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CURRENT ZONING: R-30
PROPOSED ZONING: R-30
APPROVED NRI NO: 420221260
WATERSHED: COQUELIN RUN TO LOWER ROCK CREEK
WATER SERVICE CATEGORY: W-1
SEWER SERVICE CATEGORY: S-1
SOIL DESIGNATION: 2UC AND 1B
FLOODPLAIN ZONE: 'X'
FIRM COMMUNITY PANEL NO.:    [24031C04 55D], FOR MONTGOMERY COUNTY,
MARYLAND, DATED SEPTEMBER 29, 2006.

GENERAL NOTES

1. THE HORIZONTAL DATUM IS MARYLAND STATE GRID NORTH (NAD83) AND THE VERTICAL
DATUM IS NVGD29.

2. THERE ARE NO WETLANDS, OR 100 YEAR FLOOD PLAINS LOCATED ON THE SUBJECT
PROPERTY. HOWEVER, COQUELIN RUN OCCURS TO THE EAST OF THE SITE WITH A
STREAM BUFFER THAT EXTENDS ONTO THE SUBJECT SITE. COQUELIN RUN IS A
SOUTH-FLOWING, PARTIALLY INTERMITTENT, AND PARTIALLY PERENNIAL STREAM. THE
WESTERN STREAM LIMITS WERE FLAGGED AND SURVEY-LOCATED AS SHOWN ON THE
PLAN. THE EASTERN SIDE OF THE STREAM WAS NOT DELINEATED AND THE STREAM
BUFFER THAT EXTENDS TO THE EAST IS NOT SHOWN ON THE NRI/FSD PLAN. THE
EPHEMERAL CHANNEL TO THE NORTH OF THE INTERMITTENT/PERENNIAL STREAM
CONVEYS STORMFLOW FROM TWO CULVERTS. THE EPHEMERAL SECTION OF CHANNEL IS
NOT REGULATED BY MDE OR M-NCPPC

3. THERE ARE 1.21 ACRES OF FORESTED AREAS LOCATED ON THE NORTHEASTERN END OF
THE SUBJECT PROPERTY AS DEFINED BY MONTGOMERY COUNTY FOREST LEGISLATION.

4. IN A LETTER DATED MARCH 23, 2021, THE MARYLAND DEPARTMENT OF NATURAL
RESOURCES HAS DETERMINED THAT THERE ARE NO RARE, THREATENED, OR
ENDANGERED PLANTS, ANIMALS, OR CRITICAL HABITATS ON THIS PROPERTY.

5. THE SUBJECT PROPERTY IS NOT IDENTIFIED IN THE MONTGOMERY COUNTY HISTORIC
PRESERVATION ON-LINE MAPPER (HTTP://WWW.MONTGOMERYPLANNING.ORG
/GIS/INTERACTIVE/HISTORIC.SHTM), ACCESSED ON NOVEMBER 11, 2021.

6. BUILDING HEIGHT IS MEASURED FROM THE AVERAGE GRADE TO THE HIGHEST POINT OF
THE FLAT ROOF SURFACE AND WILL BE FINALIZED WITH PERMITS.

7. THIS SITE IS SUBJECT TO APPROVED NRI #420221260 DATED 02/03/22.

8. AN ON-SITE PRE-CONSTRUCTION MEETING IS REQUIRED TO BE SET UP WITH THE
DEPARTMENT OF PERMITTING SERVICES (DPS), ZONING & SITE PLAN ENFORCEMENT
DIVISION BEFORE ANY BUILDING CONSTRUCTION ACTIVITY OCCURS ON-SITE.  THE
OWNER OR HIS DESIGNEE WHO HAS SIGNATURE AUTHORITY, AND GENERAL
CONTRACTOR MUST ATTEND THE PRE-CONSTRUCTION MEETING WITH THE DPS SITE
PLAN ENFORCEMENT INSPECTOR.  A COPY OF THE CERTIFIED SITE PLAN IS REQUIRED TO
BE ON-SITE AT ALL TIMES. TO SCHEDULE A SITE PLAN INSPECTION WITH DPS, ZONING &
SITE PLAN ENFORCEMENT DIVISION, PLEASE CONTACT BRIAN KEELER, SUPERVISOR AT
240-581-4485.
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REFERENCE NOTES

TAX ACCOUNT REFERENCE: 07-00419647
07-00419738
07-00419740
07-00419751
07-00419762   

CURRENT ZONING: R-30
PROPOSED ZONING: R-30
APPROVED NRI NO: 420221260
WATERSHED: COQUELIN RUN TO LOWER ROCK CREEK
WATER SERVICE CATEGORY: W-1
SEWER SERVICE CATEGORY: S-1
SOIL DESIGNATION: 2UC AND 1B
FLOODPLAIN ZONE: 'X'
FIRM COMMUNITY PANEL NO.:    [24031C04 55D], FOR MONTGOMERY COUNTY,
MARYLAND, DATED SEPTEMBER 29, 2006.

GENERAL NOTES

1. THE HORIZONTAL DATUM IS MARYLAND STATE GRID NORTH (NAD83) AND THE VERTICAL
DATUM IS NVGD29.

2. THERE ARE NO WETLANDS, OR 100 YEAR FLOOD PLAINS LOCATED ON THE SUBJECT
PROPERTY. HOWEVER, COQUELIN RUN OCCURS TO THE EAST OF THE SITE WITH A
STREAM BUFFER THAT EXTENDS ONTO THE SUBJECT SITE. COQUELIN RUN IS A
SOUTH-FLOWING, PARTIALLY INTERMITTENT, AND PARTIALLY PERENNIAL STREAM. THE
WESTERN STREAM LIMITS WERE FLAGGED AND SURVEY-LOCATED AS SHOWN ON THE
PLAN. THE EASTERN SIDE OF THE STREAM WAS NOT DELINEATED AND THE STREAM
BUFFER THAT EXTENDS TO THE EAST IS NOT SHOWN ON THE NRI/FSD PLAN. THE
EPHEMERAL CHANNEL TO THE NORTH OF THE INTERMITTENT/PERENNIAL STREAM
CONVEYS STORMFLOW FROM TWO CULVERTS. THE EPHEMERAL SECTION OF CHANNEL IS
NOT REGULATED BY MDE OR M-NCPPC

3. THERE ARE 1.21 ACRES OF FORESTED AREAS LOCATED ON THE NORTHEASTERN END OF
THE SUBJECT PROPERTY AS DEFINED BY MONTGOMERY COUNTY FOREST LEGISLATION.

4. IN A LETTER DATED MARCH 23, 2021, THE MARYLAND DEPARTMENT OF NATURAL
RESOURCES HAS DETERMINED THAT THERE ARE NO RARE, THREATENED, OR
ENDANGERED PLANTS, ANIMALS, OR CRITICAL HABITATS ON THIS PROPERTY.

5. THE SUBJECT PROPERTY IS NOT IDENTIFIED IN THE MONTGOMERY COUNTY HISTORIC
PRESERVATION ON-LINE MAPPER (HTTP://WWW.MONTGOMERYPLANNING.ORG
/GIS/INTERACTIVE/HISTORIC.SHTM), ACCESSED ON NOVEMBER 11, 2021.

6. BUILDING HEIGHT IS MEASURED FROM THE AVERAGE GRADE TO THE HIGHEST POINT OF
THE FLAT ROOF SURFACE AND WILL BE FINALIZED WITH PERMITS.

