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Greetings attached is my testimony for the October 23rd meeting regarding the Geico
Preliminary Site Plan.
 
Please feel free to contact me if you have any question or need more information. I have signed
up on line to testify in person about this matter.
 
Thank you,
 
Dan Dozier
 
 
Daniel P. Dozier

Chevy Chase, MD 20815
 (cell)

 
 



Carleton HOA Statement on the Geico Property Preliminary 
Site Plan 

Introduction 

My name is Daniel P. Dozier, and I serve as President of the Homeowners Association (HOA) at 
the Carleton of Chevy Chase Condominium. I am submitting this statement on behalf of the 
Association in response to Geico’s application to amend the Preliminary Site Plan. These views 
reflect the deliberations of an Ad Hoc Committee and was unanimously approved by the 
Association Board of Directors on August 5, 2025. 

Support for Urban Development 

The Carleton HOA supports dense, urban development on the Geico property. Many residents, 
including myself, chose to live in Friendship Heights because of its walkable, urban character. 
We believe that urban environments thrive when thoughtfully designed to include green spaces, 
trees, and pedestrian-friendly infrastructure. 

Environmental Preservation 

We urge the Planning Board and County to: 

• Preserve green space and mature trees along Willard Avenue, especially those with 
trunk circumferences of 24 inches or more. 

• Daylight the creek on the western edge of the property to the extent feasible. 
• Enforce all County stormwater and environmental regulations and deny any waiver 

requests that would compromise ecological integrity. 

Historic Preservation 

We recommend preserving at least one of the historic mid-century modern GEICO buildings—
preferably the eight-story high-rise—for adaptive reuse as housing and public amenities such as 
a library. 

Traffic and Safety Recommendations 

To minimize adverse traffic impacts on Friendship Heights: 

• Vehicular access to the new development should be primarily from Friendship 
Boulevard and the existing Willard Avenue entrance. 

• Shoemaker Farm Lane and North Park Avenue should not be extended across 
Willard Avenue into the property. Doing so would increase traffic congestion and pose 
significant risks to pedestrians, especially near proposed pedestrian paths and 
intersections with limited visibility. 



• The intersection of North Park Avenue and Willard Avenue is particularly hazardous due 
to its steep slope and blind curve. Increased traffic here would endanger both pedestrians 
and drivers. 

Site Plan Modifications 

We propose relocating the planned apartment buildings from Willard Avenue to the open space 
along Friendship Boulevard. This recommendation is based on the following: 

• Preservation of trees and green space along Willard Avenue. 
• Friendship Boulevard currently abuts a large, undeveloped surface parking lot with 

no significant trees, making development along the street a more suitable location for 
higher-density residential buildings. 

• Proximity to the Metro station supports the County’s housing policy and enhances 
accessibility for future residents. 

• Commercial development in this area is not viable, and reserving space for speculative 
commercial use is inefficient and environmentally detrimental. 

Pedestrian Connectivity 

We request that the Site Plan include: 

• Pedestrian paths connecting Willard Avenue to Brookdale Park and the new housing. 
• Safe pedestrian access to the Metro station, including paths through the garages on 

Friendship Boulevard across from the Geico property. 

Conclusion 

The Carleton HOA supports the County’s goals to increase housing near Metro stations. We 
believe our recommendations will enhance the livability, safety, and sustainability of the 
proposed development while preserving the character and environment of Friendship Heights. 

Thank you for your consideration. 

 





Cell 

Sent from my iPhone
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Re:Geico Preliminary Plan Amendment No. 11999039A

Dear Chairman Harris,

We are writing to express our support for the Preliminary Plan Amendment application related 
to the GEICO property in Friendship Heights.

We are residents of the Village of Friendship Heights.  We moved here from Bethesda in 2002. 
When we moved here it was an exciting place to live. My husband had retired then and I 
continued to work, taking the subway downtown while he enjoyed the grocery chains, the 
quick but good restaurants and the huge variety of retail options. 

We are so sad that this is no longer Friendship Heights. Yes, there have been some restaurant 
additions over the past five years, but some of those places are struggling or have closed.  
Most recently, The Heights Food Hall closed its doors in August after being open for just two 
years.  

Our community strongly needs more residents to support new retailers and restaurants.  
Thus, we were very pleased to hear about the plans to extend the validity period of the 
Preliminary Plan for the GEICO property.  Our condominium faces the site, so we have a 
particular interest in any redevelopment that will be part of our view in the future.

Extending the Preliminary Plan to allow for redevelopment will help bring a variety of new 
people to the neighborhood.  The Plan’s 300 new apartments and 200 new townhomes could 
give us the “shot in the arm” that will help regain the vitality of the area.  It makes sense to 
build new housing here as we are so close to the Friendship Heights Metro.  

We are not opposed to the plans that extend North Park Avenue and Shoemaker Farm Lane 
across Willard Avenue into the new community.  Those roads already extend into the GEICO 
parking lot, so maintaining that connection makes sense.  We would be concerned, however, 
if the plans call for cut-through traffic all the way to Western Ave.  Thankfully, this is not called 
for in the amended Preliminary Plan.

We understand that the application eliminates the plans for high-rise office space on 
Friendship Boulevard.  That makes sense, given the post-pandemic office market.  Perhaps 



that space could be used for community amenities such as a library or performing arts center, 
in addition to more housing.  We look forward to having that discussion as part of the Sector 
Plan process.  

We have great hope that your appreciation of the need for changes in our community will 
help you approve the Preliminary Plan Amendment application.

We thank you for your consistent concern about making Montgomery County a vibrant, 
successful County. 

Chevy Chase, MD 20815 

-- 
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Dear Chair Harris,
 
I am writing on behalf of the more than 600 members of the Greater Bethesda
Chamber of Commerce in support of Preliminary Plan Amendment #11999039A
for the property currently owned by GEICO in Friendship Heights.  The
amendment extends the validity period of the 1998 approved Preliminary Plan,
which includes 300 multi-family units and 200 townhomes.  It also dedicates to
the Parks Department the more than three-acre Brookdale Park, currently owned
by GEICO.
 
The Greater Bethesda Chamber supports government policies that focus on
creating new housing that is affordable to a variety of incomes, as well as building
new housing near high-capacity transit. The plans for the GEICO property,  just
steps away from Friendship Heights Metro is certainly consistent with those
policies.
 
Our support for the Amendment application is based on the following:
 

•                This is not a new plan.  Rather, the 1998 Preliminary Plan (which this
application seeks to extend) is the result of a working consensus
between a number of parties, including the Friendship Heights Village
Council and GEICO.  It made sense in 1998 and it makes sense now.  We
understand the reasoning for the one change to the Plan, which deletes
the plans for high-rise office space. 

 
•                The plan not only increases the County’s housing supply; it also calls for

15 percent of the 500 units to be Moderately Priced Dwelling Units,
providing opportunity for 75 potential residents and families to locate
in an otherwise out-of-reach community due to economic constraints.

 
•                Friendship Heights is on the cusp of re-establishing itself as an attractive

location for retail and dining.  However, there have been difficulties in
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Dear Planning Board,
Please find attached comments from Little Falls Watershed Alliance on GEICO request for an
amendment to preliminary plan 11999039A for the Friendship Commons Site in Friendship
Heights.

Thank you for your work on this,
Sarah 

Sarah Morse
Little Falls Watershed Alliance

-- 
Sarah Morse

Support your local watershed group.  Visit Little Falls Watershed Alliance online -
www.LFWA.org
Find us on Facebook!

-- 
Sarah Morse

Support your local watershed group.  Visit Little Falls Watershed Alliance online -
www.LFWA.org
Find us on Facebook!
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Date:   October 13, 2025 
 
Re LFWA response to GEICO Request for an Amendment to Preliminary Plan 
 11999039A for the Friendship Commons Site in Friendship Heights 
 
Dear Planning Staff and Board, 
 
Little Falls Watershed Alliance (LFWA) is a group of local citizens dedicated to protecting the 
Little Falls Watershed—a natural ecosystem in northwest DC and south-western 
Montgomery County, whose waters flows to the Potomac River and ultimately the 
Chesapeake Bay.  We were founded in 2008 and have over 6,500 members.  Our sole 
mission is to protect the natural environments of the Little Falls watershed through action, 
outreach and advocacy.  We do habitat restoration, install stormwater management 
facilities, run a robust water quality monitoring program, and work with local agencies on 
environmental issues. Our primary stream, the Little Falls Branch, flows through Friendship 
Heights so we are following the proposed development carefully.  
 
GEICO has requested an amendment to the Friendship Commons Preliminary Plan No. 1-
99039, approved by the Planning Board in 1999. GEICO hopes to extend the Plan expiration 
date and to make various changes to it. Among these changes are a request for a waiver of 
stormwater management under section 50.4.2.B.2.c, which states that “the Department of 
Permitting Services must approve a stormwater management concept and floodplain 
delineation, if required under Chapter 19,” and section 50.4.3.H, which states that “all 
stormwater management requirements must satisfy Chapter 19.” Chapter 19 provides the 
county regulations regarding erosion, sediment control, and stormwater management.  
 
LFWA opposes waivers to any such stormwater management (SWM) requirements.  We 
support nothing less than 100% SWM in the area as well as the implementation of a robust 
plan that uses green techniques that promote infiltration of water deep below the surface - 
such as suspended pavement, rain gardens, swales, and tree boxes with curb cuts - rather 
than techniques that merely treat the water without recharging the ground water, such as 
green roofs or ponds.  To do anything less puts the environment and our creeks at risk.  
 
In addition to requesting strong SWM requirements for the area, we ask the Planning Board 
to condition an extension of the current Preliminary Plan on other issues that affect the 
general environment in the subject area.  
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We ask that the conditions of the Board include: 
 

1. retaining all of the mature trees on the GEICO site, and adding more trees.  Any non-native trees 
should be replaced with native shade trees that will benefit the environmental resilience of the area by 
attracting birds and insects, providing shade to reduce the urban heat effect, reducing storm water run-
off, and generally creating a more appealing living and working environment; 

 
2. expanding and improving the greenways that provide a buffer for nearby single-family communities; 

 
3. creating green trails (with permeable surfaces) that better connect residential areas more closely to 

transit, offices, and retail; 
 

4. restoring the stream along Cortland Road, and prevent any new development within its 100-foot 
buffer, to comply with current stream buffer guidelines and all other environmental standards. The 
Cortland Road stream should be added to all maps and plans that concern the area;  

 
5. identifying and mapping other streams within and near the site, such as Jenifer Run and Little Falls 

Branch, and ensuring that they are being well-managed, if not restored;  
 

6. conveying Brookdale Park to the county as a forested park, maintained with an emphasis on retaining 
its mature tree canopy;  

 
7. preserving significant open space and mature trees throughout the GEICO site to avoid an overly built 

environment that would produce an additional heat island in Friendship Heights; and 
 

8. planting street trees along Willard Avenue and Friendship Blvd and requiring suspended pavement for 
all tree boxes.  Trees planted in suspended pavement systems are known to have a better survival rate 
and to grow bigger.   

 
Thrive 2025 Supports Robust Storm Water Management 
 
LFWA supports strong SWM and other environmental protections for any new development and 
redevelopment, both to comply with existing regulations and to go further, so as to comply fully with the goals 
of Thrive 2025. That document emphasizes environmental sustainability and resiliency, stating: 
 

Stormwater management and sediment and erosion control systems are especially important for 
managing flooding and protecting and improving water quality in the developed and developing areas of 
the county, especially as our climate continues to change . . . Some environmental policies which will 
need to be considered in the context of future master planning efforts and other county land-use 
decisions should include: 
 

 minimizing imperviousness in new development and redevelopment and removing 
unnecessary impervious surfaces where feasible; 
 

 protecting, enhancing, and increasing the coverage, connectivity, and health of natural 
habitats such as forests, non-forest tree canopy, wetlands, and meadows through land 
acquisition, easements, habitat restoration, and ecosystem management; and 
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 protecting watersheds and aquifers and improving water quality and stream conditions 
through enhancements and retrofits such as green streets, increased tree canopy, and green 
stormwater management.  
 

. . . new compact development along corridors [such as Friendships Heights] that provides modern 
stormwater management allows for a continued emphasis on open space preservation elsewhere in the 
county. 

 
1998 Sector Plan Recognized need to Protect Creek and Create Green Spaces 
 
Even back in 1998 when the current plan was developed, the Friendship Heights Sector Plan (p. 118-120) noted 
that the Little Falls upper mainstem in Friendship Heights was designated as a Watershed Restoration Area as 
31% of the streams in the area were channelized or piped, causing fierce run-off and erosion and adversely 
affecting aquatic life in the area. The recommendations in the plan at that time included minimizing impervious 
surfaces, expanding stormwater control, and stabilizing streams, while adhering closely to county environmental 
guidelines.  
 
Many of our other requests also echo recommendations in the 1998 Sector Plan for Friendship Heights, and we 
hope they will be incorporated broadly throughout the 2026 revision to that plan. For example,  

 on p. xxvii, the 1998 Sector Plan calls for “providing small green open spaces” and “other open spaces 
with potentially active uses” on the GEICO site, expanding Brookdale Park, and “[p]reserving and 
extending greenways on the edges of the Sector Plan area for visual screening, pedestrian and bicycle 
paths, wildlife habitat, and watershed protection.”  

 On p. 63, a plan objective is to retain “the park-like characteristics of the site, preserve existing mature 
trees, where possible, and expand the amount of usable green open space to meet residents’ 
recreational needs.”  

 Open spaces were to be added to the GEICO site north of Brookdale Park and along Western Avenue, as 
well as greenway improvement and bike trails. 

 
Friendship Heights is a unique area because of the green spaces, mature trees, and the Little Falls Branch.  
Residents value walking by the creek and enjoy the many birds and wildlife that it attracts.  Children play in the 
creek and people even fish there. It is a true asset for the area and for the County.  We are lucky to have this 
right on the edge of such density of development.  We very much appreciate the emphasis on environmental 
matters within the current Planning Department and hope that our concerns will be reflected in any future 
sector and site plans for the Friendship Heights area. 
 
By working together, we can preserve and improve this environment for generations to come.   
 

Thank you for your consideration. 
 

 
 
Sarah Morse, 
Executive Director, LFWA 
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Good afternoon,

Please find attached CSG's testimony in support of Friendship Commons (Geico) –
Preliminary Plan Amendment No. 11999039A, hearing date October 23, 2025. 

