not directly relate to the 
Applications.  Further, NDC disagrees with the City’s assertions about those private agreements.   
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The City Letter further alleges that, “should MCPB issue an approval conditioned upon 
SHA approval, any change required by SHA combined with the resultant impact on the 
plan could change the Project to such a degree that it is different than the one approved 
by MCPB, thereby undermining MCPB’s review authority.”  Such a statement reflects 
complete unfamiliarity with the Planning Board’s authority and procedures.  The 
Planning Board has the authority, which it exercises frequently, to dictate the scope of 
acceptable changes post-approval, and has previously allowed the Planning Director and 
Staff to determine at what point post-approval changes would require formal amendments 
to applications.  Additionally, in its request for conditional approval, NDC has not 
suggested or envisioned that drastic changes could be made to the proposed access point 
or proposed lay-by post-approval.   
 
What NDC has been seeking to gain through its request for the conditional approval is 
simply more time to work with SHA to a) address its stated concerns regarding sight/ 
stopping distance at the proposed access point and b) develop a lay-by configuration that 
SHA will find acceptable.  Because SHA has consistently demonstrated a complete 
disregard for project timelines and an unwillingness to work cooperatively on finding 
agreeable solutions, instead relying on lengthy, successive submissions and review 
periods, there is currently no telling how many more review extensions would be needed 
if the Applications were to remain pending waiting for SHA approval.2  As noted in our 
December 30th letter, Planning Staff’s analysis and reports demonstrate that the 
Applications comply with the criteria for approval in all respects except the site access 
and loading approvals within SHA’s jurisdiction.  We therefore believe the Applications 
can, and should, be approved at the upcoming hearing conditioned upon subsequent SHA 
approvals.  As acknowledged by SHA in its November 19, 2021 letter to the Planning 
Board, “At this time, we have not determined that there are no practical means to 
address our concerns.  Additional consideration could potentially be afforded to the 
proposed location of the access point or the larger vehicle types proposed to use the on-
street loading/ layby lane.”  NDC therefore continues to believe SHA approvals will be 
forthcoming.  In fact, with regard to site access in particular, NDC believes that an 
eventual approval must occur, as the proposed access point is in the most appropriate 
location along the site frontage and denial of it by SHA would constitute an 
unconstitutional taking.  See Md. Code Ann., Transp. § 8-625(d)(2).   
 
For the foregoing reasons, NDC disagrees with the assertions of the City Letter and 
continues to believe a conditional approval is appropriate.   
 


                                                                 
2 As detailed by Staff in is January 14th Staff Report, in a recent coordination meeting “SHA 
stated that no further analysis could be conducted until the existing trees have been 
removed…that the stopping distance would need to be reanalyzed once trees were removed….”  
Staff Report, p. 2.  Therefore, even after removal of the problematic vegetation, SHA may take 
months to reanalyze the stopping distance.   
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Thank you for your consideration of this response and renewed request.  We will be 
available at the hearing on January 27th to address any questions you may have.   
 


Sincerely, 


       
Erin E. Girard 


 
 
cc: Grace Bogdan 


Elza Hisel-McCoy 
 Katherine Mencarini 
 Michaela Kelinsky 
 Joel Bonder  
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January 24, 2022 
 
Casey Anderson, Chair 
  and Members of the Montgomery County Planning Board 
Maryland-National Capital Park and Planning Commission 
2425 Reedie Drive 
Wheaton, MD 20902 
 
Re: Site Plan No. 820190090 (“Site Plan”) and Preliminary Plan No. 120190150 

(“Preliminary Plan”); Takoma Junction 
 
Dear Chairman Anderson and Members of the Montgomery County Planning Board: 
 
On behalf of our client, NDC Takoma, LLC (“NDC”), the applicant for the above-
referenced Site and Preliminary Plan Applications (collectively, the “Applications”), the 
purpose of this letter is to respond to a number of assertions made in the City of Takoma 
Park’s (“City”) recent letter to you and reiterate NDC’s request that the Applications be 
approved conditioned upon future State Highway Administration approval of site access 
and the proposed lay-by.   
 
