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Preliminary Plan and Site Plan 
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I. Introduction  

Toll Mid-Atlantic LP Company, Inc. (the “Applicant”), the contract purchaser of the 

property located at 3728, 3722, 3712, 3710, 3700 Manor Road, Chevy Chase, MD, 20815 (the 

“Property”) requests approval of a Preliminary Plan and Site Plan (the “Application”) in 

connection with the proposed redevelopment of the Property.  The Applicant is excited for the 

opportunity to provide attractive, transit-oriented for-sale townhouses, including Moderately 

Priced Dwelling Units (“MPDUs”), to the community at a scale comparable to the existing aging 

housing stock that it will replace.  The proposed redevelopment will replace 67 townhomes and 66 

garden apartments with 147 townhome units accompanied by on-site recreation and outdoor space 

and new stormwater management facilities where none currently exist (the “Project”).   

As will be discussed in detail below, the project substantially conforms to the 

recommendations of the 2013 Approved and Adopted Chevy Chase Lake Sector Plan (the “Sector 

Plan”) and well as the 2014 Approved and Adopted Chevy Chase Lake Design Guidelines (the 

“Design Guidelines”).  The Project also complies with the standards and requirements of the 

Montgomery County Zoning Ordinance (the “Zoning Ordinance”) and Chapter 50 of the 

Montgomery County Code (the “Subdivision Regulations”).  

 

II. Property Description   

 

A. Property Location and Description  

The Property is located to the east of Connecticut Avenue, and is bounded by Manor Road 

to the north, the Capital Crescent Trail to the south, Coquelin Parkway (a never used right-of-way) 

to the east, and the Chevy Chase Lake development to the west, and approximately 720 feet to the 

east of the future Purple Line light rail station.  The Property is comprised of five separate parcels.  

The western parcel, currently referred to as Lake Parcel, is legally described as Lots 1, 2, 3 and 

part of 4, Block 2 “Merger Chevy Chase S EC 5C” Subdivision containing 212,058.32 square feet 

of gross tract area (“GTA”).  The eastern parcel, currently referred to as Preston Place, is legally 

described as Lot 2 “Merger Part of Parcel B, Chevy Chase Section 5C” Subdivision containing 

337, 446.14 square feet of GTA.  The Property is separated by an existing 14 unit residential 

condominium development known as Chevy Chase Mews that is not subject to this development 

Application.   
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B. Zoning and Permitted Uses  

The Property is currently zoned R-30, with the exception of approximately 70,195 square 

feet of the eastern most portion of the Property which is zoned R-60.  This area is proposed as a 

forest conservation area and will not be subject to any development as part of this Application.  

Pursuant to Section 3.1.6 of the Montgomery county Zoning Ordinance (“Zoning Ordinance”), 

“townhouse living” is a permitted use in the R-30 Zone.  As discussed in this Statement, the Project 

satisfies the development requirements of the R-30 Zone.   

C. Existing Conditions  

The portion of the Property referred to as the Lake Parcel is comprised of 66 garden 

apartments and 75 surface parking spaces that, according to the State Department of Assessment 

and Taxation (“SDAT”) records, were constructed in 1949.  The garden apartments are in need of 

significant capital investment.  As such, the Property owner has ceased re-leasing the apartments 

as existing leases have come to term.  Preston Place is comprised of 67 rental townhome units and 

140 surface parking spaces and based on SDAT’s records, was developed in 1959.   

The Property was developed in accordance with the R-30 development standards during a 

different era consistent with a suburban style of development.  This included significant setbacks 

from the street, relatively low density, and surface parking lots.  The Property does not currently 

offer MPDUs and nor does it provide any stormwater management features or forest conservation 

protections.   

D. Surrounding Zoning Land Uses  

The Chevy Chase Lake area has experienced a recent boom of growth with the construction 

of the Chevy Chase Lake development.  Located at 8525 Chevy Chase Lake Terrace, the 

commercial, residential, and retail development on Block B is zoned CRT – 2.0, C-2.0, R-2.0, H-

80, providing the community with 534 multifamily housing units and just over 107,000 square feet 

of retail space.   

The Property is bordered by the Purple Line and Capital Crescent Trail to the south and the 

proposed Purple Line Chevy Chase Lake stop will be located just 720 feet east of the Project.  

Further to the south beyond the Purple Line, and south of the Lake Parcel, is the Chevy Chase 

Lakes Townhome and Multi-Family development, recently constructed in a private-public 

partnership between EYA and the Housing Opportunities Commission, which features 200 multi-

family units and 62 townhome units.  To the south of the Preston Place parcel is a 68-unit garden 

apartment styled condominium community.  Across Manor Road, to the north of the Lake Parcel, 

are single family detached homes within the Chevy Chase Park community, zoned R-90.  To the 

north of the Preston Place parcel is the North Chevy Chase Elementary School.   
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III. Proposed Development  

The Applicant is proposing to develop the Property with a total of 147 townhome units (64 

townhome units on the Lake Parcel and 83 townhome units on Preston Place), including 23 

MPDUs.  Importantly, this includes one additional MPDU townhouse over the required number. 

The Applicant’s initial proposal included 146 total townhomes, requiring 22 MPDUs (rounded up 

from 21.9).  In response to comments from Planning Board Staff that the Project should provide 

additional community benefits, the Applicant is proposing one additional MPDU.  The Applicant 

is proposing a unique opportunity to provide attractive townhome units in numerous separate styles 

of varying sizes and affordable housing, in a sought after school district, in close proximity to the 

Purple Line Station.   

The Project provides an appropriate transition from the high-rise multifamily units located 

to the west to the nearby single-family homes located to the north and further to the east.  The 

Project, with heights of 40 feet, will provide a gradual transition between the newly built high-rise 

apartments and the neighboring single family homes.   

In terms of architecture, the townhomes will be designed in a modern and contemporary 

flat roof style with exterior materials, detailing, and architectural treatments intended to ensure 

compatibility with the surrounding community.  The townhomes are designed in a grid pattern of 

three to eight units per stick, with each stick containing townhome units of varying heights and 

widths to breakdown the perceived massing of the structure.  The exterior facade of the townhomes 

will utilize brick materials in neutral shades of white, brown, and red tones to complement the 

charm of the existing buildings within the community.  Each townhome will utilize darker exterior 

colors on the trims, doors, and garage doors, to provide attractive, visual contrasts for each 

townhome. The townhome units will include a roof top outdoor amenity feature.  

In response to Staff comments, the Applicant has devoted particular attention to the side 

elevations of those units located in areas adjacent to either pedestrian paths or Private Street A on 

the Lake Parcel and designated as “high visibility.” These units include additional fenestration and 

design details and in some instances the entrances have been shifted to the side to provide visual 

interest and activity. In addition, on the Preston parcel, the design of the two units that face the 

path leading to the Coquelin Run trail have been reoriented, so that the front of the homes face this 

path to activate the path.  Similarly, the rear facades of the homes backing up to the Coquelin Run 

trail have been enhanced and wrought iron fencing along the rear property line is proposed to allow 

visual transparency and promote “eyes on the street.” 