Our mailing address is as follows:
PO Box 73282
Washington, DC 20056

Best,
Carrie
-- 
Carrie Kisicki | Montgomery Advocacy Manager
Coalition for Smarter Growth
Coordinator for Montgomery for All
carrie@smartergrowth.net | calendly.com/carrie-csg
www.smartergrowth.net | @betterDCregion
~~~~

 Coalition for Smarter Growth’s 2025 Smart Growth Social is October 30th!  Get your tickets   



 

 
October 23, 2025 
 
Chair Artie Harris 
Montgomery County Planning Board 
2425 Reedie Dr, 14th Floor 
Wheaton, MD 20902 
 
Re: Support for Friendship Commons (Geico) – Preliminary Plan Amendment No. 11999039A  
 
Dear Chair Harris and members of the Planning Commission: 
 
Please accept this testimony on behalf of the Coalition for Smarter Growth, the leading 
organization advocating for walkable, inclusive, transit-oriented communities as the most 
sustainable and equitable way for the D.C. region to grow and provide opportunities for all. 
 
We are writing to express our support for Preliminary Plan Amendment No. 11999039A, which 
extends the validity period of the already approved Preliminary Plan for the GEICO property in 
Friendship Heights. 
 
This plan for a new multi-family apartment and townhome community addresses a critical need 
in Montgomery County. Providing more housing close to high-frequency transit is essential for 
the county to thrive as a sustainable, equitable, and economically-competitive 
community—accommodating expected growth, providing residents alternatives to driving, and 
generating the tax revenues necessary to maintain high-quality services.  
 
We wish to note a number of specific reasons why we support this application:  
 

●​ This application simply extends the validity period of a plan that was already approved in 
1998. We understand that the  Preliminary Plan was the product of a consensus 
between the property owner, neighbors in the Brookdale Civic Association, and other 
local organizations.   

 
●​ The Plan is consistent with the core tenets of smart growth, placing a significant number 

of new homes 1⁄4 mile or less from the Friendship Heights Metro and bus station, 
grocery stores, and the Wisconsin Place Community Center. ​
​
These homes are ideally located to support walkable access to nearby service and 
amenities—accommodating future residents who do not drive, helping future residents 
to minimize combined housing and transportation costs, and maximizing options for 
non-auto travel, helping to reduce greenhouse gas emissions.  

 
●​ The removal of planned high-rise office buildings from the plan is a thoughtful reflection 

of changing dynamics and community needs, and we support this proposed 

P.O. Box 73282 ⋅ Washington, DC 20056 ⋅ smartergrowth.net 



amendment. We take note of the context of surrounding multi-family apartment 
buildings on Friendship Boulevard and Willard Avenue, and of the site’s proximity to 
walkable shops, amenities, and frequent public transit, and hope to see this portion of 
the site reimagined to provide additional homes.  ​
 

●​ The Plan addresses our market-rate and affordable housing shortage by adding up to 
300 new multifamily units and 200 townhomes, with 15% of the units designated for 
MPDUs.  This will help attract young professionals to Friendship Heights and provide 
access to opportunity for families that are seeking to climb the economic ladder. We 
hope to see additional homes, including affordable homes, added on the portion of the 
site formerly designated for office space.​
 

●​ In terms of enhancing walkability and open space, the Plan includes the dedication of 
the over three-acre Brookdale Park to the County.  It also adds much-needed pedestrian 
access between Willard Avenue and Western Avenue via a planned pedestrian trail.  

 
Overall, for the reasons listed above, the Coalition for Smarter Growth respectfully encourages 
the Planning Board to approve the Preliminary Plan Amendment  No. 11999039A.  We also look 
forward to working with the Planning Board and staff over the coming months to ensure the 
new Friendship Heights Sector Plan achieves community goals for more housing, thriving local 
businesses, safe walking and biking, and great public spaces. 
 
Thank you for your consideration. 
 
Sincerely, 

 
Carrie Kisicki​
Maryland Housing Advocacy Manager 
 
 
 

P.O. Box 73282 ⋅ Washington, DC 20056 ⋅ smartergrowth.net 
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EO 01.01.2025.19 Addressing Maryland"s Affordable Housing Crisis Accessible .pdf
Ordinance No. 20-17.pdf
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On behalf of Robert Harris, please find the following email and attachments for Chairman
Harris.

Chairman Harris,

In advance of the Planning Board hearing on this matter, scheduled for October 23, 2025, we
want to provide some of the supporting documents which we have referenced in our
discussions with Planning Staff and others in support of this Application. More specifically, as
you are aware, Montgomery County, the Metropolitan Washington Council of Governments
and the State of Maryland all have been working hard over the past several years to increase
our housing supply. The Metropolitan Washington Council of Governments set a goal of
adding 320,000 housing units between 2020 and 2030 and Montgomery County agreed to add
10,000 of those units (see attached Metropolitan Washington Council of Governments study
of September 2019 and Montgomery County Resolution No. 19 – 284, adopted November 5,
2019). In addition, we would like the record to reflect Montgomery County's Thrive
Montgomery 2050 plan (link attached https://montgomeryplanning.org/wp-
content/uploads/2023/06/THRIVE-Approved-Adopted-Final.pdf) and the Planning
Commission's 2024 Attainable Housing study (link attached
 https://montgomeryplanning.org/wp-content/uploads/2024/06/2024-AHS-Final-Report.pdf)
both of which advocated strongly for more housing and identified ways to help achieve the
goals. Most recently, Montgomery County adopted Ordinance No. 20 – 17 and Ordinance No.
20 – 20 allowing for denser housing types and providing for expedited approvals for replacing
vacant commercial buildings with residential units. Finally, Governor Moore recently signed
Executive Order 01 – 01.2025.19 addressing the State's housing crisis. We are pleased to see
this advocacy and believe the GEICO project is a great example.

In 1998, the County adopted the Friendship Heights Sector Plan calling for significant
residential development on the GEICO property. Since then, these other reports, resolutions
and legislation further document the importance of such housing.

Robert Harris

 
_______________________________________________
Jennifer M. Diehl, Legal Assistant
Lerch, Early & Brewer, Chtd. rising to every challenge for 75 years
7600 Wisconsin Ave | Suite 700 | Bethesda, MD 20814
T 301-657-0733 | F 301-986-0332 | Main 301‑986‑1300
jmdiehl@lerchearly.com

Attention: This message is sent from a law firm ​and may contain information that is privileged or confidential. If you received this
​​​​



communication in error, please notify the sender by reply e-mail and delete this message and any attachments. Thank you. ​
www.lerchearly.com
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EXECUTIVE ORDER 

01.01.2025.19 

ADDRESSING MARYLAND'S AFFORDABLE HOUSING CRISIS 

WHEREAS, The State of Maryland faces an unprecedented and rapidly growing housing 

affordability crisis caused by a shortage of at least 96,000 housing units and 

driven by insufficient housing construction over the past 15 years; 

WHEREAS, The increasing unavailability and unaffordability of safe, stable, livable 

housing for working families has created an imminent threat of widespread 

social and economic disruption, including severe negative impacts on 

Maryland's economic and business climate and the inability to retain new 

people entering the workforce, resulting in a lack of innovation and a stifling 

of overall economic development; 

WHEREAS, The Moore-Miller Administration's commitment to making Maryland a 

more affordable place to live, work, and raise a family includes ensuring 

that all Marylanders are able to obtain safe, stable, livable housing that fits 

their budget; 

WHEREAS, State government plays a vital role in fostering an environment that is 

conducive to the construction of enough housing to serve the needs of the 

State's residents; and 

WHEREAS, In order for Maryland to address its housing crisis and prevent economic 

stagnation, State government must take action to spur the construction of 

housing by removing regulatory barriers, accelerating building supply lines, 

shortening permit waiting times, reforming financing for affordable 

housing, leveraging State-owned property, and encouraging local 

jurisdictions to adopt land use rules more favorable to housing construction. 

NOW, THEREFORE, I, WES MOORE, GOVERNOR OF THE STATE OF MARYLAND, BY 

VIRTUE OF THE AUTHORITY VESTED IN ME BY THE 

CONSTITUTION AND LAWS OF MARYLAND, PROCLAIM THE 

FOLLOWING EXECUTIVE ORDER, EFFECTIVE IMMEDIATELY: 

A. Developing Housing on State-Owned Land and Accelerating Funding 

for Affordable Housing. 

1. The Department of Housing and Community Development and the 

Department of Transportation shall develop strategies to implement 
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their October 2024 Interagency Agreement on Transit Oriented 
Development to increase the production of housing near transit stations. 

a) In accordance with the Interagency Agreement, the Department of 

Transportation will lead the development of land owned by the 

Department of Transportation for transit-oriented development and 

will coordinate with the Department of Housing and Community 

Development on these sites. 

b) The Department of Transportation shall commit to prioritizing 

development of affordable housing in the development of transit­ 

oriented development projects on land owned by the Department of 

Transportation. 

c) The Department of Housing and Community Development shall 

commit to providing bonus points or special consideration to the 

extent permitted by law in the Low Income Housing Tax Credit 

Program and State Revitalization Programs funding rounds for 

projects tied to the Department of Transportation's transit-oriented 

development efforts. • 

2. The Department of Transportation shall: 

a) Pursue the development of land owned by the Department of 

Transportation for dense, mixed-use, transit-oriented development, 

with housing as a priority goal for the development of these sites; 

b) Coordinate funding and investment with the Department of Housing 

and Community Development, and other State partners, to support 

the development of housing at these sites as a priority use; and 

c) Work with local jurisdictions through the transit-oriented 

development designation process to ensure local jurisdiction 

planning for transit-oriented development supports housing as a 

priority use. 

3. The Department of Housing and Community Development and the 

Department of General Services shall, in coordination with other 

executive departments and agencies, identify State-owned land that is: 

a) Subject to the control of the Department of General Services; 

b) Determined to be surplus; and 

c) Appropriate for consideration for the development of housing. 

4. The Department of General Services shall: 
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a) Maintain a database of parcels of State-owned land identified as 
appropriate for the development of housing; 

b) For properties that have been identified as suitable for affordable 

housing by the Department of Housing and Community 

Development, issue: 

i. Within 30 days after determination of suitability, a notice of 

intent to release a request for proposals; and 

ii.  Within 90 days after the issuance of the notice of intent, a 
request for proposals; 

c) Pursuant to statutory requirements, dispose of State-owned parcels 

for the development of housing by entering into land disposition 

agreements with parties that will develop such parcels into new 

housing units, selected through a competitive process; and 

d) Maximize the housing use of surplus State-owned parcels, whether 

the parcel remains under State ownership, is subject to long-term 

lease, or is disposed of, through: 

i. Reducing the cost of the land or pairing the development of 

land with funding to create deed-restricted low-income 

housing, and 

ii.  Exercising the governmental immunity from local zoning 

laws to the extent permitted by law. 

B. State Housing Permitting Acceleration/Ombudsman Creation. 

1. Definitions. 

a) "Housing development project" means the new construction or 

substantial renovation of a residential real estate project. 

b) "Permit related to housing construction" means a permit or approval 

required by law or regulation to be issued by a principal department 

of the Executive Branch or a division thereof, to a developer, 

contractor, or subcontractor in order to commence, continue, or 

support a housing development project. 

c) "Third-party reviewer" means an independent contractor engaged 

by the proponent of a housing development project to inspect, 

review, and provide an independent evaluation, including 

recommendation for approval or denial, of an application for a State 

permit related to the housing development project. 
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2. Each principal department of the Executive Branch that issues permits 
related to housing construction shall: 

a) Designate a senior point of contact for coordination and efficient 
processing of permits related to housing construction; 

b) By January 1, 2026, submit to the Office of the Governor and the 

Maryland Coordinated Permitting Review Council updated permit 

application processing procedures with timelines for permits related 

to housing construction; 

c) By November 21, 2025, draft and submit to the Office of the 

Governor for review and approval standards and procedures for 

applicants for State-issued permits related to housing development 

projects to hire third-party reviewers to help expedite permitting 

timelines at the applicant's expense, including: 

i. Registration procedures and required qualifications for third­ 

party reviewers; 

ii. Rules governing conflicts of interest for third-party 
reviewers; 

iii. Procedures for review and approval or denial of 
recommendations made by third-party reviewers; and 

iv.  Provisions requiring the principal department to follow 

recommendations made by third-party reviewers except in 

cases of clear error, serious deficiency, or conflict of interest; 

d) Upon approval by the Office of the Governor, complete 

implementation of the new third-party permitting standards and 

procedures for permits related to housing development projects by 

March 1, 2026; 

e) By November 21, 2025, provide to the Office of the Governor a 

written enumeration and assessment of additional potential 

legislative, regulatory, and administrative actions to increase 

efficiency in permitting processes; 

f) For permit applications that require review by multiple State 

agencies or by different levels of government, to the extent allowed 

by law, engage in simultaneous, rather than sequential, review of 

such permit applications; 

g) By November 21, 2025, provide written recommendations to the 

Office of the Governor for ways to increase predictability and 

transparency related to applications for permits related to housing 

construction; 
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h) Fully digitize permit applications and permit fee payments within 

the extent of budgetary authority no later than March 1, 2026; and 

i) Seek every opportunity to provide transparency in the permit 

application process and, whenever possible, reduce processing 

times. 

3. The Department of Housing and Community Development shall: 

a) By November 21, 2025, draft and submit to the Office of the 

Governor for review a written plan to accelerate processes related to 

the distribution of funding for affordable multifamily housing 

projects, including: 

i. Awarding of funds and tax credits; 

ii. Closing of deals, contracts, and loan agreements; and 

iii.  Distribution of awarded funds, including release of 

construction funds. 

b) Upon approval by the Office of the Governor, complete 

implementation of the plan to accelerate the distribution of funding 

for affordable multifamily housing projects by March 1, 2026. 

4. The Department of Housing and Community Development shall: 

a) Designate a State Housing Ombudsman to facilitate navigation 

through local, State, and federal permitting processes and act as a 

liaison between the Department of Housing and Community 

Development, other State agencies, local governments and planning 

and zoning authorities, housing developers and other stakeholders, 

and local communities. 

b) The State Housing Ombudsman's duties shall include: 

i. Coordinating and reporting on the activities undertaken by 
executive departments and State agencies pursuant to section 

B.2 of this Order; 

ii.  Facilitating and participating on the Department of Housing 

and Community Development's behalf in discussions 

between units of State government, local government, and 

housing developers to assist with navigation through 

permitting requirements and processes; 

iii.  Evaluating if there are opportunities for the state to acquire 
land to further housing development opportunities; 
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iv.  Evaluating methods to improve the housing building 
materials supply chain in the State; 

v.  Gathering and compiling information on local permitting and 

planning and zoning processes throughout the State and 

identifying "pain points" in those processes; and 

vi.  Tracking the progress of housing development projects 

throughout the State and providing periodic updates to the 

Department of Housing and Community Development 

leadership and the Office of the Governor on housing 

production in Maryland. 

C. Establishment of Housing Targets. 

1. The Department of Housing and Community Development shall: 

a) Publish on or before January 1, 2026, and every five years 

thereafter, housing production targets for the State, each county, 

and each municipality that exercises zoning or planning authority; 

b) Conduct a public engagement process on draft housing targets; and 

c) Publish a methodology and supporting basis for calculating the 

housing production targets. 

2. The Department of Housing and Community Development shall publish 
an annual report on January 1, 2027, and each year thereafter that: 

a) assesses the progress of the State and each local jurisdiction with 

meeting applicable housing production targets; and 

b) provides potential solutions to assist the state or a local jurisdiction 

with meeting applicable housing production targets. 

D. Housing Leadership Award 

I. The Secretary of the Department of Housing and Community 

Development shall establish an annual Maryland Housing Leadership 

Award to recognize local jurisdictions that demonstrate outstanding 

progress in advancing housing opportunities. 

1. The Award may be granted to jurisdictions that: 