In response to Planning Staff’s request for the City’s position on NDC’s December 30, 
2021 letter requesting conditional approval of the Applications, the Director of the City’s 
Department of Housing and Community Development issued a letter on January 7, 2022 
(“City Letter”) opposing NDC’s request.  Specifically, the City letter states that “[i]t is 
…the City Staff’s position that it would be improper for the MCPB to issue the 
conditional approval requested” and asserts that “[a]s the City has not recommended 
approval of the project in its current form, the City of Takoma Park must be able to 
review any SHA required changes (or changes made by NDC) to the plan prior to an 
approval by the Montgomery County Planning Board issuing.”  (emphasis added).  The 
foundation for the City’s affirmative assertions in this regard are completely missing 
from its letter.  From a statutory perspective, it is clear that there is absolutely no 
requirement that a municipality such as the City be given the right to review plan changes 
prior to Planning Board action.  In fact, Section 24-202(c) of the Land Use Article of the 
Maryland Code makes clear that the Planning Board, by a two-thirds majority, has the 
authority to overturn any land use resolution of the City.  How then can it plausibly be 
argued by the City that any SHA required changes must be reviewed by the City prior to 
Planning Board action?1   
                                                                 
1 To the extent that any of the City’s arguments are grounded in private agreements between NDC and the City, such 
arguments are entirely beyond the purview and concern of the Planning Board, as they do not directly relate to the 
Applications.  Further, NDC disagrees with the City’s assertions about those private agreements.   
 

mailto:egirard@milesstockbridge.com
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The City Letter further alleges that, “should MCPB issue an approval conditioned upon 
SHA approval, any change required by SHA combined with the resultant impact on the 
plan could change the Project to such a degree that it is different than the one approved 
by MCPB, thereby undermining MCPB’s review authority.”  Such a statement reflects 
complete unfamiliarity with the Planning Board’s authority and procedures.  The 
Planning Board has the authority, which it exercises frequently, to dictate the scope of 
acceptable changes post-approval, and has previously allowed the Planning Director and 
Staff to determine at what point post-approval changes would require formal amendments 
to applications.  Additionally, in its request for conditional approval, NDC has not 
suggested or envisioned that drastic changes could be made to the proposed access point 
or proposed lay-by post-approval.   
 
What NDC has been seeking to gain through its request for the conditional approval is 
simply more time to work with SHA to a) address its stated concerns regarding sight/ 
stopping distance at the proposed access point and b) develop a lay-by configuration that 
SHA will find acceptable.  Because SHA has consistently demonstrated a complete 
disregard for project timelines and an unwillingness to work cooperatively on finding 
agreeable solutions, instead relying on lengthy, successive submissions and review 
periods, there is currently no telling how many more review extensions would be needed 
if the Applications were to remain pending waiting for SHA approval.2  As noted in our 
December 30th letter, Planning Staff’s analysis and reports demonstrate that the 
Applications comply with the criteria for approval in all respects except the site access 
and loading approvals within SHA’s jurisdiction.  We therefore believe the Applications 
can, and should, be approved at the upcoming hearing conditioned upon subsequent SHA 
approvals.  As acknowledged by SHA in its November 19, 2021 letter to the Planning 
Board, “At this time, we have not determined that there are no practical means to 
address our concerns.  Additional consideration could potentially be afforded to the 
proposed location of the access point or the larger vehicle types proposed to use the on-
street loading/ layby lane.”  NDC therefore continues to believe SHA approvals will be 
forthcoming.  In fact, with regard to site access in particular, NDC believes that an 
eventual approval must occur, as the proposed access point is in the most appropriate 
location along the site frontage and denial of it by SHA would constitute an 
unconstitutional taking.  See Md. Code Ann., Transp. § 8-625(d)(2).   
 
