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ENGINEER / PLANNER:
VIKA MARYLAND, LLC
20251 CENTURY BOULEVARD
 SUITE 400
GERMANTOWN, MD 20874
PH: 301.916.4100
CONTACT: MICHAEL GOODMAN
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LANDSCAPE ARCHITECT:
VIKA MARYLAND, LLC
20251 CENTURY BOULEVARD
 SUITE 400
GERMANTOWN, MD 20874
PH: 301.916.4100
CONTACT: ESRA SOYTUTAN
e-mail: soytutan@vika.com

ATTORNEY:
LERCH, EARLY & BREWER,
CHTD.
7600 WISCONSIN AVENUE
SUITE 700
BETHESDA, MD 20814
301.841.3826
CONTACT: ROBERT HARRIS
e-mail: rrharris@lerchearly.com

TRAFFIC ENGINEER:
LENHART TRAFFIC
CONSULTING, INC.
645 BALTIMORE ANNAPOLIS BLVD,
SUITE 214
SEVERNA PARK, MD 21146
410.216.3333
CONTACT: MICHAEL LENHART
e-mail: mlenhart@lenharttraffic.com

DEVELOPER'S CERTIFICATE

THE UNDERSIGNED AGREES TO EXECUTE ALL THE FEATURES OF THE SITE
PLAN APPROVAL NO.820230080 INCLUDING APPROVAL CONDITIONS,
DEVELOPMENT PROGRAM, AND CERTIFIED SITE PLAN.

COMPANY: Missing Middle Jefferson LLC c/o Westpath Real Estate Group
CONTACT PERSON:   James Jervey
ADDRESS: 4909 Cordell Avenue, Bethesda, MD 20814
PHONE: 3013327417

SIGNATURE:       ________________________________
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EXISTING LIGHT POLE
EXISTING PHONE PEDESTAL
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EXISTING CONCRETE
EXISTING CURB AND GUTTER
EXISTING BUILDING
EXISTING STORY
EXISTING ELECTRICAL TRANSFORMER
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EXISTING EASEMENT
EXISTING REINFORCED CONCRETE PIPE
EXISTING CORRUGATED METAL PIPE
EXISTING BUILDING RESTRICTION LINE
EXISTING RIGHT-OF-WAY
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DOOR LOCATION
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4

PROPOSED 4 STORY
(MAX HEIGHT) UNIT

NOTES:
1. PUBLIC SIDEWALK ON EAST JEFFERSON STREET ALONG SUBJECT PROPERTY'S FRONTAGE WILL

COMPLY TO ADA STANDARDS.
2. SIGN R5-3 TO BE INSTALLED AT SHARED USE PATH CROSSING OF PRIVATE STREET A.
3. PAVEMENT MARKINGS AND SIGNAGE ON PUBLIC STREETS ON SITE PLAN ARE FOR REFERENCE ONLY

AND WILL BE FINALIZED AT COUNTY RIGHT OF WAY PERMIT UNDER SIGNING AND MARKING PLAN.
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Robert Tilson                                                                            
20251 Century Boulevard                        
Suite 400                                     
Germantown Maryland                
20874  

 Pete Jervey 
4909 Cordell Avenue, 2nd Floor 
Bethesda  
Maryland 20814 

 Bob Harris 
7600 Wisconsin Avenue, STE 700 
Bethesda, MD 20814 

Mike Goodman 
20251 Century Blvd  
Germantown, MD 
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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 

 
montgomerycountymd.gov/311 240-773-3556 TTY 

Marc Elrich 
County Executive 

Scott Bruton 
Director 

Executive 

Affordable Housing Landlord Tenant Affairs 

 

 

 

 

 

 

 

 

Multifamily Housing 

 

September 11, 2023 

 

 

Mr. Troy Leftwich 

Montgomery County Planning Department 

8787 Georgia Avenue 

Silver Spring, Maryland 20910 

 

Re:  2115 East Jefferson 

 Site Plan # 820230080 

  

Dear Mr. Leftwich: 

 

 The Montgomery County Department of Housing and Community Affairs (DHCA) has 

reviewed the above referenced plan and recommends Approval for the 86 total units including 13 

(15.11%) MPDUs in Rockville, Maryland.  