a) Are on track to meet or exceed housing production targets; or 

b) Enact policies or legislation that significantly promote the 

development of housing. 
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2. The Department of Housing and Community Development may award 

bonus points to applications for department funding to local 

jurisdictions that have received a Maryland Housing Leadership 

Award. 

E. General Provisions. 

1. This Executive Order shall be implemented in a manner that is 

consistent with all applicable statutes and regulations. Nothing in this 

Executive Order shall operate to contravene any State or federal law or 

to affect the State's receipt of federal funding. 

2. If any provision ofthis Executive Order or its application to any person, 

entity, or circumstance is held invalid by any court of competent 

jurisdiction, all other provisions or applications of the Executive Order 

shall remain in effect to the extent possible without the invalid provision 

or application. To achieve this purpose, the provisions of this Executive 

Order are severable. 

GIVEN Under My Hand and the Great Seal of the State of 

Maryland, in the City of Columbia, this 3rd Day of September, 

2025. 

Wes Moore 

Governor 

ATTEST: 

Susan C. Lee 
Secretary of State 
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Arlington Square (Dan Reed/Flickr) 

The region’s current unmet housing needs 
undercut its appeal to new companies and 
talent, strain the transportation system, and 
impact the environment and quality of life 
for residents. The solution is for housing to 
be preserved and created at a higher rate 
than has been achieved in the recent past. 
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OVERVIEW 
 

Metropolitan Washington is a dynamic region. With vibrant, diverse communities, sought-after 

amenities, and burgeoning industries, it is no surprise that families and businesses want to call the 

area home.  

 

But with continued growth and an increased demand to live here, the region now finds itself in a 

challenging situation. There is an imbalance between the number of jobs and the amount of housing 

available to the workforce. This gap is expected to widen without intervention; the region is forecast 

to add approximately 413,000 new jobs to its employment base between 2020 and 2030, but only 

approximately 245,000 new housing units over the same period.1  

 

 

Using a widely accepted metric for “balancing” the number of households and jobs, a Metropolitan 

Washington Council of Governments (COG) analysis showed the region needs, between 2020 and 

2030, more than 75,000 additional households than what is currently anticipated (245,000 

households). If the timeframe is stretched from 2020 to 2045, more than 100,000 additional 

households will be needed beyond the new households anticipated. 

 

                                                                        
1 COG, Cooperative Forecast, https://www.mwcog.org/community/planning-areas/cooperative-forecast/; Actual figures rounded for simplicity.    

COG Regional Housing Need 2020-2030 (Planned vs. Needed) 

Source: COG Cooperative Forecasts 
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Local governments are already planning and working to preserve and increase the supply and 

diversity of affordably-priced homes in their jurisdictions but face a variety of challenges—from 

community dynamics and market forces, to competing funding priorities and reduced federal 

resources. It will take a range of tools and innovative policies to meet these targets over the next ten 

years, including strategic partnerships with the business, non-profit, and philanthropic sectors. No 

one sector alone can solve the region’s housing challenges.  

 

The region has a record of success when it comes to addressing big challenges together, whether 

securing dedicated funding for Metro, achieving impressive air quality progress over the last 40 

years, or executing planning visions like Activity Centers, a visionary goal in 1998 but a reality today. 

3, 4, 5  

 

There is a renewed energy locally, 

regionally, at the state level, and 

from a variety of sectors, to take 

action to address the country’s and 

the region’s housing challenges. COG 

and its members have already taken 

a critical first step in metropolitan 

Washington by putting a fine point 

on the regional need and developing 

a set of targets for local 

governments and partners. Together, 

and through a variety of methods 

and partnerships, it will be possible 

to ramp up housing production, and 

create it in ways that ensure 

inclusive communities, so that the 

benefits of economic growth in this 

dynamic region are shared by all. 

 

   
 

                                                                        
3 COG, Restoring Metro, https://www.mwcog.org/restoringmetro/  

4 COG, Air Quality, https://www.mwcog.org/environment/planning-areas/air-quality/  

5 COG, Activity Centers, https://www.mwcog.org/community/planning-areas/land-use-and-activity-centers/activity-centers/ 

COG Member Governments 
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The Future of Housing in Greater Washington I 5 

 

HOUSING PRODUCTION IN GREATER WASHINGTON 
 

In order to understand the extent of the region’s unmet housing needs, it is helpful to understand 

the changing housing landscape from the early 2000s through today. This information is for the COG 

footprint—which includes the District of Columbia, suburban Maryland, and Northern Virginia. 

 

Recent Production Trends 
 

To address the region’s housing shortfall, housing must be preserved and created at a higher rate 

than has been achieved in the recent past.  

 

According to a COG analysis of U.S. Census Bureau housing permit data, the region averaged over 

25,000 new housing units per year in the 1990s. In the early 2000s, the region produced more than 

30,000 units per year, much of that in the form of single-family homes in the outer suburbs, like 

Loudoun County.6 When the Great Recession hit the country around 2008, regional production 

dropped to approximately 10,000 units per year.  

 

Housing production has improved since 2011. In 2018, the region produced just over 21,000 

housing units per year. Although this is the right trajectory, this production level is not sufficient to 

meet the growing need in the region.  

  

                                                                        
6 George Washington University, State of the Capital Region, https://cpb-us 

e1.wpmucdn.com/blogs.gwu.edu/dist/7/677/files/2019/05/20190507_socr_2019_pages.pdf  

Figure 1: Housing Construction Permits by Year in Metropolitan Washington 

Source: COG Analysis of U.S. Census Bureau C-40 Residential Permit Data 
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Current Housing Landscape 
 

According to COG’s Cooperative Forecasts, official growth projections that include data provided by 

area jurisdictions, employment growth currently outpaces housing growth in metropolitan 

Washington. 

 

The region anticipates its projected 2020 employment of 3.36 million jobs will grow to 3.77 million 

by 2030—an increase of approximately 413,00 jobs. During this same period, the total number of 

households would grow from the projected 2020 base of approximately 2.13 million units to 2.38 

million—an increase of approximately 245,000 housing units. 

 

This situation—a mismatch between the amount of housing and jobs—affects the area’s affordability, 

potentially undercuts the region’s appeal to new companies and talent and necessitates commuting 

into the region for work, straining the transportation system.  

 

The TPB studied this challenge as part of their long-range planning process.7 In seeking a better 

balance between growth in jobs and housing, a TPB task force determined a jobs-to-housing ratio of 

1.54 could optimize economic competitiveness and improve future transportation system 

performance.  

 

Using the ratio, COG determined the region needs, by 2030, at least 75,000 additional households 

beyond those currently anticipated. This is the region’s “housing shortfall,” and it is expected to 

worsen without intervention.  

 

Overall, the region needs to add 75,000 additional housing units to the 245,000 units already 

planned, bringing the region’s total net new housing to 320,000 units produced between 2020 and 

2030. This means the region needs a sustained annual housing production of at least 32,000 units 

per year. 
 
 
Figure 2: Forecast of Employment, Households, and  
Calculated Housing Need 
 

 
2020 2030 2045 

Forecast Employment 3,361,000 3,774,000 4,274,000 

Forecast Households 2,133,000 2,375,000 2,660,000 

Households Needed for Jobs  2,182,000 2,450,000 2,775,000 

Housing Shortfall (Approx.) ~49,000 ~76,000 ~115,000 
 

Source: COG Round 9.1 Cooperative Forecasts 

 

 

  

                                                                        
7 TPB, Long Range Task Force Reports, https://www.mwcog.org/documents/2017/12/20/long-range-plan-task-force-reports-projects-regional-transportation-

priorities-plan-scenario-planning-tpb/ 

By 2030, the region 
needs at least 75,000 
additional households 
beyond what’s planned.  
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In addition to the TPB’s consensus that housing and jobs 

must be brought closer together to reduce strains on the area 

transportation system, the region’s housing challenges have 

also been documented in research by many other leading 

experts, including the Urban Institute, Greater Washington 

Partnership, George Mason University’s Center for Regional 

Analysis, George Washington University’s Center for 

Washington Area Studies, the Housing Leaders Group of 

Greater Washington, ULI Washington, and the 2030 Group, 

among others. 

 

Local governments have already started to act. Based on 

COG’s analysis of the regional need, District of Columbia 

Mayor Muriel Bowser signed an Order on Housing in spring 

2019 that called for the production of 36,000 new housing 

units in the District by 2025.8 Prince George’s County 

completed its first-ever comprehensive housing strategy, 

Housing Opportunities for All, a plan to support and house 

existing residents and new residents, and build on strategic 

assets like transit.9 Fairfax County recently completed its 

Communitywide Housing Strategic Plan and Housing Arlington 

is a direct response to the decision by Amazon to locate its 

second headquarters in the county. 10,11     

 

Non-profits, philanthropy, and business are responding, too. 

For example, the Housing Leaders Group of Greater 

Washington’s Capital Region Housing Challenge and the 

Washington Housing Initiative launched by JBG Smith and the 

Federal City Council are facilitating investment in affordable 

housing for low- and moderate- income residents.12,13  

 

  

                                                                        
8 District of Columbia, Mayor Bowser Signs Order to Drive Bold Goal of 36,000 Housing Units by 2025, https://mayor.dc.gov/release/mayor-bowser-signs-

order-drive-bold-goal-36000-housing-units-2025  

9 Prince George’s County Comprehensive Housing Strategy, Housing Opportunities for All, https://www.princegeorgescountymd.gov/2803/Comprehensive-

Housing-Strategy 

10 Fairfax County Housing and Community Development, Communitywide Housing Strategic Plan, https://www.fairfaxcounty.gov/housing/communitywideplan 

11 Arlington County, Housing Arlington initiative, https://housing.arlingtonva.us/housing-arlington/#  

12 Housing Leaders Group Launches the Capital Region Housing Challenge, https://www.handhousing.org/hand-housing-leaders-group-launch-the-capital-

region-housing-challenge/ 

13 JBG Smith, The Impact Pool, https://www.jbgsmith.com/about/washington-housing-initiative/impact-pool 

The region’s housing challenges have 
been documented by many leading 
experts, including the Urban Land 
Institute and Housing Leaders Group. 
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2019 COG Board Officers, Vice Chair Derrick L. Davis, Chair Robert C. White, Jr., and Vice Chair Christian Dorsey 

“…I can think of no higher regional priority than to ensure a sufficient supply of 
affordably-priced housing for our current residents as well as the workers we need 
to fill the new jobs anticipated in the future. I’m looking forward to applying COG’s 
expertise and connections to thoroughly analyze the issue at the regional level and 
help us identify solutions that we can implement in our local jurisdictions.”  
  
-  Chair Robert White, Jr. (January 2019)  
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COG’S HOUSING INITIATIVE 
 

During an annual leadership retreat in July 2018, COG staff briefed attending members on its 

analysis of the region’s housing challenge, and the need to increase production and preservation 

efforts to sustain economic growth, ease the strain on the transportation system, and improve 

quality of life. Members discussed impediments to addressing the current housing needs, as well as 

tools and strategies that could be employed to achieve long-term goals.  

 

As a result, in September 2018, the COG Board of Directors unanimously passed a resolution 

directing COG staff and its relevant committees to work together to identify the exact housing need 

and assess what it would take to ramp up production. 14   

 

Under the leadership of new officers in January 2019, the COG Board received a workplan for the 

initiative. The workplan directed COG and its Planning Directors Technical Advisory Committee and 

Housing Directors Advisory Committee to study three areas of the housing production challenge over 

the course of the next nine months:   

 

1. Amount - How much new housing should be added in the region and what is the region’s 

ability to produce it? 

 

2. Accessibility - How much of the additional housing should be located in Activity Centers and 

near high-capacity transit stations? 

 

3. Affordability - At what price points should housing be added to accommodate the type of 

household growth anticipated? 

 

In April 2019, the COG Board established a Housing Strategy Group to focus on the impediments to 

addressing the housing need and help guide the initiative forward. 15 The strategy group included 

representatives from Prince George’s County, Montgomery County, the District of Columbia, Fairfax 

County, and the City of Alexandria.  

 

  

                                                                        
14 COG Certified Resolution R33-2018, https://www.mwcog.org/documents/2018/09/12/certified-resolution-r33-2018---housing-needs/  

15 COG Certified Resolution R12-2019, Housing Strategy Group, https://www.mwcog.org/documents/2019/04/10/certified-resolution-r12-2019---housing-

strategy-group/ 
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Regional Target 1: Amount 
 

AT LEAST 320,000 HOUSING UNITS SHOULD BE ADDED IN THE REGION 
BETWEEN 2020 AND 2030. THIS IS AN ADDITIONAL 75,000 UNITS BEYOND 
THE UNITS ALREADY FORECAST FOR THIS PERIOD. 
 

This 320,000-unit production target is for the timeframe of 2020–2030. It includes both the 

245,000 new households currently forecast by local governments and COG for this period, in 

addition to the 75,000 extra units needed to address the regional shortfall and house workers for 

anticipated new jobs.16  

 

 

As part of its long-range planning process, the TPB at COG determined that a ratio of 1.54 jobs per 

household would be sufficient to boost the region’s economic competitiveness and reduce strain on 

the transportation system by bringing the number of households more in balance with the number of 

jobs.17 This ratio was used to calculate the regional shortfall (see page 6). Currently, the region 

averages 1.64 jobs per household.  

                                                                        
16 COG, Growth Trends: Cooperative Forecasting in Metropolitan Washington, https://www.mwcog.org/documents/2018/10/17/growth-trends-cooperative-

forecasting-in-metropolitan-washington-cooperative-forecast-growth--development/ 

17 TPB, An Assessment of Regional Initiatives for the National Capital Region, https://www.mwcog.org/documents/2017/12/20/long-range-plan-task-force-

reports-projects-regional-transportation-priorities-plan-scenario-planning-tpb/  

Figure 3: COG Regional Housing Need 2020-2030 (Planned vs. Needed) 

Source: COG Cooperative Forecasts 
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During the February 2019 COG Board of Directors meeting, the COG Planning Directors Technical 

Advisory Committee and Housing Directors Committee confirmed on behalf of the region’s housing 

and planning directors that existing local comprehensive plans could indeed accommodate this 

additional necessary capacity.18 

 

As part of the initiative, COG staff and the planning directors also studied ways to allocate the 

75,000 additional households needed across the region’s jurisdictions. For example, they 

determined each jurisdiction could contribute a portion of the additional households needed based 

on its share (percentage) of forecast household growth between 2020 and 2030. Although this is not 

included in the regional targets at this time, the jurisdictions are identifying the local actions needed 

to produce more housing in priority locations, as well as the partners who must be part of the 

solution.  

 

 

 

 

 

 

 

  

 

 

 

 

 

 
 
 
 

                                                                        
18 COG, Addressing Region's Capacity for Additional Housing Presentation, https://www.mwcog.org/events/2019/2/6/cog-board-of-directors/  

Slide from the February 2019 presentation by COG Planning and Housing 

Directors Committees to the COG Board of Directors.  

“On the District government side, 
we’ve had a big push from the Mayor 
who’s acknowledged the challenges 
we have locally and as a region…and 
has challenged us to think bigger and 
differently…building on a lot of the 
work that has happened in these 
[COG] committees.” 
 
- COG Planning Directors Committee Co-Chair   

  and District of Columbia Office of Planning     

  Director Andrew Trueblood (February 2019) 
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Regional Target 2: Accessibility 
 

AT LEAST 75 PERCENT OF ALL NEW HOUSING SHOULD BE IN ACTIVITY 
CENTERS OR NEAR HIGH-CAPACITY TRANSIT 
 

The idea of concentrating growth in specific locations called Activity Centers has been endorsed, 

promoted, and implemented by area leaders in places throughout the region for almost 20 years. 

There are currently 141 designated Activity Centers in the COG region, and they occupy about nine 

percent of the region’s land.  

 

In 2010, as part of its Region Forward Vision, the COG Board endorsed a goal to accommodate 50 

percent of projected new housing in Activity Centers.19 An analysis of jurisdictions’ current growth 

trends revealed that this goal is already being exceeded; the most recent COG analysis found 64 

percent of projected new housing through 2030 will be located in Activity Centers.  

 

As part of its Visualize 2045 long-range 

transportation plan approved in 2018, 

the TPB identified a regional network of 

297 high-capacity transit stations, 