For the foregoing reasons, NDC disagrees with the assertions of the City Letter and 
continues to believe a conditional approval is appropriate.   
 

                                                                 
2 As detailed by Staff in is January 14th Staff Report, in a recent coordination meeting “SHA 
stated that no further analysis could be conducted until the existing trees have been 
removed…that the stopping distance would need to be reanalyzed once trees were removed….”  
Staff Report, p. 2.  Therefore, even after removal of the problematic vegetation, SHA may take 
months to reanalyze the stopping distance.   
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Thank you for your consideration of this response and renewed request.  We will be 
available at the hearing on January 27th to address any questions you may have.   
 

Sincerely, 

       
Erin E. Girard 

 
 
cc: Grace Bogdan 

Elza Hisel-McCoy 
 Katherine Mencarini 
 Michaela Kelinsky 
 Joel Bonder  



From: Janis Totham-Davies
To: MCP-Chair
Subject: NDC Proposal for Takoma Junction Project
Date: Monday, January 24, 2022 11:44:29 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

mcp-chair@mncppc-mc.org

Casey Anderson
Planning Board Chair

Dear Sir:

I am writing concerning the planned NDC Takoma Junction project.

The first thing I note is that a “ provisional” or “conditional”  approval of this
project does not exist.    Once this bell is rung, it cannot be un-rung.   Once ground
is broken for the project, that is the end of the battle.  And NDC will be in charge.

And there is a virtually unending list of reasons why the NDC project should be
stopped now.

1. NDC has a wretched record in DC.  This may well be the most important
reason why the NDC Junction project should be ended now.   In a project in
DC, NDC faced major pressure from Black Lives Matter and other groups
fighting gentrification in DC, NDC was the subject of a demonstration—-for
padlocking

2. 
3.  3 black-owned businesses, a church and a daycare center, without giving even

one day’s notice to make alternative plans.

This action was described by DC Councilmember Vincent Gray as “in the most
disrespectful way possible" and an attempt at an “illegal eviction without benefit of
landlord-tenant constitutional process.”  

mailto:janistotham@me.com
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That is the record NDC brings to this project.   We should not even be negotiating
with them. 

2)     In Takoma Park, this is a very controversial project----to put it mildly.   We in
the opposition to the project being done by NDC have pushed for years to have a
referendum on it.   But Mayor Stewart has from the very start—which is at least
2018-- refused to do this, despite being asked to do so many  times.   

 One of the persons who has written to you earlier asserts that the opposition is a
small group of nay-sayers.  It is clear that—as at  the meetings I attended —the
opposition is in fact in the majority.   

And Mayor Stewart and the  Takoma Council seem to have realized the huge
adamant feeling against the proposed NDC plan.    There probably has been some
turnover on the Council since 2018.   But for whatever reason, the Council has now
voted against the NDC proposal as it stands.

3)  Environmental reasons:

For instance:    NDC promised to not touch the trees on the slope behind the Co-op. 
But my wife has attended many meetings on NDC plans and NDC has in fact had 
about 23 trees marked by red ribbons  for destruction —including 3 American Elms
(an endangered species).  In my opinion just the presence of 

American Elms should be enough to stop the project.   My wife took pictures of
these ribboned trees and forwarded them to Mayor Stewart, who stated she was 

unaware of this.   Nor was the Takoma Arborist.

The current NDC plan, as I understand,  has one of their proposed buildings
overhanging the slope.  So all trees on that slope (which NDC describes as
“vegetation” in its 21 Dec 2021 letter)   are to be gone—in “Tree City"—Takoma
Park’s supposed slogan.     It appears that NDC, as they did in DC, still makes end 



runs around  inconvenient regulations, laws and agreements ( if Mayor Stewart had
agreed to this she would been aware of it).    

Thus confirming that NDC is not  an ethical negotiating partner—as Vincent Gray
can attest.