 

An Agreement to Build must be submitted to, reviewed, and executed by DHCA before 

building permits are obtained from the Department of Permitting Services (DPS). The final 

MPDU locations, layouts and bedroom mix will need to be approved by DHCA at the MPDU 

Agreement to Build stage.   

 

  

       Sincerely, 

        

       Maggie Gallagher, Program Manager I 

       Affordable Housing Programs Section 
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DEPARTMENT OF TRANSPORTATION 

 

 
                                              

Office of the Director 

101 Monroe Street 10th Floor · Rockville Maryland 20850 · 240-777-7170 · 240-777-7178 FAX 
www.montgomerycountymd.gov 

Located one block west of the Rockville Metro Station 

 

Marc Elrich  Christopher Conklin 

County Executive  Director 

 

 
September 6, 2023 

 

 
Mr. Richard Brockmyer, Planner III 
Midcounty Planning Division 
The Maryland-National Capital  
 Park & Planning Commission 
2425 Reedie Drive 
Wheaton, MD  20902 

         
RE: Preliminary Plan No. 120230100 

2115 East Jefferson Street 
 
 
Dear Mr. Brockmyer: 
 

 We have completed our review of the preliminary plan uploaded to eplans on August 18, 2023.  A 
previous version of this plan was reviewed by the Development Review Committee (DRC) at its meeting on 
June 20, 2023.  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 August 18, 
2023, and documented in the April 2023 Statement of Justification, is acceptable to DOT.  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 provide an eight-foot (8’) wide, concrete sidewalk with a seven-foot 
(7’) wide buffer from traffic along the site’s East Jefferson Street frontage. 

 
3. On the Certified Preliminary Plan, update the cross sections on Sheet PP-1 to show 21’ paving 

sections for the private streets. 
 

4. The applicant will be required to upgrade the existing RideOn bus stop along their East Jefferson 

Street Frontage with a 7’x22’ concrete pad, a 5’x12’ shelter, a 6’ bench and electrical conduit.  On 
the certified preliminary plan, show the bus stop improvements with a minimum 5’ wide level 
boarding area connecting from the curb to the sidewalk with another minimum 5’ wide level area for 
the rear door of the buses. Grade should be no more than 2% from the sidewalk to the curb.  Please 
coordinate with Mr. Wayne Miller of our Division of Transit Services to coordinate bus improvements. 
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Mr. Richard Brockmyer 
Preliminary Plan No. 120230100 
September 6, 2023 
Page 2 

Mr. Miller may be contacted at 240 777-5836 or at Wayne.Miller2@montgomerycountymd.gov. 

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 storm drain analysis was reviewed and is acceptable to MCDOT.  No improvements are needed
to the downstream County storm drain system for this plan.

7. The sight distance study has been accepted.  A copy of the Sight Distance Evaluation certification
form is included with this letter.

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. Curb, gutter, storm drain, sidewalk, handicap ramps, street trees and bus shelter

improvements along East Jefferson Street.

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

Attachment C
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Mr. Richard Brockmyer 
Preliminary Plan No. 120230100 
September 6, 2023 
Page 3 

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/120230100 2115 East Jefferson - MCDOT letter 090623.docx 

Enclosures (1) 

Sight Distance Certifications 

cc: Correspondence folder FY 2024 

cc-e: Michael Goodman VIKA 
Ian Duke VIKA 
Chris Van Alstyne MNCP&PC 

Stephanie Dickel MNCP&PC 
Troy Leftwich MNCP&PC 
Mark Terry MCDOT DTEO 
Wayne Miller MCDOT DTS 
Sam Farhadi MCDPS RWPR 

Attachment C

mailto:william.whelan@montgomerycountymd.gov


DPS-ROW CONDITIONS OF APPROVAL July 28, 2023

820230080 2115 East Jefferson 
Contact: Sam Farhadi at 240 777-6333

We have reviewed site plan file: 

“07-SITE-820230080-SP-3.pdf V5” uploaded on/ dated “7/26/2023” and

The followings need to be addressed prior to the certification of site plan:

1. Ensure of the minimum curb radii for the access point that will accommodate the

site traffic.

2. Ensure/ show all sidewalks/ handicap ramps have matching receiving

counterparts, are aligned and ADA connection is provided. Show/ label the

existing sidewalks where connection is made.