Sidewalks and streetscaping will be provided throughout the site to facilitate pedestrian 

circulation through the community, and within Chevy Chase Crossing gathering spaces are 

dispersed throughout the community.  Each townhome unit will be accompanied with a swath of 

green space fronting the unit, further accompanied by trees and landscaping.  The Lake Parcel will 

provide a residential courtyard towards the center of the Property, which will include open space 

for passive recreation and walking paths to encourage pedestrian activity.  The townhouses that 

front Manor Road north of this courtyard have been redistributed to provide both a physical and 

visual connection from Manor Road to this open space.  A more significant green area that 
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measures between 50 feet and 78 feet in width and extends from Manor Road south to the Purple 

Line will be provided along the eastern portion of the Lake Parcel.  This open space is designed to 

be inviting to the public and will be enhanced with artistic styled play equipment, benches and 

enhanced landscaping.  Smaller pockets of green space will be interspersed throughout the Lake 

Parcel. Similarly, Preston Place will provide a residential courtyard in the center of the Property 

with trees, landscaping, and sidewalks to engage the space.  A garden path designed trail will 

extend from the southwest corner of Preston Place and meander through the Property to this 

interior courtyard. The path that extends through the two rows of townhouses on the eastern side 

of the parcel will connect the courtyard to the Coquelin Run trail. A second gathering space will 

be located towards the southeastern portion of the Preston Place parcel.   

The Project was carefully oriented and designed to activate the frontage along Manor Road.  

Both the Lake Parcel and Preston Place will provide townhomes fronting Manor Road each with 

front yard green space, accompanied by existing and new street trees, to activate the pedestrian 

realm and provide green elements to the area.  With the assistance of The Davey Tree Expert 

Company the Applicant has determined that five of the existing ten street trees along Manor Road 

are in good condition and may be preserved (See Exhibit A, summarizing the existing trees and 

the tree save methods).  Additional significantly sized street trees (4-inch caliper) will be planted 

between the sidewalk and curb to supplement the existing trees and enhance the streetscape.  In 

order to accommodate this desired streetscape, the Applicant requests a waiver to avoid locating a 

public utility easement (“PUE”) across the Manor Road frontage of the Property.  Given that the 

newly developed Chevy Chase Lake project to the west of the Lake parcel does not provide a PUE; 

there is no PUE provided along the frontage of the Chevy Chase Mews project; and there are no 

additional development opportunities on the entire block extending from Connecticut Avenue to 

Jones Mill Road, there is simply no need for the Project to accommodate a PUE.  Instead, the 

Project will provide utility feeds perpendicular to the Manor Road frontage to reduce impacts to 

existing specimen trees.  

The townhomes with frontages along Manor Road are designed with garages at the rear of 

each unit accessed from private alleys to minimize curb cuts.  Given the constraints of the Property, 

many of the townhomes within the interior of the parcels, especially along the perimeter, will 

utilize front-loaded parking.  In order to address Staff’s desire to limit the number of cars that can 

be parked in the front driveways, the Applicant moved the townhouses approximately 10 feet 

closer to the curb.  In order to make up for the loss of some of this parking, the revised Plan’s 

includes additional street parking, where possible.  The townhouses’ location closer to the street 

promotes more of an urban environment for the Project.  

In addition to the parking provided on each individual townhome lot, the Lake Parcel will 

provide an additional 16 surface parking spaces and Preston Place will provide 22 additional 

surface parking spaces.  Additional parking will be available along Manor Lane. 

A. Benefits Provided 

The Project replaces aging housing stock in need of significant repairs and investment with 

a desired townhouse community of comparable density (the Project has 14 more units than the 

existing development).  Perhaps most importantly, the Project will provide MPDUs where none 

currently exist, thus providing assurance of long term affordable housing.  According to the 
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Department of Housing and Community Affairs (“DHCA”), MPDU townhouses are the most 

desirable and in demand form of affordable housing in Montgomery County and the Project’s 

location, in a sought after school district, makes the MPDUs even more attractive.  The Applicant 

has initiated discussions with DHCA in an effort to place interested existing tenants of the Lake 

Parcel and Preston Place on a priority list for the MPDUs.   

The Project also provides environmental benefits of stormwater management facilities 

where none currently exist, stream restoration, the provision of the Coquelin Run trail, and safe 

pedestrian connections to the Purple Line for the benefit of the community.   

B. Vehicle and Pedestrian Circulation  

The Project will provide significant improvements to the pedestrian realm.  The townhomes 

situated along Manor Road are designed to activate the public realm by utilizing rear-loading 

access.  The townhouses are oriented to the street to create an inviting pedestrian frontage and 

frame the street.  The Project also includes streetscape improvements along the Property's frontage, 

including lights, a continuous row of street trees (existing and new) and colorful landscaping along 

Manor Road.  In addition, the townhouses have been situated to provide physical connections 

between Manor Road and the interior of the Property.  All told, the Lake Parcel provides three 

means of access from Manor Road to the interior of the Parcel, while four such connections 

(including the Coquelin Run trail) are provided on the Preston Parcel. 

Currently, there is no access from Manor Road to the Capital Crescent Trail which 

disadvantages the neighborhoods to the north and east of the Property.  The Project addresses this 

by including a Master Plan recommended asphalt shared use path along the eastern edge of Preston 

Place that will provide a desirable connection from Manor Road to the Capital Crescent Trail.  

From this point, pedestrians and bikers can access the Purple Line Station to the east or head west 

toward Silver Spring.  The walking trail will be for the benefit and enjoyment of the entire 

community.   

In addition, the Project will provide a second means of access to the Capital Crescent Trail 

from a trail located in the southeast corner of the Lake Parcel.  Residents of the surrounding 

community can access its connection via the sidewalk network within the Lake Parcel.  This 

connection to the Capital Crescent Trail will be particularly beneficial to the residents of Chevy 

Chase Mews and the residents of Chevy Chase Park.  The construction of both connections to the 

Capital Crescent Trail will be challenging given existing grades, drainage issues and the retaining 

walls proposed as part of the Purple Line and will require significant coordination and planning 

with the Purple Line contractor. 

The proposed vehicular site access points have been located to maximize spacing along 

Manor Road and minimize conflicts between vehicles and those utilizing alternative modes of 

transportation, such as walking and biking.  To this end, on the Lake Parcel, the western vehicular 

access will shift approximately 20 feet to the west and the existing eastern access drive will be 

eliminated.  Vehicular access to Preston Place will be provided at two entry points, and will be 

located proximate to the existing two access drives.  Internal circulation within both the Lake 

Parcel and Preston Place will be provided via private roads and alleys.     



 

6 

 

C. Open Space and Amenities 

Approximately one acre of the existing 1.21 acre forested area encompassing the most 

eastern portion of Preston Place will be preserved, reforested, and established as a forest 

conservation easement area.  In addition, the Project will provide pockets of green space for 

passive recreation in the form of expansive lawns and courtyards for use by future residents.  The 

Lake Parcel features a large tree-lined green space in the center of the development, with additional 

outdoor space on the eastern edge of the parcel.  The Preston Place parcel similarly features a tree-

lined courtyard in the middle of the parcel, and a small pocket of green space on the southwestern 

corner of the parcel.    

 

IV. Sector Plan Compliance  

 

A. Chevy Chase Lake Sector Plan Compliance 

The Property is subject to the recommendations outlined in the 2013 Approved and 

Adopted Chevy Chase Lake Sector Plan (the “Sector Plan”).  The Sector Plan does not include any 

site-specific recommendations for the Property.  However, a general vision of the Sector Plan is to 

“preserve the well-established community character of Chevy Chase Lake by protecting existing 

residential areas, restoring Coquelin Run, and focusing new development and redevelopment in 

the Town Center by defining a standard for compatibility” (page 19), is relevant to the Property.  