7. THIS SITE IS SUBJECT TO APPROVED NRI #420221260 DATED 02/03/22.

8. AN ON-SITE PRE-CONSTRUCTION MEETING IS REQUIRED TO BE SET UP WITH THE
DEPARTMENT OF PERMITTING SERVICES (DPS), ZONING & SITE PLAN ENFORCEMENT
DIVISION BEFORE ANY BUILDING CONSTRUCTION ACTIVITY OCCURS ON-SITE.  THE
OWNER OR HIS DESIGNEE WHO HAS SIGNATURE AUTHORITY, AND GENERAL
CONTRACTOR MUST ATTEND THE PRE-CONSTRUCTION MEETING WITH THE DPS SITE
PLAN ENFORCEMENT INSPECTOR.  A COPY OF THE CERTIFIED SITE PLAN IS REQUIRED TO
BE ON-SITE AT ALL TIMES. TO SCHEDULE A SITE PLAN INSPECTION WITH DPS, ZONING &
SITE PLAN ENFORCEMENT DIVISION, PLEASE CONTACT BRIAN KEELER, SUPERVISOR AT
240-581-4485.
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JONES BRIDGE ROAD
PHASE 1: LAKE APARTMENTS
- TRACT SIZE 4.87 ACRES
- 63 UNITS
- 567' FRONTAGE IMPROVEMENTS
- 175' OFF-SITE FRONTAGE IMPROVEMENTS
- 1 TRAIL CONNECTION
- 47,519 SF AMENITY SPACE
- 1.1 ACRES OFF-SITE FOREST BANKING
- 27 MITIGATION TREES

PHASE 2: PRESTON PLACE
- TRACT SIZE 7.75 ACRES
- 84 UNITS
- 615' FRONTAGE IMPROVEMENTS
- 61' OFF-SITE FRONTAGE IMPROVEMENTS
- 1 TRAIL CONNECTION
- 74,268 SF AMENITY SPACE
- 1.11 ACRES OFF-SITE FOREST BANKING
- 24 MITIGATION TREES

74,268 square feet
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M-NCPPC 
Marco Fuster & Tsaiquan Gatling 
Planner II, Down County Planning 
Montgomery County Planning Department 
8787 Georgia Avenue 
Silver Spring, Maryland 20910 
 
RE:    Preston Place and Lake Apartments, 120220130  

Variance Request for Specimen Tree Removal/Impact 
 

 
Dear Mr. Fuster & Mr. Gatling: 
 
Introduction 
 
 The project associated with this variance request is Applicant’s redevelopment of Preston Place 
and Lake Apartments located at 3728, 3722, 3712, 3710, and 3700 Manor Road in Chevy Chase (the 
“Property”), which consists of approximately 12.61 acres of currently improved 67 townhomes and 66 
garden apartment residential rental properties. The site is located along the southern side of Manor Road, 
southwest of the intersection with Jones Bridge Road. The project proposes redevelopment of the 
Property with 147 transit-oriented townhomes to include recreation areas, outdoor space, and improved 
stormwater management. The stream valley buffer on the east of the site will include a Forest 
Conservation area with a master-planned ADA-compliant shared-use trail that will connect existing 
community sidewalks and paths to the nearby Capital Crescent Trail, proposed Purple Line Station, local 
restaurants and shops, and other amenities.  
 
 As part of the proposed Project, Applicant seeks a variance for impacts to the Critical Root Zone 
(“CRZ”) of specimen trees on the Property as described below. This variance request complies with M-
NCPPC and Maryland state law, which require Applicant to file for a variance from these laws to remove 
or impact any specimen tree (tree 30” or greater in Diameter at Breast Height [DBH] or tree with a DBH 
equal to or greater than 75% of the current State Champion of its species as designated by MDNR); trees 
that are part of an historic site or associated with an historic structure; any tree designated by the State 
or County as a national, State, or County champion tree; or any tree, shrub or plant identified on the Rare, 
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Threatened, or Endangered (RTE) species list provided by the U.S. Fish and Wildlife Service or the 
Maryland Department of Natural Resources.  
 
 The following tables list the specimen trees for which Applicant seeks a variance to remove or 
impact the CRZs.  These are broken down into two categories: 

1. Significant tree impacts that are minimal and which will be saved 
2. Significant tree removals, including those within cleared forest and those counted as removed, 

with intent to save. 
 

Trees Impacted to be Saved 

TREE NO. BOTANICAL NAME COMMON NAME 
D.B.H.  
(in.)* 

CONDITION RECOMMENDATION 

53 Liriodendron tulipifera Tuliptree 34 Fair SAVE: 28% CRZ IMPACT 

55 Liriodendron tulipifera Tuliptree 31 Good SAVE: 2% CRZ IMPACT 

60 Liriodendron tulipifera Tuliptree 36 Good SAVE: 28% IMPACT 

62 Liriodendron tulipifera Tuliptree 34 Fair SAVE: 40% CRZ IMPACT 

65 Liriodendron tulipifera Tuliptree 54 Good SAVE: 46% CRZ IMPACT 

66 Liriodendron tulipifera Tuliptree 44 Good SAVE: 6% CRZ IMPACT 

72 Quercus palustris Pin oak 35.5 Fair SAVE 7% CRZ IMPACT 

73 Quercus palustris Pin oak 32.5 Fair SAVE: 15% CRZ IMPACT 

74 Quercus palustris Pin oak 30.5 Fair SAVE: 11% CRZ IMPACT 

75 Quercus rubra Northern red oak 38 Poor SAVE: 16% CRZ IMPACT 

76 Quercus palustris Pin oak 33.6 Fair SAVE: 12% CRZ IMPACT 

 
 

Trees Removed or Counted as Removed with Intent to Save 

TREE NO. BOTANICAL NAME COMMON NAME 
D.B.H.  
(in.)* 

CONDITION RECOMMENDATION 

2 Acer rubrum Red maple 34 Fair  REMOVE: 100% CRZ IMPACT 

4 Liquidambar styraciflua Sweetgum 32 Good REMOVE: 100% CRZ IMPACT 

7 Liriodendron tulipifera Tuliptree 44 Good REMOVE: 100% CRZ IMPACT 

8 Acer rubrum Red maple 30 Good REMOVE: 100% CRZ IMPACT 

9 Acer rubrum Red maple 34 Good REMOVE: 100% CRZ IMPACT 

13 Acer rubrum Red maple 33 Fair REMOVE: 100% CRZ IMPACT 

18 Quercus rubra Northern red oak 43 Good REMOVE: 100% CRZ IMPACT 

19 Liquidambar styraciflua Sweetgum 31 Good REMOVE: 100% CRZ IMPACT 

20 Quercus palustris Pin oak 32 Fair REMOVE: 100% CRZ IMPACT 

21 Quercus palustris Pin oak 36 Fair/Poor REMOVE: 100% CRZ IMPACT 

22 Quercus palustris Pin oak 35 Fair REMOVE: 97% IMPACT* 
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TREE NO. BOTANICAL NAME COMMON NAME 
D.B.H.  
(in.)* 

CONDITION RECOMMENDATION 

23 Quercus rubra Northern red oak 30 Fair/Poor REMOVE: 100% CRZ IMPACT 

24 Quercus rubra Northern red oak 45 Fair REMOVE: 98% IMPACT* 

26 Quercus rubra Northern red oak 40 Fair REMOVE: 98% IMPACT* 

27 Acer rubrum Red maple 40 Fair/Good REMOVE: 100% CRZ IMPACT 

29 Acer rubrum Red maple 42 Poor REMOVE: 100% CRZ IMPACT 

32 Quercus palustris Pin oak 50 Good REMOVE: 100% CRZ IMPACT 

35 Acer rubrum Red maple 39 Good REMOVE: 100% CRZ IMPACT 

37 Quercus rubra Northern red oak 43 Fair REMOVE: 100% CRZ IMPACT 

38 Quercus palustris Pin oak 33 Fair/Good REMOVE: 97% IMPACT* 

39 Quercus palustris Pin oak 46 Fair REMOVE: 100% CRZ IMPACT 

40 Quercus montana Chestnut oak 41 Fair REMOVE: 98% CRZ IMPACT* 

41 Quercus palustris Pin oak 41 Fair/Poor REMOVE: 100% CRZ IMPACT 

42 Platanus occidentalis American sycamore 36 Fair REMOVE: 100% CRZ IMPACT 

44 Liquidambar styraciflua Sweetgum 35 Fair/Good REMOVE: 44% CRZ IMPACT* 

45 Pinus strobus Eastern white pine 42 Fair REMOVE: 39% IMPACT* 

46 Acer rubrum Red maple 
32 

Fair/Poor 
REMOVE: 100% CRZ 

IMPACT** 

48 Pinus strobus Eastern white pine 
34 

Fair 
REMOVE: 100% CRZ 

IMPACT** 

50 Pinus strobus Eastern white pine 46 Fair REMOVE: 52% CRZ IMPACT 

54 Quercus rubra Northern red oak 32 Fair REMOVE: 51% IMPACT* 

68 Liriodendron tulipifera Tuliptree 41 Good REMOVE 36% CRZ IMPACT* 

69 Liriodendron tulipifera Tuliptree 37 Fair REMOVE 41% CRZ IMPACT* 

70 Liriodendron tulipifera Tuliptree 37 Good REOVE 59% CRZ IMPACT* 

77 Liriodendron tulipefera Tuliptree 40 Good/Fair REMOVE: 100% IMPACT 

*Removed with Intent to Save 
** Removed from Cleared Forest  
 
Justification of Variance 
 
 Section 22A-21 of the County Ordinance authorizes the County to approve variances to the Forest 
Conservation Law allowing disturbances to certain trees, including specimen trees.  An applicant seeking 
a variance must present a request in writing and the applicable approving authority must make certain 
findings and descriptions prior to approval.  Applicant’s variance request satisfies the required findings as 
follows:  
 
