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Aprll 14,2014

Mr. Casey Anderson
Chair, Montgomery County Planning Board
Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

Re: Mandatory Referral for Disposition of the Chevy Chase Lake Apartments

Dear Mr. Anderson:

The Housing Opportunities Commission of Montgomery County ("HOC") is hereby
requesting an administrative mandatory referral review for the disposition of certain portions of
the Chevy Chase Lake Apartments site located at 3601, 3609,3701, and 3709 Chevy Chase Lake
Drive in Chevy Chase Lake (the "Property"). Specifically, HOC requests that this mandatory
referral be conducted in conjunction with the sale of Lots 2-4, Block I of the Chevy Chase
Section 5-C Subdivision ("Lots 2-4") to CC Associates, LLC C'EYA") as contemplated in
Sketch Plan No. 320140034 (the "Sketch Plan Amendment"), Preliminary Plan No. 120150130
(the "Preliminary Plan"), and Site Plan No.820150050 (the "Townhouse Site Plan") currently
under review by the Montgomery County Planning Board (the "Planning Board"). As discussed
in greater detail below, the Sketch Plan Amendment, the Preliminary Plan, and the Tow,nhouse
Site Plan were concurrently filed by HOC and EYA to redevelop Lots 2-4 with up to 62
townhouses to be sold by EYA.

Background

HOC operates as a public housing agency, a housing finance agency, and a housing
developer to provide affordable housing and supportive services to individuals and families in
Montgomery County. HOC has entered into an agreement with EYA to secure development
approvals for the Property and redevelop Lots 2-4 (3601, 3609, and 3701 Chery Chase Lake
Drive). Under the terms of the agreement, EYA will purchase Lots 2-4 from HOC and HOC will
retain 3709 Chevy Chase Lake Drive (cunently known as Lot l, Block l, Chevy Chase Section
5-C, hereinafter "Lot l"), which will be redeveloped with a multi-family building containing
approximately 200 multi-family apartments with underground parking and associated residential
amenities. The redevelopment of Lot I is the subject of Site Plan No. 820150040 (the
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"Multifamily Site Plan"), which was filed together with the Sketch plan Amendment,
Preliminary Plan, and Towrhouse Site Plan.

The Property is subject to the recommendations of the chevy chase Lake Sector plan,
which permits its redevelopment prior to the construction of the Purple Line between Bethesda
and Chevy Chase with the inclusion of certain levels of affordable housing, construction of a
portion ofNew Street B-1, and provision ofa certain amount of public space. under the Sector
Plan, satisfaction of these requirements is achieved by 1) constructing a segment of New Street
B-l between Chevy Chase Lake Drive and the northem boundary oflot I of the property; 2) the
provision of a minimum of 20%o Moderately Priced Dwelling Units (..MpDUs,') or HOC
affordable units at or below 60% of the area median income, in addition to a minimum of 20zo
workforce Housing units ("wFHUs") to be built under a regulation or binding agreement that
limits the sale price or rent changed for a specified control period and ensures that the WFHUs
are affordable to a full range of eligible households (up to 100% of area median income) on Lot
I of the Property; 3) the provision of a minimum of l5% MPDUs on Lots 2-4 of the prooertv:
and 4) the provision ofan approximately lz-acre public space on the Property.

Pursuant to this section of the Sector Plan, HOC and EyA filed Sketch plan No.
320140030 to redevelop the Property with up to 388,833 square feet of residential uses and
associated public benefits. This included redeveloping Lot 1 with a multi-family building to be
owned and operated by Hoc or its affiliate (with 20% MPDUs or Hoc affordable units, as well
as 20% WFHUs), the segment of New Street B-1, and the approximately tA-acre public space,
and redeveloping the remainder of the Property with townhouses (with 15% MpDUs) to be sold
by EYA after Hoc's disposition of Lots 2-4. The Planning Board subsequently approved
Sketch Plan No. 320140030 through the adoption of MCPB Resolution No. 14-68 on September
19,2014.

for Mandatory Referral

HOC and EYA have subsequently filed the Sketch Plan Amendment, preliminary plan,
and Site Plan Applications. The sketch Plan Amendment requests, among other things, to reflect
the exemption of the gross floor area of all MPDUs as a project providing a minimum of 15oz
MPDUs, increasing the building height of the multi-family structure proposed for Lot 1 to
provide MPDUs, and retaining 24,977 square feet of the total permitted density for either future
utilization on the Property or to be averaged with an off-site development proposal, all pursuant
to provisions in the revised Zoning ordinance. The preliminary plan seeks to redevelop the
Property with up to 388,833 square feet of residential uses, reflecting the exemption of 46,000
gross floor area of all MPDUs and retaining 24,977 square feet to make it available for a shift of
density. The Townhouse site Plan proposes to construct 62 townhouses (with 15% MpDUs) on
Lots 2'4. The concurrently filed Multifamily Site Plan requests to construct the HOC multi-
family building on Lot I with 200 dwelling units (with 20% MpDUs or Hoc affordable units, as
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well as 20%o WFHUs)' underground parking, and associated residential amenities, as well as the
segment of New Street B-1 from chevy chase Lake Drive to the northem property boundary,
and tlre approximately Yz-acre public space.

HOC requests that the Planning Board conduct administrative mandatory refenal review
for the sale of Lots 2-4 to EYA concurrently with its review of the Sketch Pian Amendment,
Preliminary Plan and Townhouse Site Plan. This disposition will allow EYA to purchase Lots 2-
4, develop this portion of the Property with 62 townhouses, and sell them as fee iimple homes in
accordance with the agreement between Hoc and EyA. ln tum, Hoc will acquire the
necessary resources to advance its critical mission of providing much needed and high quality
affordable housing in Montgomery county that is proximate to existing and future transit, jous,
commercial services, and public facilities.