3. Ensure positive drainage toward ROW.

4. Correct PUE reference along the site frontage.

5. On landscaping plan, provide street trees per approved tree species list at the

required spacing and clearances.

And the following needs to be a condition of the certified site plan:

1. Private streets to be built to the corresponding public road classification standards

per County Code 50.4.3.E.4.c.
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Department of Permitting Services
Fire Department Access and Water Supply Comments

DATE: 06-Sep-23

RE: 2115 East Jefferson
820230080

TO: Michael Goodman

FROM: Marie LaBaw

PLAN APPROVED

1. Review based only upon information contained on the plan submitted                   .Review and approval does not cover 
 unsatisfactory installation resulting from errors, omissions, or failure to clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of violation to a party
responsible for the property.

05-Sep-23

VIKA, Inc
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DEPARTMENT OF PERMITTING SERVICES 

       Marc Elrich Rabbiah Sabbakhan 
   County Executive       Director 

2425 Reedie Drive, 7th Floor, Wheaton, Maryland 20902 | 240-777-0311 
www.montgomerycountymd.gov/permittingservices 

September 5, 2023 
Mr. William Robinson, PE 
VIKA Maryland, LLC 
20251 Century Boulevard 
Suite 400 
Germantown, MD 20874 

Re: COMBINED STORMWATER MANAGEMENT 
CONCEPT/SITE DEVELOPMENT 
STORMWATER MANAGEMENT PLAN for  
2115 E. Jefferson Street 
Preliminary Plan #:  120230100  
Site Plan #:  820230080 
SM File #:  289419 
Tract Size:  5.49 Acres/239,218 sq.ft. 
Zone: CR-1.5,C1.5,R1.0,H100 
Total Concept Area:  5.06 Acres/220,467 sq.ft. 
Parcel:  L 
Watershed/Class:  Cabin John Creek/I 
Type of Development: Redevelopment 

Dear Mr. Robinson: 

Based on a review by the Department of Permitting Services Review Staff, the stormwater 
management concept for the above-mentioned site is acceptable. The plan proposes to meet required 
stormwater management goals via the use of micro-bioretention planter boxes and an offsite pond retrofit 
with micro-pools and extended detention to meet remaining ESD requirements.   

The following items will need to be addressed during the detailed sediment control/stormwater 
management plan stage:     

1. A detailed review of the stormwater management computations will occur at the time of detailed
plan review.

2. An engineered sediment control plan must be submitted for this development.

3. All filtration media for manufactured best management practices, whether for new development or
redevelopment, must consist of MDE approved material.

4. This concept is proposing the use of micro-pools in an existing pond to meet Chapter 3 criteria. At
the final design stage, the proposed pond retrofit will need to be submitted to the Montgomery
County Soil Conservation District (MCSD) for review and approval. It will be required to meet
current state criteria for MD-378 ponds, including a Dam Breach analysis. Safe conveyance of the
10-year storm will need to be demonstrated through the pond outfall pipe.

Attachment C



Mr. William Robinson, PE 
September 5, 2023 
Page 2 of 2 

5. An offsite letter of permission is needed for access to and construction of the pond retrofit prior to
final plan approval. The existing agreement was written for maintenance of the pond in its current
condition.

6. Provide a copy of the DOT approval letter at the final design stage regarding the adequacy of the
downstream public storm drain. DPS right-of-way approval is required for the connections to the
downstream public storm drain at the final design stage.

This list may not be all-inclusive and may change based on available information at the time. 

Payment of a stormwater management contribution in accordance with Section 2 of the 
Stormwater Management Regulation 4-90 is not required.   

This letter must appear on the sediment control/stormwater management plan at its initial 
submittal.  The concept approval is based on all stormwater management structures being located 
outside of the Public Utility Easement, the Public Improvement Easement, and the Public Right of Way 
unless specifically approved on the concept plan.  Any divergence from the information provided to this 
office; or additional information received during the development process; or a change in an applicable 
Executive Regulation may constitute grounds to rescind or amend any approval actions taken, and to 
reevaluate the site for additional or amended stormwater management requirements.  If there are 
subsequent additions or modifications to the development, a separate concept request shall be required. 