(1) Describe the special conditions peculiar to the property which would cause the unwarranted hardship; 
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The proposed construction is for the purpose of redeveloping a currently improved property 

occupied by buildings constructed in the 1940s and 1950s.  The buildings are becoming obsolete under 
contemporary market trends and do not meet current building or environmental codes.  With the 
pending Purple Line and significant development on adjacent properties, these buildings have 
declining value and do not provide as much transit-oriented density as desired.   

 
Because of its age, much of the site is currently inaccessible under ADA standards and a 

master-planned bikeway cannot be built without significant impacts to a stream valley buffer and 
interior area of a forest stand.  There are also no stormwater management facilities on site to clean, 
cool, and slow runoff to the Coquelin Run. Further, there are no restricted affordable units on site, 
which redevelopment will allow.  Any economically feasible redevelopment of the site requires the 
tear-down of the existing buildings and resulting regrading and infrastructure reconstruction to 
current standards.  Given these constraints, the Project has been intentionally designed to minimize 
stream buffer impacts, preserve forest, and limit redevelopment to the previously improved areas. 
But removal of existing improvements alone would cause impacts to the specimen trees.  Once the 
buildings are removed, the creation of a viable redevelopment project and implementation of master 
plan recommendations, stormwater regulations, and regulatory standards entails the removal or 
impact to the specimen trees as described herein. 

 
Four specific goals for redevelopment: 

• The Sector Plan and Bicycle Master Plan both recommend a shared-use path through 
the Coquelin Parkway right-of-way.  This right-of-way is within a stream buffer and 
currently forested; thus, to implement the master-planned connection, significant 
impacts are required.  To minimize impacts, the Applicant proposes to locate the path 
on the subject property rather than within the right-of-way to decrease – to the 
extent possible – stream and forest impacts.  This master-planned element alone is 
responsible to impacts and removals of several specimen trees. 

• Road standards along Manor Road require reconstruction of sidewalks to current 6-
foot standards, provision of a new lawn panel, and reconstruction of the curb and 
infrastructure.  These required improvements result in impacts or removals to many 
specimen trees. 

• Contemporary stormwater facilities and utility easements and connections are much 
different than when the existing development was built.  In fact, there no existing 
stormwater management facilities on site, and several outfalls spew untreated runoff 
from parking lots and drives directly into the stream valley buffer area, which is 
causing erosion and siltation and detrimental impacts to water quality.  Provision of 
the necessary infrastructure to serve the development and stormwater facilities to 
improve water quality impact results in impacts to many specimen trees. 

• Grading to current ADA standards to ensure that site elements and community 
facilities are accessible requires significant earthwork across the site.  Currently the 
Lake Apartments (western) portion of the site has an elevation of change of 32 feet 
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from corner to corner and the Preston Place (eastern) portion of the site has an 
elevation change of 24 feet from the northern center to the lower corner.  Because 
of the recommended connections to the Capital Crescent Trail, grading the site for 
pedestrian and bicyclist connectivity results in impacts to many specimen trees. 

 
There are few properties with such transit proximity and infrastructure connectivity in the 

area zoned for the proposed use.  Given several factors, including the current zoning and 
subdivision regulations, equitable connectivity standards, Sector Plan recommendations, 
functional plans, environmental policies, and affordable housing standards, denial of the 
redevelopment proposal by leaving the specimen trees in an undisturbed state is an unwarranted 
hardship because it would not allow reasonable and significant use of the property. 

 
Specific details and justification for each impact or removal are listed below. 

 

• Tree 2  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair 
Waiver Request: Approve for removal 
Tree 2 is proposed for removal due to its location inside the proposed Limits of Disturbance (LOD). 
This tree is within the redevelopment area described in the general discussion and removal is 
necessary to implement the project to current standards.  An effort to save this tree would require 
a significant reduction in usable building space to clear the CRZ and would not be allow reasonable 
and significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas. 

 

• Tree 4  
Proposed CRZ Impact: Severe at 100% 
Condition: Good 
Waiver Request: Approve for removal 
Tree 4 is proposed for removal due to its location inside the proposed Limits of Disturbance (LOD). 
This tree is within the redevelopment area described in the general discussion and removal is 
necessary to implement the project to current standards.  An effort to save this tree would require 
a significant reduction in usable building space to clear the CRZ and would not be allow reasonable 
and significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas. 

 

• Tree 7  
Proposed CRZ Impact: Severe at 100% 



M-NCPPC 
January 30, 2023 
Page 6 of 22 

 
 
 
 
 
 

Condition: Good 
Waiver Request: Approve for removal 
Tree 7 is proposed for removal due to its location inside the proposed Limits of Disturbance (LOD). 
This tree is within the redevelopment area described in the general discussion and removal is 
necessary to implement the project to current standards.  An effort to save this tree would require 
a significant reduction in usable building space to clear the CRZ and would not be allow reasonable 
and significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas. 

 

• Tree 8  
Proposed CRZ Impact: Severe at 100% 
Condition: Good 
Waiver Request: Approve for removal 
Tree 8 is proposed for removal due to its location inside the proposed Limits of Disturbance (LOD). 
This tree is within the redevelopment area described in the general discussion and removal is 
necessary to implement the project to current standards.  An effort to save this tree would require 
a significant reduction in usable building space to clear the CRZ and would not be allow reasonable 
and significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas. 

 

• Tree 9  
Proposed CRZ Impact: Severe at 100% 
Condition: Good 
Waiver Request: Approve for removal 
Tree 9 is proposed for removal due to its location inside the proposed Limits of Disturbance (LOD). 
This tree is within the redevelopment area described in the general discussion and removal is 
necessary to implement the project to current standards.  An effort to save this tree would require 
a significant reduction in usable building space to clear the CRZ and would not be allow reasonable 
and significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas. 

 

• Tree 13  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair 
Waiver Request: Approve for removal 
Tree 13 is proposed for removal due to its location inside the proposed Limits of Disturbance 
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(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, a Sector-Planned shared-use path, and forest conservation areas. 

 

• Tree 18  
Proposed CRZ Impact: Severe at 100% 
Condition: Good 
Waiver Request: Approve for removal 
Tree 18 is proposed for removal due to its location inside the proposed Limits of Disturbance 
(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, a Sector-Planned shared-use path, and forest conservation areas. 

 

• Tree 19  
Proposed CRZ Impact: Severe at 100% 
Condition: Good 
Waiver Request: Approve for removal 
Tree 19 is proposed for removal due to its location on the proposed Shared-Use Trail 
recommended by the Sector Plan and the Bicycle Master Plan. While envisioned in MNCPPC 
planning documents to run through the Coquelin Parkway, the Applicant has proposed a shift 
onto the subject property to minimize disturbance close to the stream and through an interior 
forest condition.  By placing the trail at this location, near the existing edge of the forest, it will 
have less impact providing a greater buffer to the stream.  It is also more visible and, therefore, 
safer for users who will now be able to connect from points north to the Capital Crescent Trail 
and the Purple Line.  Removal is necessary to implement County policy under area and functional 
plan goals. 