The Project preserves the existing residential character of the Property and surrounding area.  It 

replaces aging housing stock in need of significant capital investment with a comparable number 

of new townhouse units, providing sought after ownership opportunities to the community while 

preserving the existing moderately-scaled residential character.   

i. Community Character  

The Sector Plan notes that preservation of established neighborhood character may be 

accomplished with a “transition between taller buildings in the Center and the lower buildings in 

the surrounding neighbors by stepping down building heights, limiting commercial development 

at the edges, and focusing on architectural character.” (page 21).  The Applicant has carefully 

designed the Project to provide the desired transition between the newly developed Chevy Chase 

Lake development and the neighboring detached, single-family homes.  The Project's proposed 40 

foot building heights will provide clean lines and appropriate transitions as recommended in the 

Sector Plan.   

The Applicant's proposed development will blend seamlessly with the charm and 

architectural stylings of existing structures throughout the Plan area.  As noted in the Sector Plan, 

sidewalks in residential streets should be lined with trees and the buildings should integrate 

traditional material elements, such as masonry, into the design of buildings and streetscapes (page 

23).  As previously described, the Applicant will design the Project with contemporary/traditional 

designed brick townhomes in muted and natural colors, to promote and maintain the existing style 

of the community.  The streetscape improvements will utilize paving, attractive lighting, street 

trees, and plantings to accomplish the look and style desired by the Sector Plan.   
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ii. Land Use  

The Sector Plan seeks to focus redevelopment in existing commercial areas and reconfirm 

all residential zoning outside the Center.  (page 21).  The Project is to be constructed in accordance 

with the existing R-30 zoning and thus will not alter the nature or character of the existing 

residential area.  Moreover, given that the Project is providing only 14 more units than what 

currently exist on the Property (i.e. 133 versus 147), there will be no notable impact of the Project 

on the public facilities.   

iii. Access  

The Sector Plan seeks to enhance the pedestrian experience and encourage alternative 

modes of transportation, particularly with the integration of the Purple Line into the community 

by improving pedestrian access and safety with new routes, including upgraded sidewalks and 

paths.  (page 22).  Currently, a safe, dedicated walking path connecting the residential communities 

in the Chevy Chase Lake area to the Capital Crescent Trail and the future Purple Line Station does 

not exist.  The Project proposes two connections to the Purple Line – one via the Coquelin Run 

trail and the other in the southeast corner of the Lake Parcel.  These walking trails connecting 

Manor Road to the Capital Crescent Trail and the Purple Line Station will be open to the entire 

community and provide safe and accessible paths to public modes of transportation.   

iv. Environment  

The Sector Plan states a goal to “preserve and restore environmental features while 

minimizing the impact of future development” to be accomplished by expanding the tree canopy 

and promoting sustainable site and building design to mitigate environmental impacts (page 22).  

The environmental highlights of the Project include: 

• Enhancing the existing tree canopy 

• Stream Restoration 

• Preservation of existing street trees 

• Stormwater management 

 

In response to Staff’s comment to further detail the Project’s compliance with the 

recommendations of the Sector Plan, please see Exhibit B, Sector Plan Environmental 

Recommendations.  The Project represents a very modest increase in dwelling units on a R-30 

zoned site.  Nonetheless it compares very favorably to the surrounding CRT zoned projects in 

terms of addressing the Environmental Recommendations of the Sector Plan (see Exhibit C). 

v. Pedestrian and Bicycle  

The Sector Plan seeks to create a distinct and welcoming experience for pedestrians and 

bicyclists.  (page 41).  Thus, the Sector Plan supports “expanded or enhanced access to the Capital 

Crescent Trail from all newly developed or redeveloped sites” (page 42).  As described in Section 

III.B, the Project will include the construction of a shared use path providing an important 

pedestrian connection from the residential areas to the future Purple Line station and the Capital 

Crescent Trail along the eastern portion of the Property.  This shared use path, as well as the 
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pedestrian connection to the Capital Crescent Trail from the Lake Parcel, will be accessible for the 

entire community.  

B. Chevy Chase Lake Design Guidelines  

The Property is also subject to the 2014 Approved and Adopted Chevy Chase Lake Sector 

Plan Design Guidelines (the “Design Guidelines”).  The Design Guidelines are organized around 

three main principles: 1) create a vital mixed use center; 2) establish a network of paths and open 

spaces; and 3) guide the design of the Purple Line station so that its access can be fully integrated.  

The Project promotes each of these principles as discussed below:  

i. Center     

The Design Guidelines proved that the “Redevelopment in Chevy Chase Lake should result 

in a mixed-use, compact and walkable center.”  The Project supports the recently developed Chevy 

Chase Lake site by providing compatible scaled housing, to offset the more significant heights of 

the Chevy Chase Lake development with the nearby single-family detached residents.  The Project 

will provide a seamless transition between the Project and existing residential areas, as 

contemplated in the Design Guidelines.  The Applicant has also carefully considered how Manor 

Road will interact with the Project.  The proposed townhome units with frontages along Manor 

Road have been oriented in such a way to create an engaging streetscape along a major primary 

road with direct access to Connecticut Avenue and the new mixed-use development at Chevy 

Chase Lake.   

ii. Open Spaces 

The Design Guidelines further note that open space should integrate trails with green 

character and environmental features.  As stated above, the Project will provide significant open 

space within the development itself and will provide needed streetscape improvements, including 

well lit, tree-lined sidewalks along Manor Road to promote safe pedestrian travel for the 

community.  The proposed walking trail, along Coquelin Parkway will provide a nature-oriented 

connection within a protected forest area.   

iii. Purple Line 

The Project’s proposed walking trail along Coquelin Parkway helps to integrate the Purple 

Line into the surrounding neighborhood and make it more accessible.   

In addition to these three principles, an important objective of the Chevy Chase Lake 

Design Guidelines is to maintain a relatively small and walkable scale throughout the 

neighborhood.  The Design Guidelines recommend that new development should “interpret 

traditional architectural forms.”  The Guidelines call for the use of traditional materials such as 

brick, stone and painted trim.  Consistent with these recommendations the townhomes will have a 

contemporary/traditional style and the façade of each residential structure will be outfitted in 

muted brick tones of reds, brown, and whites, with painted window trims in darker tones to provide 

a visually interesting contrast for each unit.  The townhomes will not exceed 40 feet in height, and 

will be built in varying widths and heights to add visual interest, and breakdown the perceived 
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massing of the attached housing structures.  Access to each townhome unit will be at the street 

level to activate the pedestrian realm.   

The integration of additional tree plantings and landscaping into the community will 

provide an additional contrasting green element to the development.  These green elements will 

tie into the community's existing wooded areas, including the approximately one acre forested area 

proposed for protection along the eastern edge of the Property.   

V. Zoning Ordinance Conformance  

 

A. Purposes   

Section 4.4.14 of the Zoning Ordinance states that the intent of the R-30 zone is to “provide 

designated areas of the County for higher density, multi-unit residential uses.” Section 4.4.14.A 

states that the predominant use in the zone is intended to be residential, and that townhouses are a 

permitted building type.   

The Applicant is proposing to utilize the Optional Method Development, as opposed to the 

Standard Method Development.  This development method will allow an increased height 

allowance; increased lot coverage, and a decreased common open space to provide guaranteed 

affordable housing to the community, while providing a Project that preserves the existing 

residential character.  Critically, in terms of density, the proposed 147 townhomes are well below 

the 188 townhomes permitted by the density standards of the standard method of development.  

The de minimis allowance of five additional feet of height will accommodate the proposed 

townhomes without compromising the recommended urban design of the community.   