including many outside of Activity 

Centers, that could also be potential 

locations for additional growth. 

 

As a result, COG analysis found that 68 

percent of new housing is anticipated in 

Activity Centers and high capacity transit 

stations through 2030, paving the way for 

planning and housing directors to 

propose a more ambitious goal for 

locating additional new housing. 

 

 

 

 

 

 

 

                                                                        
19 COG, Region Forward Targets, https://www.mwcog.org/community/planning-areas/regional-planning/region-forward/targets/ 

Source: COG. The green areas denote the region’s 141 Activity Centers, 

and purple dots denote the location of high-capacity transit stations, to 

include 90 Metro stations, 39 commuter rail stations, 21 light rail stations, 

120 BRT stations, and 19 streetcar stations.  

Figure 4: Activity Centers & High-Capacity Transit 

In 2010, the COG Board endorsed a 
goal to accommodate 50 percent 
of projected new housing in these 
Activity Centers. An analysis of 
current growth trends revealed that 
the region already exceeded this 
goal.  
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Based on data provided by member jurisdictions’ planning departments, it was confirmed at the April 

2019 COG Board of Directors meeting that these areas indeed have the capacity to accommodate 

all the additional housing the region needs to meet the goal in Target 1 of 75,000 units. 20  

Therefore, COG staff recommended a regional target of 75 percent of all new housing in Activity 

Centers or near high-capacity transit.21  

 

 

                                                                        
20 COG, Addressing Accessibility of Region's Housing Presentation, https://www.mwcog.org/events/2019/4/10/cog-board-of-directors/  

21 See Appendix C.  

Figure 5: Region’s Progress Toward Housing Growth in Activity Centers 

Source: COG  



 

The Future of Housing in Greater Washington I 15 

 

Regional Target 3: Affordability 
 

AT LEAST 75 PERCENT OF NEW HOUSING SHOULD BE AFFORDABLE TO LOW- 
AND MIDDLE-INCOME HOUSEHOLDS 
 

As the region considers the amount and location of new housing needed to align with future growth, 

local leaders must also ensure it is priced appropriately for those who will need it. When housing is 

affordable, residents can build savings, invest in health care, education, childcare, and more.  

 

In a presentation to the COG Board of Directors in June 2019, the Urban Institute revealed that many 

area households are “housing cost-burdened,” meaning a family spends more than 30 percent of its 

income on housing. Those in the lowest to middle household income brackets are most burdened.22  

Occupations in these bands might include service workers, nursing attendants, paramedics, security 

guards, firefighters, and graphic designers, among others. 

 

Currently, too few housing units are affordable for these households, and the situation is getting 

worse. According to the Urban Institute, in the recent past the region’s low-cost housing stock—or 

units that cost $0 - $1,299 per month—totaled 540,000 units.23 Further, the region lost more than 

13,000 units in these low-cost bands each year between 2010 and 2017. If the region continued to 

lose low cost housing at this rate between 2020 and 2030, a quarter of the stock in this cost band 

would be eliminated, affecting more than 365,000 people.24  

 

 

                                                                        
22 Up to 150% of Area Median Income (AMI) or approximately monthly housing costs up to $2,500  to define “low and middle income” households as 

described in the Urban Institute’s Meeting the Washington Region’s Future Housing Needs: A Framework for Regional Deliberations.  

23 Urban Institute, Meeting the Washington Region’s Future Housing Needs.  

24 Assumes 2.5 to 3 people per new household per COG estimate of regional average household size.  

Source: COG portrayal of Urban Institute findings  

Figure 6: Amount of Low Cost Housing Stock Potentially Lost (2020 - 2030) 
 

Currently, too few housing 
units are affordable for 
low- and middle-income 
households, and the 
situation is getting worse. 
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The story is the same in many of the region’s jurisdictions. For example, the City of Alexandria reports 

that its low cost, market-affordable (non-subsidized) rental housing declined by 88 percent from 

2000-2018.25  

 

“This dramatic loss in housing affordability reflects the gap between the growth in housing costs 

versus the growth in wages, as well as the strong demand for housing in the region,” reads the city’s 

analysis. 

 

To remedy this situation, the Urban Institute’s Meeting the Washington Region’s Future Housing 

Needs sponsored by the Greater Washington Partnership, calls for a better mix of housing across 

cost bands. The framework recommends that about 38 percent of new units are priced in the lowest 

cost bands (housing costs of $0-$1,299 per month), about 40 percent priced in middle cost bands 

($1,300-$2,499 per month), and about 22 percent in the highest cost bands ($2,500-$3,500 per 

month).  

 

“Ideally, every jurisdiction would provide sufficient housing across cost bands to meet the needs of 

current and future residents,” says the Urban Institute report. “Mismatches in any single jurisdiction 

can add costs for households, impede productivity through extended commutes, and reduce 

equitable access to public goods and services. A healthy regional housing market offers 

opportunities for households to find a reasonable place to live in a community that fits their needs.” 

 

Local governments are already building affordability into their housing plans and efforts. For 

example, Mayor Bowser’s plan in the District of Columbia, calls for 36,000 new housing units, a third 

of them affordable to lower income residents, by 2025.   

 

To form a regional target on 

affordability, COG staff and 

the planning and housing 

directors weighed these 

local-level affordability 

targets and the Urban 

Institute’s report and 

consulted with officials from 

across the region. The 

resulting target—where at 

least 75 percent of new 

housing is affordable to low 

and middle-income 

households—is considered 

compatible with these efforts 

and would be a significant 

regional achievement.  

                                                                        
25 City of Alexandria, Market Affordable 2018 Update, https://www.alexandriava.gov/uploadedFiles/housing/info/2018MarketAffordableUpdate.pdf 

Figure 7: COG Affordability Target’s Allocation of New Housing Across 
Cost Bands 

Source: COG portrayal of Urban Institute findings 
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CONCLUSION 

 

There is a growing consensus that the current housing landscape—where supply is low, costs are 

high, and even more growth is projected—is affecting many families throughout the region and in 

regions across the country.  

 

Metropolitan Washington residents are especially feeling the strain. The Urban Institute estimates 

that more than half a million of the region’s households are “housing cost-burdened,” meaning those 

families spend more than 30 percent of their income on housing.26 COG models estimate that more 

than 325,000 people commute daily into the region for work from outside the region, signaling that 

families are having to move further and further from the region’s core and their jobs in search of an 

affordable home and lifestyle. Models show these types of trips increasing by 24 percent by 2045, 

placing even more demand on transportation infrastructure, with implications for quality of life and 

the local environment. 

 

The region’s elected, business, and non-profit leaders are 

mobilizing to create a sufficient supply of affordably priced 

housing for area families while also ensuring the workforce 

of the future—people like their children—can live and work 

here. Housing is increasingly becoming a key factor in the 

region’s ability to attract and retain talent and businesses.   

 

A year ago, COG released an analysis that helped the region 

better understand its unmet housing needs.  

                                                                        
26 Urban Institute, Meeting the Washington Region’s Future Housing Needs, forthcoming. 

The region’s elected, business, 
and non-profit leaders are 
mobilizing to create a sufficient 
supply of affordably priced 
housing for area families while 
also ensuring their children can 
live and work here in the future. 

H Street NE in the District of Columbia (Ted Eytan/Flickr) 
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Opportunities to create new housing options on underdeveloped land around some of Metro’s 

stations as well as along new transit lines like Metro’s Silver Line in Virginia and the Purple Line in 

Maryland supports shared goals to meet future housing needs without further straining the 

transportation system. Cumulatively, these policies contribute to the region’s progress toward its 

shared housing production goals.  

 

COG also acknowledges that no sector alone can solve the region’s housing challenges. The region 

can only meet its housing goals through strategic partnerships with other key stakeholders in 

business, non-profits, and philanthropy.  

 

For example, this year the Housing Leaders Group of Greater Washington launched its Capital Region 

Housing Challenge to secure $1 billion in investments for housing affordability by 2020, $500 

million in new private capital and $500 million in new public funds.28 One component of the 

Washington Housing Initiative launched by JBG Smith and the Federal City Council is an Impact Pool, 

which facilitates investment in low cost loans for developing and acquiring affordable workforce 

housing.29  

 

There is no question that impediments like community 

dynamics, market forces, or lack of critical public 

infrastructure can hinder progress on housing 

production. COG will continue to work alongside its 

members and partners to identify housing tools and 

policies that ensure preservation of existing housing 

and production of new affordably priced units and 

housing incentives that could benefit from private 

sector support and resources.  

 

The time for solutions to address the region’s unmet housing needs is now. COG’s analysis revealed 

that the region’s housing shortfall and the harmful ripple effects it causes will only worsen without 

intervention.  

 

In a July 2019 Washington Business Journal article, COG Executive Director Chuck Bean described 

another reason for action: there is energy and appetite for working on housing locally, regionally, and 

nationally by a range of sectors. 30    

 

"Things change — sometimes incrementally, sometimes it’s a big leap forward,” said Bean. “It’s a big 

challenge, that’s the downside. The upside is that with the energy coming out of the jurisdictions and 

out of the developers and out of nonprofits and advocates, the hope is that the region is going to use 

its mojo on Metro funding and on HQ2 and apply it to housing." 

 

The region should continue to create and preserve housing at a higher rate than has been achieved 

in the recent past to close the gap and provide adequate housing options in places that ensure 

inclusive communities, so the benefits of economic growth are shared by all. 

                                                                        
28 Housing Leaders Group Launches the Capital Region Housing Challenge, https://www.handhousing.org/hand-housing-leaders-group-launch-the-capital-

region-housing-challenge/  

29 JBG Smith, The Impact Pool, https://www.jbgsmith.com/about/washington-housing-initiative/impact-pool  

30 Washington Business Journal, The Housing Disconnect, https://www.bizjournals.com/washington/news/2019/07/12/the-housing-disconnect-how-builders-

and.html  

The time for solutions is now. 
The region should continue to 
create and preserve housing at 
a higher rate than has been 
achieved in the recent past so 
the benefits of economic growth 
are shared by all.  
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Resolution R33-2018 
September 12, 2018 

METROPOLITAN WASHINGTON COUNCIL OF GOVERNMENTS 
777 NORTH CAPITOL STREET, NE 

WASHINGTON, DC 20002 

RESOLUTION DIRECTING COG TO FURTHER EXPLORE ADDRESSING THE REGION’S HOUSING NEEDS 

WHEREAS, the Metropolitan Washington Council of Governments (COG) is comprised of the 
24 jurisdictions of the National Capital Region's local governments and their governing officials, plus 
area members of the Maryland and Virginia legislatures and the U.S. Senate and House of 
Representatives, and COG provides a focus for action on issues of regional concern; and 

WHEREAS, the Transportation Planning Board Chairman briefed the COG Board in April 2018 
on the endorsed initiatives of the Long-Range Plan Task Force (LRPTF) that were found to have the 
most potential to significantly improve the performance of the region’s transportation system 
compared to current plans and programs, including the need for additional housing in the region; 
and  

WHEREAS, at the COG Leadership Retreat in July 2018 the Board engaged in discussions on 
the region’s current housing production challenges, housing affordability, and the potential need for 
additional housing in the future to support likely new job growth; and  

WHEREAS, retreat participants generally agreed that housing production is a regional 
challenge that needs to be addressed to ensure that the growth of jobs does not continue to outpace 
the growth of housing. 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF DIRECTORS OF THE METROPOLITAN 
WASHINGTON COUNCIL OF GOVERNMENTS THAT: 

The board supports additional research to address the increasing demand for housing in the 
region and directs the Executive Director, or his designee, to work with the following committees and 
boards on the below next steps:  

a. Direct the Planning Directors Technical Advisory Committee (PDTAC), and the Housing Directors
Advisory Committee (HDAC), to assess the region’s ability to accommodate the estimated need
for slightly more than 100,000 housing units beyond those currently anticipated in the
Cooperative Forecasts with a focus on affordable and work force housing regionally.

b. Building on the adopted Region Forward goals and targets, the PDTAC should examine the
optimal incentives for adding additional housing, with an emphasis on preservation and
production within the Regional Activity Centers and around high capacity transit stations and
work to update future Cooperative Forecasts as needed.

c. Direct that the PDTAC and HDAC work with the Region Forward Coalition, and key regional
business, civic, and philanthropic organizations to assess ways to assist local governments with
meeting the enhanced housing production targets while ensuring that future growth creates truly
inclusive communities.
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d. The PDTAC should also include an assessment of factors or impediments to adding more
housing units such as lack of critical public infrastructure (transportation, schools, water and
sewer).

e. Reaffirm the work underway within PDTAC to identify current local government planning efforts
that support the initiatives of the TPB Long-Range Plan Task Force.

I HEREBY CERTIFY THAT the foregoing resolution was adopted by the COG Board of 
Directors on September 12, 2018. 

Laura Ambrosio 
COG Communications Specialist 
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MEMORANDUM 

TO:  COG Board of Directors 

FROM: Paul DesJardin, COG Director of Community Planning and Services 

SUBJECT:  Housing the Region’s Workforce: Jurisdictional Capacity Analysis 

DATE:  February 6, 2019 

BACKGROUND 

Since the September 2018 COG Board meeting, the COG Planning Directors and Housing Directors 

Committees have met monthly to discuss the opportunities and challenges to producing an 

additional 100,000 homes by 2045 to balance job and household growth.    

At the January 2019 board meeting, staff presented a proposed work plan to determine how to meet 

the goal through careful analysis of three key questions:  

• Amount: Does capacity exist under current comprehensive plans and zoning to

accommodate housing production levels beyond what is shown in the current Cooperative

Forecasts?

• Accessibility: Can these additional homes be located within Activity Centers and High-

Capacity Transit Station areas?

• Affordability:  What are the appropriate price points and typologies to meet the current and

future workers’ needs?

This memorandum summarizes the results of that initial assessment and details next steps in the 

process. 

MEETING OUR HOUSING GOALS 

The COG Board established the Cooperative Forecasting Program to develop a consistent set of local 

and regional growth projections based upon a common set of economic assumptions. The 

Cooperative Forecasts are the official growth projections of each participating jurisdiction and are 

the planning inputs for transportation and other regional capital improvement decisions. The 

forecasts are guided by an economic model that represents the maximum amount of employment, 

population, and household growth that the region is likely to experience given a range of national 

and regional economic and demographic assumptions. Those assumptions include the likely mix of 

future jobs by industry sector, and population and housing growth. 

Local planning departments generally prepare their housing and household forecasts in short-term 

(5 to 10-year horizon) and longer-term (15 or more years) periods. Short-term household projections 

are based upon current permitting and development activity. COG staff summarized the recent 

trends in housing permitting during the September board meeting, during which the regional housing 

shortfall trend was noted.    
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Planning staffs develop longer-term forecasts (15 to 30 years) based upon local comprehensive 

plans and zoning, as well as assumptions regarding local land use policies, infrastructure 

investments, and demographic changes. Planners use these economic and policy assumptions to 

estimate the likely market and development responses for the timing and location of future 

residential growth.  

During their meetings throughout 2018, the Planning Directors presented their current work program 

and planning priorities, particularly as they related to the challenges of balancing growth, housing 

location and affordability, and transportation investments. As shown in the excerpted slides below, 

nearly all jurisdictions are engaged in updates to their comprehensive and small-area plans or 

engaging in broad-based visioning efforts.    

A common goal within each initiative is focusing development in priority places such as Activity 

Centers to accommodate growth and capitalize on new and existing transit investments such as the 

Silver Line, the Purple Line, Richmond Highway, and many planned BRT routes. The Round 9.1 

Cooperative Forecasts indicate that the 2.1 million households in the COG region today are expected 