4)   At the Takoma Council meetings I attended, I took copious notes.   It became
obvious that—according to the supporters of the project, not the opposition—NDC
is willing to put $20 million into the project.    This means  of course that NDC’s
first priority will be getting that money back—and then a large profit.

  That means the priority will be high-end everything—very expensive stores,
restaurants, etc.   The kind few residents of Takoma Park can afford to patronize.  

Any assertion by NDC that they will do anything else should be taken with a huge
grain of salt—especially considering their record in DC, as noted by Vincent Gray.

5)   Historic preservation issues—I am not an expert on this, but there are experts.

6)   My understanding is that if this project is approved the sidewalks close to the
project will be blocked off—and all pedestrians —including children—will have to
walk in the street—for the duration of the project.    The safety issue is obvious.

7)    Danger to surrounding businesses

Of course virtually all businesses have been hard hit by covid.

Several would be put in further  danger -possibly mortal danger—by NDC’s
project.  The NDC construction—possibly for years—will of course make it very
hard for customers to get access to surrounding businesses.    So their businesses
will suffer a huge drop in customers.

These include:

A)   R & S Auto

This is a model corporate citizen.    It does excellent service—friendly,  expert, 
quick , very reasonable in price and has a multi-ethnic staff.  .  I have been a



customer for over 20 years.      The owner, Mr. Doley, is truly  the salt of the earth.

It also now provides electric charging stations—of course open to all who can drive
there.   This obviously includes folks from DC.   I do not use a charging station but
am very aware of the service provided.   Mayor Stewart has praised R &S on this
basis. 

B)  The Takoma Co-op

The Co-op not only provides good quality healthy food for the entire community
but also  fair wages for the extremely multicultural, friendly, and efficient staff.   
Though hit hard by covid, it is still a vibrant center of commercial life in Takoma
Park.   I shop there often.      I suspect those who are in favor of the NDC

 project do not shop there often.

The Co -op has only about 20 spaces for parking in its official parking lot—far too
small for its customer base,   All other customers use the larger lot on the other side
of the Co-op—-a space which has been described by proponents of the NDC project
as “empty space.”   This “empty space” is also the scene of
 
Christmas tree sales by the Takoma Volunteer Fire Department, concerts, festivals,
deliveries to the Co-op in early mornings and general free parking. 

The Co-op also has an outreach program   which which it carries out on this “empty
space”.

It is hardly ever empty.

As I understand it, there is also a tangled web of relations between the Co-op, NDC,
and the City of Takoma Park.    The Co-op formerly made payments to the City of
Takoma Park for use of the large parking lot .   But now NDC is leasing that space
from the City.   So now the Co-op has to make its payments to

 NDC—which is actually its adversary. 



Deliveries are made to the Co-op mainly in early morning.    But NDC—on safety
grounds— has tried to prevent those deliveries from being made—even though they
have been made that way safely for decades.

Since deliveries were made in from the large parking lot directly to the Co-op there
has been  no safety issue.    NDC does not want the Co-op to continue getting
deliveries  this way—since NDC wants to force the Co-op out of business or at least
force it to move elsewhere.   Either of which would remove the Co-op

 as a factor here.  So NDC—which piously claims to be in favor of the Co-op, as do
all parties—proposes a lay-by for deliveries—an idea which has proven potentially
dangerous, as well as impractical.

 
Also,  I understand that a gag order has been imposed on the Co-op —so it can
hardly defend itself against NDC.    I have no information that the gag order has
been lifted.

That is my understanding of the situation.

My opinion—and the opinion of many  others—-is that the only way to cut this
Gordian knot is to sever all connection with NDC and let the Co-op return to its
earlier relations with the City of Takoma Park.

Other businesses in danger from the NDC plan include:

C)   Springmill Bakery (which I have used)

D)   Takoma Business Center (which I have used)

E)    Takoma dry cleaner-clothing repair shop ( which I have used)

F)    Seoul Foods—which my wife and I have patronized.  Not only do they have
great food and a delivery service but they also hold cooking lessons.