B. Optional Method Development 

Section 4.4.14.C of the Zoning Ordinance establishes the specific development standards 

applicable to optional method MPDU development in the R-30 Zone.  The Project complies with 

those standards as follows:  
 

1. SITE 

Required/  
Allowed Proposed Unit 

R-30 CALCULATIONS       

USABLE AREA (MIN) 
                        

11,700  
         

479,309.52  SF (11.00 AC) 

BASE DENSITY (MAX) 
                           

14.50  
                    

13.36  DU/AC 

     
R-60 CALCULATIONS       

USABLE AREA (MIN) [2] 
                             

3.00  
           

70,194.94  SF (1.61 AC) 

BASE DENSITY (MAX) [2] 
                             

7.26  0.00 DU/AC 
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COMBINED CALCULATIONS [1]       

USABLE AREA (MIN) 
                      

142,380  
         

549,504.46  SF (12.61 AC) 

BASE DENSITY (MAX) 
                              

171  
                       

147  DUs 

DENSITY (No MPDU Bonus Taken) [1, 2]     

     Total Units 
                              

171  
                       

147  DUs 

     # MPDUs (15% of Proposed) 
                                 

23  
                          

23  MPDUs 

     % MPDUs 15.00% 15.65% MPDUs 

    

OPEN SPACE & COVERAGE 

Required/  
Allowed Proposed Unit 

COMMON OPEN SPACE (MIN) [1, 3] 
                      

133,866  
         

164,911.00  SF (30%) 

     R-30 Zone Area (25% Min) 
                      

119,827     

     R-60 Zone Area (20% Min) 
                        

14,039      

     

COVERAGE (MAX) [1] 
                      

171,871  
         

156,132.00  SF 

     R-30 Zone Area (30% Max) 
                      

143,793     

     R-60 Zone Area (40% Max) 
                        

28,078      

 

R-30 MPDU Optional Method of 
Development Lot, Placement, & Height 
Standards [2] 

Required/  
Allowed Proposed Unit 

2. LOT       

LOT AREA (MIN.) 800 854 SF 

LOT WIDTH AT FRONT BLDG. LINE (MIN.) 14 14 FT 

FRONTAGE ON STREET OR OPEN SPACE N/A Provided  
LOT COVERAGE (MAX) N/A N/A   

3. PLACEMENT (MIN)       

PRINCIPAL BUILDING       

FRONT SETBACK FROM PUBLIC STREET 
                                 

10  
                          

10  FT 

FRONT SETBACK FROM PRIVATE STREET 
                                   

4  
                            

4  FT 

SIDE STREET SETBACK 
                                   

5  
                            

5  FT 
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SIDE OR REAR SETBACK (Internal)  Determined at site plan  0  FT 
SIDE OR REAR SETBACK (Along Purple 

Line ROW)  Determined at site plan  

                          
10  FT 

SIDE OR REAR SETBACK ABUTTING 
PROPERTY NOT INCLUDED IN THE 
APPLICATION (Abutting Side Setback of 
Existing Towns) 

                                   
4  

                          
10  FT 

REAR SETBACK, ALLEY 
                                   

4  
                            

4  FT 

ACCESSORY STRUCTURE       
FRONT SETBACK FROM FRONT BUILDING 

LINE 
                                   

5  
                            

5  FT 

SIDE STREET SETBACK 
                                   

5  
                            

5  FT 
SIDE OR REAR SETBACK (Including 

Porches, Decks, & Steps)  Determined at site plan  0  FT 
SIDE OR REAR SETBACK ABUTTING 

PROPERTY NOT INCLUDED IN THE 
APPLICATION 

                                   
4  

                            
4  FT 

REAR SETBACK, ALLEY [4] 
                                   

4  
                            

4  FT 

4. HEIGHT (MAX)       

PRINCIPAL BUILDING [5] 
                                 
40  

                          
40  FT 

ACCESSORY STRUCTURE 
                                 
25  

                          
25  FT 

    
[1] Under Section 4.4.2.A.2. MPDU Development Across Different Zones:  Optional method MPDU Development may occur 
across different zones under the following limitations: a. The differently zoned areas must be contiguous; b. Uses and 
building types are governed by the zone; c. The site requirements in the optional method tables apply; density and open 
space must be calculated as if each area were developed individually; and d. The allowed number of units and required 
open space may be located without regard to the limits in the underlying zone. 

 

 
 

[2] No units are proposed in the R-60-zoned portion of 
the site.    

 

[3] Common open space means an outdoor area that is intended for recreational use by residents and their visitors. 
Common open space does not include private individual lots.  (1.)   Common open space must be located in a central 
position or central positions in the neighborhood bordered by streets or building lots. It may be public or private. Common 
open space may also be placed in a location taking advantage of an important adjacent natural feature or open space. (2.)   
The minimum width for any required common open space is 50 feet unless the deciding body grants an exception for items 
such as a trail easement, a mid-block crossing, or a linear park, by finding that its purpose meets the intent of Division 6.3. 
(3).   A minimum of 50% of the required common open space must be in one contiguous area or only separated by a 
residential street. Any other areas must be a minimum of 2,000 square feet each and connected by sidewalks, paths, or 
trails. 

 

 

 

 

 

 

 
[4] Excluding decks, which may project up to 9' into any rear setback under Sec. 4.1.7.B.5.a.i.  

[5] Excluding encroachments allowed under Sec. 4.1.7.C,3, including elevator and stairwell overrun and roof structure up to 
25% of roof area. 
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VI. Findings Required for Preliminary Plan Approval  

The purpose of this portion of the Statement is to provide justification that the Preliminary 

Plan satisfies the applicable provisions of Section 50.4.2.D of the Subdivision Regulations, but for 

Section 50.4.3.E.1.f.as discussed below in Section B.  

A. Subdivision Regulation Compliance  

The Preliminary Plan indicates that the size, width, shape, and orientation of the proposed 

lot will be appropriate for the location of the proposed subdivision.  The Property is being 

developed in accordance with the R-30 Zone Optional Method of Development.  As discussed in 

Section V.B. above, the Project meets all of the development standards of the Optional Method of 

Development.  The overall size of the Project at 543,621 square feet well exceeds the 11,700 square 

foot minimum.  The R-30 Zone allows individual townhouse lots with a minimum of 880 square 

feet and a minimum lot width of 14 feet.  The Project lot sizes will be a minimum of 854 square 

feet and 14 feet wide.  While the shape and orientation are not dictated by the Zoning Ordinance 

development standards, the Project’s shape and orientation are appropriate for the surrounding 

area and further the intent of the R-30 Zone which is to foster higher-density, multi-unit residential 

uses.    The Project’s overall shape is established by the existing development and the shape of the 

individual lots within each parcel is influenced by the proposed street pattern.  The Project is 

designed to orient townhouses along Manor Road on both the Lake Parcel and Preston Parcel, to 

create a desired street edge.  This street edge continues the development pattern established by the 

Chevy Chase Lake development to the west, whereby the residential buildings are also oriented 

toward Manor Road.  Within each Parcel, the residential units are oriented toward a series of 

private streets. 

B. Subdivision Waiver 

In the event the Planning Board determines that the light rail Purple Line constitutes a 

“railroad right-of-way,” the Applicant, pursuant to Subdivision Ordinance Section 50.9, requests 

a waiver of Section 50.4.3.E.1.f. requiring that “a residential road paralleling a railroad must be 

located at least 160 feet from the track to provide lots with sufficient depth backing to the railroad 

right-of-way.” 

Road A on the Lake Parcel and Road B on the Preston Parcel are located 93 feet and 89 

feet respectively from the Purple Line right-of-way.  The Applicant notes that along the entire 

Purple Line right-of-way through the County there are a multitude of parallel roads within 160 feet 

of the right-of-way.   The Project includes a sound wall constructed along the southern boundary 

of the Lake and Preston Parcels that will both visually block the Purple Line from the residences 

and mitigate any noise.  Notably, the light rail mode of transportation, unlike a railroad, generates 

considerably less noise.    