Please feel free to contact me ifyou have any questions and we appreciate your attention
to this important matter.

Very truly yours,

HOUSING OPPORTUNITIES COMMISSION
OF MONTGOMERY COUNTY

cc: StephaDle Dictel

+ + L& B ,1465686v5/04624.002 I



























MCPB No. 14-68
Sketch Plan No. 320140030
Chevy Chase Lake
Date of Hearing: July 24,20'14

RESOLUTION

WHEREAS, under section s9-c-1s.42 of the Montgomery county code the
Montgomery county Planning Board ("planning Board" or "Board"i is authorized to
review sketch plan applications; and

WHEREAS, on Aprit 24, 2014, CC Associates LLC (,,Applicant"), fited an
application for approval of a sketch plan for construction of up to igg,bss square feet of
residential development on 5.403 acres of cRT 2.0: c 0.25, R 2.0, H .loo' ano cnr t .s:c 0.25, R 1 .5, H 50' zoned-land, located at on chevy chase Lake Drive approiimately
510 feet east of the intersection with connecticut Avenue, Lots 1 , 2, 3, and i of Block 1
("Subject Property") in the chevy chase Lake sector pran ("sector pran") area; and

-^ ry||FlEAS, Appricant's sketch pran apprication was designated sketch pran No.
320140030, Chevy Chase Lake ("Sketch ptan'; or ,Application);lnd

WHEREAS, following review and analysis of the Application by planning Board
staff ('Staff') and other governmental ageniies, staff isiued a memorandur- to tn"
Planning Board, dated July 11, 2014, setting forth its analysis of and recommenoation
for approval of the Application subject to certiin binding elements and conditions (.Staff
Report"); and

- . WHEREAS, on Jury 24; 2014, the pranning Board herd a pubric hearing on the
Application, and at the hearing the planning Board heard tesiimony anJ ieceiveo
evidence submitted for the record on the Applicition; and

WHEREAS, at the hearing, the planning Board voted to approve the Apprication
subject to certain binding elements and conditions, by the vole as'certified below.

e9 !ll'
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NOW, THEREFORE, BE tT RESOLVED that, the planning Board approves
sketch Plan No. 320140030, chevy chase Lake, for construction of up to Lp to 3gg,g33
square feet of residential de.velopment, on the subject property, subject to the following
binding elements and conditions:1

A. Bindinq Elements. The following site development elements are binding under
Section 59-C-15.43(bX4) of the Montgomery County Zoning Ordinance:

1. Maximum density and height;
2. Approximate location of lots and public dedications;
3. General location of vehicular access points: and
4. Public benefit schedure.

All other elements are illustrative.

B. Conditions. This approval is subject to the following conditions:

1 . Density
The development is rimited to a maximum of 3gg,g33 square feet of total
development. The final amount of residential dwelling units will be determineo at
Preliminary Plan.

2. Heioht
The development is limited to the maximum height of 100 feet for the multi_family
building and 50 feet for the townhouses.

3. Incentive Densitv
The development must be constructed with the pubric benefits risted berow,
unless modifications are made under section 5g-c-1s.43(d). rotar points mrstequal at least 50 and be chosen from at reast three categories 

"i 
'r"qrir"o 

oysection 59-c-15.82(a) The requirements of Divisioi sg-c-ts- 
-ano 

tnelmplementation Guiderines must be furfiiled for each pubric benefit proposed.

a. Transit Proximity;
b. Diversity of Uses and Activities, achieved through affordabre housing;c. Quality of Buirding and Site Design, achieved tlhrough structureo piir<ing andpublic open space; and
d. Protection and Enhancement of the Naturar Environment, achieved througn

vegetated area and vegetated roof.

-fof ,the 
purpose of these binding erements and conditions, the term ..Appricant,, sha erso mean thedeveloper, the owner or any successor(s) in interest to the ierms of this approval.
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4.

Final points will be established at site plan approval.

Moderatelv Priced Dwellinq Units (MpDUs)
a. The Applicant must provide in the multi-family building a minimum of 20%

MPDUs or Hoc affordable units at or below 60% of the area median income
(AMl) and in the townhouses a minimum of 15% MpDUs, as recommended in
the Chevy Chase Lake Sector plan.

b. The development must provide MpDUs in accordance with Chapter 25A.
MPDUs must meet the standards in the MpDU pricing Standards and
Minimum Specifications.

c. Department of Housing and community Affairs (DHCA) requires a full bath on
each bedroom level and a half bath on either the ground floor or living level.

Workforce Housinq
a. Th_e Applicant must provide in the murti-famiry buirding a minimum of 20%

wFHUs for the totar number of units, as recommendeld in the chevy chase
Lake Sector Plan.

b. All units that are considered to be workforce Housing Units (wFHUs) must
gomply with the requirements of Chapter 258 of the Montgomery County
Code.

Public Space
c. The Applicant must coordinate with the Department of parks to finarize the

details of ownership and design of the park.
d. Park ownership must be- agreed uqon by time of preliminary plan approval.e. The exact boundaries of the rand, park ownership, amenities to be incruded

within the Park, and layout oJ these amenities, must be agreed upon by M_
NCPPC, Department of parks Staff and Applicant by time of Site plan.