There are yet other businesses  which I have not used but which also stand in grave
jeopardy if the NDC plan goes forward.



For projects like this there should be a rule similar to the Hippocratic Oath:   First:  
Do no harm.

This project as it stands does  huge harm.

It is clear to me—and many others—that the list of problems with NDC—especially
its long-standing and deep-seated dishonesty and mistreatment of others— and its
project is such that the only way out is to cancel NDC’s project —now.

Thank you for considering my letter.

Sincerely,

Ronald D. Davies



From: Janis Totham-Davies
To: MCP-Chair
Subject: Proposed NDC Takoma Park Junction Project
Date: Monday, January 24, 2022 11:54:08 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

mcp-chair@mncppc-mc.org

Casey Anderson
Planning Board Chair

Dear Sir:

I am writing concerning the planned NDC Takoma Junction project.

The first thing I note is that a “ provisional” or “conditional”  approval of this project does not
exist.    Once this bell is rung, it cannot be un-rung.   Once ground is broken for the project,
that is the end of the battle.  And NDC will be in charge.

And there is a virtually unending list of reasons why the NDC project should be stopped now.

1.   NDC has a wretched record in DC.  This may well be the most important reason why
the NDC Junction project should be ended now.   In a project in DC, NDC faced major
pressure from Black Lives Matter and other groups fighting gentrification in DC, NDC
was the subject of a demonstration—-for padlocking 3 black-owned businesses, a
church and a daycare center, without giving even one day’s notice to make alternative
plans.

This action was described by DC Councilmember Vincent Gray as “in the most disrespectful
way possible" and an attempt at an “illegal eviction without benefit of landlord-tenant
constitutional process.”  

That is the record NDC brings to this project.   We should not even be negotiating with them. 
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2)     In Takoma Park, this is a very controversial project----to put it mildly.   We in the
opposition to the project being done by NDC have pushed for years to have a referendum on
it.   But Mayor Stewart has from the very start—which is at least 2018-- refused to do this,
despite being asked to do so many  times.   
 One of the persons who has written to you earlier asserts that the opposition is a small group
of nay-sayers.  It is clear that—as at  the meetings I attended —the opposition is in fact in the
majority.   

And Mayor Stewart and the  Takoma Council seem to have realized the huge adamant feeling
against the proposed NDC plan.    There probably has been some turnover on the Council
since 2018.   But for whatever reason, the Council has now voted against the NDC proposal as
it stands.

3)  Environmental reasons:

For instance:    NDC promised to not touch the trees on the slope behind the Co-op.    But my
wife has attended many meetings on NDC plans and NDC has in fact had  about 23 trees
marked by red ribbons  for destruction —including 3 American Elms (an endangered species).
In my opinion just the presence of American Elms should be enough to stop the project.   My
wife took pictures of these ribboned trees and forwarded them to Mayor Stewart, who stated
she was unaware of this.   Nor was the Takoma Arborist.

The current NDC plan, as I understand,  has one of their proposed buildings overhanging the
slope.  So all trees on that slope (which NDC describes as “vegetation” in its 21 Dec 2021
letter)   are to be gone—in “Tree City"—Takoma Park’s supposed slogan.     It appears that
NDC, as they did in DC, still makes end runs around  inconvenient regulations, laws and
agreements ( if Mayor Stewart had agreed to this she would been aware of it).    

Thus confirming that NDC is not  an ethical negotiating partner—as Vincent Gray can attest.

4)   At the Takoma Council meetings I attended, I took copious notes.   It became obvious that
—according to the supporters of the project, not the opposition—NDC is willing to put $20
million into the project.    This means  of course that NDC’s first priority will be getting that
money back—and then a large profit.   That means the priority will be high-end everything—
very expensive stores, restaurants, etc.   The kind few residents of Takoma Park can afford to
patronize.  

Any assertion by NDC that they will do anything else should be taken with a huge grain of salt
—especially considering their record in DC, as noted by Vincent Gray.