The waiver request of 71 feet satisfies the Subdivision waiver criteria as follows:  

1. due to practical difficulty or unusual circumstances of a plan, the application of a specific 

requirement of the Chapter is not needed to ensure the public health, safety, and general 

welfare; 
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The 160-foot setback requirement is intended to address the noise and other impacts from a 

“traditional” railroad.  Because the Purple Line is light rail, there is not the need for the 160-

foot physical separation.  As a result, the waiver may be granted without any adverse impact 

to public health, safety or the general welfare. 

2. the intent of the requirement is still met; and 

The 160 foot setback is intended to ensure that there are no adverse impacts from the railroad 

right-of-way.   Not only does the light rail generate considerably less impacts than a railroad, 

the construction of the sound wall will ensure that there are no adverse impacts.  

      3.   the waiver is: 

a. the minimum necessary to provide relief from the requirements; and 

The waiver request of 71 is the minimum necessary to provide the relief.  There remains a 

distance of at least 89 feet from the private roads to the right-of-way.  Moreover, the fact 

that there are existing roads running parallel to the Purple Line within this 160-foot 

distance throughout the County, is further evidence that the proposed layout is not an issue.  

b. consistent with the purposes and objectives of the General Plan. 

The General Plan calls for increased housing in the down-county areas, proximate to 

existing and planned infrastructure.   As described herein, the Project is consistent with this 

objective as well as the particular objectives of the Sector Plan.   

 

C. Relation to Sector Plan  

The Project substantially conforms to the Sector Plan, which is described in detail in 

Section IV of this Statement.   

D. Adequate Public Facilities  

 

i. Traffic 

The Applicant has submitted a Traffic Exemption Statement prepared by Lenhart Traffic 

Consulting which demonstrates that the minor increase of 14 residential units will generate a de 

minimis number of additional peak hour trips.  The existing residential development use generates 

78 AM peak hour and 125 PM peak hour person trips, while the proposed Project will generate 87 

AM peak hour and 139 PM peak hour person trips.  Because the proposed redevelopment results 

in less than 50 net new peak hour person trips, a traffic study is not required.  The Traffic 

Exemption Statement has already been submitted and reviewed by M-NCPPC’s traffic division.   

ii. Schools 

The Property is served by Rosemary Hills Elementary School (Pre-K through 2nd grade), 

North Chevy Chase Elementary School (3rd grade through 5th grade), Silver Creek Middle School, 

and Bethesda-Chevy Chase High School.  Based on the FY2022 – FY2023 Montgomery County 

Student Generation Rates, the Project’s net increase in housing over the existing housing units (i.e.  
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14 additional townhouse units and the replacement of 66 garden apartment units with townhomes) 

will generate 9 additional elementary school students; 6 additional middle school students; and 8 

additional high school students.  The FY2022 Growth and Infrastructure Policy School Test 

indicates that Rosemary Hills Elementary School, North Chevy Chase Elementary School, Silver 

Creek Middle School, and Bethesda-Chevy Chase High School have adequate capacity to 

accommodate the additional students generated from this development and, therefore, will not 

require Utilization Premium Payments  

iii. Other Services  

The Property is already served by existing water and sewer.  The Property is located within 

water and sewer categories W-1 and S-1.  Water and sewer needs are expected to be met by the 

Washington Suburban Sanitary Commission (“WSSC”) through connections to the existing water 

and sewer lines.   

Electric, gas and telecommunications services will also be available.  Other public facilities 

and services – including police stations, firehouses, and health care facilities – are currently 

adequate and will continue to be sufficient following construction of the Project.  Thus, the public 

facilities will be more than adequate to support and service the area of the proposed subdivision. 

E. Forest Conservation  

The Property is subject to the requirements of Chapter 22A of the Montgomery County 

Code (the “Forest Conservation Law”).  A Natural Resources Inventory/ Forest Stand Delineation 

(“NRI/FSD”) (No. 420221260) was approved for the Property on February 3, 2022.  As previously 

discussed, the Applicant will establish a forest conservation easement over one acre of the 

undeveloped forested area located on the eastern edge of the Property.  The forest conservation 

easement will protect this existing natural habitat.   

F. Sediment Control/Water Quality  

The Project will result in significant improvements to the treatment of stormwater 

management, as there are currently no known stormwater management facilities located on the 

Property.  A combination of micro-bioretention planters and modular wetlands will be employed 

to meet the stormwater management standards. 

The Property is not in a Special Protection Area, so no separate water quality monitoring 

plan is required.  A Sediment and Erosion Control Plan will be submitted to DPS for approval 

prior to commencement of construction.    

 

VII. Findings Required for Site Plan Approval  

The purpose of this portion of the Statement is to provide justification that the Site Plan 

satisfies the applicable provisions of the Zoning Ordinance.  As set forth below, the Site Plan 

satisfies each requirement of Section 7.3.4.E:  
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i. The proposed development satisfies any previous approval that applies to 

the site, including any development plan or schematic development plan in 

effect on October 29, 2014. 

This subsection does not apply.   

ii. The proposed development satisfies applicable use standards, development 

standards, and general requirements in the Zoning Ordinance. 

As discussed in Section V, the Project complies with the standards and general 

requirements of the Zoning Ordinance.   

iii. The proposed development satisfies the applicable requirements of Chapter 

19 Erosion, Sediment Control, and Stormwater Management, and Chapter 

22A Forest Conservation. 

As discussed in Section VI, the Project complies with the applicable requirements of 

Chapter 22A and Chapter 19.   

iv. The proposed development provides safe, well-integrated parking, 

circulation patterns, building massing and, where required, open spaces 

and site amenities.   

The Project will significantly improve pedestrian and vehicular circulation and provide 

substantial public open space and amenities.  The building placement and architecture have been 

designed with the pedestrian in mind.  Furthermore, the walking path providing connection for the 

community to the Purple Line station will greatly improve pedestrian circulation not only around 

the Property, but throughout the Planning area.  As discussed above, the Project's massing is 

appropriate for this transition area, providing a step down in height and a decrease in density from 

the more intensive development to the west.   

As discussed herein, adequate vehicular parking will be provided on-site to accommodate 

the residents of and visitors to the Property.  Vehicular access to parking will be provided off 

Manor Road and has been located to minimize disruption along Manor Road, to bolster the 

pedestrian realm.  In addition to providing sufficient on-site parking for each townhouse, the Lake 

Parcel will provide an additional 16 surface parking spaces and Preston Place will provide an 

additional 22 surface parking spaces.  The proposed parking, vehicular access and circulation will 

be safe, adequate, and efficient.   

v. The proposed development substantially conforms to the recommendations 

of the applicable master plan and any guidelines approved by the Planning 

Board that implement the applicable plan.   

As discussed in detail in Section IV above, the Project substantially conforms with the 

recommendations of the Sector Plan and Design Guidelines.   
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vi. The proposed development will be served by adequate public services and 

facilities, including schools, police, and fire protection, water, sanitary 

sewer, public roads, storm drainage, and other public facilities.   

As discussed in Section VI.C, the Project will be served by adequate public services and 

facilities.   

vii. Proposed development on a property in a Rural Residential or Residential 

zone, is compatible with the character of the residential neighborhood. 

This provision is not applicable.    