to grow to nearly 2.8 million by 2045. More significantly, the forecasts confirm the success of these 

many local planning initiatives with more than 64 percent of new housing now anticipated to be 

located within Activity Centers compared to the adopted target of 50 percent called for in Region 

Forward.    
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NEXT STEPS 

The next phase of the housing analysis will include the task of estimating the amount (or share) of 

the additional housing growth which could be accommodated within Activity Centers and High-

Capacity Transit Station Areas as well as the specific challenges (public and private) to developing 

more housing in those priority places.   

Review of those impediments will guide consideration of solutions to these challenges and strategies 

to alter the region’s current trajectory to improve, not exacerbate, housing affordability, 

transportation system performance, and ensure thriving, inclusive communities for all of the region’s 

residents.  
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• 141 Activity Centers were designated as places ideal for growth by the COG Board. These occupy

about 9% of the region’s land.

• In 2010, officials at COG set a Region Forward Vision goal to accommodate 50% of projected new

housing in Activity Centers.

• As jurisdictions’ comprehensive plans have evolved the 2010 Region Forward goal has been

exceeded; the most recent COG analysis of the (Round 9.1) Cooperative Forecasts found 64% of

projected new housing anticipated in Activity Centers.

• As part of its Visualize 2045 long-range transportation plan in 2018, the TPB identified a regional

network of 297 high-capacity transit stations, including many outside of Activity Centers, that could

be potential locations for additional growth.

• As a result, a recent COG analysis found projected new housing anticipated in Activity Centers and

high capacity transit stations at 68%.

• In 2019, based on data provided by member jurisdictions’ planning departments, COG planners

determined these areas can accommodate the additional housing the region needs (75,000 units

from Target 1).

Regional Housing Target 2 By the Numbers 

In the next 10 years 68% of the 245,000 forecast new units will 

be in AC and around HCT. 
68% x 245,000 = 167,000 

Planning directors determined capacity does exist to add 75,000 

more housing units in AC and around HCT. (Target 1) 
100% x 75,000 = 75,000 

Total housing units in next 10 years possible in AC and around 

HCT. 
167,000 + 75,000 = 242,000 

Total units in the next 10 years in AC and around HCT as a 

proportion of all new housing units by 2030. 
242,000 / 320,000 = 75% 

Appendix C: The Future of Housing in Greater Washington I 27

Calculating Regional Target 2 (Accessibility) 

How did COG come up with a goal of 75% of all new housing in Activity Centers (AC) or near high 
capacity transit (HCT)?





























































































































































































From: Abner Oakes
To: MCP-Chair; Linden, Josh
Subject: From the Brookdale Citizens" Association - Friendship Heights sector plan boundary
Date: Wednesday, October 15, 2025 12:08:34 PM

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

Good afternoon, Chair Harris and Vice Chair Linden.

The board of the Brookdale Citizens' Association (BCA) would like to request that the
planning board remove the Brookdale neighborhood from the current Friendship Heights
sector plan boundary. We understand that there has been some back and forth on this issue by
us over the last year, and we apologize for the confusion. As of May of this year, I am the new
president of the BCA, even though I have lived in Brookdale since 1995 and served on the
board when the 1998 sector plan took shape. As the new president, I want to bring clarity to
this issue. The rest of the board and I believe that it is in the neighborhood’s best interest to be
removed from the plan, for these reasons:

There is precedent to this request, since Brookdale was not within the boundary of the
1998 sector plan.
We know of no precedent for having a single family home neighborhood as part of a
Montgomery County sector plan. For example, the Silver Spring plan, in its final
version approved by the County Council, did not.
We have maintained a strong relationship with GEICO, as we did in 1998. We will
continue our conversation with GEICO, regardless of whether we are in or outside of
the boundary. We believe that GEICO's site plan extension - one that mirrors much of
its plan from 1998 - makes moot various issues that having Brookdale in the boundary
was meant to resolve.
We have been encouraged to take this stance by various other organizations and
officials, who believe that Brookdale can continue to be a strong partner in the work of
the sector plan, as it was in 1998, without being within the boundary.

Thank you for your consideration. If a meeting to further discuss this issue is appropriate, we
would appreciate the opportunity. Let us know if that works. Very cordially,

Abner Oakes, president, Brookdale Citizens' Association



From: Julian Mansfield
To: MCP-Chair
Cc: Jason Goldstein; Dave Brown
Subject: Re: Letter in Opposition to GEICO Plan Amendment
Date: Thursday, October 16, 2025 11:30:29 AM
Attachments: GEICO letter to FHV.pdf

GEICO letter preliminary plan FHV.pdf

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

Resending to include the referenced attachment (September 5 letter from GEICO to the
Village) along with the original letter.

Thank you,

Julian Mansfield
Village Manager

Village of Friendship Heights
4433 South Park Avenue
Chevy Chase, MD 20815
Email: jmansfield@friendshipheightsmd.gov
Phone: (301) 656-2797
Fax: (301) 907-3922

www.friendshipheightsmd.gov 

On Thu, Oct 16, 2025 at 9:36 AM Julian Mansfield <jmansfield@friendshipheightsmd.gov>
wrote:

Dear Chair Harris and Planning Board Members:

I am attaching a letter from the Village of Friendship Heights in opposition to the GEICO
Preliminary Plan Amendment application. Please confirm receipt.

Thank you,

Julian Mansfield
Village Manager

Village of Friendship Heights
4433 South Park Avenue
Chevy Chase, MD 20815
Email: jmansfield@friendshipheightsmd.gov
Phone: (301) 656-2797











































From:
To: MCP-Chair; Gatling, Tsaiquan
Subject: Friendship Commons (GEICO) - Preliminary Plan Amendment Number 11999039A - Comments on plan for

10/23/25 Meeting
Date: Thursday, October 16, 2025 4:00:02 PM

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

To:

Montgomery County Planning Board Chair Artie Harris
             and 
Tsaiquan Gatling, Plan Reviewer

We recently moved to Friendship Village/Chevy Chase and have been following the
newsletters and posted notices regarding the proposed GEICO land reuse plans.

We like the idea of the office buildings being deleted from the property usage
proposals.

HOWEVER, we also have comments regarding the following:

1.  IF the office buildings on the Friendship Heights Boulevard side of the property are
being removed, 
     it seems to make more sense to MOVE THE LOCATION of the proposed
apartment buildings for the site 
     to that location facing the garage buildings across the street on Friendship Heights
Boulevard.   

     The parking for these apartments should face the Friendship Heights Boulevard
commercial properties,
      and the front of the apartments should face the interior of the property --  the
proposed/expanded park areas.

2.  Relocate the proposed townhouses to the part of the property facing Willard
Boulevard (from what we
     have read, this seems to be where the apartments might be located - we do not
think that is the best place).

     People purchasing townhomes will not want to make a major property purchase
and then have their view be of 
     the garage properties on Friendship Heights Boulevard.  

     (We don't feel like the apartment owners should have that be their view either,





From:
To: MCP-Chair
Subject: Re: Friendship Commons (GEICO) Preliminary Plan Amendment
Date: Friday, October 17, 2025 9:30:04 AM
Attachments: K Niles Comments to Planning Board.docx

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

 Attn: Artie Harris, Planning Board Chair

Dear Mr. Harris,
Attached please find my letter regarding my concerns regarding the GEICO Preliminary Plan
Amendment.

Very sincerely,



From: 
 

 
Chevy Chase, MD 20815 

 
  

10-15 -2025 
 
To: 
Montgomery County Planning Department 
M-NCPPC 
2425 Reedie Drive 
Wheaton, MD 20902 
 
Re: Friendship Commons (GEICO) 
Preliminary Plan Amendment 
October 23, 2025 
 
Attn: Artie Harris, Planning Board Chair 
mcp-chair@mncppc-mc.org 
2425 Reedie Drive 
Wheaton, MD 20902 
 
Dear Mr. Harris, 
 
As a resident of the Village of Friendship Heights, Chevy Chase, MD, for over 
30 years I feel I have a stake in any future development in our immediate area, 
such as the Friendship Commons (GEICO) Preliminary Plan Amendment, 
scheduled for public hearing on October 23, 2025. 
 
Prior to the election of the current Friendship Heights Village Council in May of 
this year and the subsequent formation of the Friendship Heights Development 
Committee this past Summer, I was Chair of the Village of Friendship Heights 
Community Advisory Committee (CAC) as established by the previous Village 
Council. Prior to and unaware of the GEICO Preliminary Plan Amendment, the 
CAC, through the Summer and early fall of 2024, worked to develop the 
Montgomery County Friendship Heights Sector Plan Development Proposal (a 



Recipient Name 
Date 
Page 2 

document of public record). Please note a copy of this document, created in 
unanimous support by the eleven, member Committee has been shared with 
Atara Margolies, Project Lead for the current Friendship Heights Sector Plan. 
The primary amenities developed by this eleven, member committee are listed 
below with the stated preferred location as being on the present GEICO site. 
The three primary amenities listed in the Friendship Heights CAC Sector Plan 
Development Proposal are: 

• Community Performing Arts, Culture, and Library Center 
• Play and Park Space Areas 
• Dog Park 

Preferred Infrastructure development  

• Pedestrian-Friendly Street Amendments 
• Environmental Lighting 
• Underground Utility Lines 

Now in light of the GEICO Preliminary Plan, I would like to suggest the 
placement of these three amenities and also with regard to the four, four-story 
residential units and two-hundred town homes. 

I suggest the four, four-story residential units, be reconfigured into two high-rise 
buildings and placed along Friendship Blvd, directly across from the County 
Recreational Center at Wisconsin Place; they would be separated by a 
Library/Art Center with entrances to this complex and community directly off of 
Friendship Blvd. The interior of the GEICO site could contain the development 
comprised of the 200 town homes, utilizing these same entrances and exits. 

I further suggest that the Dog Park be placed on the GEICO site at the Corner 
of Friendship Blvd. and Western Avenue. This site would be ideal because its 
distance from residential areas where its noise and offensive odors would be 
least impactful. 

Very sincerely, 
 

 



From: Robert Seasonwein
To: MCP-Chair
Subject: Friendship Commons (GEICO), Preliminary Plan Amendment Number: 11999039A
Date: Friday, October 17, 2025 5:33:17 PM
Attachments: Hearing Notice.docx

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

Written Comments of:

Robert Seasonwein, President
4620 N. Park Ave Condominium Assn., Inc.



Hearing Notice- October 23, 2025 
 
Subject: Friendship Commons (GEICO) Preliminary Plan Amendment 
 
I am President of the Board of the 4620 North Park Condominium Association, 
Inc. (4620 North Park) and submit the following comments. 
 
4620 North Park consists of Two Hundred Ninety-Two (292) apartment units 
located between North Park and Willard Avenues in Friendship Heights. Those 
units are occupied by approximately 450 people, roughly half of whom look across 
Willard Avenue, directly at the GEICO property including its headquarters building 
and parking lot. 
 
1- GEICO’s Preliminary Plan Amendment calls for construction of three 
“midrise” apartment buildings in the current Willard Avenue parking lot. In order 
to facilitate that construction, dozens of mature trees will have to be cut down, and 
the green space fronting Willard Avenue destroyed. This will significantly affect 
the environment in and around the property, including 4620 North Park, 4701 
Willard, and the Carleton condominium. 
 
2- Additionally, the height of those “mid-rise buildings will reach at least the 
level of our terrace, blocking sightlines across Willard Avenue from the terrace. A 
much simpler solution is to move those apartments to the Friendship Boulevard 
side of the property, which was initially sited for several high-rise office buildings, 
and now have been eliminated from the preliminary amended plan. This would be 
in keeping with Montgomery County’s goal of encouraging more affordable 
housing. 
 
3- The plan shows space for recreation opportunities for the Friendship Heights 
community; however, while a baseball field is proposed to be built, it is adjacent to 
Western Avenue, about as far away from the Friendship Heights residential area as 
is possible. It would certainly make more sense to build that field and other 
recreational space, such as a playground for the children of Friendship Heights, on 
the current Willard Avenue parking lot. 
 
4- The Amended Plan shows the extension of Shoemaker Farm Lane and North 
Park Avenue across Willard Avenue and into the proposed development. Willard 
Avenue is already quite congested during morning and evening rush hours, as with 
traffic coming to Wisconsin Avenue from River Road at all times of the day. Traffic 
calming islands and pedestrian walkways were recently constructed to slow or stop 



oncoming cars so that walkers, including children, can safely cross Willard 
Avenue. School buses also stop to discharge children. Extending Shoemaker Farm 
Lane and North Park Avenue will result in further congestion on Willard Avenue, 
or will increase traffic on North Park Avenue, as people going to the proposed 
property will use it as a “shortcut” to access the property across Willard Avenue. 
 
5- Finally, while the Planning Board has not considered this in the past, and 
likely will not do so now, the GEICO headquarters building and its property have 
been a part of the Friendship Heights community for over 60 years. It was designed 
by Architect Vincent Kling, and is an outstanding example of International Style 
Mid-Century Modern Architecture; and not just because I say so: 
 
In April 2011, the Montgomery County Planning Department highlighted the 
GEICO headquarters as “The Building of the Month,” stating:  
 
“The GEICO headquarters building in Chevy Chase, completed in 1959, is an 
example of International Style architecture, designed by Vincent Kling. It reflects 
the optimistic spirit of the post-war era and has been recognized for its unique 
design and landscaped campus, contributing to the architectural heritage of 
Montgomery County, Maryland.” 
 
It will truly be a shame if this architecturally significant headquarters building is 
destroyed, instead of being repurposed for community use (such as a local branch 
of the Montgomery County library so that our aging population, many of whom no 
longer drive, don’t have to rely on the Bethesda or Chevy Chase branches), and 
Friendship Heights loses part of its history. 
 
 
Robert G. Seasonwein, President 
4620 North Park Condominium Association, Inc. 

 



From: Katie Wagner
To: Gatling, Tsaiquan; MCP-Chair
Cc: Harris, Robert R.
Subject: 5260 Western Ave Written Testimony
Date: Monday, October 20, 2025 12:23:01 PM
Attachments: 5260 Western Ave Transportation Memo (10.17.25).pdf

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

Good afternoon Chair Harris and Mr. Gatling,
 
Please see the attached memo addressing transportation regarding the 5620 Western Avenue project.
 
Thank you,  
 

Katie Wagner, PE, PTOE
Principal
 
GOROVE SLADE
Transportation Planners and Engineers
T 703.787.9595  /  D 202.540.1927 /  C 503.789.6917
4550 Montgomery Avenue  /  Suite 400  /  Bethesda, MD 20814

kwagner@goroveslade.com
www.goroveslade.com

 

 
 



 

 

 
 

 

4550 Montgomery Avenue  /  Suite 400  /  Bethesda, MD 20814 
 

goroveslade.com 

 

TECHNICAL MEMORANDUM 
 

To: Chair Harris and Fellow Board Members Montgomery County Planning Board  

From: Lauren Buford 

Katie Wagner, PE, PTOE  
Date: October 17, 2025 

Subject: 5260 Western Avenue — Transportation Adequacy Form Memo  

Introduction 

Gorove Slade prepared a Transportation Adequacy Form (TAF) in support of the Preliminary Plan Amendment for the 5260 

Western Avenue redevelopment, the GEICO headquarters property in Friendship Heights, Maryland. The purpose of this 

memorandum is to summarize the findings of the TAF and provide professional justification that the proposed residential 

redevelopment will not adversely impact the surrounding transportation network. The evaluation considers existing and proposed 

site conditions, compares trip generation, and outlines coordination steps with Montgomery County Department of 

Transportation (MCDOT) to ensure compliance with all transportation adequacy requirements at future stages of review. 

Purpose of the Transportation Adequacy Form 

As part of the Preliminary Plan Amendment for the 5260 Western Avenue redevelopment, the Transportation Adequacy Form 

was completed in accordance with the Local Area Transportation Review (LATR) Guidelines. The form demonstrates that 

the proposed development will generate fewer vehicle trips than the existing and previously approved use on the site, confirming 

that the project does not require a full LATR traffic study. 

The TAF ensures that the project remains consistent with Montgomery County’s standards for maintaining safe and efficient 

transportation operations while advancing a multimodal, residentially oriented land use pattern in Friendship Heights. 

Trip Generation Comparison 

The existing site is currently developed with approximately 514,000 square feet of office space associated with the GEICO 

corporate headquarters. The proposed redevelopment includes 200 townhouses and 300 multifamily units. Based on ITE Trip 

Generation Manual, 11th Edition rates and applicable Montgomery County Policy Area adjustment factors, the residential 

redevelopment is projected to generate substantially fewer vehicle trips than the existing office use: 

• Roughly 70% fewer daily trips; 

• Significantly fewer AM and PM peak hour trips (reductions of over 300 trips per peak hour). 

These findings confirm that the new residential use will reduce traffic demand on the surrounding network. 
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Hello.  On behalf of the applicant, please see attached letter in response to the letter from the
Little Falls Watershed Alliance dated October 13, 2025. 
 
Thank you,
 
Patrick G. La Vay, P.E.
President
 

9220 Wightman Road, Suite 120
Montgomery Village, MD 20886
P: 301.670.0840
M: 757.810.1196
www.mhgpa.com
 

 



 