 

• Tree 20  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair 
Waiver Request: Approve for removal 
Tree 20 is proposed for removal due to its location along the proposed right-of-way. This tree is 
within the redevelopment area described in the general discussion and removal is necessary to 
implement the project to current standards.  An effort to save this tree would require a significant 
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reduction in usable building space to clear the CRZ and would not be allow reasonable and 
significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas.  This tree is also in failing 
condition with a poor crown and long-term canopy will be better safeguarded by removing and 
replanting the street tree now. 

 

• Tree 21  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair/Poor 
Waiver Request: Approve for removal 
Tree 21 is proposed for removal due to its location along the proposed right-of-way. This tree is 
within the redevelopment area described in the general discussion and removal is necessary to 
implement the project to current standards.  An effort to save this tree would require a significant 
reduction in usable building space to clear the CRZ and would not be allow reasonable and 
significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas.  This tree is also in failing 
condition with a poor crown and long-term canopy will be better safeguarded by removing and 
replanting the street tree now. 

 

• Tree 22  
Proposed CRZ Impact: Severe at 97% 
Condition: Fair 
Waiver Request: Approve for removal with intent to save 
Tree 22 is a street tree targeted for retention.  Because of required streetscape, including 
expansion of the sidewalk width, this tree has a significant impact.  To retain the tree, however, 
numerous steps will be implemented in coordination with an arborist to minimize damage to the 
root structure beyond the tree protection fencing established outside the root flare.  While many 
of the details will be determined during the construction document and design phase in spring 
when more information can be gathered on tree health, we intend to use several techniques to 
minimize and mitigate impacts to this tree: 

• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Hand demolition of hardscape elements 

• Selective canopy reduction 

• Fertilization and irrigation 
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• Tree 23  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair/Poor 
Waiver Request: Approve for removal 
Tree 23 is proposed for removal due to its location along the proposed right-of-way. This tree is 
within the redevelopment area described in the general discussion and removal is necessary to 
implement the project to current standards.  An effort to save this tree would require a significant 
reduction in usable building space to clear the CRZ and would not be allow reasonable and 
significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas.  This tree is also in failing 
condition with a poor crown and long-term canopy will be better safeguarded by removing and 
replanting the street tree now. 

 

• Tree 24  
Proposed CRZ Impact: Severe at 98% 
Condition: Fair 
Waiver Request: Approve for removal with intent to save 
Tree 22 is a street tree targeted for retention.  Because of required streetscape, including 
expansion of the sidewalk width, this tree has a significant impact.  To retain the tree, however, 
numerous steps will be implemented in coordination with an arborist to minimize damage to the 
root structure beyond the tree protection fencing established outside the root flare.  While many 
of the details will be determined during the construction document and design phase in spring 
when more information can be gathered on tree health, we intend to use several techniques to 
minimize and mitigate impacts to this tree: 

• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Hand demolition of hardscape elements 

• Selective canopy reduction 

• Fertilization and irrigation 
 

• Tree 26 
Proposed CRZ Impact: Severe at 98% 
Condition: Fair 
Waiver Request: Approve for removal with intent to save 
Tree 26 is a street tree targeted for retention.  Because of required streetscape, including 
expansion of the sidewalk width, this tree has a significant impact.  To retain the tree, however, 
numerous steps will be implemented in coordination with an arborist to minimize damage to the 
root structure beyond the tree protection fencing established outside the root flare.  While many 
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of the details will be determined during the construction document and design phase in spring 
when more information can be gathered on tree health, we intend to use several techniques to 
minimize and mitigate impacts to this tree: 

• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Hand demolition of hardscape elements 

• Selective canopy reduction 

• Fertilization and irrigation 
 

• Tree 27 
Proposed CRZ Impact: Severe at 100% 
Condition: Fair/Good 
Waiver Request: Approve for removal 
Tree 27 is proposed for removal due to its location inside the proposed Limits of Disturbance 
(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, and an additional recommended pedestrian connection between Manor Road and 
the Purple Line right-of-way. 

 

• Tree 29  
Proposed CRZ Impact: Severe at 100% 
Conditions: Poor 
Waiver Request: Approve for removal 
Tree 29 is proposed for removal due to its location inside the proposed Limits of Disturbance 
(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, and an additional recommended pedestrian connection between Manor Road and 
the Purple Line right-of-way. 

 

• Tree 32  
Proposed CRZ Impact: Severe at 100% 
Condition: Good 
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Waiver Request: Approve for removal 
Tree 32 is proposed for removal due to its location inside the proposed Limits of Disturbance 
(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, and an additional recommended pedestrian connection between Manor Road and 
the Purple Line right-of-way. 

 

• Tree 35  
Proposed CRZ Impact: Severe at 100% 
Condition: Good 
Waiver Request: Approve for removal 
Tree 35 is proposed for removal due to its location inside the proposed Limits of Disturbance 
(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, and an additional recommended pedestrian connection between Manor Road and 
the Purple Line right-of-way. 

 

• Tree 37  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair 
Waiver Request: Approve for removal 
Tree 37 is proposed for removal due to its location inside the proposed Limits of Disturbance 
(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, and an additional recommended pedestrian connection between Manor Road and 
the Purple Line right-of-way. 

 

• Tree 38  
Proposed CRZ Impact: Severe at 97% 
Condition: Fair/Good 
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Waiver Request: Approve for removal with intent to save 
Tree 38 is a street tree targeted for retention.  Because of required streetscape, including 
expansion of the sidewalk width, this tree has a significant impact.  To retain the tree, however, 
numerous steps will be implemented in coordination with an arborist to minimize damage to the 
root structure beyond the tree protection fencing established outside the root flare.  While many 
of the details will be determined during the construction document and design phase in spring 
when more information can be gathered on tree health, we intend to use several techniques to 
minimize and mitigate impacts to this tree: 

• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Hand demolition of hardscape elements 

• Selective canopy reduction 

• Fertilization and irrigation 
 

• Tree 39  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair 
Waiver Request: Approve for removal 
Tree 39 is proposed for removal due to its location along the proposed right-of-way. This tree is 
within the redevelopment area described in the general discussion and removal is necessary to 
implement the project to current standards.  An effort to save this tree would require a significant 
reduction in usable building space to clear the CRZ and would not be allow reasonable and 
significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas.  This tree is also at the 
location of the new community entrance that is aligned with the confronting street to improve 
pedestrian and vehicular safety. 

 

• Tree 40  
Proposed CRZ Impact: Severe at 98% 
Condition: Fair 
Waiver Request: Approve for removal with intent to save 
Tree 40 is a street tree targeted for retention.  Because of required streetscape, including 
expansion of the sidewalk width, this tree has a significant impact.  To retain the tree, however, 
numerous steps will be implemented in coordination with an arborist to minimize damage to the 
root structure beyond the tree protection fencing established outside the root flare.  While many 
of the details will be determined during the construction document and design phase in spring 
when more information can be gathered on tree health, we intend to use several techniques to 
minimize and mitigate impacts to this tree: 
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• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Hand demolition of hardscape elements 

• Selective canopy reduction 

• Fertilization and irrigation 
 

• Tree 41  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair/Poor 
Waiver Request: Approve for removal 
Tree 41 is proposed for removal due to its location along the proposed right-of-way. This tree is 
within the redevelopment area described in the general discussion and removal is necessary to 
implement the project to current standards.  An effort to save this tree would require a significant 
reduction in usable building space to clear the CRZ and would not be allow reasonable and 
significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas.  This tree is also in failing 
condition with a poor crown and long-term canopy will be better safeguarded by removing and 
replanting the street tree now. 

 

• Tree 42  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair 
Waiver Request: Approve for removal 
Tree 42 is proposed for removal due to its location along the proposed right-of-way. This tree is 
within the redevelopment area described in the general discussion and removal is necessary to 
implement the project to current standards.  An effort to save this tree would require a significant 
reduction in usable building space to clear the CRZ and would not be allow reasonable and 
significant use of the property.  Specifically, this tree must be removed to remove existing 
buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and roads 
to complete streets standards, and implement a compact, transit-oriented design with new open 
spaces, a Sector-Planned shared-use path, and forest conservation areas.  This tree is also in failing 
condition with a poor crown and long-term canopy will be better safeguarded by removing and 
replanting the street tree now. 