 

VIII. Extension of APF Validity Period 

Pursuant to Subdivision Ordinance Section 50-4.3.J.5, the Applicant seeks a nine year adequate 

public facilities validity period as opposed to the standard five year period.  The additional four 

years is requested to accommodate the development of the Preston Parcel.  It is the Applicant’s 

intent to commence the construction of the Lake Parcel first and then commence construction of 

the Preston Parcel once the Lake Parcel is sold out.  Thus the timing for moving forward on the 

Preston Parcel is highly dependent on the market.  Given the current economic uncertainties, 

including a continued increase of interest rates and high mortgage rates, the extended validity 

period will ensure there is sufficient time for the construction and sale of the Lake Parcel.  Certainly 

it is the Applicant’s desire to move to the construction of the Preston Parcel as soon as possible, 

but given that commencement is market driven, it is out of the Applicant’s control.  The extended 

validity period will eliminate the need and inherent uncertainty, of the Applicant having to seek 

the Planning Board’s approval of an extension request. Accordingly, the Applicant anticipates the 

following schedule:  

Years 1-6 – Construction of Lake Parcel 

Years 7-9 – Construction of Preston Parcel.   

Correspondingly, given that the construction of the Preston Parcel will not commence until the 

Lake Parcel is completed and sold out and during this time the Preston Parcel will continue to be 

occupied by the existing residential structures on the Property, the Applicant requests in 

accordance with Subdivision Ordinance Section 50.4.2.G for multi-phased projects a seven year 

plan validity period, such that the record plat for the Preston Parcel will be recorded within seven 

years of the approval of the Preliminary Plan.  The seven year Preliminary Plan validity period 

will ensure that the existing development on the Preston Parcel is not deemed nonconforming and 

in violation of the Subdivision Ordinance, by virtue of the recordation of a plat that will establish 

lot lines through existing structures.  

Granting the requested nine year APF validity period and the seven year Preliminary Plan 

Validity period is not adverse to the public interest.  The extended APF validity period will allow 

for the completion of the Lake Parcel followed by the completion of the Preston Parcel and avoid 

a situation where constructed, but unsold, and thus unoccupied townhouses are occupying the 

Preston Parcel.   This will only create a potential attractive nuisance, which is against the public 

interest and should be avoided.  



 

17 

 

IX. Community Outreach  

The Applicant held the required pre-submission community meeting virtually on February 

8, 2022 via the GoTo Meeting platform.  The Applicant provided notice for the pre-submission 

community meeting in accordance with the requirements set forth in the Development Review 

Procedures Manual and the Zoning Ordinance.  The Applicant also met virtually with North Chevy 

Chase Connections on January 19, 2022 at their regularly scheduled monthly meeting.  In addition, 

the Applicant has met on-site with representatives of Chevy Chase Mews, and held a virtual 

meeting with the residents of Chevy Chase Mews on February 8, 2022 and intends to meet again 

in order to discuss several issues including the landscaping along the shared property lines.  

 

X. Conclusion  

As demonstrated by this Statement, the Application complies with all applicable 

requirements of the Zoning Ordinance that govern Optional Method of Development under the R-

30 Zone.  Furthermore, the Project substantially complies with the recommendations of the Sector 

Plan and associated Design Guidelines.  The Project provides a series of meaningful community 

amenities including one additional MPDU for a total of 23 units; a shared use path along Coquelin 

Parkway that will provide desired access to the Capital Crescent Trail; a second pedestrian 

connection to the Capital Crescent Trail further west through the Lake Parcel; and forest 

conservation and restoration.  For all of these reasons, this attractive, transit oriented, pedestrian 

friendly housing project should be approved.  



 

Exhibit B 

 

 

Sector Plan Environmental Recommendations & Environmental 

Guidelines 
Under the Compatible Growth section of the Plan Vision (page 19), there are three themes outlined: 

Preserve, Enhance, and Create.  The proposed redevelopment is in a section of the Plan area focused on 

the first theme, Preserve, and the project addresses this in several ways: 1) the residential areas are 

preserved by replacing medium-density residential units with similar medium-density units while 

updating outdated apartments with new market rate and affordable units; 2) a tributary of the Coquelin 

Run is  restored through protection of the forest canopy within the buffer, extra non-native species 

removals outside our property, outfall stabilization, stream bank restoration, and implementation of 

environmental site design stormwater facilities that will remove sediments, cool runoff from roadways, 

reducing erosion, and slowing the time of concentration along the stream during storm events; and 3) 

tree canopy coverage is increased through planting numerous new trees that will replicate existing 

canopy coverage within 20 years and far exceed existing coverage in the future. 

More detailed goals are recommended on Page 22 of the plan and the proposed redevelopment 

addresses each point directly: 

• A significant area of existing forest will be protected by a conservation easement along the 

tributary of the Coquelin Run stream valley.  Where the stream valley is not within an easement 

primarily because of the master-planned shared-use path (SP-82), additional erosion control 

plantings, tree canopy, and native shrubs will be planted to maintain the ecological services of 

the buffer. 

• Existing tree canopy is maintained and will be significantly increased over the span of this 

redevelopment’s lifespan. 

• Sustainable site and building design is implemented through locating density near transit, 

current green building codes, and landscape design focused on native and adapted species, 

pervious surfaces, significant planting, and environmental site design stormwater management. 

• The proposed redevelopment provides new connections for the community to access the Purple 

Line and Capital Crescent Trail. 

 

All of these elements combine to maintain the leafy character of the neighborhood with significant tree 

plantings and protection of an existing forest stand with a conservation easement.  To implement the 

desired quality of the natural environment, the following objectives, recommended on page 49, are 

addressed by the proposed redevelopment: 

• As noted, because of the recommended SP-82 shared-use path in the Coquelin Parkway, this 

area of forest is not included in the recommendation for protection, but the proposed 

redevelopment will maintain a significant section of existing forest in a conservation easement.  

Further, the Applicant has proposed to implement the shared-use path by locating it further 

from the stream than planned in the Sector Plan to allow greater distance and protected forest 

to mitigate any impacts.  While there were attempts to move the trail even further west, grade 

changes, walls, and ADA standards would not allow an alternative location. 
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• Stormwater is collected in site design facilities and is treated before discharging from outfalls in 

forested areas.  This will improve water quality by slowing and decreasing run-off, cooling water, 

removing silt and pollutants, and recharging groundwater. 

• Additional non-native invasive species removal is proposed beyond the limits of standard 

conservation easement maintenance along an ephemeral stream leading to the tributary of the 

Coquelin Run. 

• The proposed redevelopment implements the master-planned shared-use path for bicycle users 

and pedestrians but, rather than placing it close to the stream within the right-of-way, the 

Applicant is proposing the trail further from the stream and will provide a public access 

easement to connect users to the Purple Line and Capital Crescent Trail. 

 

Finally, while the specific recommendation for tree cover in Chevy Chase Lake is enumerated for the 

Center area, the proposed redevelopment has been designed to replace the existing on-site tree canopy 

within 20 years and will exceed the existing coverage beyond this timeframe. 

Environmental Guidelines 
The Environmental Guidelines provide for encroachments into stream valley buffers where deemed 

appropriate and certain findings can be made.  Importantly, the Guidelines list “provision of visual 

amenities and areas for recreation and outdoor education activities” as an objective of successful 

environmental management. In support of the desire to create an active, engaging park-like 

atmosphere, we offer the following justifications for the proposed facilities and elements within the 

stream valley buffer. 

Approximately 5,451 square feet of paving is proposed for the 12-foot Sector-Planned shared-use path 

and exercise pads, which will be built with pervious paving.  While three stormwater outfalls were 

previously proposed, these have been consolidated to one outfall in conjunction with a restoration 

project.  Finally, a sewer connection is proposed. 