October 17, 2025 

Montgomery County Planning Board 

2425 Reedie Drive, 7th Floor 

Wheaton, MD 20902 

 

Friendship Commons (Geico Property) 

Preliminary Plan Amendment 11999039A 

MHG Project No. 2024.168.22 

 

Dear Chair Harris and fellow Board Members, 

On behalf of our client, Government Employees Insurance Co. (“GEICO”), we hereby submit this point-by-

point response to the letter from Little Falls Watershed Alliance (“LFWA”) October 13, 2025.  

LFWA opposes waivers to such stormwater management requirements. 

Response: The development application under consideration does not request a waiver from providing 

stormwater management for the redevelopment activity.  The requested waiver is in relation to provisions in 

the subdivision ordinance requiring the Department of Permitting Services (“DPS”) to approve a stormwater 

concept plan at the time of preliminary plan review.  In this case, the preliminary plan review is a limited 

amendment to address the validity of the Preliminary Plan and the Adequate Public Facilities (“APF”) 

approval.  At the time of the 1999 approval, DPS approved a stormwater management concept plan, however 

the State of Maryland and Montgomery County stormwater regulations have changed significantly since that 

time.  Current regulations require stormwater management to be substantially incorporated into the site 

design.  Therefore, and as recognized by Staff, the appropriate time for this project to introduce modern 

stormwater management design is at the time of site plan.  

Retain all the mature trees on the GEICO site and add more trees.  

Response: A Preliminary Forst Conservation Plan (“PFCP”) was approved alongside the original Preliminary 

Plan.  Some trees were approved for removal and must remain this way to facilitate the redevelopment of 

the property.   As anticipated in the 1999 PFCP, tree preservation is still envisioned along the greenway and 

within Brookdale Park.  Prior to any redevelopment activity, including building demolition, GEICO will be 

required to submit a Final Forest Conservation Plan (“FFCP”) to address reforestation/afforestation 

requirements, justification for any specimen tree removals, along with mitigation.  In accordance with 

current regulatory requirements, significant tree plantings are envisioned throughout the redevelopment and 

will be shown on the future site plan submission.   

 

 



Expanding and improving the greenways that provide a buffer to nearby single-family communities. 

Response: Consistent with the 1999 approval, the final details of the greenways will be reviewed by Planning 

Staff at the time of final Site Plan.  This amendment does not propose any change to the previously shown 

greenways.  

Create green trails (with permeable surfaces) that better connect residential areas more closely to transit, 

office, and retail.  

Response: Additional trail connections will be reviewed and assessed at the time of site plan, as required by 

planning staff and the other local review agencies.   

Restore the stream along Cortland Road and prevent any new development within its 100-foot buffer.  

Response: Consistent with current environmental guidelines, the applicable stream buffer will be shown on 

the FFCP and will be planted with new trees.   

Identify and map other streams within and near the site, such as Jennifer Run and Little Falls Branch.  

Response: These streams are not located on the site and currently, there is no regulatory requirement to 

review their condition.  

Convey Brookdale Park to the county as a forested park. 

Response: The condition requiring dedication of Brookdale Park is unchanged by this application.   

Preserve significant open space and mature trees throughout the Geico site.  

Response: Open space requirements will be provided as required by the property’s zoning and other 

regulatory requirements.  Tree preservation and mitigation will be consistent with the future FFCP approval.  

Plant street trees along Willard Avenue and Friendship Boulevard and require suspended pavement for all 

tree boxes.  

Response: The frontage improvements along all existing and new public or private streets will be reviewed at 

the time of site plan.  This includes street trees and their planting details.  

Please let us know if you have any questions or need additional information.   

 

Sincerely, 

 

 

 

         

Patrick G. La Vay, P.E. 

President 
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Mr. Harris,
As residents of Friendship Village in Chevy Chase, we are very concerned with the proposed
development of the GEICO property.  The area already has a very high population density and
this plan would increase that number significantly.  The plan would also eliminate the GEICO
green space, one of the few places with trees and grass in this building-dense neighborhood.
The green space also plays a roll in offsetting the greenhouse gasses and urban heat island
produced by these large apartment and office buildings. 

We appreciate that housing is an issue in Montgomery County and building additional units in
Chevy Chase is inevitable. Thousands of us already living here will be affected by a significant
increase in housing density, mostly in a negative way.  We urge you to consider allowing for
neighborhood green areas, keeping the existing large trees and planting more trees for future
generations of residents. Ideally, the GEICO parking lot facing Willard could be used as a park
area, to connect the small Willard Ave park area and the Brookdale playground. 

In addition, a low rise housing development (rather than another mass of high rise buildings) 
would be more in keeping with the scale of the Brookdale neighborhood. It would also mean
that those of us living in the condos and apartments that line Willard would still have some
access to light and air.  

We hope the suggestions of the current neighborhood residents will be considered in this
process.

Chevy Chase, MD
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To: MCP-Chair
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Chairman Artie Harris and fellow Commissioners,
 
On behalf of Robert Harris, please find attached a letter regarding Preliminary Plan
11999039A.
 
Sincerely,
_______________________________________________
Jennifer M. Diehl, Legal Assistant
Lerch, Early & Brewer, Chtd. rising to every challenge for 75 years
7600 Wisconsin Ave | Suite 700 | Bethesda, MD 20814
T 301-657-0733 | F 301-986-0332 | Main 301‑986‑1300
jmdiehl@lerchearly.com

Attention: This message is sent from a law firm ​and may contain information that is privileged or confidential. If you received this
communication in error, please notify the sender by reply e-mail and delete this message and any attachments. Thank you. ​

​​​​

www.lerchearly.com



 
Robert R. Harris 
Attorney 
301-841-3826 
rrharris@lerchearly.com 

 
October 20, 2025 

 
Montgomery Counting Planning  
Chairman Artie Harris  
2425 Reedie Drive, 14th Floor  
Wheaton, Maryland 20902 
 

Re: GEICO Preliminary Plan Amendment 11999039A  

 

Dear Chair Harris and fellow Commissioners,  

The purpose of this letter is to consolidate and amplify the strong justification in the 
record for approval of this Amendment. The Staff report, based on their months of work 
reviewing the Application, provides sound support for approval. In light of the Village of 
Friendship Heights October 15, 2025, opposition letter, and anticipated testimony from some of 
their residents, we want to make sure that you have the relevant supporting information readily 
available. Despite past support from the Village of Friendship Heights for the development in 
this Application, recent leadership changes at the Village have resulted in their current 
opposition. For the reasons stated here, we disagree with their reasoning and hope you will as 
well. 

Overview 

The Village provides an overview of the history of this approval at pages 1-6 of their 
letter, citing the existing Friendship Heights Sector Plan, a plan they supported and recognize is 
still the appropriate guide. Much of that Sector Plan reflects how important redevelopment of the 
GEICO property is to the area and to the County as a whole. The redevelopment approval is so 
important to the County that the Planning Board has previously extended the approval in an 
effort to help ensure it will proceed. The only thing that has changed since the original approval 
is the amplified County and State commitment to housing, particularly in urban, walkable, 
METRO-oriented areas like this, and the County’s determination to maintain and attract quality 
jobs like those provided by GEICO. 

Opposition. Point 1 – Validity Period 

Given the weakness in any opposition argument that the proposed development is not in 
the public interest, the Village seeks to interject a procedural objection, citing provisions related 
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to Preliminary Plan extension requests. As Staff have indicated, given that this Application 
substantially reduces the amount of approved development, under Section 50.4.2.F. and the 
relevant application checklist, it is appropriately considered an amendment rather than an 
extension. As such, under Section 50.4.2.G.4, the Board may approve a new validity period as 
part of the amendment. As the Board also is aware, validity periods are set to ensure that 
Applicants do not attempt to maintain the validity of approved plans for unreasonable amounts of 
time, where such approvals “consume” available traffic or school capacity or otherwise preclude 
other projects from proceeding, or where the merits of the approval may no longer exist. The 
Board wants to be sure that the Applicant is serious about proceeding and that the project will 
continue to serve the public interest. As reflected in the application materials, both of those 
conditions exist here. 

 Even where Applicants are seeking extensions under the more limited extension 
procedures, the Planning Board has been very accommodating to ensure that major development 
projects can be built even if they are delayed. Examples of this include the Johns Hopkins 
Belward Campus in the Shady Grove Area (Preliminary Plan No. 11996110) first approved in 
1996 with an extended validity period until 2031, the Rock Spring Centre project in North 
Bethesda approved in 1998 (Preliminary Plan No. 11998092), of which only a small portion has 
been built,Black Hills/Crystal Rock in Germantown approved in 1989 (Preliminary Plan No. 1-
87012) and the VIVA White Oak project (Preliminary Plan No. 12018024) for which 
construction still has not yet began. In short, where major projects like these are producing 
important public benefits, the Planning Board has been flexible in approving longer validity 
periods.  

The foundation for this project in the 1998 Friendship Heights Sector Plan demonstrates 
its importance. Fast forward to today, when both the Planning Board and County Council have 
increasingly recognized the importance of providing new housing, and this project is even more 
appropriate now than it was when it was first approved. Multiple County studies and various 
legislative and policy actions reflect this commitment to housing. In fact, just last week, the 
Maryland Comptroller issued a report on housing and the economy reiterating the need to find 
ways to meet these demands. Housing Economy.pdf 

In terms of processing this Preliminary Plan amendment as an amendment, not an 
extension, the approval of the original Preliminary Plan (with support from the Village of 
Friendship Heights) demonstrates its compliance with all of the requirements for Preliminary 
Plan approval. In terms of transportation adequacy, reports provided by the Applicant, including 
the required Transportation Adequacy Form, demonstrate the amendment will result in 
significantly less traffic than with the approved office component. Similarly, it will generate 
significantly less traffic than the GEICO building has for many years. School capacity continues 
to exist to serve the project, and the same is true for public utilities. The plan itself is exactly 
what is shown in the Sector Plan for this portion of the project, and in the underlying Preliminary 
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Plan itself. The required future Site Plan and related reviews will further ensure that all 
applicable requirements are met.  

The Village questions whether the Application provides sufficient information regarding 
“location, type and width of all existing and proposed rights-of-way,” details regarding square 
feet per dwelling unit, sidewalk locations, etc. This allegation misunderstands the Preliminary 
Plan process and ignores the findings in the original approval. Each of these issues was 
addressed appropriately in the original Preliminary Plan and this Application does not propose to 
change them. At the same time, as with all Preliminary Plans where subsequent Site Plan 
approval is required, design details for all of these features are determined at the time of Site 
Plan. This is reflected in Conditions 3, 4 and 12 being retained from the original Preliminary 
Plan.  

Next, the Village criticizes the removal of the office component from the Preliminary 
Plan approval claiming it leaves an open area for future development which they find 
unacceptable. GEICO has had multiple discussions with planners and County Officials about the 
impropriety of office development at that location given major changes in the employment world 
and the value of re-examining the best use for that portion of the Site through the Friendship 
Heights Sector Plan update. Leaving this “opportunity area” is not a detriment; is it public 
benefit to be able to use the land most appropriately.   

On a related point, while the Village may not be familiar with it, no property owner has to 
come in with a Preliminary Plan Application for its entire property. This is particularly true for 
larger tracts of land and those where there is a near term purpose for development of part of the 
property, leaving the remainder to be evaluated for other uses at a later time. Large mixed-use 
projects often evolve in this manner. As Staff indicates in its report, GEICO and the developer of 
its property will work together with the County and other interested parties to ensure that this 
remaining portion of the property will be used in the most appropriate manner possible. 

Finally, to the extent that any technical details of the Subdivision Regulations are not 
strictly met here, Section 9.1 of the Subdivision Regulations allows the Planning Board to grant a 
waiver from any requirement of the chapter. To the extent appropriate, GEICO requests such a 
waiver. 

Opposition Point 2 – Sector Plan Conformity  

While asserting that the approved plan “unquestionably conformed to the 1998 Sector 
Plan,” the Village argues that proceeding with part of that plan does not conform. This ignores 
changes that happen over time to every large, multi-use project. During the gestation period of 
large mixed-use projects like Clarksburg Town Center, Cabin Branch and many others, changes 
may occur to individual components such that some do not proceed or are later changed. Again, 
as noted, it is clear that the housing component of this project is as important as ever while the 
remaining portion of this property is best suited for uses other than office development. Those 
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uses will best be determined during the update to the Sector Plan. It would be foolish to stop the 
residential portion of the development that has been approved and which the Village admits 
conforms with the Sector Plan, to wait for such future decisions.  

Opposition Point 3 – Will Stymie Fresh Evaluation 

Next, the Village argues that approval of this amendment will “stymie fresh evaluation of 
how 80% of the land should be developed,” implying that the vision carefully conceived in the 
Sector Plan, and approved in the underlying Preliminary Plan, was wrong. No County 
regulations or policies require a fresh evaluation of the approved residential development here. 
Given the continued recognition of the importance of building new housing, proceeding now best 
fulfills important County policy objectives. 

Opposition Point 4 – Timing of Development  

Finally, the Village argues that given the passage of time since the original approval, even 
development that already has been approved and which remains in conformity with the existing 
Sector Plan, should be delayed for years in order to determine whether revisions are appropriate. 
The time is now to move forward in making redevelopment of the existing property possible. As 
an aside, this will generate more than a six fold increase in County property tax revenues at a 
time when the County budget needs all the help it can get. 

Conclusion 

 There is no doubt that the long-planned housing to be provided by the application is fully 
in the public interest, even more so than when approved. Facilitating GEICO’s relocation to 
Bethesda and retaining key jobs at a time when the County is losing others, is also in the public 
interest. Finally, the park dedication, open space and other amenities this project will bring to the 
area are yet further reasons to affirm the earlier approvals and provide a new validity period to 
achieve those objectives.  

Sincerely,  

 

Robert R. Harris  

 



From: Francine Klein
To: MCP-Chair
Subject: October 23, 2025 Testimony Item 5 Friendship Commons (Geico) – Preliminary Plan Amendment No. 11999039A
Date: Monday, October 20, 2025 11:14:04 PM
Attachments: SUBMITTED TESTIMONY OF FRANCINE KERNER KLEIN.pdf

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

Attached is the testimony of Francine Kerner Klein (Vice-Chair Friendship Heights Village
Council), on Item 5, Friendship Commons (GEICO)--Preliminary Plan Amendment No.
11999039A. Ms. Klein has applied to testify in-person at the October 23 meeting.  

Mailing address is Francine Kerner Klein, 4601 N. Park Avenue, Apt. 506, Chevy Chase, MD
20815,   Thank you!
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TESTIMONY FRANCINE KERNER KLEIN 

VICE-CHAIR, VILLAGE OF FRIENDSHIP HEIGHTS COUNCIL 

ON 

FRIENDSHIP COMMONS (GEICO) PLAN AMENDMENT 11999039A 

October 23, 2025 

 

 Chairman Harris, Vice-Chair Linden and fellow Commissioners, good 

afternoon.  I am Francine KLEIN, Vice-Chair of the Village of Friendship Heights 

Council.  I welcome the opportunity to speak to you today regarding the reasons the 

Village is opposed to the GEICO application, seeking primarily to extend the Plan 

and APF validity periods of its quarter-century old Preliminary Plan for 

redevelopment of its 26.5-acre headquarters property.  

 The Village, designated a special taxing district by the Maryland General 

Assembly in 1914, has a population of over 5,000, 88% of whom are college 

graduates.   Our residents live in about eight multi-family condominiums and 

apartment buildings, many of which face Willard Avenue, directly across the street 

from the GEICO property.  The Village has a population density of over 90,000 per 

square mile, the highest of any incorporated or census-designated community in the 

United States. The Village regards itself the community that will be most directly 