Environment
The Applicant must coordinate with the Maryrand Department of Natural
Resources and M-NCppc staff to address as ippropriate the guiderines andrecommendations regarding any Rare, Threatened, or Endaniered "di;;identified in the vicinity of the site.

6.

BE lr FURTHER RESoLVED that, having given fuil consideration to therecommendations and findings of its staff as presenled at the hearing and set forth inthe staff Report, which _the 
pranning Board hereby adopts and 

"in"orpor"t"" 
oyreference (except as modified herein), ind upon consideration of the entire'recoro and

all applicable elements of g 59-c-15.43(c), the planning Board finds ttrat as conJitioned
herein the elements of the-sketch pran. are appropriate in concept and approlriate forfurther review at site plan. specifically, the plannin! Board FINDS tne sxet'ch pian:
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1 . meets the objectives, general requirements, and standards of Division s9-c-15;

l. The sketch Plan meets the objectives of section 59-c-15.2 quoted berow;
specifically, the development as approved will:

a. "lmplement the policy recommendations of appticable master and
sector plans."
The Application will provide needed affordable housing proximate
to existing and future transit, enhance community connectivity, ano
create a desirable public open space as recommended in tne
Sector Plan;

b. "Target oppoftunities for redevelopment of single_use areas and
suiace parking lots with a mix of uses "
The Apprication wirr redeverop the 6g garden apartments in murtipre
2-story structures surounded by surface parking, with nilner_
density residential development with stiucturel part<inj to
effectivery maximize residentiar deveropment aoyacent ti tne
pranned purpre Line station, pubric use spaces and residential
amenity space;

the automobile by encouraging
a combination of housing types,
seryices, and public facilities and

The Application will offer diverse housing types targeted to a wide
va_riety of incomes, including MpDUs lnO WfHUs, as well as
effectively maximizing residential densities near existing transit andthe 

. 
adjacent planned purple Line station, retait services.

employment centers, and recreational amenities in order to reduce
automobile reliance;

d. "Allow a mix of uses, densities, and building heights appropnate to
various contexfs fo ensure compatibte retalions-hips iin iahining
neighbors."
The.Application proposes residential structures that step down in
b.uilding 

. 
heights away from Connecticut Avenue along ChevyChase Lake Drive to create an appropriate transition from

commercial areas to established residential neighborhoods;
e."AIIow ?? ?ppropriate balance of empto/ment and housing

oppoftunities."
The Application will offer diverse housing types targeted to a wide
lv.q1ety of incomes, including market_rate units, MpDUs and
WFHUs: and

f . " Standardize optionat method devetopment by estabtishing
minimum requirements for the provision of pubtic benefits that wi-rt

c. "Reduce dependence on
development that integrates
mobility options, commercial
amenities."
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support and accommodate density above the standard method
Iimit."
The Application will provide the required public benefits from a
minimum of three categories to achieve the desired incentive
density above the standard method limit.

ll. The sketch Plan meets the general requirements of section 5g-c-15.6 as
follows:

i. section 15-c-'15.61 - Master pran and Design Guiderines conformance
The Application conforms to the sector pran and Design Guiderines as
outlined in Finding #2 below.

ii.

t.

Section 59-C-15.62 - Bicycle parking Spaces and Commuter Shower/
Change Facility
The Application will provide the minimum required number of bicycle
parking spaces for residents and visitors and commuter
showerichange facirities within each building. Detairs wiil be provided
at the time of Site Plan(s).

Section 59-C-15.63 - Parkino
The_ number of parking spacjs satisfies the minimum and maximum as
outlined in the Section. The final number of parking spaces will be
determined at site Pran(s) based on the number of residentiar dweilinq
units.

Section 59-C-15.7 - Development Standards
The Sketch Plan meets the development standards of Section b9_C_
15.7, as shown in the Data Table below:

Development Standard

Gross Tract Area (sf)
Lot 1: CR2.0, C0.25, R2.0. H100
Lots 2,3 and 4: CR1.5, C0.25, R1.5, H5O

TOTAL

7L,556
153,814
235,370

Density (sf)
Non-residentiol (C)

Lot 1
Lots 2,3 and 4

subtotal

L7 ,889
40.953.5
58,842.5
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Residential (R)

Lot 1
Lots 2, 3 and 4

subtotal

743,712
245,727
388,833

(1.6s FARI

I77,8332
21L.000
388,833

(1.6s FAR)
TOTAI- CR DENSITY 447,675.5

(1.9 FAR)
38&833

(1.6s FAR)
L3.7L Building Height (feet)

Lot 1
Lots 2, 3 and 4

100
qn

up to 100
up to 50

L5.72 Minimum Setback
From adjacent residential
From R.O.W.

25'
0'

25'
0'

ts.73 Minimum Public Use Space (%)
On-site Public Use Space (sq. ft.)