5)   Historic preservation issues—I am not an expert on this, but there are experts.

6)   My understanding is that if this project is approved the sidewalks close to the project will



be blocked off—and all pedestrians —including children—will have to walk in the street—for
the duration of the project.    The safety issue is obvious.

7)    Danger to surrounding businesses

Of course virtually all businesses have been hard hit by covid.

Several would be put in further  danger -possibly mortal danger—by NDC’s project.  The
NDC construction—possibly for years—will of course make it very hard for customers to get
access to surrounding businesses.    So their businesses will suffer a huge drop in customers.

These include:

A)   R & S Auto

This is a model corporate citizen.    It does excellent service—friendly,  expert,  quick , very
reasonable in price and has a multi-ethnic staff.  .  I have been a customer for over 20 years.     
The owner, Mr. Doley, is truly  the salt of the earth.

It also now provides electric charging stations—of course open to all who can drive there.  
This obviously includes folks from DC.   I do not use a charging station but am very aware of
the service provided.   Mayor Stewart has praised R &S on this basis. 

B)  The Takoma Co-op

The Co-op not only provides good quality healthy food for the entire community but also  fair
wages for the extremely multicultural, friendly, and efficient staff.    Though hit hard by covid,
it is still a vibrant center of commercial life in Takoma Park.   I shop there often.      I suspect
those who are in favor of the NDC project do not shop there often.

The Co -op has only about 20 spaces for parking in its official parking lot—far too small for
its customer base,   All other customers use the larger lot on the other side of the Co-op—-a
space which has been described by proponents of the NDC project as “empty space.”   This
“empty space” is also the scene of Christmas tree sales by the Takoma Volunteer Fire
Department, concerts, festivals, deliveries to the Co-op in early mornings and general free
parking.    The Co-op also has an outreach program which it 
carries out on this “empty space”.

It is hardly ever empty.

As I understand it, there is also a tangled web of relations between the Co-op, NDC, and the
City of Takoma Park.    The Co-op formerly made payments to the City of Takoma Park for
use of the large parking lot .   But now NDC is leasing that space from the City.   So now the
Co-op has to make its payments to NDC—which is actually its main adversary. 



Deliveries are made to the Co-op mainly in early morning.    But NDC—on safety grounds—
has tried to prevent those deliveries from being made—even though they have been made that
way safely for decades.

Since deliveries were made in from the large parking lot directly to the Co-op there has been 
no safety issue.    NDC does not want the Co-op to continue getting deliveries  this way—
since NDC wants to force the Co-op out of business or at least force it to move elsewhere.  
Either of which would remove the Co-op as a factor here.  So NDC—which piously claims to
be in favor of the Co-op, as do all parties—proposes a lay-by for deliveries—an idea which
has proven potentially dangerous, as well as impractical.

 
Also,  I understand that a gag order has been imposed on the Co-op —so it can hardly defend
itself against NDC.    I have no information that the gag order has been lifted.

That is my understanding of the situation.

My opinion—and the opinion of many  others—-is that the only way to cut this Gordian knot
is to sever all connection with NDC and let the Co-op return to its earlier relations with the
City of Takoma Park.

Other businesses in danger from the NDC plan include:

C)   Springmill Bakery (which I have used)

D)   Takoma Business Center (which I have used)

E)    Takoma dry cleaner-clothing repair shop ( which I have used)

F)    Seoul Foods—which my wife and I have patronized.  Not only do they have great food
and a delivery service but they also hold cooking lessons.

There are yet other businesses  which I have not used but which also stand in grave jeopardy if
the NDC plan goes forward.

For projects like this there should be a rule similar to the Hippocratic Oath:   First:   Do no
harm.

This project as it stands does  huge harm.

It is clear to me—and many others—that the list of problems with NDC—especially its long-
standing and deep-seated dishonesty and mistreatment of others— and its project is such that
the only way out is to cancel NDC’s project —now.



Thank you for considering my letter.