 

• Tree 44  
Proposed CRZ Impact: Severe at 44% 
Condition: Fair/Good 
Waiver Request: Approve for removal with intent to save 
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Tree 44 has a severe impact but is on a slope and may be retained.  The impact is due to its location 
on the proposed Shared-Use Trail recommended by the Sector Plan and the Bicycle Master Plan. 
While envisioned in MNCPPC planning documents to run through the Coquelin Parkway, the 
Applicant has proposed a shift onto the subject property to minimize disturbance close to the 
stream and through an interior forest condition.  By placing the trail at this location, near the 
existing edge of the forest, it will have less impact providing a greater buffer to the stream.  It is 
also more visible and, therefore, safer for users who will now be able to connect from points north 
to the Capital Crescent Trail and the Purple Line.  Impact is necessary to implement County policy 
under area and functional plan goals. 

 

• Tree 45 
Proposed CRZ Impact: Severe at 39% 
Condition: Fair 
Waiver request: Approve for removal with intent to save 
Tree 45 has a severe impact but is on a slope and may be retained.  The impact is due to its location 
on the proposed Shared-Use Trail recommended by the Sector Plan and the Bicycle Master Plan. 
While envisioned in MNCPPC planning documents to run through the Coquelin Parkway, the 
Applicant has proposed a shift onto the subject property to minimize disturbance close to the 
stream and through an interior forest condition.  By placing the trail at this location, near the 
existing edge of the forest, it will have less impact providing a greater buffer to the stream.  It is 
also more visible and, therefore, safer for users who will now be able to connect from points north 
to the Capital Crescent Trail and the Purple Line.  Impact is necessary to implement County policy 
under area and functional plan goals. 
 

• Tree 46  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair/Poor 
Waiver Request: Approve for removal 
Tree 46 is proposed for removal due to its location on the proposed Shared-Use Trail 
recommended by the Sector Plan and the Bicycle Master Plan. While envisioned in MNCPPC 
planning documents to run through the Coquelin Parkway, the Applicant has proposed a shift 
onto the subject property to minimize disturbance close to the stream and through an interior 
forest condition.  By placing the trail at this location, near the existing edge of the forest, it will 
have less impact providing a greater buffer to the stream.  It is also more visible and, therefore, 
safer for users who will now be able to connect from points north to the Capital Crescent Trail 
and the Purple Line.  Removal is necessary to implement County policy under area and functional 
plan goals. 

 

• Tree 48  
Proposed CRZ Impact: Severe at 100% 
Condition: Fair 
Waiver Request: Approve for removal 
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Tree 48 is proposed for removal due to its location on the proposed Shared-Use Trail 
recommended by the Sector Plan and the Bicycle Master Plan. While envisioned in MNCPPC 
planning documents to run through the Coquelin Parkway, the Applicant has proposed a shift 
onto the subject property to minimize disturbance close to the stream and through an interior 
forest condition.  By placing the trail at this location, near the existing edge of the forest, it will 
have less impact providing a greater buffer to the stream.  It is also more visible and, therefore, 
safer for users who will now be able to connect from points north to the Capital Crescent Trail 
and the Purple Line.  Removal is necessary to implement County policy under area and functional 
plan goals. 
 

• Tree 50 
Proposed CRZ Impact: Severe at 52% 
Condition: Fair 
Waiver request: Approve for removal 
Tree 50 is proposed for removal due to its location directly at the proposed Shared-Use Trail 
recommended by the Sector Plan and the Bicycle Master Plan and Manor Road, which is required 
to provide an expanded 6-foot sidewalk. While the trail is envisioned in MNCPPC planning 
documents to run through the Coquelin Parkway, the Applicant has proposed a shift onto the 
subject property to minimize disturbance close to the stream and through an interior forest 
condition.  By placing the trail at this location, near the existing edge of the forest, it will have less 
impact providing a greater buffer to the stream.  It is also more visible and, therefore, safer for 
users who will now be able to connect from points north to the Capital Crescent Trail and the 
Purple Line.  Removal is necessary to implement County policy under area and functional plan 
goals. 
 

• Tree 53 
Proposed CRZ Impact: Moderate at 28% 
Condition: Fair 
Waiver request: Approve impact 
Tree 53 is impacted by the master-planned Shared Use Trail and the Manor Road improvements.  
While the trail is envisioned in MNCPPC planning documents to run through the Coquelin 
Parkway, the Applicant has proposed a shift onto the subject property to minimize disturbance 
close to the stream and through an interior forest condition.  By placing the trail at this location, 
near the existing edge of the forest, it will have less impact providing a greater buffer to the 
stream.  It is also more visible and, therefore, safer for users who will now be able to connect from 
points north to the Capital Crescent Trail and the Purple Line.  Impact is necessary to implement 
County policy under area and functional plan goals. 

 

• Tree 54  
Proposed CRZ Impact: Severe at 51% 
Condition: Fair 
Waiver Request: Approve for removal with intent to save  
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Tree 54 is a street tree targeted for retention.  Because of required streetscape, including 
expansion of the sidewalk width, this tree has a significant impact.  To retain the tree, however, 
numerous steps will be implemented in coordination with an arborist to minimize damage to the 
root structure beyond the tree protection fencing established outside the root flare.  While many 
of the details will be determined during the construction document and design phase in spring 
when more information can be gathered on tree health, we intend to use several techniques to 
minimize and mitigate impacts to this tree: 

• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Hand demolition of hardscape elements 

• Selective canopy reduction 

• Fertilization and irrigation 
 

• Tree 55 
Proposed CRZ Impacts: Minor at 2% 
Condition: Good 
Waiver request: Approve impact 
Tree 55 is impacted by Manor Road improvements.  Impact is minimal but necessary to implement 
County policy under area and functional plan goals. 

 

• Tree 60  
Proposed CRZ Impact: Moderate at 28% 
Condition: Good 
Waiver Request: Approve impact 
Tree 60 has a moderate impact and may be retained.  The impact is due to its location along the 
proposed Shared-Use Trail recommended by the Sector Plan and the Bicycle Master Plan and 
sewer line connection. While the trail is envisioned in MNCPPC planning documents to run 
through the Coquelin Parkway, the Applicant has proposed a shift onto the subject property to 
minimize disturbance close to the stream and through an interior forest condition.  By placing the 
trail at this location, near the existing edge of the forest, it will have less impact providing a greater 
buffer to the stream.  It is also more visible and, therefore, safer for users who will now be able 
to connect from points north to the Capital Crescent Trail and the Purple Line.  The sewer only 
runs along the stream valley and no alternative location is available at this elevation.  Impact is 
necessary to implement County policy under area and functional plan goals. 
 

• Tree 62 
Proposed CRZ Impact: Severe at 40% 
Condition: Fair 
Waiver request: Approve impact 
Tree 62 has a significant impact but may be retained.  It is located within a forest stand and the 
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impacts are isolated to the perimeter of the critical root zone.  Impacts are due to a sewer line 
and the master-planned Shared Use Trail.  The existing sewer is in the stream valley, as is typical 
throughout the County, and the location of the connection was chosen to impact as few trees as 
possible.  The impact from the trail is necessary to implement County Policy under area and 
functional plan goals. 
 

• Tree 65 
Proposed CRZ Impact: Severe at 46% 
Condition: Good 
Waiver request: Approve impact 
Tree 62 has a significant impact but may be retained.  It is located within a forest stand and the 
impacts are isolated to the perimeter of the critical root zone.  Impacts are due to a stream 
restoration project creating step pools from a proposed storm drain outlet, as well as reducing 
steep stream banks.  The impact from the trail is necessary to implement County Policy under 
area and functional plan goals. 
 

• Tree 66 
Proposed CRZ Impact: Minor at 6% 
Condition: Good 
Waiver request: Approve impact 
Tree 66 has a minor impact and may be retained.  The impact is due to its location along the 
proposed Shared-Use Trail recommended by the Sector Plan and the Bicycle Master Plan. While 
the trail is envisioned in MNCPPC planning documents to run through the Coquelin Parkway, the 
Applicant has proposed a shift onto the subject property to minimize disturbance close to the 
stream and through an interior forest condition.  By placing the trail at this location, near the 
existing edge of the forest, it will have less impact providing a greater buffer to the stream.  It is 
also more visible and, therefore, safer for users who will now be able to connect from points north 
to the Capital Crescent Trail and the Purple Line.  Impact is necessary to implement County policy 
under area and functional plan goals. 
 