L0
20,570

153

30,900
15.74 Residential Amenity Space (sq. ft.) 3,500 3,5004
15.631 Parking (spaces)

Multi-family
Townhouses
TOTAL5

I40
729
269

200
r29
329

2. furthers the recommendations and objectives of the chevy chase Lake sector
Plan;

The sketch Pran is consistent with, and furthers, the recommendations of the
2013 chevy chase Lake sector pran. The Apprication's residentiar structures
will step down in height from up to 100 feet on Lot t lmutti-fimiry uriiJ.o t"
up to 50 feet on Lots 2,3 and 4 (townhouses) to ailow a transiiion uetlieen
taller buirdings along connecticut Avenue and the lower existing ,"iio'"nti"r
buildings at the end of chevy chase Lake Drive. This transitio"n pr"""r",
the neighborhood character of chevy chase Lake, creates 

"n "ipiofri"t"transition from more intensive deveropment to less intensive oeveioplnent,
and is in proportion with nearby residentiar uses. The Apprication arso
includes an approximately lz-acre new public open space with attractive
amenities that will be designed to parks Department standards, which will be
located between the multi-family building and the single-family townrrouses.
Furthermore, the Apprication proposes th-e redeveropmint of the erofertyin 

"
' lncluding-34.72 | square feet averaged from cRT 1.s-zoned properties, under section 59. c-rs.r22.

lnctuded J"/o-pubttc open- space incentive over the required l0olo public use space.

; +::T:: ]1: Iulrijamjlt units, frnat.unit count and space required to be deiermined at Site plan(s).

. 
rne rnal_number ot parkrng spaces will be determined at Site Plan(s) when the final number ofreiidential units is

determined.
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single sketch plan and includes all required public benefits for incentive
density to be included in the Sector plan's first phase of development
including 1) constructing the portion of the new master-planned street
between Chevy Chase Lake Drive and Manor Road on the property (private
Street "A"), including sidewalks, street trees, and streetscape pavers as
described in the design guidelines, to provide vehicular, pedestrian, and
bicycle access to the future Purpre Line station, adjacent neighborhoods, and
roadways; 2) providing a minimum of 20% MpDUs or Hoc affordable units at
or below 60% of AMl, in addition to wFHUs up to 100% of AMr included in the
multi-family building; 3) incruding a minimum of 15% MpDUs for the single-
family townhouses; and 4) securing lhe lz-acre public open space.

The Application is consistent with the Sector plan's recommendation to
encourage more housing, especiaily affordable dweiling units (sector pran,
page 22) The Apprication promotes the sector ptan 6bjective ot reducinj
auto dependence by integrating a combination of housrng rypes near transit
options, such as WMATA Metrobus service and the future- adjacent purpre
Line station, and near neighborhood retair, businesses, pubric iacirities, and
recreational amenities (sector plan, page 64). The Application's inclusion of
advanced ESD, such as vegetated roofs, micro-bioreiention facirities, sirva
cells, and stormwater management vaults, will enhance chevy chase Lake'i
natural environment, and promote the hearth of stream vaireys, incrudinj
coquelin Run, by controiling runoff and mitigating negative environmenta-i
impacts (sector Plan, page 23). Lasfly, the Appriiation's streetscape
enhancemen'ts, including new sidewalks, streeilights and street trees allows
for increased pedestrian access and connectivityl provides access to shared
roadways and shared use paths recommended in the Sector pran, and
provides a human-scaled streetscape (Sector plan pages, 23 and 43).

Densitv and Buildinq Heiqht
The Sketch Plan densities adhere to the sector plan's recommendations for
density and height. The murti-famiry buirdings wiil be up to 100 feet in height
and the townhouses will be up to 50 feet, which is consistent with the secior
Plan building height recommendations. The structures step down in buirding
heights away from connecticut Avenue arong chevy chase Lake orive t5
create an appropriate transition from commercial areas to established
residential neighborhoods.

Transportation Network
The streets are consistent with sector plan recommendations and the
Applicant must demonstrate conformance with the Design Guidelines for the
Chevy Chase Lake Sector plan at the time of Site plan(si.
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The Applicant will construct the new street, private Street,,A,,, (B-.1) which is
located along the western edge of the Property in a parcel subject to a public
access easement, under the conditions specified in the Sector plan; the
details will be finalized during Preliminary plan review. private street "A" will
be a segment of a new local business district street recommended in the
sector Plan that will enhance connectivity by linking chevy chase Lake Drive
with. Manor Road (P-'14), providing access to the planned Furple Line light rail
station, and serving as a shared roadway for bicycles as recommended in the
sector Plan. Bicycle traffic wiil be accommodat'ed along chevy chase Lake
Drive and Private Street 'A" as shared roadways, as recommended in the
Sector Plan.

Public Use
The public use spaces are consistent with the Sector plan recommendations.
The sector Plan recommends a new Neighborhood Green urban parr., to oe
located on the eastern portion of the property. lt must be at least lr-acre and
designed per Parks Department standards. The Apprication incrudes an
approximately 1/z-acra r'ew public open space with attractive amenities and
designed to Parks Department standards, which will be located between theplanned. multi-family building and the single-family townhouses. since the
Park will be available to the general public, parks' staff b"lieue" tnat it strouiJ
be owned and maintained by the Department of parks who has signifi;;ni
experience with the management of parkrand. During the eretiminJry etan
and site Plan process, the Applicant will finalize the d6tails ot tne ownLrsrrip
and design of the Park with Department of parks.

