Introduced by: Councilmember Male
CITY OF TAKOMA PARK, MARYLAND
Resolution No. 2017-32
Resolution Providing Comment on the Subdivision of Ethan Allen 1 Jackson Avenue
(Parcel 952)

WHEREAS, the owner of the property located at the north east quadrant of the intersection
of Ethan Allen and Jackson Avenues (Plan #I20 170120) has submitted an
application to the Montgomery County Planning Board for the subdivision of
an existing parcel for the purpose of creating two new residential lots; and
WHEREAS, an illustrative site plan detailing the placement of two single family homes,
with frontage on Jackson Avenue, has been simultaneously submitted by the
property owner for purposes of development; and
WHEREAS, the Takoma Park City Council plays an important role in the review of
development applications by considering the intent and application of zoning
and subdivision provisions and formally commenting on the impacts on the
environment, the built environment and the community; and
WHEREAS, the Takoma Park City Council supports residential development of the subject
property; and
WHEREAS, Montgomery County development review staff have stated that the proposed
subdivision plan and the site plan for the Ethan Allen / Jackson Avenue
Property (Parcel 952) conform to technical requirements put forth in the
Takoma Park Master Plan (2000) and the Montgomery County Zoning Code;
and
1
WHEREAS, approval of the placement of the proposed structures illustrated by the site plan
falls under the purview of the Montgomery County Permitting Services (MCP),
and is not under consideration with this sub-division application; and
WHEREAS, the proposal illustrated in the site plan is not compatible with the surrounding
built environment in terms of the placement of the Ethan Allen Avenue fagade
of the proposed comer home at a location markedly closer to the pavement of
Ethan Allen Avenue than the visible line of the five homes to the east of the
property along Ethan Allen Avenue; and
WHEREAS, the subject property is located along Ethan Allen Avenue, a Maryland State
Highway, which serves as a gateway to the historic heart of the City of Takoma
Park, and is visible to thousands of roadway users passing on a daily basis; and

WHEREAS, the City Council believes that the placement of the comer house closer to the
Right-of-way of Ethan Allen Avenue than the line of houses to the east of it
would be visually jarring for those traveling on Ethan Allen Avenue; and
WHEREAS, the City Council understands that the applicable minimum standard lot width is
60 feet and that, in this case, lot width also affects the placement of the
proposed comer house by not allowing Lot 2 on Jackson Avenue to be
narrower; and
WHEREAS, many single-family lots in Takoma Park have lot widths between 50 and 60
feet, including the lots immediately adjacent to the subject property on
Ethan Allen Avenue and Jackson Avenue, and the resulting density of
development is a characteristic of Takoma Park; and
WHEREAS, neighborhood residents have expressed strong opposition to the proposed
placement of the house to be constructed on the corner lot, citing their concerns
for its lack of visual consistency with other residential structures sited along
Ethan Allen Avenue; and
WHEREAS, the City Council believes that a creative approach to the subdivision and site
plan applications by the developer and/or the Planning Board can result in the
development of two single family homes on the subject property in locations
that maintain the visible building lines along Ethan Allen and Jackson Avenues
and are appropriate for the built environment in this prominent location.
NOW, THEREFORE BE IT RESOLVED that the City Council of the City of Takoma Park,
opposes the project as proposed because of the placement of one proposed structure close to
Ethan Allen Avenue in the illustrative site plan; and
BE IT FURTHER RESOLVED that the City Council requests the developer and the
Montgomery County Planning Board work together to modify the proposed subdivision and
site plan applications to place the corner house more in line with properties to the east of the
subject property so as to better conform to the built environment in this highly visible location
along Ethan Allen Avenue.
Adopted this 3'* day of May, 20 17.
Attest:
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Hisel-McCoy, Elza
From:
Sent:
To:
Subject:

Roger MacBride Allen <roger@rmallen.net>
Tuesday, September 26, 2017 2:08 PM
Braunstein, Neil
Plan number 120170120

Dear Neil Braunstein,
I am writing in inquiry as to the status of Plan 120170120. It is an application to split one lot into two so as to build two
houses on the property in question. If you are not the correct person to contact, please forward this email message to
the correct person and advise me of the correct address.
I would like to know the planning status for the property, and also what opportunities there are for meeting or hearings
on the matter. Several neighbors besides myself would be interested.
The property, on the corner of Ethan Allen Avenue and Jackson Avenue in Takoma Park, is directly across the street from
my house.
The Takoma Park City Council voted against approving the application to subdivide the lot, mainly due to set‐back issues.
Discussion of this particular matter caused the city to look at lots of other oddball property lines and setbacks in the city,
many of which could produce similar problems. I believe the city is trying to establish a policy to handle future similar
issues.
The lot has a complicated history which resulted in the front of the lot being extended toward Ethan Allen by absorbing
a strip of public land.
As I understand it, this extension, granted years ago for unrelated reasons, had the unintended consequence of
providing just enough additional land to the lot so that it could, perhaps, just about squeak past the set‐back rules as
regards Ethan Allen Avenue. However, the intent of the rule is to match the set‐back of neighboring houses, which the
proposed plan clearly would not do. In short, it is just about possible to interpret (or, perhaps, bend) the rules to allow
the proposed lot division into two build‐able lots, but only by ignoring the clear intent of the rules.
Even so, the proposed houses on the resulting lots would be a very tight fit, and problematic. For example, in order to
make the plan work, the two houses proposed houses need to be exactly at the minimum legal distance between two
structures. Get a measurement wrong by more that a few inches, and the houses are too close together. There are
similar issues regarding other dimensions on the proposed development.
I am firmly of the opinion putting two houses on that piece of property would, among other issues, produce a dangerous
traffic situation. It would produce two active driveways on Jackson, close to each other and very close to the intersection
with Ethan Allen. Jackson runs downhill very steeply at the point, making visibility around that tight intersection tricky.
Existing signage and utility poles also obstruct the view. The proposed houses would themselves further block visibility.
It would be all but certain that eastbound cars turning north from Ethan Allen onto Jackson would, sooner or later,
collide with cars entering or leaving those driveways. Since this collisions are predictable, I don't think it's quite accurate
to call them "accidents."
I thank you for your kind attention to this query.
Sincerely,
Roger Allen
401 Ethan Allen Avenue
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Takoma Park Maryland 20912
roger@rmallen.net
(301) 920‐2369
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