Sincerely,

Ronald D. Davies



From: Anicca Jansen
To: MCP-Chair
Subject: Deny NDC"s request for conditional approval to develop Takoma Junction
Date: Monday, January 24, 2022 1:48:20 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Planning Board Chair Anderson,

I live at 23 Darwin Ave, Takoma Park. 

I understand that the Neighborhood Development Company (NDC) is
asking the Montgomery County Planning Board for conditional approval for
its repeatedly rejected proposal to develop Takoma Junction. 

The State Highway Administration has repeatedly found the design unsafe,
you only need to drive through this complicated intersection of 410,
Carroll and Sycamore to understand why.  

I was at the meeting months ago when Montgomery County Parks and
Planning found the design totally inappropriate for the area. There were
issues related to design, parking, intended occupancy, lack of open space,
and more. 

The citizens of of Takoma Park are overwhelmingly critical of this
"development". 

And yet, I have heard that the County could vote to conditionally approve
NDC's inappropriate design. This project has so much wrong with it, it will
never go forward.  Providing conditional approval to this inappropriate and
dangerous plan just drags out a process that has been going on for years,
and is keeping Takoma Park from coming up with a more appropriate use
of this space.  Further, dragging this out does not help NDC to move on,
which they need to.

Please support Takoma Park in putting an end to this inappropriate,
dangerous and joke of a project, and allow us to move on. 

Please deny NDC's request for conditional approval.

Anicca Jansen
23 Darwin Avenue
Takoma Park, MD 20912
anicca.jansen@gmail.com
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From: Joan Clement
To: MCP-Chair
Subject: Please deny Takoma Junction conditional approval request
Date: Monday, January 24, 2022 2:19:19 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Mr. Anderson,

I'm writing to voice my objections to the NDC request for conditional approval of their proposed project at the
Takoma Junction. I ask that you honor the wishes of the Takoma City Council, which is opposed to conditional
approval of this project. Denying NDC's request would also be consistent with the recommendations of Park and
Planning staff and with 96% of the community members who commented on the project on the City website. This
project is being objected to for a multitude of reasons, and we have agonized over its failure to address concerns
long enough.

It's my understanding that you think this proposal would be a good idea. That doesn't mean that a better proposal
can't also be developed soon. This proposal has not gained the support it needs to be successful at this site. Whatever
the basis of your personal thinking about this project, I'm asking that you set that aside, and honor the wishes of our
City Council and those who have looked closely at the details of this project. 

The longer we agonize over this proposal, the longer we will be held up from making another plan that is more in
line with what Takoma Park City Council and residents want. It's time to move on and make another plan. Please
deny this request.

Thank you for considering my feedback.

Joan Petersen Clement
506 Elm Avenue
Takoma Park, MD 20912
-- 
Joan P Clement
Takoma Park, MD
joan@chears.org
301-775-5368
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From: Nadine Bloch
To: MCP-Chair
Subject: Reject the Takoma Park Junction Proposal Outright
Date: Monday, January 24, 2022 4:42:37 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Email Casey Anderson, Planning Board Chair, and MCPlaning Board Members:

Please reject the proposal for the Takoma Junction development plan outright.

Not only has the SHA repeatedly rejected this plan as unsafe for traffic, pedestrians,
emergency personnel, bikers and bus riders -- the City of Takoma Park itself  has
rejected this proposal on the basis of safety, facade concerns, lack of public space,
inadequate stormwater management, and the layby loading plan.

Rejecting the proposal outright is the only path forward to a healthier, safer, bustling
future Junction for businesses, residents, and those traversing the space. 

Please respect our City's municipal autonomy, and reject this unwieldy proposal. Setting
this behind us now will allow the community to move forward with a more appropriate use of
this public land. 