Environment
The Sector Plan contains several recommendations to preserve and restore
environmental features whire. minimizing the impact oi future devetopmeni
including expanding the existing tree canopy and promoting sustainabie siteand building design to mitigate negative environmental impacts. The
Application illustrates vegetated areas throughout the property and a
vegetated roof on the murti-family buirding along with micro-bioretention
facilities, silva cells, and stormwater management-vaults. The sector plan
arso recommends maximizing tree cover for new development with overall
goals of 25 to 30 percent tree canopy in the Chevy Chase Lake Center area.
New development should arso retain'or improve cinopy cover throughout the
sector Plan area, within street medians, aiong new ani existing striets, and
in surface parking areas

At site Plan(s), the Applicant must demonstrate how each recommendation in
the Sector Plan will be achieved.
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3. achieves compatible intemal and extemal relationships between existing and
proposed nearby buildings, open space, and uses,'

The buildings and open spaces are compatible with existing and proposed
nearby buildings, open spaces and uses. This compatibiiity is achieved
through:
o Building heights, as recommended in the Sector plan, provided

compatibility with nearby buirdings by appropriately stepping down building
height along chevy chase Lake Drive. The Sketch pran depicts that the
building height of the murti-family buirding on the western portion of the
Property will be up to 100 feet, which is tonsistent with the existing and
taller 840'l connecticut Avenue murti-story office buirding, whi6 the
townhouses on the remaining portion of the property wiil tapei down to up
to 50 feet, creating a suitabre rerationship with the multi{amiry and singre-
family residentiar uses on chevy chase Lake Drive further to the east; 

'
r Internally, the murti-famiry buirding and the most western row of

townhouses wirr front- on the approximarery lz-acre pubric open space
recommended bythe Sector plan, creating a defined open space area;r creation of defined streetscapes with sidewark paving, street trees, ano
streetlights; and

' Replacement of . surface parking with structured parking creating a
stronger relationship between buildings, sidewalks, and streets.

4 pyovile9 satisfactory general vehicurar, pedestian, and bicyctist access,
ci rcu lation, p arki ng, and load ing;

The Application enhances circulation, parking, and roading for cars, trud(s,
pedestrians, and bicyclists. Specifically, it provides:
. Multiple points of access to chevy chase Lake Drive: one entrance for the

multi-family building and severar private alleys serving the single-family
attached homes. To faciritate efficient vehicurar access, many of these
alleys will serve two rows of single-family attached homes;

' Increased parking for bicycres and sufficient vehicurar parking, for
residents and visitors:

. Parking for the multi-family building
Application's parking spaces, 600/o of
below grade structure;

. All of the markelrate single-family

consists of the majority of the
the parking will be contained in a

attached units are to have two car
garages;

o Construction of Private Street "A," a segment of a new local road that will
increase connections with the surrounding street network in the future by
Iinking Chevy Chase Lake Drive with Manor Road, providing access to the
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planned Purple Line rail station, and accommodate vehicles, pedestrians,
and bicycles; and

r Enhanced sidewalks and streetscaping along Chevy Chase Lake Drive
and Private Street "A," provide safe access to the future purple Line
station, nearby neighborhoods, as we as cycre tracks and shared use
paths.

5. includes public benefits that suppott the approved incentive density;

The Application includes public benefits that address the general incentive and
density considerations required by section 59-c-1s.83. Tie public benefits:
a. Take into consideration "the recommendations, objectives, and priorities of

the applicabre ma.ster or sector pran" by providing the diversity of housrng,
general sustainability measures, and connectivity improvements;

b. Meet "the cR Zone Incentive Density rmprementation Guiderines ano any
design guidelines adopted for the appricabre master pran area', by providing
the proper calculations and criteria for each public benefit including transitproximity, affordable housing, structured parking, public open space,
vegetated areas, and vegetated roof;

c. Are appropriate for. "the size and configuration of the tract', by improving the
existing configuration of surface parking rots and repracing them with
structured parking to alrow for public use and pubric op"n 

"pi""s crose to
transit;

d. Adequately address "the relationship of the site to adjacent properties,' by
designing the building at an appropriate scale for the surroun'dings with
heights and creating areas of open space that comprements the lxisting
character of the area;

e. consider "the prese.nce or lack of similar public benefits nearby', through the
provision of affordabre housing, environmentar benefits, publii open ipace,
and pedestrian connections, all of which are currenfly needed in this area;
ano

f. Provide "enhancements beyond the elements listed in the individual public
benefit descriptions or.criteria that increase public access to or enjoyment of
the benefit" which wiil be deveroped and assessed during preriminary and
Site Plan reviews.

Public Benefit

59{-15.852: Transit Proximity

Incentive Density Points
Max Allowed Requested
15 15

40 37 .5 37.5
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20 I2.1, r2.L
Public Open Space 20 5 5

59-C-15.855: Protection and Enhancement
of the atural Environment

15 7.5 7 .5
130 82.t a2.t

Transit Proximitv
The site is located adjacent to a proposed purple Line station, which allows the
development to be eligible for Level 2 transit as defined in the Zoning ordinance.
The Planning Board grants the full 15 points for this benefit.
Diversitv of Uses and Activities
Afford-able Housing: The Applicant requests 37.5 points for providing 20% ot rhe
multi-family units as MPDUs or Hoc Affordable units at or below 60% of the area
median income and 15% of the townhouses to be MpDUs. The incentive d;;;itypoints for MPDUs are calcurated as a percentage of the totar number of dwelring'
units (assuming 175 multi-family units and 70 townhouses). The Applicant's iniiiar
estimate of providing 46 MpDUs yields 37.5 points. Final number oi MPDU units to
be determined at site Plan. The planning Board grants the 37.5 points for this
benefit.

Qualitv of Buildinq and Site Desiqn
Structured Parking: The Appricant requests 12.1 points for structured parking for
only the parking that will be below grade. This incentive is granted on 

'a 
stioiig 

-

scale based on the percentage of spaces provided above and below grade. TYhe
initial estimate of 1 29 spaces above grade and 1 9g below-grade yield"s a t;tai ;i 1 6points (3.9 points for above.grade parking and 12.1 points ior below grade parking)
with final parking counts to be determined at site prin(s). The planning Bc;;;J
grants 12.1 points for this benefit.