If you have any questions regarding these actions, please feel free to contact Sherry Mitchell at 
240-777-5206 or sherryl.mitchell@montgomerycountymd.gov.

Sincerely, 

Mark Etheridge, Manager 
Water Resources Section 
Division of Land Development Services 

cc: Neil Braunstein 
SM File # 289419 

ESD: Required/Provided 24,937 cf / 12,783 cf 
PE: Target/Achieved:  1.90”/0.97” 
STRUCTURAL: 12,493 cf 
WAIVED: N/A cf. 
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VIKA Maryland, LLC 
20251 Century Blvd. 
Suite 400 
Germantown, MD 20874 
301.916.4100 

vika.com 

September 6, 2023 
M-NCPPC
Planning Commission
2425 Reedie Drive, 14th Floor
Wheaton, MD 20902

RE:   Forest Conservation Tree Variance Request 
2115 East Jefferson 
NRI #420222110 
Sketch Plan #320220110 
Site Plan#820230080 
FCP #F20230220 
VIKA # VM50566C 

Dear Ms. Lindsey: 

On behalf of Missing Middle Jefferson, LLC (The Applicant), we submit this Tree Variance Request for staff 
approval Request to comply with the Department of Natural Resources, Title 5, Section 5-1607(c)(2) of the 
Maryland Code.  This section requires the Applicant to request a variance under Section 5-1611 for impacts 
or removals of the following trees, shrubs, plants, and specific areas considered priority for retention and 
protection if a project did not receive Preliminary Forest Conservation Approval before October 1, 2009: 

(i) Trees, shrubs, or plants identified on the list of rare, threatened, and endangered species
of the U.S. Fish and Wildlife Service or the Department.

(ii) Trees that are part of a historic site or associated with a historic structure or designated
by the Department or local authority as a national, State, or local Champion Tree; and

(iii) Trees having a diameter measured at 4.5 feet above the ground of:
1. 30 inches; or
2. 75% of the diameter, measured at 4.5 feet above the ground, of the current State

Champion Tree of that species as designated by the Department.

This variance request supplements an application for a Final Forest Conservation Plan to demolish the existing, 
vacant office building and parking lot and redevelop the Property with 86 townhomes which also includes 
retrofitting an existing offsite stormwater management facility on the adjacent property. The existing property 
takes up a lot of space with imperviable parking lot surface and a vacant office building. The selected location 
has potential to better serve future residences by being adjacent to the employment center along Executive 
Boulevard and East Jefferson Street, having a short trip to commercial businesses found at Pike and Rose, and 
being served by multiple modes of transportation. The Applicant has worked closely with Staff to agree on the 
location and design of the area while trying to protect as many of the existing trees as possible. Staff 
understood that there would be some impacts and the necessary documentation would need to be provided. 

Attachment E



2115 East Jefferson 2 
FCP Tree Variance Request 
VIKA # VM50566C  

 

 
 
 
 
 

 
We are submitting this variance request on behalf of the Applicant in the above-referenced 
Preliminary Plan and Site Plan application (the "Application" or "Preliminary Plan" “Site Plan”).  
Pursuant to Section 22A-21(b) of the Montgomery County Code (the "Forest Conservation Law"), we 
are requesting approval of a variance from the provisions of the Maryland Annotated Code, Natural 
Resources Article, Section 5-1607(c)(2)(iii).   
 
This variance request is submitted for concurrent review with the Preliminary Plan and Site Plan, in 
conjunction with the Final Forest Conservation Plans (“FCP”) for the Project.  A Natural Resources 
Inventory Plan (NRI) for the Project was submitted and subsequently approved by the Maryland-
National Capital Park and Planning Commission (M-NCPPC) on June 27th,2022 (NRI #420222110).  
The location and existing condition of the Specimen Trees are shown on the approved NRI. Details 
regarding the proposed impacts to these specimen trees are included below in "Exhibit A."   
 
Variance Request 
 
As explained more fully below, retention of the Specimen Trees proposed to be removed or 
disturbed would result in undue hardship to the Applicant.  The existing site constraints and the 
nature of the proposed improvements justify granting of the variance pursuant to Section 22A-
21(b) of the Code because the granting of the variance (i) will not confer a special privilege on 
the Applicant that would be denied to others; (ii) is not based on conditions or circumstances 
which result from the action of the Applicant; (iii) is not based on a condition related to land or 
building use, either permitted or non-conforming, on a neighboring property; and (iv) will not 
violate State water quality standards or cause measurable degradation in water quality.   
 