 

Figure 1: SVB (Red) Encroachments: Shared-Use Path (Blue), Sewer & Outfall (Orange) 
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Figure 2: Excerpt from FCP Showing SVB (red), Impervious Area Within SVB (blue) & Conservation Areas (green) 

The italicized text that follows is from pages 15-17 of the 2021 Environmental Guidelines and each 

section is addressed by a justification. 

1. Recommended Guidelines for Stream Buffers  

a) Streams, natural surface springs, and seeps will be maintained in a natural condition 

so that the existing hydraulic regimen and State water quality standards can be 

maintained.  

The existing stream will remain in a natural condition and forest conservation and afforestation will be 

provided to not only maintain water quality but, in conjunction with new stormwater management 

facilities, improve it.  

b) No buildings, structures, impervious surfaces, or activities requiring clearing or 

grading will be permitted in stream buffers, except for infrastructure uses, bikeways, and 

trails found to be necessary, unavoidable, and minimized by the Planning Department 

and Department of Parks environmental staff working closely with the utility or lead 

agency.  
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No buildings are proposed within the stream buffers. The Sector Plan and Bicycle Master Plan both 

recommend a 12-foot shared use path within the Coquelin Parkway (SP-82) right-of-way, which the 

Applicant proposes on the subject site, rather than within the Parkway right-of-way, to better protect 

the stream and interior forest condition.  The Applicant has also used this area of impervious 

infrastructure for stormwater management facilities to reduce impacts to the buffer.  Additional 

plantings and slope stabilization are also proposed to minimize impacts.  Therefore, construction of the 

trail system and stormwater facilities will not have any adverse impacts on the existing stream valley as 

discussed in more detail below. 

 

 

Figure 3: Excerpt from Chevy Chase Sector Plan, Map 12 Bikeway Classification 

c) Sediment and erosion control facilities are allowed as a temporary use in unforested 

areas of the stream buffer when DPS finds that performance of the overall site sediment 

control system will be measurably improved by placement of a facility at that location. 

At a minimum, grading must be at least 25 feet from the stream bank, outside wetlands 

and their State-defined buffer, and outside forest and associated critical root zone areas.  

Sediment and erosion control measures will temporarily be provided along the LOD of grading to 

remove the existing lawns and install the trail. These measures will be at least 25 feet from stream 

banks, wetlands, and their buffers, and outside of any forest not impacted by the required shared-use 

path grading. A Variance will be requested for any existing specimen tree impacts or removals and on-

site mitigation will be provided.  

d) Stormwater management (SWM) facilities are generally discouraged within stream 

buffers since, as a general rule, location of this permanent use within the buffer does not 

allow maximized accomplishment of all environmental management objectives for the 

stream buffer. However, maximized long-term effectiveness of SWM facilities is also an 

important objective of an overall stream protection strategy, and must be considered 
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together with the buffer objectives in siting decisions. As a general rule, minimized buffer 

intrusions are allowed for construction of suitable SWM facilities or non-erosive storm 

drain outfalls, and unavoidable and consolidated sanitary sewer connections.  

A SWM facility may be allowed within the stream buffer area on a case-by-case basis. 

The following factors will be considered by DPS and M-NCPPC staff in the evaluation of 

which facilities or other Best Management Practices (BMPs) may be appropriate in the 

buffer: 

We recognize and respect the environmental management objectives for steam buffers. We take these 

to include water quality improvement, habitat creation, biodiversity protection, flood-risk reduction, 

erosion and sediment control, carbon sequestration, and tree canopy maximization, none of which 

would be negatively impacted by the proposed stormwater management facilities, as described below.   

(1) Documented and measurable improvement in the effectiveness of the SWM 

control system if placed in the buffer  

Due to the topography and location of the stream adjacent to the site, the low points are naturally along 

the eastern edge of the property. Location of the SWM facilities at these low points will capture and 

filter roadway, rooftop, and trail/sidewalk runoff; decrease water temperature; and provide 

opportunities for edge habitat plant species along the forest that will be created beyond. Where 

proposed, the facilities are within the footprint of the required trail to take advantage of the 

unavoidable disturbance required for the shared use path. The alternative layout of SWM facilities 

would require numerous small and inefficient facilities and not be able to capture the roadway low-

points or rooftops to the west of the buffer.  

 

Figure 4: Shared-Use Path (diagonal hatch) with SWM Facility Shown Under (gray shading) 

(2) Minimization of encroachment into the buffer  

We have removed several previously proposed structures from the buffer and placed our only remaining 

SWM facility under the required shared-use path to reduce impacts and make as efficient use of the site 

as possible, thereby minimizing our encroachment into the buffer.  We have also removed two outfalls 

and consolidated them into one, which will flow into a set of plunge pools and a restored area of the 

stream bank to the north. 
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(3) Avoidance of existing sensitive areas (forest, wetlands and their State-

designated buffers, floodplain, steep slopes, and habitat for rare, threatened, 

and endangered species with their associated protection buffers)  

To the extent possible, sensitive areas are avoided and the required shared-use path is proposed further 

from the interior forest and from the stream than originally envisioned by the Sector Plan or Bicycle 

Master Plan locating it on the subject site rather than within the Coquelin Parkway right-of-way.  While 

approximately 0.99 acres of the existing forest will be conserved, we have revised the design to reduce 

our impacts from 0.20 acres of impacts to approximately 0.13 acres of forest impacted to create the 

required shared-use path with the necessary cross and longitudinal slopes allowing equitable access and 

use under ADA standards.  These impacts are compensated for with approximately 0.13 acres of 

reforestation.  No facilities are proposed within wetlands or their buffers, floodplains, or habitats for 

rare, threatened or endangered species; the proposed SWM facility itself, is not within the boundary of 

the existing forest. 

(4) Extent to which the SWM facility or BMP design is consistent with the 

preferred use of the buffer (for example, preservation of existing forest and 

natural vegetation within part or all of the flood pool; naturally contoured and 

vegetated infiltration areas or filter strips; etc.) 

The area where the SWM facility is proposed within the buffer is currently lawn area in the backyards of 

the existing townhouses.  The proposed facility is a structural filtration system and will store water to 

filter silt and pollutants improving water quality in line with state-mandated Environmental Site Design 

criteria. 

(5) Excessive grading caused by an uphill SWM location; and /or the reduction of 

numerous smaller less efficient structures outside the buffer  

As noted above, the alternative to the proposed SWM layout will result in many more small, inefficient 

facilities further uphill that will not be able to clean downstream road and rooftop run-off. Such 

inefficiencies will reduce our ability to hit our ESD target, which our proposed concept currently meets. 

(6) Existence of severely degraded conditions within the buffer area that could 

not be improved if the SWM facility is outside the buffer area  

Degraded run-off channels will be upgraded and stabilized with the new SWM implementation and 

stream restoration projects. 

(7) Presence of man-made structures (e.g., farm ponds) in the buffer area under 

predevelopment conditions that can be converted to SWM use without excessive 

stream disturbance  

There are no man-made structures that can be converted to SWM facilities. 

(8) Ability to provide full or partial compensation for the loss of buffer function 

from the disturbance and permanent absence of forested areas M-NCPPC and 

DPS Water Resources staff will evaluate SWM alternatives that provide effective 

SWM in a manner closest to the preferred use of the buffer as a stable forested 

area. The two agencies will jointly determine where SWM facilities are 
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appropriate in stream buffers. When a SWM facility is allowed in the buffer, an 

area that is of comparable or greater environmental benefit than that used for 

the SWM facility and not otherwise protected, may be required as a replacement 

buffer. 