Public open Space: The Appricant requests 5 points for open space in addition to
the minimum 10% public use space required. points for this incentive are granted
on a sliding scale based on the percentage of the net lot area. The concep"tuit 

-

layout yields 10,300 square feetof additionar open space above the requiied
square feet of public use space for a total of 5 points. The open space will be:
directly accessible to a street; open to the public; designed so thai the loadinl or
parking facilities are screened or faced with active uses, contain seating, tras-h
receptacles, landscaping, and other amenities; be at least 3b feet wideidesigned
so thatxralls of any residential floor area facing the open space have widowJon at
least.60 percent o'f the fagade between three and eight feei; and designed so thai
any dwelling unit facing the open space wiil have access to the open ipace. rne
Planning Board grants 5 points for this benefit.
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Protection and Enhancement of the Natural Environment
Vegetated Area: The Applicant requests 5 points for the installation of plantings in a
minimum of 12 inches of soil, covering at least 5,000 square feet. fhe bR
Guidelines recommends 5 points for development that meets the Zoning ordinance
requirements with areas not part of the required public use space or open space
used for incentive density. Area within stormwater management easements may
not be counted either. The Planning Board grants 5 points for this benefit.

Vegetated Roof: The Applicant requests 7.5 points for providing vegetated roofs
with a soil depth of at least 4 inches and covering at least 33% of the total roof
excluding space for mechanical equipment on the multi-family building. rne Cn
Guidelines recommend 7.S_points for deveropment that meeti the Zoiing
ordinance requirements. The pranning Boaid grants 7.5 points for this 6enefit.

6. Esfab/ishes a feasible and appropriate provisional phasing ptan for all structures,
uses, ights-of-way, sidewalks, dedications, pubtic benefits, and future
preliminary and site plan apptications.

As described earlier, the deveropment may be buirt in two (2) phases. phase 
I

will comprise CC Associates, LLC's redevelopment of Lots2,'3 and 4, with
approximately 70 townhouses, along with the lz-acre public open space area ano
Private street "A" required by the sector plan as described above. phase ll witl
encompass Hoc's murti-family buirding (approximatery 175 units) for Lot 1.
Phases may be sequenced in any order or combined,-phase boundaries may be
adjusted, and.the density of phases shifted at the time of preliminary ptan oistte
Plan approval.

The table below shows the public benefits granted by the planning Board for
each phase of development:

Points
Recommended Phase 1-l-ots 2-4 phase 2-Lots 1

Transit 15

Affordable Housing 37.5 ro.7 26.8
of Buildins and Site

Structured Parking f2.I

Protection and Enhancement of the Natural Environment
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Vegetated Roof 7.5 0 7.5
TOTAL 82.7 2s 57.7

The required site improvements, circulation facilities, and a proportional amounr
of public benefits will be provided at each phase. A full development program to
establish phasing of the elements required by this Application will be dev6loped
and analyzed during subsequent Site plan review.

BE lr FURTHER RESOLVED that at the time of site plan, the planning Board
may approve changes to this Sketch plan under certain circumstances. lf thiApplicant
proposes to change a condition of approval or binding element, or agrees to a change
proposed by another party, the proposed change muit satisfy the re-quirements for
approval of a sketch plan and site plan, including section 59-c-15, section 59-D-3.4,
and the sector Plan. lf staff proposes to change a condition of approval or binding
element, however, the Board may approve the change if necessary to ensure
conformance with section 5g-c-1s, section 5g-D-3.4, or the sector plan. In other
words-, for the Board to approve an Applicant-proposed change of a bindinj ebment it
must find consistency with applicable standards; for the Boarl to approve 5 moJification
to a staff-proposed binding element that the Applicant has not agreed to, the Board
must find that the proposed change is necessary to meet the sitipran 

"pprou"lstandards, including conformance with zoning and sector plan requirements.

. Alternatively, based on detailed review of a site plan, the Board may find that any
element of the approved sketch plan, including a binding element, does not meet the
requirements of the zone, Sector plan, or other findings necessary to approve a site
plan, and deny the site plan application.

The Board's review of sketch prans is governed by section 59-c-1s.43, which
provides that "in approving a sketch plan" the Board must find that certain elements oftle plql are "appropriate in concept and appropriate for further detailed review at site
plan." Because the Board's. approval of a sketch plan is in concept only and subject to
further detailed review at site. plan, it necessarily iollows that the Board may find, baseo
on detailed review of a site plan, that any element of a sketch plan does not meet the
requirements of the zone, master plan, or other requirements for site plan approval. The
Board does not have the authority at the time of sketch plan to predetermine that any
element of the sketch Plan will satisfy all applicable requirements for site plan approval.
As a practical matter it would be unwise for it to do so, due to the limited detail
contained in a sketch plan and the sketch plan's unlimited validity period. lf the Board
were unable to require changes to binding elements at the time of site plan to ensure
compliance with all code and master plan requirements, the Board mig'ht have decided
to approve fewer elements of this Sketch plan as bindinq.
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Although the Board does not have the authority to provide complete certainty
about the conditions of approval or binding elements of a sketch plan, this does not
mean that the Board should or will require changes to an approved sketch plan without
good reason. To do so would be inefficient and unfair to Applicants and community
members whose expectations about the future shape of development will be formed by
what the Board approves in a sketch plan; and

BE lT FURTHER RESOLVED, that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lT FURTHER RESOLVED that all elements of the plans for Sketch Plan No.
320140030 Chevy Chase Lake, stamped received by M-NCPPC on June 10,2014 are
required except as modified herein; and

BE lT FURTHER RESOLVED that this Resolution constitutes the written opinion
of the Board in this matter, and the date of this Resolution is 1EP '*9 ff4lwhich is the
date that this Resolution is mailed to all parties of record); and

BE lT FURTHER RESOLVED that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Presley, seconded by Vice Chair
Wells-Harley, with Chair Anderson, Vice Chair Wells-Harley, and Commissioner Presley
voting in favor, and Commissioner Dreyfuss absent at its regular meeting held on
Thursday, September 4, 2014, in Silver Spring, Maryland.