Pursuant to Section 22A-21(b) of the Forest Conservation Law, the Variance request must 
provide the following: 
 

1. Describe the special conditions peculiar to the property which would cause the 
unwarranted hardship; 

2. Describe how enforcement of these rules will deprive the landowner of rights 
commonly enjoyed by others in similar areas;  

3. Verify that State water quality standards will not be violated or that a measurable 
degradation in water quality will not occur as a result of the granting of the 
variance; and 

4. Provide any other information appropriate to support the request.  
 
 
The Applicant provides the following to address the above criteria and in support of the variance 
request: 
 

(1) Describe the special conditions peculiar to the property which would cause 
the unwarranted hardship; 
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The Subject Property is located just inside the White Flint Sector Plan, an urbanized area of 
Montgomery County.  The Subject Property currently is improved with a 6 story office building 
with expansive surface parking.  The Subject Property is located within approximately 1 mile of 
the North Bethesda Metro Station and less than 2 miles from the Twinbrook Metro Station.  The 
Property's location presents an opportunity to improve the relationship between the Pike and 
Rose's more intensive uses and the residential properties that are located around the 
commercial residential district.  As such, the Subject Property provides an excellent opportunity 
for redevelopment that responds to the Property's location as a transitional site, at a density 
reflective of its location within the White Flint Sector Plan and within walking distance of various 
transit options.  The Project will further several important County policies, such as affordable 
housing and stormwater management.  The Project provides an important opportunity to 
develop desired affordable housing in close proximity to transit.  The multi-family residential 
component of the Project will comprise 100% affordable units and the for-sale townhouse 
component of the Project will include up to four (4) workforce housing units ("WFHUs").  
Additionally, as discussed further below, the Project provides an important opportunity to 
provide stormwater management treatment on a site where there currently is none.  The 
requested tree variance is necessary in order to further these, as well as other, important County 
policies. 
 
The Specimen Tree impacts occurring as a result of this redevelopment are the minimum impacts 
necessary – The mixed-income housing development envisioned for the Subject Property simply 
cannot be accommodated if the Specimen Trees cannot be disturbed/removed.  The proposed 
redevelopment necessitates certain infrastructure improvements; including SWM facilities, 
public utilities, and site access, that will result in impacts to the Specimen Trees.  There currently 
exists no storm water management that serves the Subject Property.  As a result, the Project will 
require the installation of several storm water facilities on-site as well as improving one off-site 
facility. Installing the storm drain as described will allow the Applicant to redevelop the Subject 
Property with the densities envisioned by the County Council, as shown on the approved Floating 
Zone Plan.  This improvement will also serve the general public and neighboring properties.  
After evaluating alternative alignments, this alignment was determined to be the most feasible 
and practical solution.  
 
 

(2) Describe how enforcement of this Chapter will deprive the landowner of 
rights commonly enjoyed by others in similar areas; 

 
Due to the location of the Specimen Trees and the extent of their CRZs, the inability to 
disturb/remove the Specimen Trees would prevent the Applicant from developing the Subject 
Property in a manner consistent with the Sector Plan, approved by the County Council, and as 
allowed by the CR-1.5,C-1.5,R-1.0,H-100 Zone.  It would also deprive the Applicant of the 
opportunities enjoyed by others with similar properties in the CR Zones.  Any redevelopment of 
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the Subject Property, which reflects the County's current goals and objectives, would likely 
require similar levels of disturbance and the removal of the Specimen Trees.      
 
 

(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 granting 
the variance; and 

 
The variance will not violate state water quality standards or cause measurable degradation in 
water quality.  The Specimen Trees are not located within a special protection area (SPA) or 
watershed primary management area (PMA).  The Subject Property currently contains no known 
stormwater management on-site and is approximately 71 % impervious.  Therefore, the 
provision of stormwater management facilities in connection with the proposed redevelopment 
will significantly improve the stormwater quality on the Subject Property and in the surrounding 
area.   
 