impacted by the Board decision in this case.   
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 The importance to the Village of the GEICO application is reflected in the 

work that has gone into detailing our concerns about what has been proposed to you.  

I hope you have had an opportunity to review the opposition letter sent to you a week 

ago by Mayor Roy Schaeffer.  It details the history of the long-stalled 1999 

Preliminary Plan at issue here, which is followed by our analysis, prepared with the 

assistance of our land use counsel, David Brown, explaining why the Application is 

legally defective and should not be approved.   I do not have time to recount all those 

details here, but I will summarize our position as follows: 

 First, in the 25 years GEICO has had the opportunity to seek and obtain 

validation of the 1999 Plan, it has never attempted to do so, necessitating at total of 

eight extensions of the period to obtain plan and APF validity.  The first extension 

was routinely granted without controversy by the Board.  Five of the rest were 

automatically granted by the County Council, in response to economic conditions.   

In between these were the other two extensions, where GEICO was obliged to 

demonstrate to the Board its extension entitlement under the standards of the 

Subdivision Ordinance.  In both instances, the staff made a strong case that the 

extensions should be denied.  Both were granted by the Board anyway, to preserve 

GEICO’s stated intention to reconstruct its headquarters building on the Property.  

In the 2012 hearing on the second extension request, it was so clear to all  that the 

staff was legally correct in its denial recommendation that the Board’s extension 
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approval was based on a waiver of compliance with the statutory criteria.  The 

combined effect of all these extensions was that as of July 2020, GEICO knew that 

it had six years--until June 2026--to “fish or cut bait” on the 1999 Plan.  Today, 

GEICO has not even attempted to justify a ninth extension of the 1999 Plan, and 

staff agree it could not be justified. 

 Second, with no specific plan for fulfillment of the 1999 Plan, and all but out 

of time to do so, GEICO has presented you not with a genuine plan amendment, but 

rather with a contrivance—a figment of a plan amendment—in the hope that you 

will grace it with a new validity period, this time for 10 years. The letter we sent to 

you last week explains in detail why what GEICO has submitted cannot be viewed 

as a  genuine plan amendment.  I will spare you those details in my limited time but 

note that the key defect is the glaring hole in the proposed new plan where once 

stood three office buildings fronting on Friendship Boulevard, ranging in height 

from 9 down to 5 stories, which were to constitute over 50% of the FAR bestowed 

upon the entire 26.5 acre property. That office use has been replaced with nothing 

but blank space and the excuse that “we’ll figure out later what goes there, but 

definitely not office use.”  A preliminary plan necessarily must consider 

development of the land under review as an integrated whole, and that is what the 

1999 Plan did, with the Village’s endorsement. An amendment to the plan must 

likewise consider the amended plan as an integrated whole.  Instead, what you are 
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being asked to ratify and endorse an elaborate and legally flawed circumvention of 

the long-foreseeable legal consequences of GEICO’s  failure to act.   Were the Board 

to endorse what GEICO seeks here it would make a shambles of the Subdivision 

Ordinance’s mandated scheme of keeping to a minimum the time elapsed between 

Preliminary and Site Plan approvals—in this case quite possibly a grand total of 37 

years.  

 Our friends and neighbors in Brookdale have taken a different approach.  They 

support the Application on the grounds that it will preserve the hard-won status quo, 

where negotiations with GEICO in the  1990’s led  to promised amenities favoring 

Brookdale residents that they do not want to lose.  The Village strongly concurs with 

retention of those amenities and specifically the townhouses to be located on the 

GEICO parking lot and closest to Brookdale, but we believe that it is an  extremely 

remote possibility those townhouses and amenities will be lost if the 1999 Plan 

becomes void  next year.  Brookdale’s concern is about binding elements applicable 

to the 16.6-acre  segment of the Property zoned R-60.  Unless that  property is 

rezoned in the future, they will not be lost, just as they are not lost under  the current 

GEICO plan.  Even if there were a rezoning,  which is most unlikely, it is equally 

unlikely that this Board, or the County Council  would agree that whoever is 

redeveloping the R-60 property would be allowed to abandon those binding  

elements and townhouses from the 1998 G-760 rezoning.  
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 What really is at issue here and would be ripe for discussion by staff with the 

community in the ongoing Sector Plan update process is the ultimate fate of the rest 

of the GEICO property.  It is a boomerang-shaped 9.912-acre parcel  fronting on 

Willard and Friendship Boulevard, which has gone from the TS-M zone to the CR 

zone, with a maximum density of 3.0,  or 3 x 9.912  acres, = 29.739 acres of gross 

floor area, which is 1,295,431 sq. ft. Of that, GEICO no longer sees 810,000 sq. ft. 

of approved office space along Friendship Boulevard as developable, but wishes to 

hold on to the four multi-story residential buildings along Willard Avenue that 

comprise most of the rest of the FAR, at 335,390 sq. ft.  This undeveloped Friendship 

Heights parcel, at 9.9 acres at its location, by all rights should be a major focus of 

the Sector Plan update.  The Village hopes to be a constructive voice in that process,  

whose outcome as to this  parcel cannot be confidently predicted at this time.  

Moreover, GEICO has had more than enough time to answer itself the obvious  

question—what is next for the space undevelopable as office use—via a genuine 

preliminary plan amendment.   GEICO’s default does not  obligate the Village to 

supply the answer now, before the Sector Plan update process is complete—in order 

for the Board to conclude that GEICO is simply not legally entitled to a new plan 

validity period.   

 Nevertheless, the Village considers it fair for the Board to ask us:  are we just 

saying “no,” or do we have  a  sense  of the best future for this critical 9.9 CR-zoned 
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segment if the 1999 Plan is finally voided?  Our  answer is yes.  We have two 

different but complementary visions  for this property, scenarios that ought to be 

considered in a fresh re-examination of the possibilities under current—not 1998—

planning standards for creating vibrant and engaged living spaces in central business 

districts.  Our first vision shifts all of the residential  units from facing Willard 

Avenue to facing Friendship Boulevard, perhaps with a  significant increase in the 

residential density along Friendship, to match  the height of the Bloomingdale’s 

building across the street.  Our second vision reimagines and repurposes at least a 

portion of the GEICO building as residential, with underground parking.1  This 

                                                            

1. This is not a fanciful, unrealistic vision.   Repurposing of office buildings to 

residential use is high on the list of strategies now being employed by the County to 

address its critical shortage of housing.  ZTA 25-03, in effect since April, provides 

for expedited approval of such conversions in the CR zone. Repurposing the GEICO 

office building would actually do much more than add needed housing.  It would 

save a building that was not thought to be historic when slated for destruction in 

1999 but has now come to be seen as such.  Through Montgomery County Historic 

Preservation, the Board’s “Montgomery Modern” team has been created to 

recognize  and appreciate the historicity of buildings built between 1940-60 as 

exemplars of the “Atomic Age.”  The GEICO building represented a new type of 

building for its era, the suburban corporate campus. It was characterized by 

minimalist forms, a lack of ornamentation, and the use of modern materials, textured 

porcelain enamel and colored, crystal-textured glass panels. The building was the 

first stop on a Montgomery Modern Bus Tour in the County, which took place in 

October 2013. The Tour Guidebook notes that the GEICO building (a) “is an 

outstanding example of an International Style complex composed of carefully 

articulated buildings with clean lines and geometric forms set in a natural, 

landscaped campus,” and (b) was designed by Vincent Kling, the same famous 

architect that designed the Penn Center, a multi-use downtown complex that has 

proved successful in revitalizing central Philadelphia.   
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would not only save the “front lawn” of the GEICO building along Willard;  it would 

also preserve the beautiful, mature and graceful trees along Willard, which are either 

in front of the building or in and  among the surface parking area that is entered from 

Willard.2  Standing in the way of this second vision, of course, are the four multi-

story buildings in the 1999 Plan whose construction would demolish an iconic mid-

century modern office building; and the lush and rare urban green space which 

surrounds it.   

  The Village is not saying these are the only, or necessarily the best 

visions for the CR-zoned parcel.  But we doubt that the vision approved in 1998 

would come out on top in the Sector Plan update  process.  As our letter to the Board 

details, GEICO does not want any such discussion about this to ever take place.  

Through its improper figment of an amended Plan, GEICO simply wants to “lock  

in,” through approval of its “Amendment,”  a very dated vision for the future of this  

area.  Friendship Heights deserves better.                           

                                                            
2 According to the NRI recently submitted with the GEICO application, the area 

shown  as multi-family buildings on the 1999 Plan now contains 22 specimen 

trees, of which 19 are in Fair or Better condition.   



From: Willoughby - Cooperman
To: MCP-Chair
Cc: Michael Cooperman
Subject: Willoughby comments about Geico site plan
Date: Tuesday, October 21, 2025 10:08:51 AM
Attachments: Geico site comments.docx

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

Attached is a letter that lists and describes concerns expressed by owners and residents of the Willoughby
Condominium of Chevy Chase.

Thank you for your consideration of our comments.

Michael Cooperman
Willoughby Board President



Montgomery County Planning Department 
M-NCPPC 
2425 Reddie Drive 
Wheaton MD 20902 

Re:  Friendship Commons (GEICO) Preliminary Plan Amendment 
 Willoughby Condominium of Chevy Chase Comments 

The Willoughby Condominium of Chevy Chase is the largest condominium in Montgomery 
County, with 815 units, 25 floors, and entrances on both Willard Avenue and Friendship 
Boulevard in Friendship Heights. 

Many of the units in our South building, with its entrance on Willard Avenue, and our North 
building, entrance on Friendship Blvd, will face the 300 multi-family units proposed to be 
constructed along Willard Avenue.  

We have several concerns about the proposed site plan and general development of the 
property. 

The Incompleteness of the Plan and the Importance of Green Space 
The proposed plan has inadequate details and insufficient green space. The area 
previously designated for office space has not been defined for another use. We are 
concerned that this could invite a developer to build a high-rise in that space. 

Designating just two areas as “Greenway” with just 0.95 and 1.25 acres in a 26+ acre site is 
not sufficient to make the site attractive, inviting, and sensitive to environmental 
considerations.  

Location of Residential Buildings along Willard Avenue 
Building along Willard Ave would remove much valued green space, including numerous 
mature trees, providing beautiful foliage along Willard Ave. Removing this green space 
would result in an almost solid wall of residences from south of Willard Ave to north of 
North Park Ave. Building these 300 residential units along Willard Avenue would 
compromise the view enjoyed by a large number of our 1500-2000 residents. 

Our very strong preference is to move these proposed residential buildings to the now-
uncommitted space along Friendship Blvd, previously slated to contain large office 
buildings but no longer in the proposed plan. Building along Friendship Blvd would have 
little if any negative impact on properties on the east side of this street, especially if 
residences were to be situated as close as possible to Western Avenue. Some of these 
residential buildings could also be built along Western Avenue, reducing the impact on 
residents at the Willoughby as well as those at Wisconsin Place. 



Traffic Considerations 
The major road running south of this is Western Avenue. On the north side of the site is 
Willard Avenue, one lane in each direction. This development would add several hundred 
cars to the neighborhood and would contribute to traffic problems at several important 
intersections and on narrow streets. With Willard Ave being only one lane in each direction, 
it is important that there be no entry or exit into or out of the site on Willard Ave.  

Encouraging Young Families to Move into Friendship Heights 
The current demographic makeup of Friendship Heights is an aged and aging community, 
with inadequate age diversity. Our own condominium is facing the challenge of 
encouraging young families to move into the building, as are other condos in the area. The 
future of Friendship Heights must depend on attracting young families, which means 
providing amenities that would be desirable to children. Developing ample playground 
space suitable for children of all ages is essential to this goal. In contrast, the plan to build 
a baseball field has appeal to a more limited age span and would have almost no value for 
families with younger children unless the space could also be used for a soccer field. 

A Full-Service Branch Library  
The site should include a full-service library, providing programs for families with children, 
as well as reading space for other residents. Currently, the two closest county library 
branches are 1.7 miles (the Little Falls branch) and 2.0 miles (the Connie Morella branch) 
from this site. Visiting these branch libraries means driving. Having a library on-site would 
be a huge benefit that would also help attract families to the community. 

Walking and Biking Paths 
The site should include walking and biking paths, including access to Brookdale Park by 
area residents. 

A Dog Park 
A dog park would be desirable to accommodate the many residents who own dogs. 
Situating this park toward the western end of the site would be convenient for area 
residents while being located some distance from the most dense residential areas. 

The Requested Waiver of County Stormwater Regulations 
We oppose granting the requested waiver of County stormwater and other environmental 
regulations. With climate changes resulting in increased flooding and prolonged heat 
during the summer months, it is essential to deny the request to waive the site plan from 
these regulations. 

Conclusion 



 
In conclusion, we are opposed to extending the proposed site plan and granting the 
requested waiver. Because of the large number of significant changes we have listed 
above, we would support either folding this into the Friendship Heights sector plan or 
starting fresh with a new and more sensible site development proposal. 

Michael Cooperman 
The Willoughby Condominium of Chevy Chase 
Board of Directors President 

 



From: Willoughby - Cooperman
To: MCP-Chair
Subject: Re: Automatic reply: Willoughby comments about Geico site plan
Date: Tuesday, October 21, 2025 11:14:46 AM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
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Personal contact information, as requested.

Michael Cooperman

Chevy Chase, MD 20815

Willoughby Board President

On Oct 21, 2025, at 10:08 AM, MCP-Chair <mcp-chair@mncppc-mc.org> wrote:

Thank you for contacting the Planning Board Chair’s Office. This confirms receipt of your message for
distribution to appropriate staff to review. If you have submitted an inquiry, we will respond in a
timely manner. You may also leave a voice message at (301) 495-4605 and a staff member will
return your call.
 
IMPORTANT: If you have submitted written testimony for a Planning Board item, please be sure to
include your mailing address to satisfy proper noticing requirements. If this was not already
included, please reply to this email with that information. Written testimony submitted before the
deadline of 12pm, two business days before the scheduled Planning Board meeting, will be
distributed to the Board and staff and included in the public record. Written testimony received
after the deadline will only be distributed to staff to review.
 
For more information about the Chair’s Office, please visit: https://montgomeryplanningboard.org/



From: MCP-Chair
To: MCP-Chair
Subject: FW: FOR SOME REASON MY ATTACHED OCT 16TH SUBMISSION DOES NOT APPEAR ON THE WEBSITE…
Date: Tuesday, October 21, 2025 1:07:27 PM

 
On Thu, Oct 16, 2025 at 12:58 PM   wrote:

Applicant proposes to amend the existing plan by removing storm water management
requirements and remove office density and establish a new validity period. 
 
As a resident of Friendship Heights and someone who has raised a family within about a
mile of Friendship Heights over the past 30 years, I believe that this request should be
denied and held in abeyance since it is a very small part of a much larger and more
important review and update of the Friendship Heights Sector Plan. Nothing should be
done that implies current approval of the 30-year-old GEICO site plan until after the
Sector Plan has been updated and applicant should be advised that this request is held in
abeyance specifically for that reason.
 
With the re-opening of the 1998 Geico Site Plan and the revision of the Friendship Heights
Sector Plan, Montgomery County has a once in a century opportunity to re-imagine
Friendship Heights. This comes exactly when we must do everything possible to fight
climate change, we must deal with the threat of punishing heat domes, and we’re facing
the prospect of major long-term demographic shifts. To oversimplify a bit, I’m calling for
the board to use the Sector Plan to make Friendship Heights green and to convert the
Geico site into Montgomery County’s version of New York City’s Central Park. 
 
Any arial photo of Friendship Heights will show it as an island of concrete and steel in a
sea of green and any check with the US Census Bureau will show Friendship Heights as
one of the most densely populated communities in the United States and any check with