Casey Ande6gLrTChair
Montgomery County Planning Board









Eco-Science
Professionals, Inc.
  Consulting Ecologists 

P.O. Box 5006 Glen Arm, Maryland 21057                       Telephone (410) 832-2480     Fax (410) 832-2488

May 26, 2015

Mr. Jason Sereno
Director of Engineering
EYA
4800 Hampden Lane, Suite 300 l
Bethesda, Maryland 20814

RE: Chevy Chase Lake Drive
     Yellow-crowned night heron survey

Dear Mr. Sereno,

As per your request, Eco-Science Professionals, Inc. has performed a bird survey of the 
stream valley of Coquelin Run where it occurs along the southern edge of Chevy Chase Lake
Drive in the Chevy Chase section of Montgomery County, Maryland.  The purpose of our field
review was to determine the presence/absence of yellow-crowned night herons within the study
area.   It is our understanding that Maryland Department of Natural Resources has identified a
potential yellow-crowned night heron nesting colony in this area.  According to their report, two
nesting pairs were reported in 2008.  A map showing the Sensitive Species Review Area for this
record was provided in the MD DNR Guidance documents.  It is unclear whether more recent
observations of the night herons have been made in this area.

Yellow-crowned night heron is fairly common in southeastern United States with its
range extending into Maryland.  Because Maryland is at the northern edge of the species range, it
is considered to be a species of concern with a State Heritage ranking of S2B - State Rare,
breeding.  Species with this ranking typically have limited populations that make them vulnerable
to becoming extirpated in the State.   Yellow-crowned night herons are known to nest
consistently in several locations in Baltimore County/City’s Jones Falls watershed.  

Yellow-crowned night herons are typically colony nesters, building stick nests on the
ground or on low lateral branches in trees, often overhanging a stream.  The nesting period of the
night heron is typically March to June, though the Field List of the Birds of Maryland (Iliff,
Ringler, Staz 1996) reports egg dates from April 21-July 18.    This source also indicates
occurrence dates in Maryland ranging from March 13-November 30.  The DNR guidance letter
indicates the breeding season occurs from March 15-August 15.



These birds feed heavily on crustaceans including crabs and crayfish but also supplement
their diet with fish, frogs, insects and snakes.  

The study area of our investigation included the stream valley of Coquelin Run along the
southern edge of the Chevy Chase Lake Drive right of way from Connecticut Avenue to the
terminus of Chevy Chase Lake Drive.  The stream valley is fairly narrow, running between
Chevy Chase Lake Drive and residential properties along Cardiff and Kerry Roads to the south.   
Study area encompassed roughly 10 acres with a width ranging from 200-400 feet.  The study
area includes the stream channel, floodplain and adjacent wetland and upland forest resources.

Field surveys occurred on July 11, 2014, April 22, 2015, May 8, 2015 and May 20, 2015.  
Each survey consisted of a detailed visual investigation with a focus on locating yellow-crowned
night herons or evidence of nesting.  During the field reviews the following general site
information and additional observations were made:

 The forest community along the stream valley is diverse, as is typical of urban forest
communities, and includes red maple, tulip poplar, sycamore, white oak, American beech,
slippery elm, black walnut, Norway maple, and box elder.   Tulip poplar is the primary canopy
species and box elder is very common within the understory.  Shrub species of note include
spicebush, bush honeysuckle, Japanese barberry and blackhaw.   Japanese knotweed is also
common along the streambanks.

Vine growth in the stand is notable with English ivy, Oriental bittersweet, kudzu, poison
ivy and grape being common throughout. Kudzu is most common in an large canopy break near
the middle of the study area. vine cover extends into the canopy in many places. 

The stream channel is fairly incised with notable bank erosion.  There are points along the
channel at which bedrock is exposed and other areas contain open soils banks. Steep banks occur
along the southern stream bank with residential development being present on the top of these
slopes.  A notable water fall is located within the study area.  The waterfall flows over exposed
bedrock into a large pool.  Sediment deposition within the stream channel and adjacent
floodplain areas were notable.  Trash accumulation, primarily bottles and other plastics, was
observed along the highwater mark of recent floodflows.

 An underground sewer line runs along the stream throughout most of the study area.  In
some places an odor of sewage was evident though no discharges were observed.

Aquatic life within the stream was not physically sampled but was observed in several
locations.  Schools of minnows were noted throughout the channel but there was no evidence of
frogs or crayfish in the stream.  Deer and raccoon tracks were noted along the sediment bars in
the channel.

The field reviews did include the observation of 37 bird species but did not reveal any
evidence of active use of the site by adult or young yellow crowned night herons. There was also



no observations made of stick nests on the ground or low in trees that would suggest recent
nesting attempts by yellow-crowned night herons. A complete listing of species observed for
each survey is attached.