We do not anticipate any loss of buffer function because the SWM facilities will provide appropriate 

water quality and are within the footprint of a Sector-Planned trail. The primary stormwater pipe storing 

water that will retain and filter runoff is approximately 5,451 square feet; for compensation, 

approximately 8,374 square feet of forest area north of the SVB but along the ephemeral channel can be 

designated as additional SVB per MNCPPC’s “buffer averaging policy” (this is twice the original proposal 

after shifting utilities and outfalls per discussions with staff). 

 

Figure 5: SVB Averaging Area (Yellow) 

e) Small amounts of clearing and grading for other purposes within the stream buffer 

(such as paving for bikeways) may be recommended for approval by staff on a case-by-

case basis so long as the modification is consistent with a comprehensive approach to 

protecting areas that are critical to preserving or enhancing streams, wetlands, and their 

ecosystems. The applicant shall provide rationale for stream buffer modifications 

addressing at a minimum the factors below. The extent to which the proposal meets all 

the following factors will form the basis for staff recommendations. 

As specifically allowed by the Guidelines, we are proposing construction of the Sector-Planned shared-

use path offering recreational facilities within the buffer to create better engagement with nature, more 

appreciation of environmental features, and improved connectivity between the Purple Line, Capital 

Crescent Trail, and the surrounding community.  
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(1) Reasonable alternatives for avoidance of the buffer are not available.  

The location of the shared-use path is based on the Sector Plan and Bicycle Master Plan 

recommendations where it can connect to the existing trail along the Purple Line and, in the future, be 

extended south of the Purple Line right-of-way.  This location is also preferable based on the ability to 

connect to the overall circulation grid established by projects along Manor Road.  Additionally, the 

Sector Plan location of the shared-use path within the buffer (but closer to the stream within the right-

of-way) anticipated significant impacts and the Applicant’s proposal reduces the impacts by placing the 

path further from the stream where a larger area of buffer can be protected. 

(2) Encroachment into the buffer has been minimized.  

We have minimized the encroachments to the trail and minimal footprints for recreational features, 

infrastructure, and stormwater facilities as discussed in other sections. 

(3) Existing sensitive areas have been avoided (forest, wetlands and their state 

designated buffers, floodplain, steep slopes, and habitat for rare, 

threatened, and endangered species and their associated protection 

buffers).  

As described above, while the trail will be within the buffer, no floodplains, wetlands or their state-

designated buffers, or habitats for rare, threatened or endangered animals will be impacted.  Forest 

impacts are mitigated to the extent possible. 

(4) The proposed use is consistent with the preferred use of the buffer (e.g., 

pervious areas such as tie-outs to existing grades, slope stabilizing BMPs, 

etc.).  

We will maintain pervious surfaces, tree canopy, and slope stabilization to the extent possible given the 

planned infrastructure we are implementing. 

(5) The plan design provides compensation for the loss of buffer function. In 

reviewing buffer compensation proposals, staff will consider such options as 

buffer averaging, enhanced forestation, bioengineering practices, and other 

environmentally beneficial techniques. Buffer averaging provides 

environmentally-comparable on-site area outside the delineated stream 

buffer in exchange for the allowance of encroachment elsewhere in the 

delineated buffer. The concept of enhanced forestation (as described in 

detail in Chapter V, section C) goes beyond the county legal requirements for 

forest conservation to enhance existing riparian forest or to accelerate the 

creation of healthy mature forest in afforestation/reforestation areas. 
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Figure 6: NNI Treatment Area within Coquelin Parkway 

 

Figure 7: Outfall Channel & Streambank Restoration 
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Figure 8: Abandoned Outfall Restoration 

As we noted, we do not anticipate loss of buffer function because of our trail and recreation system. The 

area we are proposing for recreational facilities will be planted with significant tree canopy and 

mitigation will be provided through approximately 9,854 square feet of invasive species management 

outside the property and SVB averaging, as previously described.  We will also be providing stream 

restoration work at the stormwater outfall to improve the stream bank and will be restoring to eroded 

outfalls that will be abandoned. 

f) Only unavoidable road and utility crossings will be permitted in the stream buffer 

when it is clearly demonstrated that no feasible alternatives exist, and every effort is 

made to locate road alignment and/or utilities to create the least disturbance to existing 

vegetation, grade, wetlands, trout spawning areas in Use III watersheds, etc.  

Where feasible, utility easements must be set back a minimum of 50 feet from all stream 

banks or outside wetlands and their State-defined buffers, whichever provides more 

protection. In-stream placement of sediment control devices, stream crossings, and 

channel modifications must be avoided whenever possible.  

Multiple utility, bikeway, and trail rights-of-way within the buffer should be consolidated 

to minimize buffer disturbance. Reduced or overlapping right-of-way and utility 

easements should be used where feasible. 

We are proposing a sewer utility connection, consolidated outfall, and the shared-use path at least 80 

feet from the beginning of the intermittent/perennial stream and top of bank, well outside the 

recommended 50-foot distance. 

The proposed stormwater facility is placed under the required shared-use path consolidating those 

elements to minimize disturbance. 
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We believe we have provided a comprehensive, environmentally sensitive project that will greatly 
enhance ecological services while providing for a healthier, active, and engaged community. We thank 
you for your thoughtful consideration of our proposal and justification and are happy to provide 
additional information if needed. 



 
 

 

 

Exhibit C 
 
 

 

 

Chevy Chase Crossing 

Review of Surrounding Projects’ Environmental Obligations 

 

1. EYA – HOC Building and Townhomes – CRT 2.0, C.25, R2.0 H-100 and CRT 1.5, C.25, 

R1.5, H 50, 388,833 square feet, 200 multi-family units and 62 townhouse units (Site 

Plan Nos. 820150040 and 820150050, Preliminary Plan No. 120150130) 

 
- Address erosive conditions and invasive specifies at three off-site drainage outfalls 

through offsite stream restoration and removal of invasive species 

- Install vegetated green roof covering 33% of roof top (on 200 unit residential 

building) (public benefit point requirement) 

- Meets 25-30% tree canopy 

- Install plantings in 12 inch minimum soil, covering a minimum of 5,000 square feet 

of site area (public benefit point) 

 
 

2. The Crescent at Chevy  Chase – CRT 1.5, C.25, R1.5, H 50, 129,742 square feet, 111 

units (Site Plan No. 820180130, Preliminary Plan No. 120180150) 

- Provide off-site environmental enhancements to three clearings on 8100 Connecticut 

Avenue site where non-native invasive plants have prevented canopy trees and shrubs 

from growing 

- Meet Sector Plan goal of 25-30% canopy cover in core area with 20% on-site and 

over 30% when include street trees   

 
3. Chevy Chase Lake --  CRT 2.0, C1.0, R1.75, H 120 and CRT 2.0, C2.0, R2.0, H 80, 

681,746 square feet, 534 residential units and 107,704 square feet of nonresidential (Site 

Plan 820160190, Preliminary Plan 120020202B) 

 

Project directly impacted resources intended to be protected by the Sector Plan - .41 acres 

of stream valley buffer and off-site storm drain outfall connection into Coquelin Run, 

further justifying environmental mitigation measures 

 

- Perform offsite stream restoration – planting and invasive control work at rate of 2:1 

for impacts to stream valley buffer areas   

- Provide at least three acres of invasive species control and forest enhancement   

- Restore area disturbed or cleared as part of storm drain outfall work   

- Modify underground parking garage footprint to allow at least 5 trees to not be 

planted on top of structure in order to satisfy Sector Plan tree canopy goal of 23-30%. 

- Obtain LEED Certified Rating Certification  

 