The Project will comply with the requirements of Chapter 19 of the Montgomery County Code.  
The current Maryland Department of the Environment (MDE) Stormwater Management 
regulations that Montgomery County has adopted require the use of ESD techniques to treat the 
required runoff on all new developments, where stormwater management is required.  Per 
MDE’s 2000 Maryland Stormwater Design Manual, "[t]he criteria for sizing ESD practices are 
based on capturing and retaining enough rainfall so that the runoff leaving the site is reduced to 
a level equivalent to a wooded site in good condition[.]" The final proposed stormwater 
management plans for the Subject Property will meet this standard with the removal of and 
impact to the identified Specimen Trees.  The Project will provide for stormwater runoff to be 
stored and treated on-site for water quantity and quality control through use of Environmental 
Site Design (ESD) to the Maximum Extent Practicable (MEP).  Applicable requirements under 
Chapter 19 are addressed in the Concept Stormwater Management Plan (SM # 281805) recently 
approved by the Montgomery County Department of Permitting Services (DPS) Water Resources 
Section on 6/29/2016.  As illustrated on the CSWM, the Project will meet the required 
stormwater management goals through the extensive use of SWM facilities for the entire 5.7 
acres property, where no treatment was provided prior.  A key component of the SWM proposal 
is the retrofitting of an existing offsite SWM facility located along the western edge of the 
property to the north, near tree #1014. 
 
The proposed project will result in a significant improvement to the water quality, over the 
current condition. Therefore, granting this variance will not adversely affect water quality 
standards and no measurable degradation in water quality will be experienced because effective 
mitigation measures are being provided.   
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(4) Provide any other information appropriate to support the request.  
 

The location of the Specimen Trees and the extent of their CRZs makes it impossible to avoid 
impacts to the Specimen Trees.  However, to mitigate the loss of and impacts to the Specimen 
Trees, the Applicant is proposing root protection during construction and on site plantings – up 
to 48 caliper inches of mitigation tree plantings will be provided on site.  The mitigation plantings 
will be integrated into the landscape of the developed property and located as to maintain 5’ 
clearance from utilities and easements.  The Project will accommodate all mitigation on-site, at 
a ratio of one (1) inch for every four (4) inches removed. The on-site plantings will provide various 
long-term environmental benefits and tree canopy that will compensate for the loss of the 
Specimen Trees.  Additionally, the proposed development provides significant new landscaping 
and green areas on the Subject Property. 
 
Specimen trees in urban and semi-urban areas are often located close to structures and existing 
roads.  The majority of the roots of these trees are likely in lawn and landscaped areas as 
opposed to under structures and in compacted roadways, not to mention installation and 
maintenance of utilities, storm drain, etc.  For example, Tree #214 has over 50% of the CRZ area 
disturbed if you strictly measure a 1.5x DBH.  However, the majority of this tree’s roots are most 
likely in lawn or landscaped areas where there is less proposed disturbance.  Tree # 215 also has 
over 50% of the CRZ area disturbed if you just look at 1.5x the DBH in feet.  Similarly, to tree 
#214, much of the CRZ area overlays the existing surface parking and so the majority of this tree’s 
roots are most likely in lawn or landscaped areas where there is less proposed disturbance. Tree 
#215 also is in very poor condition and needs to be removed as it could be a potential life safety 
hazard.  In both cases, there are little to no feeder roots under the surface parking which receive 
nutrients and water for this tree.  And although we identify both of these trees as being removed, 
we believe that the utility construction that is proposed within the townhouse property 
boundaries and proposed private roads will not have as much of an impact as a CRZ circle on a 
plan would indicate. We recommend root pruning along the LOD and as the Forest Inspector 
indicates as well as monitor during excavation. 
 
Conclusion 
 
The granting of this variance request would not confer a special privilege on the Applicant that 
would be denied to others.  Rather, as discussed above, the variance will prevent the deprivation 
of rights to the Applicant that have been enjoyed by others similarly situated, as this request is 
typical for an application of this type.  The need for the variance does not arise out of action by 
the Applicant, but rather existing site conditions established many years ago.  The request is not 
based on a condition related to land or building use, either permitted or non-conforming, on a 
neighboring property and, as stated previously, the granting of this request will not violate State 
water quality standards or cause measurable degradation in water quality. 
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Thank you for your consideration of this variance request.  We believe that the supporting 
information provided in this letter justifies the variance to impact twenty (20) Specimen Trees, 
including the removal of thirteen (13) Specimen Trees. If you have any questions or need more 
information for your review of this request, please do not hesitate to contact us so that we may 
discuss this matter further. 
 