Thank you,
Nadine Bloch
Takoma Park

-- 
'be careful with each other so we can be dangerous together'

Nadine's contact #s:
(+1)202-412-7611 mobile
What'sApp/Signal/Telegram: +1-202-412-7611
www.BeautifulTrouble.org

>>And check out our (re)newed website BeautifulTrouble.org
& the rad BeautifulTrouble CARD DECK!!
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From: Judy Kirpich
To: MCP-Chair
Cc: Poplar Ave 7000 and 7100 block; bfgilbert@groups.io
Subject: Takoma Junction issues
Date: Monday, January 24, 2022 4:48:02 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Chairman Casey Anderson and the Montgomery County Planning Board
Dear Casey, 

I am writing to urge you to look carefully at the increased traffic and layby lane at the
proposed Takoma Junction development. This intersection has been a problem over the years.
I have lived at 7118 Poplar Ave behind the Takoma Junction project for 42 years. I have
written countless letters, attended numerous meetings, read every traffic study commissioned
by the city and the developer and participated in endless conversations with our elected
officials who appear to have turned a deaf ear to the problems with the current NDC proposal.
I read with some amazement the document ,Takoma Junction Site Conditions and
Limitations,  March 2021 that provides a one sided argument for the project. 

• Cut Through traffic Not only does the traffic back up on Carroll Avenue, but cars, trucks
and buses often cut through our neighborhood streets to avoid the
congestion. Unfortunatelythe studies did not adequately look at the effects of the extra traffic
and parking that will be created by additional cut through traffic.

• Delivery conditions Why is it just now that the city manager deems the deliveries are an
issue? Before there was a Coop, there was a parts store, and a garbage dump. Since its
inception the Coop has been taking deliveries from the city lot, and with the exception of trash
occasionally falling down the hill (which by the way was the City's responsibility to keep
clean), deliveries have not been unsafe. If you are worried about trucks illegally making left
hand turns, wait until you see what happens when the layby is occupied and the trucks come
careening down our streets waiting for the layby to open up.  If the City is worried about
traffic backups, I suggest you look at the intersection almost any time of the day and witness
that the traffic backups are there when no trucks are present. Take a look at the drivers who
currently pass on the left to get around the buses at the bus stop at the Junction of 410 and
Sycamore, and imagine a delivery truck either in the layby or pulling out of the layby. The
most recent study showed that delivery trucks would be dangerously close to going over the
yellow line when leaving... 
Also it is my understanding that the layby will not just be for the Coop's use but for the
possible restaurant, retail tenants planned as well as garbage trucks. Will one layby really
serve so many businesses? 
Ironically, every single elevation I have seen shows a lovely storefront with trees. NONE OF
THEM TAKE INTO ACCOUNT THAT THIS VIEW WILL REALLY BE OF THE SIDE OF
A TRUCK parked in front of the "beautiful streetscape". 

• Dangerous intersection Montgomery County has found this intersection to be unacceptable
and the studies of the layby lane show trucks pulling out into the opposing lane to enter and
exit. This is compounded by cars attempting to pass buses on the left at the bus stop. This is a
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disaster in the making.... I personally have witnessed a half a dozen accidents from vehicles
pulling out and around buses that are picking up passengers. Now add a layby lane....

• Failing grades Every single traffic study has given this intersection a failing grade, and that
is before adding the new NDC development and the new day care facility opening at the
corner of Elm and Poplar.  With the fire station, the blind curve at 410, the proposed entry into
the underground garage as well as the pedestrian and bike traffic, this is not a safe situation
and will be exacerbated by the new development.

• Not enough parking Parking impacts on existing local businesses are exacerbated by the
fact that NDC is requesting a parking waiver to provide fewer than the minimum spaces
required by Code for the development itself, much less providing parking to
existing Junction businesses.  

- The Junction intersection has had traffic problems for many years, and it was hoped that
the Junction development would lead to SHA significantly reconfiguring the intersection. This
now appears unlikely.  Any development will have to work with the intersection as it is now. 

• I urge you to look into this matter immediately. 
Thank you for your attention. 

Judy Kirpich
301-332-7183
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