The study area is identified as the Chevy Chase Lake Drive “Hot spot” on Ebird
(www.Ebird.com), a website that records birding survey results.  Fourteen checklists were
prepared for this location between 2008 and 2012. Of these checklists, only one reported yellow-
crowned night herons.   This report was filed for May 31, 2008 by Dan Haas.  The E-bird
checklists identified six species that were not found during our field review, bringing the total
number of species identified for this hot spot to 43. 

Of the 43 species of birds that have been reported for the area in Ebird checklists, six
species are considered to be forest interior breeding birds.  These include barred owl, red-eyed
vireo, Acadian flycatcher, pileated woodpecker, hairy woodpecker and wood thrush.  During our
field surveys, the wood thrush and Acadian flycatcher were seen/heard in several locations along
the stream valley, suggesting more than one individual was using the area.  A possible nesting
site for the barred owl was located in a snag near the eastern end of the study area.  The pileated
and hairy woodpecker sightings were primarily within the eastern edge of the study area also. 
The red eyed vireo was heard on the site but not in a consistent manner.

The presence of these forest interior breeding birds would suggest that interior habitat is
present in the area.  The forest within the study area would not typically be considered viable
interior habitat due to the linear nature of the stand and extensive edge effect that results from the
narrow configuration.   Review of aerial photos of the area suggest that interior habitat may be
present to the northeast along the Rock Creek watershed. There is a forested riparian connection
between this habitat block and the study area.  DNR does require protection of interior nesting
habitat, but it is unlikely that the forest within the study area is being used for interior nesting
given the extensive edge effect.  The use of the forest within the study area by interior nesting
species may be limited to pre/post nesting foraging. 

While our findings do not indicate that the site is currently being utilized as a nesting site
by the yellow-crowned night herons, further coordination with MD DNR and or Montgomery
County may be required to resolve any issues related to the protection guidelines established for
the species.  

Thank you for allowing Eco-Science Professionals, Inc. the opportunity to assist you in
this matter. Please do not hesitate to contact me if you have any questions about the findings. 

Sincerely yours,

John Canoles

Enc.



Bird Species List
Chevy Chase LakeDrive

July 11, 2014      Time of Survey 12:30 - 3:00 pm
Weather: Sunny temperature upper 80's

Hairy woodpecker *
Downy woodpecker
Red bellied woodpecker
Yellow shafted flicker - several birds observed
Pileated woodpecker *
Carolina chickadee - adult and young
Tufted Titmouse - adult and young
White-breasted nuthatch
Catbird
Cardinal - adult and young
Carolina wren
House finch - small flock
House sparrow - numerous along forest edge
Red eyed vireo *
Wood Thrush * - heard in several locations
Acadian flycatcher * - seen in one location, heard in several
Robin - adult and young
Grackle
Am. Crow
Mallard - female with 12 young
Wood duck - female with 3 young
Barred owl *

* Forest Interior Breeding Bird



Bird Species List
Chevy Chase Lake Drive

April 22, 2015      Time of Survey 12:30 - 3:00 pm
Weather: Sunny temperature upper 60's

Mallard - pair
Turkey vulture - fly over
Mourning dove
Barred owl * - possible nesting cavity located
Downy woodpecker
Red bellied woodpecker
Yellow shafted flicker 
Pileated woodpecker *
Chimney swift - flyover
Carolina chickadee 
Carolina wren - several calling birds seen and heard across site
Ruby crowned kinglet - pair
Blue-gray gnatcatcher - numerous birds seen
Yellow rumped warbler
Cardinal - numerous male and female observed
Song sparrow
White throated sparrow - heard calling 
Cowbird - male calling
House sparrow - numerous along forest edge
Robin - numerous birds seen throughout site
American crow - numerous crows seen on and flying through the site

* Forest Interior Breeding Bird



Bird Species List
Chevy Chase Lake Drive

May 8, 2015      Time of Survey 12:30 - 3:00 pm
Weather: Sunny temperature upper 80's

Turkey vulture - fly over
Barred owl * - near southern edge of forest
Chimney swift 
Red-bellied woodpecker - multiple birds seen and heard
Downy woodpecker 
Acadian flycatcher * - in stream valley at eastern end of site
Eastern phoebe 
Blue jay
American crow - mostly fly overs
Carolina chickadee 
Tufted titmouse 
House wren 
Carolina wren - several heard throughout site
Blue-gray gnatcatcher  
American robin - numerous
Eastern towhee - one bird heard
Song sparrow 
Northern cardinal - throughout site
Common grackle - several noted
Brown-headed cowbird - in trees along forest edge
House finch - along forest edge
American goldfinch
House sparrow - in lawn along forest edge

* Forest Interior Breeding Bird



Bird Species List
Chevy Chase Lake Drive

May 20, 2015      Time of Survey 12:30 - 2:00 pm
Weather: Sunny temperature mid 80's

Mallard - pair in stream
Turkey vulture  - fly over
Chimney swift  - fly over
Red-bellied woodpecker 
Downy woodpecker 
Acadian flycatcher * - two heard on site not in same location as previous visit
Eastern phoebe 
Red-eyed vireo * - one heard on site
American crow 
Carolina chickadee 
Tufted titmouse 
Carolina wren  - seen throughout the site
Wood thrush * - one heard, may have been outside of study area
American robin
Common yellowthroat 
Song sparrow 
Northern cardinal  - throughout site
Common grackle 
House finch - along forest edge
House sparrow - along forest edge

* Forest Interior Breeding Bird



Chevy Chase Lake Drive

Bird Survey Location Area
(Source MD Merlin)
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