• Tree 68 
Proposed CRZ Impact: Moderate/Severe at 36% 
Condition: Good 
Waiver request: Approve for removal with intent to save 
Tree 68 has a moderate/severe impact but may be retained.  The impact is due to outfall 
restoration work, primarily fill of an eroded channel and replanting.  Impact is necessary to 
implement County policy under area and functional plan goals. 
 
While many of the details will be determined during the construction document and design phase 
in spring when more information can be gathered on tree health, we intend to use several 
techniques to minimize and mitigate impacts to this tree: 

• Tree protection fencing 
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• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Selective canopy reduction 
 

• Tree 69 
Proposed CRZ Impact: Severe at 41% 
Condition: Fair 
Waiver request: Approve for removal with intent to save 
Tree 69 has a severe impact but may be retained.  The impact is due to outfall restoration work, 
primarily fill of an eroded channel and replanting.  Impact is necessary to implement County policy 
under area and functional plan goals. 
 
While many of the details will be determined during the construction document and design phase 
in spring when more information can be gathered on tree health, we intend to use several 
techniques to minimize and mitigate impacts to this tree: 

• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Selective canopy reduction 
 

• Tree 70 
Proposed CRZ Impact: Severe at 59% 
Condition: Good 
Waiver request: Approve for removal with intent to save 
Tree 70 has a severe impact but may be retained.  The impact is due to outfall restoration work, 
primarily fill of an eroded channel and replanting.  Impact is necessary to implement County policy 
under area and functional plan goals. 
 
While many of the details will be determined during the construction document and design phase 
in spring when more information can be gathered on tree health, we intend to use several 
techniques to minimize and mitigate impacts to this tree: 

• Tree protection fencing 

• Aeration and root pruning 

• Reduced soil compaction 

• Maintaining post-construction grade elevation 

• Selective canopy reduction 
 

• Tree 72 
Proposed CRZ Impacts: Minor at 7% 
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Condition: Fair 
Waiver request: Approve impact 
Tree 72 is a street tree located on the north side of Manor Road, across from the subject Property. 
The CRZ is not likely to be actually impacted the proposed development on the south side of 
Manor Road. Therefore, this tree is proposed to be saved. 
 

• Tree 73 
Proposed CRZ Impacts: Minor at 14% 
Condition: Fair 
Waiver request: Approve impact 
Tree 73 is a street tree located on the north side of Manor Road, across from the subject Property. 
The CRZ is not likely to be actually impacted the proposed development on the south side of 
Manor Road. Therefore, this tree is proposed to be saved. 
 

• Tree 74 
Proposed CRZ Impacts: Minor at 11% 
Tree Conditions: Fair to Poor 
Waiver request: Approve impact 
Tree 74 is a street tree located on the north side of Manor Road, across from the subject Property. 
The CRZ is not likely to be actually impacted the proposed development on the south side of 
Manor Road. Therefore, this tree is proposed to be saved. 
 

• Tree 75 
Proposed CRZ Impacts: Minor at 16% 
Tree Conditions: Poor 
Waiver request: Approve impact 
Tree 75 is a street tree located on the north side of Manor Road, across from the subject Property. 
The CRZ is not likely to be actually impacted the proposed development on the south side of 
Manor Road. Therefore, this tree is proposed to be saved. 
 

• Tree 76 
Proposed CRZ Impacts: Minor at 11% 
Tree Conditions: Fair  
Waiver request: Approve impact 
Tree 76 is a street tree located on the north side of Manor Road, across from the subject Property. 
The CRZ is not likely to be actually impacted the proposed development on the south side of 
Manor Road. Therefore, this tree is proposed to be saved. 
 

• Tree 77  
Proposed CRZ Impact: Severe at 100% 
Condition: Good/Fair 
Waiver Request: Approve for removal 
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Tree 77 is proposed for removal due to its location inside the proposed Limits of Disturbance 
(LOD). This tree is within the redevelopment area described in the general discussion and removal 
is necessary to implement the project to current standards.  An effort to save this tree would 
require a significant reduction in usable building space to clear the CRZ and would not be allow 
reasonable and significant use of the property.  Specifically, this tree must be removed to remove 
existing buildings, grade the site, install utility and stormwater infrastructure, build sidewalks and 
roads to complete streets standards, and implement a compact, transit-oriented design with new 
open spaces, and an additional recommended pedestrian connection between Manor Road and 
the Purple Line right-of-way.  Further, this tree would need to be removed by pending Purple Line 
grading within the right-of-way. 

 
(2) Describe how enforcement of this Chapter will deprive the landowner of rights commonly enjoyed by 

others in similar areas; 
 

Denial of the variance would also deprive Applicant of rights commonly enjoyed by others in 
similar areas. Despite the constraints the existing environmental features create for redevelopment 
of the property, this project establishes compatible relationships between new development and 
existing neighborhoods through limits on density and uses; the Project includes for-sale townhomes 
including Moderately Priced dwelling Units (MPDUs) at a similar scale to the currently existing rental 
garden apartments and townhomes. No commercial uses will be developed on the Property, 
preserving the residential character of the neighborhood. Development was focused on the areas of 
the property currently improved, which contain many of the trees subject to the variance. 
Furthermore, the proposed development achieves the 2013 Approved and Adopted Chevy Chase Lake 
Sector Plan (the Sector Plan) recommendation of retaining the current zoning and similar 
development. Avoiding any impacts to the trees would significantly inhibit any compatible 
redevelopment. Therefore, strict enforcement of the County Code would unfairly prevent the 
redevelopment of the Property to the same extent as similarly situated properties along Manor Road.  

 
Approval of the variance will allow Applicant to create a community that is consistent with 

the existing land uses in the area. Approval will also allow for the creation of master-planned pathways 
connecting the project to the adjacent communities along restored greenways for intangible yet 
significant community enjoyment of natural areas. All of these goals are consistent with the rights 
enjoyed by nearby property owners.   

 
(3) Verify that State water quality standards will not be violated and that a measurable degradation in 

water quality will not occur as a result of the granting of the variance; 
 

The granting of Applicant’s variance request will not result in a violation of State water quality 
standards, nor will a measurable degradation in water quality occur as a result.  On the contrary, the 
Project will implement measures to improve water quality where none currently exist.  On-site runoff 
in the existing condition allows heated and polluted runoff to flow directly through storm drains to 
nearby streams.  This runoff has created areas of significant erosion, which will be remediated by this 
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project.  Further, A significant area within the Stream Valley Buffer (SVB) at the east end of the site 
will be placed into a Category I Forest Conservation Easement and allow for a perpetual protection of 
forested area buffering the offsite stream. A hiker/biker path will be installed adjacently to the 
Category I Forest Conservation easement, allowing low-impact community use and enjoyment of the 
site’s natural areas. The Project also integrates current state-of-the-art stormwater management 
practices, which will improve upon the Property’s previous stormwater management system and 
enhance water quality.  These enhancements include reduced sediment and pollutants, cooler water 
temperatures, slowed and delayed storm flows, and areas for planting habitat. 

 
(4) Provide any other information appropriate to support the request. 

 
In addition to the summary below, please see the revised Statement of Justification and attached 

narrative on the Sector Plan Environmental Recommendations and the Environmental Guidelines.  
Approving Applicant’s variance request is justified for other reasons as well.  The proposed project 
will advance the County’s Sector Plan vision for the Property through the development of an attractive 
public transit-oriented residential community that contains an open space component.  The project 
also includes attractive landscaped open spaces and amenities while continuing to provide access to 
the nearby shops, metro, schools, and nature sanctuary. The Project offers recreational and natural 
habitat preservation near a Metro stop that are consistent with the current character of the 
surrounding neighborhood.  