Below you will find detailed information on the specimen trees for which we are requesting 
variance from the above referenced codes.  The variances requested herein include impacts and 
removals as part of the building development and for the environmental enhancements 
associated with this project. 
 

Exhibit "A" 
 
Table 1 summarizes the trees with significant/sever impacts to be removed; Table 2 summarizes the 
trees with only minor/moderate impacts to be preserved.  Each table is followed by a more detailed 
description of the circumstances pertaining to the proposed impacts.  The assessment of the 
condition of each tree was performed by VIKA Maryland, LLC as a visual, at-grade-level inspection 
with no invasive, below grade, or aerial inspections performed at that time.  Decay or weakness may 
be hidden out of sight for large trees. 
 

Table 1: Specimen Trees with significant/severe impact – To be removed 
 

TREE 
NO. 

COMMON 
NAME 

D.B.H. 
(in.)* CONDITION CRZ AREA 

CRZ 
IMPACT 

(SF) 

CRZ 
IMPACT 

% 
DISPOSITION 

8 Tuliptree 46 Good 14,957 14,957 100% REMOVE 
9 Tuliptree 30 Good 6,362 6,362 100% REMOVE 

10 Tuliptree 50 Good 17,671 17,671 100% REMOVE 
11 Tuliptree 50 Fair 17,671 17,671 100% REMOVE 
12 Tuliptree 41.5 Good 12,174 12,174 100% REMOVE 
15 Tuliptree 32 Fair 7,238 0 0% SAVE 
16 Tuliptree 30 Fair 6,362 0 0% SAVE 
17 Tuliptree 37 Good 9,677 9,677 100% REMOVE 

19 
Southern Red 
Oak 36 Good 9,161 0 0% REMOVE 

20 Tuliptree 33 Good 7,698 0 0% SAVE 
215 Red Oak 30.5 Poor 6,576 5,542 84% REMOVE 
216 Tuliptree 31.3 Good 6,925 3,703 53% REMOVE 
218 Tuliptree 30.5 Good 6,576 0 0% SAVE 
224 Red Oak 30.1 Fair 6,404 6,362 99% REMOVE 
229 Tuliptree 40.4 Fair 11,537 118 1% SAVE 
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230 Red Oak 30 Fair 6,362 144 2% SAVE 
237 Red Oak 30.3 Fair 6,490 6,362 98% REMOVE 
239 Red Oak 36.1 Good 9,212 9,161 99% REMOVE 
687 Red Oak 32.8 Good 7,605 7,543 99% REMOVE 
688 Tuliptree 33.4 Good 7,885 663 8% SAVE 
690 Tuliptree 38.8 Good 10,641 532 5% SAVE 

1004 Red Oak 31.6 Good 7,058 0 0% SAVE 
1007 Red Oak 31.5 Good 7,014 1,053 15% SAVE 
1008 Tuliptree EST 45 Fair 14,314 0 0% SAVE 
1014 Tuliptree 64.3 Poor 29,225 9,495 32% SAVE 
2038 Red Oak 35.4 Good 8,858 1,421 16% SAVE 

 
Tree # 8 
46” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the western fence line near 
the stormwater facility pond. 
Field Condition: Good 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Removed. 

Tree # 9 
30.” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the western fence line near 
the stormwater facility pond. 
Field Condition: Good 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Removed. 

Tree # 10 
50” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the western fence line near 
the stormwater facility pond. 
Field Condition: Good 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Removed. 

Tree # 11 
50” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the northwestern fence 
line near the stormwater facility pond. 
Field Condition: Fair 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Removed. 
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Tree # 12 
41.5” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the northwestern fence 
line near the stormwater facility pond. 
Field Condition: Good 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Removed. 

Tree # 15 
32” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the northwestern fence 
line between the stormwater facility pond and Josiah Henson Parkway. 
Field Condition: Fair 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Save. 

Tree # 16 
30” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the northwestern fence 
line between the stormwater facility pond and Josiah Henson Parkway. 
Field Condition: Fair 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Save. 

Tree # 17 
37” Tuliptree (Liriodendron tulipifera): This tree is located off-site, along the northwestern fence 
line between the stormwater facility pond and Josiah Henson Parkway. 
Field Condition: Good 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Removed. 

Tree # 19 
30.5” Southern Red Oak (Quercus falcata): This tree is located off-site, along the northwestern fence 
line between the stormwater facility pond and Josiah Henson Parkway. 
Field Condition: Fair 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Removed. 

Tree # 20 
33” Tuliptree (Liriodendron tulipifera): This tree is located between the eastern edge of the 
stormwater facility pond and the access driveway along the Kaiser Permanente Property. 
Field Condition: Fair 
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Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for proposed stormwater 
facility retrofit. 
Disposition: Save. 

Tree # 215 
30.5” Red Oak (Quercus rubra): This tree is located on-site, just roughly 55’ north of southern 
property line. 
Field Condition: Poor 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Removed. 

Tree # 216 
31.3” Tuliptree (Liriodendron tulipifera): This tree is located on-site, roughly 124’ east of the western 
property line 
Field Condition: Good 
Proposed CRZ Impact: 53% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Removed. 

Tree # 224 
30.1” Red Oak (Quercus rubra): This tree is located on-site, just roughly 54’ north of the southern 
property line and roughly 127’ east of the western property line. 
Field Condition: Fair 
Proposed CRZ Impact: 100% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Removed. 

Tree # 229 
40.4” Tuliptree (Liriodendron tulipifera): This tree is located on-site, roughly 26’ east of western 
property line. 
Field Condition: Fair 
Proposed CRZ Impact: 1% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Save 

Tree # 230 
30” Red Oak (Quercus rubra): This tree is located on-site, just roughly 26’ east of western property 
line. 
Field Condition: Fair 
Proposed CRZ Impact: 2% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Save 
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Tree # 237 
30.3” Red Oak (Quercus rubra): This tree is located on-site, just roughly 101’ south of the northern 
property line. 
Field Condition: Fair 
Proposed CRZ Impact: 98% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Remove 

Tree # 239 
36.1” Red Oak (Quercus rubra): This tree is located on-site, just roughly 65’ south of the northern 
property line. 
Field Condition: Good 
Proposed CRZ Impact: 99% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Removed. 

Tree # 687 
32.8” Red Oak (Quercus rubra): This tree is located on-site, roughly 3’ south of the northern property 
line and 115’ east from the western property line. 
Field Condition: Good 
Proposed CRZ Impact: 57% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Removed. 

Tree # 688 
33.4” Tuliptree (Liriodendron tulipifera): This tree is located on-site, just roughly 37’ south of the 
northern property line and 61’ east from the western property line. 
Field Condition: Good 
Proposed CRZ Impact: 22% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Save 

Tree # 690 
38.8” Tuliptree (Liriodendron tulipifera): This tree is located on-site, just roughly 26’ east of western 
property line. 
Field Condition: Good 
Proposed CRZ Impact: 5% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Save 

Tree # 1007 
31.5” Red Oak (Quercus rubra): This tree is located off-site, just roughly 28’ south of the southern 
property line. 
Field Condition: Good 
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Proposed CRZ Impact: 15% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Save 

Tree # 1014 
64.3” Tuliptree (Liriodendron tulipifera): This tree is located off-site along the western fence line 
near the stormwater facility pond. 
Field Condition: Poor 
Proposed CRZ Impact: 32% impact to the CRZ due to necessary site layout for off-site stormwater 
facility retrofit. 
Disposition: Save 

Tree # 2038 
35.4” Red Oak (Quercus rubra): This tree is located off-site, just roughly 30’ south of the southern 
property line, to the east of East Jefferson Street. 
Field Condition: Good 
Proposed CRZ Impact: 16% impact to the CRZ due to necessary site layout for feasible density and 
street layout. 
Disposition: Save 

Sincerely, 
 
VIKA Maryland, LLC 
 

Robert Tilson 
 
Robert Tilson, FASLA, PLA 
Director of Landscape Architecture/Executive Associate 
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