 
Additionally, the Project proposes preserving most of the existing forest adjacent to the 

stream buffer, subject to a Category I Forest Conservation easement. The low-impact path planned 
for community enjoyment of the natural areas provides access to open spaces and the adjacent 
communities, which will promote additional pedestrian and cyclist activity in the area. It is envisioned 
that a significant number of additional plantings will occur throughout the property, including shade 
trees, evergreen trees, ornamental trees, and planting beds, all of which will serve to improve 
ecological quality. Focusing redevelopment on existing developed land, increasing Forest 
Conservation, landscape plantings, and greatly improved stormwater management design all combine 
to significantly improve water quality protection, wildlife value, carbon sequestration, and reduction 
in urban heat island effects. 

 
Furthermore, the variance does not arise from a condition related to land or building use, 

either permitted or nonconforming, on a neighboring property.   
 

  
  



M-NCPPC 
January 30, 2023 
Page 22 of 22 

 
 
 
 
 
 

Thank you for your consideration of Applicant’s tree variance request.  The supporting information 
provided in this letter establishes that denial of the variance would result in unnecessary hardship or 
practical difficulty, as well as demonstrates Applicant’s extensive efforts to minimize impacts.  Please 
contact me with any questions, or if you require additional information. 
 
Sincerely, 
 
VIKA Maryland, LLC 
 
 
 
Joshua Sloan, RLA, ASLA, AICP 
Director of Planning and Landscape Architecture / Vice President 
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Office of the Director 

101 Monroe Street 10th Floor · Rockville Maryland 20850 · 240-777-7170 · 240-777-7178 FAX 
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Located one block west of the Rockville Metro Station 

 

Marc Elrich  Christopher Conklin 

County Executive  Director 

 

 

January 20, 2023 
 

 
Mr. Adam Bossi, Planner III 

Downcounty Planning Division 

The Maryland-National Capital  
 Park & Planning Commission 

2425 Reedie Drive 
Wheaton, MD  20902 

         

RE: Preliminary Plan No. 120220130 
Preston Place & Lake Apartments 

 
 

Dear Mr. Bossi: 
 

 We have completed our review of the revised preliminary plan uploaded to eplans on December 27, 

2022.  A previous version of this plan was reviewed by the Development Review Committee (DRC) at its 
meeting on June 7, 2022.  We recommend approval of the plans subject to the following comments: 

 
 

Significant Plan Review Comments 

 
1. The proposal for private streets, as shown on the preliminary plan uploaded to eplans on December 

27, 2022 (and documented in the December 22, 2022, Statement of Justification), is acceptable to 
this Department.  The proposed private streets are not in the master plan and are not needed for 

general circulation.  We support Planning Board approval of the private streets subject to execution 
and recordation of a Declaration of Restrictive Covenants (for private roads).  The deed reference for 

this document is to be identified on the record plat. 

 
2. The applicant will be required to replace the existing sidewalk on the south side of Manor Road, 

from the northwest corner of the property to Jones Bridge Road, and construct a six-foot (6’) wide, 
concrete sidewalk in its place with a five-and-one-half-foot (5.5’) buffer from traffic. 

 

3. Provide dedication thirty-five (35’) feet from centerline along the property’s Manor Road frontage per 
the 2013 Chevy Chase Lake Sector Plan. 

 
4. MCDOT does not approve of the proposed Manor Road midblock crossing, shown on Sheet 07-PREL-

120220130-04, connecting the sidewalk on the east side of the Road B entrance to the sidewalk on 
the north side of Manor Road.  On the Certified Preliminary Plan, remove the ADA ramps and 

pavement crossing striping.  In addition, on the Certified Preliminary Plan, remove all pavement 

crossing striping shown in the Manor Road right-of-way on Sheet 07-PREL-120220130-03 and Sheet 
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07-PREL-120220130-04. 

 
 

Standard Plan Review Comments 

 

5. All Planning Board Opinions relating to this plan or any subsequent revision, project plans or 

site plans should be submitted to the Montgomery County Department of Permitting 

Services in the package for record plats, storm drain, grading or paving plans, or application 

for access permit.  This letter and all other correspondence from this department should be 

included in the package. 

 

6. The sight distance study has been accepted.  A copy of the Sight Distance Evaluation certifications 

form is included with this letter. 

 

7. The storm drain analysis was reviewed and is acceptable to MCDOT.  No improvements are needed 

to the downstream County storm drain system for this plan. 
 

8. Design all vehicular access points to be at-grade with sidewalk, dropping down to street level 
between the sidewalk and roadway. 

 

9. Provide on-site handicap access facilities, parking spaces, ramps, etc. in accordance with the 
Americans with Disabilities Act. 

 
10. Relocation of utilities along existing roads to accommodate the required roadway improvements shall 

be the responsibility of the applicant. 
 

11. In all underground utility installations, install identification tape or other “toning” device 

approximately two feet above the utility. 
 

12. If the proposed development will alter any existing streetlights, replacement of signing, and/or 
pavement markings, please contact Mr. Dan Sanayi of our Traffic Engineering Design and Operations 

Section at (240) 777-2190 for proper executing procedures.  All costs associated with such 

relocations shall be the responsibility of the applicant. 
 

13. Trees in the County rights of way – spacing and species to be in accordance with the applicable 
MCDOT standards.  Tree planning within the public right of way must be coordinated with DPS 

Right-of-Way Plan Review Section. 
 

14. Posting of a ROW permit bond is a prerequisite to MCDPS approval of the record plat.  The permit 

will include, but not necessarily be limited to, the following improvements: 
 

a. Paving, curb, gutter, sidewalk, handicap ramps and street trees along Manor Road. 
 

b. Permanent monuments and property line markers, as required by Section 50-4.3(G) of the 

Subdivision Regulations. 
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c. Erosion and sediment control measures as required by Montgomery County Code 19-10(02) 
and on-site stormwater management where applicable shall be provided by the Developer 

(at no cost to the County) at such locations deemed necessary by the Department of 

Permitting Services (DPS) and will comply with their specifications.  Erosion and sediment 
control measures are to be built prior to construction of streets, houses and/or site grading 

and are to remain in operation (including maintenance) as long as deemed necessary by 
MCDPS. 

 
 

 

Thank you for the opportunity to review this preliminary plan.  If you have any questions or 
comments regarding this letter, please contact me at william.whelan@montgomerycountymd.gov or (240) 

777-2173. 
 

 

Sincerely,  
        

       William Whelan 
 

William Whelan 
Development Review Team 

Office of Transportation Policy 
 
 
 
 
 
SharePoint/transportation/directors office/development review/WhelanW/120220130 Preston Place & Lake Apartments-MCDOT letter 
012023.docx 

 
Enclosures (1) 

 

 Sight Distance Certifications 
  

 
cc:   Correspondence folder FY 2023 

 

cc-e: Joshua Sloan  VIKA 
Katie Mencarini  MNCP&PC 

Stephanie Dickel MNCP&PC 
Grace Bogdan  MNCP&PC 

Mark Terry  MCDOT DTEO 

Oscar Yen  MCDOT DTEO 
 Sam Farhadi  MCDPS RWPR 

mailto:william.whelan@montgomerycountymd.gov




 
 

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS 

 

Division of Housing 
 

  
1401 Rockville Pike, 4th Floor • Rockville, Maryland 20852 • 240-777-0311 • 240-777-3691 FAX • www.montgomerycountymd.gov/dhca 

 

Affordable Housing Common Ownership Communities Landlord-Tenant Affairs Multifamily Housing 

montgomerycountymd.gov/311 240-773-3556 TTY 

Marc Elrich 
County Executive 

Aseem K. Nigam 
Director 

 
January 9, 2023 

 
 
 
 
Mr. Adam Bossi 
Montgomery County Planning Department 
2425 Reedie Drive 
Wheaton, Maryland 20902 
 
Re:  Preston and Lake Apartments  
 Site Plan No. 820220180 
  
Dear Mr. Bossi: 
 
 The Montgomery County Department of Housing and Community Affairs (DHCA) has 
reviewed the above referenced plans and recommends Approval.  
 
       Sincerely, 

       Julia Chen 
       Julia Chen, Planning Specialist 
       Affordable Housing Programs Section 
        
cc:  
 
  
 
 
 
 
 



July 26, 2022

Re: Preston Place and Lake Apartments on Manor Road, Chevy Chase MD
Preliminary Plan Number 120220130
Site Plan Number 820220180

Dear Mr. Bossi
Emailed to : Adam.Bossi@montgomeryplanning.org

We are writing to register our concerns with the Toll Brothers proposed development of Preston
Place and Lake Apartment on Manor Road in Chevy Chase Maryland (the “Project”).  The
following are our concerns:

1.   Traffic and entrance and exits onto Manor Road. We live in the development, Chevy
Chase Park (“CCP”), that is directly across from the Project and very close to the Chevy Chase
Lake development at the corner of Manor Road and Connecticut Ave that Montgomery County
recently approved (“CC Lake”).

CC Lake is a large development and dense with both residential and commercial uses. A large
majority of its traffic will enter and exit on Manor Road, very close to the corner of Connecticut
Ave.  CC Lake has both an entrance and exit on Manor Road as well as a parking garage
entrance and exit.

CCP’s entrance and exit is in the first ¼ of Manor Road and it is very close to CC Lake’s
entrance/exit onto Manor.

To compound this problem, we understand that Toll Brothers plans to put the Project’s proposed
entrance and exit where the current Lake Apartments entrance/exit is.  This happens to be
directly across from CCP and ALSO WITHIN THE FIRST ¼ of MANOR ROAD.

Given the density of the CC Lake development with both commercial and residential use and
the very close locations of CC Lake’s and CCP’s entrances and exits, traffic and congestion will
reign supreme.  All left turns out of any of the 3 developments will be very difficult to make given
the high volume of traffic.   Right turns may also be difficult given that cars will likely be backed
fairly far on Manor waiting for the light at Connecticut Ave.  Also note that Manor Road serves
as the main exit for much of the larger north chevy chase neighborhood that wants to access
Connecticut Ave going south, so the impact is not contained to the developments on Manor
Road.

We respectfully ask that the Project’s main entrance/exit be placed further down on
Manor Road (away from Connecticut Ave) in the remaining ¾ of Manor Road.  This will
alleviate  traffic from 3 developments entering and exiting at almost the same spot that is
so close to Connecticut Ave (let alone the traffic from the rest of the north chevy chase



area that uses Manor Rd as the main way to access Connecticut Ave going south).
Please also consider putting 4 way stops or better yet, a roundabout, to address all of the
traffic that will soon be flowing onto Manor Road.

2.   Park/Green space. We understand from a Toll Brothers presentation that they will be
putting a green space/park/playground in the back of their development. While we are pleased
that they are incorporating park/ green space into their design, we strongly urge you to
require the green space to be moved to the front of the development, fronting Manor
Road. This is why:

1. The plans for CC Lake that were approved by Montgomery County have only large
buildings (not green space) facing Manor Road.

2. As  20 + year residents of the area along Manor Road, we have enjoyed the park-like
setting of the current apartments and townhomes that will be demolished in order to build
the Project.  While we are not contesting the type or size of the townhomes being
planned for the Project, they will now take up most of the land.

3. ThriveMontgomery puts an emphasis on green space and green space that the
neighborhood can enjoy.  If the green space is at the back, then only the residents of the
Project will be able to enjoy its use.  More importantly, only the residents of the Project
will enjoy the visual calm and  beauty that green space provides if it remains in the back.
Why wouldn’t this be shared with the entire neighborhood ?  Why wouldn’t you stay true
to the principles of ThriveMontgomery?  The existing north chevy chase neighborhood
has had to put up with a lot of from all the development associated with the purple line.
Please let the greenspace shine front and center on Manor Road for all to enjoy.

3. Construction Parking. Construction parking related to the building of CC Lake has been a
nightmare  and the neighborhood has borne the brunt of it.  Despite repeated calls, police rarely
ticket on Manor Road even when workers are parked in no parking areas, visibly  obstructing
the street and the ability to pull out onto Manor in safety.  In the Toll Brothers presentation, they
promised that their workers would be able to park on the property being constructed, so this
would not be a problem in the future. Please make as a condition of approval that the
construction workers all park on the property being developed.

Sincerely,

Vanessa Chernick

Olafur Gudmundsson

3821 Village Park Dr./ Chevy Chase MD



Cc: Partap Verma Partap.Verma@mncppc-mc.org



From: Bogdan, Grace
To: Al Carr
Cc: Dickel, Stephanie; Hisel-McCoy, Elza; Kronenberg, Robert; Bossi, Adam
Subject: RE: Question about Preston Place & Lake Apartments
Date: Wednesday, February 8, 2023 3:36:31 PM
Attachments: image001.png
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Good Afternoon Mr. Carr-
Thank you for your inquiry.  The Preliminary and Site Plan applications are currently scheduled for

February 23rd Planning Board hearing.  During the review of the applications we determined that
undergrounding the utilities along the Manor Road frontage would necessitate removal of all of the
mature street trees in that area.  To minimize the loss of those trees that contribute so much to the
community character, staff is not recommending undergrounding.
 
If you have any further questions please do not hesitate to reach out to me or Adam Bossi (cc’d), who is
co-leading the Project review.
 
Thanks,
 
Grace
 

  Grace Bogdan, AICP (she/her/hers)
Planner III, DownCounty Planning Division
 
Montgomery County Planning Department
2425 Reedie Drive, 13th Floor, Wheaton, MD 20902
grace.bogdan@montgomeryplanning.org
o: 301.495.4533
 

                

 

 
 
 
 
 

From: Al Carr <alfred.carr@gmail.com> 
Sent: Wednesday, February 8, 2023 9:04 AM
To: Bogdan, Grace <grace.bogdan@montgomeryplanning.org>
Cc: Dickel, Stephanie <Stephanie.Dickel@montgomeryplanning.org>; Hisel-McCoy, Elza <elza.hisel-
mccoy@montgomeryplanning.org>; Kronenberg, Robert
<robert.kronenberg@montgomeryplanning.org>; Leftwich, Troy
<Troy.Leftwich@montgomeryplanning.org>
Subject: Re: Question about Preston Place & Lake Apartments
 

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.
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Hi Grace,
 
Can you provide any updates on this application?
 
Will the applicant be going before the planning board before their extension expires?
 
Did the applicant agree to bury the wires?
 
Thanks,
 
Al
 
 
 
On Fri, May 27, 2022, 11:33 AM Bogdan, Grace <grace.bogdan@montgomeryplanning.org> wrote:

Good Morning Delegate Carr-
 
I apologize for my delayed response, as I was out of the office. This project has just been assigned to
me and is at the very beginning of the review process and we will be reviewing it closely in the next
couple of weeks for conformance with the Zoning Ordinance and Sector Plan. We will be asking the
Applicant to explore undergrounding utilities and expand the tree canopy as noted in the Sector Plan.
 
The application materials are available for viewing online and linked below
Preliminary Plan 120220130: https://eplans.montgomeryplanning.org/daiclinks/pdoxlinks.aspx?
apno=120220130&projname=Preston%20Place%20&%20Lake%20Apts
Site Plan 820220180: https://eplans.montgomeryplanning.org/daiclinks/pdoxlinks.aspx?
apno=820220180&projname=Preston%20Place%20&%20Lake%20Apts
 
If you have additional questions please feel free to reach out.  
 
Grace
 

  Grace Bogdan, AICP
Planner III, DownCounty Planning Division
 
Montgomery County Planning Department
2425 Reedie Drive, 13th Floor, Wheaton, MD 20902
grace.bogdan@montgomeryplanning.org
o: 301.495.4533
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From: Al Carr <alfred.carr@gmail.com> 
Sent: Wednesday, May 25, 2022 9:06 AM
To: Bogdan, Grace <grace.bogdan@montgomeryplanning.org>
Cc: Delegate Al Carr <alfred.carr@house.state.md.us>
Subject: Question about Preston Place & Lake Apartments
 

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

Good morning Grace,
 
I see that Preston Place and Lake Apartments is on the DRC agenda for June 7, 2022.
(Site Plan Number: 820220180 & Preliminary Plan Number: 120220130)
 
The Chevy Chase Lake Sector Plan has language about protecting/expanding the tree canopy and
about placing utilities underground.
 
Have there been conversations between staff and the developer about placing the utilities on Manor
Road underground in order to maximize the potential tree canopy there?
 
Thanks,
 
Al
 
Del. Al Carr
Maryland's 18th Legislative District
301 641-8460
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