weather records will show Friendship Heights as the site of one of Maryland’s most
dangerous heat domes. Adding more concrete and steel buildings of any sort to Friendship
Heights, instead of converting the land to desperately-needed substantial green space
both worsens climate change and exacerbates its heat dome. Converting the Geico Site to
our Central Park is only one, but perhaps the most important, step that Montgomery
County can take to make Friendship Heights green. And just as some real estate interests
would describe New York’s Central Park as a waste of valuable space, so too might they
say as much about our own local Central Park. 
 
Among the many reasons to put making Friendship Heights green as the top priority and



converting the Geico Site into our Central Park are:
* It fights climate change (especially when compared to adding more buildings)
* It promotes the needs of families and youth for whom green spaces are very important
by offering families affordable homes with large nearby parks, fields, trails and gardens. 
* It would likely end Friendship Heights’ dangerous heat dome 
* It would improve the quality of life and particularly the health of the 5,000+ people who
live in Friendship Heights 
 
Since the 1930’s, the absolute foundation of Montgomery County planning has been
endless significant population growth. Changes in birth rates, life spans, Federal and
contractor employment, work from home rules and immigration policies make that
foundation less clear. Which suggests to me that the County should prioritize increasing
population near the 10 Metro sites that are far less densely populated than Friendship
Heights rather than deprive Friendship Heights of a once-in-a-century opportunity to turn
green. 
 

 

 
Chevy Chase, Maryland 20815

 
 

 



From:
To: MCP-Chair
Subject: Comments regarding proposed Geico property plan
Date: Tuesday, October 21, 2025 10:37:40 AM
Attachments: Hearing Notice.docx

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

As a a resident of 4620 N Park, I totally agree with our Board President’s comments.  I would
also like to emphasize my concern about the extension of North Park Ave into the planned
community.  

I park in the garage that is right at the corner of North Park and Willard.  It already requires
great caution to exit the garage.  As N Park curves, the exiting driver cannot easily see cars
coming around the curve.  At the same time, the exiting driver has to pay attention to cars
making a right from Willard onto N Park and cars on Willard making a left hand turn onto N
Park.  

Having increased traffic as a result of the proposed extension will create an even more
concerning situation.  



Hearing Notice- October 23, 2025 
 
Subject: Friendship Commons (GEICO) Preliminary Plan Amendment 
 
I am President of the Board of the 4620 North Park Condominium Association, 
Inc. (4620 North Park) and submit the following comments. 
 
4620 North Park consists of Two Hundred Ninety-Two (292) apartment units 
located between North Park and Willard Avenues in Friendship Heights. Those 
units are occupied by approximately 450 people, roughly half of whom look across 
Willard Avenue, directly at the GEICO property including its headquarters building 
and parking lot. 
 
1- GEICO’s Preliminary Plan Amendment calls for construction of three 
“midrise” apartment buildings in the current Willard Avenue parking lot. In order 
to facilitate that construction, dozens of mature trees will have to be cut down, and 
the green space fronting Willard Avenue destroyed. This will significantly affect 
the environment in and around the property, including 4620 North Park, 4701 
Willard, and the Carleton condominium. 
 
2- Additionally, the height of those “mid-rise buildings will reach at least the 
level of our terrace, blocking sightlines across Willard Avenue from the terrace. A 
much simpler solution is to move those apartments to the Friendship Boulevard 
side of the property, which was initially sited for several high-rise office buildings, 
and now have been eliminated from the preliminary amended plan. This would be 
in keeping with Montgomery County’s goal of encouraging more affordable 
housing. 
 
3- The plan shows space for recreation opportunities for the Friendship Heights 
community; however, while a baseball field is proposed to be built, it is adjacent to 
Western Avenue, about as far away from the Friendship Heights residential area as 
is possible. It would certainly make more sense to build that field and other 
recreational space, such as a playground for the children of Friendship Heights, on 
the current Willard Avenue parking lot. 
 
4- The Amended Plan shows the extension of Shoemaker Farm Lane and North 
Park Avenue across Willard Avenue and into the proposed development. Willard 
Avenue is already quite congested during morning and evening rush hours, as with 
traffic coming to Wisconsin Avenue from River Road at all times of the day. Traffic 
calming islands and pedestrian walkways were recently constructed to slow or stop 



oncoming cars so that walkers, including children, can safely cross Willard 
Avenue. School buses also stop to discharge children. Extending Shoemaker Farm 
Lane and North Park Avenue will result in further congestion on Willard Avenue, 
or will increase traffic on North Park Avenue, as people going to the proposed 
property will use it as a “shortcut” to access the property across Willard Avenue. 
 
5- Finally, while the Planning Board has not considered this in the past, and 
likely will not do so now, the GEICO headquarters building and its property have 
been a part of the Friendship Heights community for over 60 years. It was designed 
by Architect Vincent Kling, and is an outstanding example of International Style 
Mid-Century Modern Architecture; and not just because I say so: 
 
In April 2011, the Montgomery County Planning Department highlighted the 
GEICO headquarters as “The Building of the Month,” stating:  
 
“The GEICO headquarters building in Chevy Chase, completed in 1959, is an 
example of International Style architecture, designed by Vincent Kling. It reflects 
the optimistic spirit of the post-war era and has been recognized for its unique 
design and landscaped campus, contributing to the architectural heritage of 
Montgomery County, Maryland.” 
 
It will truly be a shame if this architecturally significant headquarters building is 
destroyed, instead of being repurposed for community use (such as a local branch 
of the Montgomery County library so that our aging population, many of whom no 
longer drive, don’t have to rely on the Bethesda or Chevy Chase branches), and 
Friendship Heights loses part of its history. 
 
 
Robert G. Seasonwein, President 
4620 North Park Condominium Association, Inc. 

 





From: Francine Kerner
To: MCP-Chair
Cc: Francine Klein; Dave Brown
Subject: October 23, 2025 Addendum to Testimony of Francine Kerner Klein on behalf of the Village of Friendship re: Item

5 Friendship Commons (GEICO) Preliminary Plan Amendment No. 11999039A
Date: Tuesday, October 21, 2025 11:04:21 AM
Attachments: CCF 000826.pdf

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

This is an addendum to the testimony of Council member Francine Kerner Klein who has asked to
testify in person at the meeting.

The addendum was prepared by our property attorney Dave Brown to respond by a recent
submission by GEICO. Mr. Brown will be available at the October 23 meeting to answer questions.

The Village of Friendship Heights supports development of high density residential housing on
Friendship Commons. It also supports repurposing the historic GEICO Headquarters building and
saving specimen trees on the property. All of these important goals can be accomplished.

Thank you.

Sent from my iPhone









From:
To: MCP-Chair
Subject: Friendship Commons Plan Amendment # 11999039A
Date: Tuesday, October 21, 2025 2:31:32 PM
Attachments: Geico Plan Amendment.docx

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

Find attached written comments about the proposed plan amendment.



Hearing Notice- October 23, 2025 

Subject: Friendship Commons (GEICO) Preliminary Plan Amendment 

I am a member of the Board and current Treasurer of the 4620 North Park Condominium 
Association, Inc. (4620 North Park) and would like to submit the following comments about 
the planned amendment for the Geico property. 

4620 North Park consists of Two Hundred Ninety-Two (292) apartment units located 
between North Park and Willard Avenues in Friendship Heights. Those units are occupied 
by approximately 450 people and are the largest group of people who look directly across 
Willard Avenue, at the GEICO property. 

One of the changes that was made in the planned amendment was to stop the pedestrian 
movement plan that was part of the first proposal. We have thousands of people that live in 
the community within 2-3 blocks of the Friendship Commons area with most walking to the 
Metro and surrounding retail establishments. We have had multiple mishaps involving the 
Friendship Heights community and to leave out an improved pedestrian plan would only 
make movement in the area more dangerous. I ask that you leave in a comprehensive look 
at pedestrian movement in the high population area. 

The plan shows space for recreation opportunities for the Friendship Heights community: 
however, while a baseball field is proposed to be built, it is adjacent to Western Avenue, 
about as far away from the Friendship Heights residential area as is possible. It would 
certainly make more sense to build recreational space, such as a playground for the 
children and a walking trail closer to Willard Avenue. The addition of public EV charging 
stations would also be nice. 

The Amended Plan shows the extension of Shoemaker Farm Lane and North Park Avenue 
across Willard Avenue and into the proposed development. Willard Avenue is already quite 
congested during morning and evening rush hours, with traffic coming to Wisconsin 
Avenue from River Road at all times of the day. A comprehensive plan for automobiles and 
pedestrians will be required for this area. 

Thank you for your consideration and I hope you will create a plan that will not only 
maintain but improve this area for residential living for this Montgomery County 
community. 

Michael S. Edwards, PharmD, MBA 
Treasurer, 4620 North Park Condominium Association, Inc 

 
 



From:
To: MCP-Chair
Cc: Robert Seasonwein
Subject: Comments for Hearing on October 23, 2025 re Friendship Commons (GEICO) Preliminary Plan Amendment
Date: Tuesday, October 21, 2025 2:46:17 PM
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We are the owners of a condominium at 4620 North Park in Friendship
Heights.  Our condo looks directly at the GEICO headquarters building.  We
support Points 1-4 in the email to you from Robert Seasonwein, our Board
president, and ask you to consider these in your deliberations.  They are
repeated below:
 
 

1-      GEICO’s Preliminary Plan Amendment calls for construction of
three “midrise” apartment buildings in the current Willard Avenue
parking lot. In order to facilitate that construction, dozens of mature trees
will have to be cut down, and the green space fronting Willard Avenue
destroyed. This will significantly affect the environment in and around
the property, including 4620 North Park, 4701 Willard, and the Carleton
condominium.
 
2-      Additionally, the height of those “mid-rise buildings will reach at
least the level of our terrace, blocking sightlines across Willard Avenue
from the terrace. A much simpler solution is to move those apartments to
the Friendship Boulevard side of the property, which was initially sited
for several high-rise office buildings, and now have been eliminated from
the preliminary amended plan. This would be in keeping with
Montgomery County’s goal of encouraging more affordable housing.
 
3-      The plan shows space for recreation opportunities for the
Friendship Heights community; however, while a baseball field is
proposed to be built, it is adjacent to Western Avenue, about as far away
from the Friendship Heights residential area as is possible. It would
certainly make more sense to build that field and other recreational
space, such as a playground for the children of Friendship Heights, on
the current Willard Avenue parking lot.
 
4-      The Amended Plan shows the extension of Shoemaker Farm Lane









From:
To: MCP-Chair
Cc: groman32515@gmail.com
Subject: Friendship Commons (GEICO) Preliminary Plan Amendment
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Attachments: AEJGHRCommenttoMCPlanning10 21 2025.docx
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Written Comments of:  and , Residents of Friendship
Heights

Please see the attached.

Respectfully,

Chevy Chase, MD 20815

Get Outlook for Mac



RE: Hearing Notice- October 23, 2025 
 
Subject: Friendship-Commons (GEICO Preliminary Plan Amendment) 
 
My husband and I have lived in Friendship Heights in the 4620 North Park 
Condominium for close to ten-years and eagerly await the re-development and re-
invigoration of this prime neighborhood.  We love the access to the metro and 
conveniences and green swathe of trees and parks.  With the GEICO company 
selling it’s 27-acre site, we have an opportunity to make Friendship Heights shine 
as it should, as a jewel in Montgomery County.   
 
Therefore, we would like to comment on the proposed Friendship Commons 
(GEICO) Preliminary Plan Amendment. 
 
1- The proposed amendment eliminates the high-rise office buildings along 

Friendship Boulevard because, undeniably, office space is not needed anywhere 
at present.  However, the amendment offers no creative approach to this 
valuable and metro-convenient space.  The proposal simply leaves this desirable 
flat site empty and underutilized.  In our view, similar to those of others in 
Friendship Heights, it would be more appropriate to relocate the “midrise” 
apartment buildings (currently in the site plan for along Willard Avenue) to the 
Friendship Boulevard area across from the Wisconsin Place/Bloomingdales 
buildings.  That space is much more accessible to metro and logically connects 
multi-family residences to the height of the buildings along the Friendship 
Heights thoroughfare. 

 
2- The relocation of the mid-rise apartments to Friendship Boulevard has another 

critical benefit.  It would prevent Willard Avene from becoming a condo-canyon 
as is North Park Avenue.  Additionally, it would not require removing dozens of 
mature trees that provide shade and a beautiful walkway for pedestrians along 
the North side of Willard Avenue.  We need to keep the tree canopy, not just 
have plain, grassy areas that have no pleasant aspects. 

 
3- Relocating the mid-rise apartments to Friendship Boulevard would also allow 

the townhouse development to segway more smoothly to the Brookdale 
Neighborhood and to the single-family houses existing both sides of the lower 
end of Willard Avenue. 

 
4- The plan shows space for recreation opportunities for the Friendship Heights 

and surrounding Montgomery County and DC communities.  We believe the 





From: Diehl, Jennifer M.
To: MCP-Chair
Cc: Gatling, Tsaiquan; Vaias, Emily; Hisel-McCoy, Elza
Subject: ON BEHALF OF ROBERT HARRIS - Friendship Commons – GEICO Preliminary Plan Amendment 11999039A
Date: Tuesday, October 21, 2025 4:22:32 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
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Mr. Harris requested I forward the following email.

Chair Harris,

At the risk of overburdening the Board's reading requirements for this hearing, I am compelled
to respond to the latest memorandum from counsel for the Village of Friendship Heights
(David Brown), dated October 21, 2025. While I believe our memorandum from October 20,
2025, addresses the seven points made in the most recent Friendship Village memorandum, I
want to further emphasize the complete conformity of this Preliminary Plan Amendment with
the Friendship Heights Sector Plan, Local Map Amendment G-760 approving the rezoning for
the property, the related Development Plan, and the Preliminary Plan. None of these approvals
required 100% of the allowable development had to proceed, and certainly not simultaneously.
No sector plan, zoning approval or Preliminary Plan requires that the entire approval be
implemented. The allowable uses and densities are established as maximums and the
approvals here specifically allow “up to” 200 townhomes, 300 multifamily units and 810,000
ft.² of office. In each case, the actual development that proceeds is left up to the property
owner/developer so long as it does not exceed the allowable amount. Similarly, unless
otherwise specified, the timing of any components also is left to the applicant. Here, the
approvals specifically say that each of the components may proceed separately or
simultaneously. Moreover, any Preliminary Plan can be amended at any time so long as the
approved amendment satisfies zoning and subdivision requirements. Here, the proposed
residential phase does just that.

Additionally, amendments to approved Preliminary Plans happen on a very regular basis,
particularly for large properties, with long buildout periods where any number of
circumstances can change. Amendments to approved preliminary plans, together with new
validity periods related to the amendments, also occur on a regular basis. The Cabin Branch
mixed-use project in Clarksburg, for example, has seen multiple amendments over the years
and only recently achieved buildout under its initial 2002 approvals but the end result,
approved through Preliminary Plan Amendments like this one, differs from the original plan.
Were such large, multi-use projects locked in time to the vision someone anticipated at the
outset, the County would be littered with unusable buildings, and facilities inconsistent with
contemporary needs. The amendment Applicant seeks here, enables the residential portion to
proceed while addressing the recognizable impropriety of an additional 810,000 ft.² of office
in a fading office market, leaving that area for a subsequent phase and related development
approvals. Implying that Applicant has to proceed with construction of 810,000 ft.² of office
space now, in order to proceed with the approved residential units, makes no sense.

Robert Harris

 
_______________________________________________



Jennifer M. Diehl, Legal Assistant
Lerch, Early & Brewer, Chtd. rising to every challenge for 75 years
7600 Wisconsin Ave | Suite 700 | Bethesda, MD 20814
T 301-657-0733 | F 301-986-0332 | Main 301‑986‑1300
jmdiehl@lerchearly.com

Attention: This message is sent from a law firm ​and may contain information that is privileged or confidential. If you received this
communication in error, please notify the sender by reply e-mail and delete this message and any attachments. Thank you. ​

​​​​

www.lerchearly.com
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Date: Wednesday, October 22, 2025 7:31:49 AM
Attachments: Hearing Notice.docx
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Dear Montgomery County Planning Chair,
 
As an owner at 4620 North Park Avenue, I support the following letter written by Robert G.
Seasonwein, President, 4620 North Park Condominium Association, Inc.
 
Thank you for your consideration.
 
Best,
 

Chevy Chase, MD 20815

 



Hearing Notice- October 23, 2025 
 
Subject: Friendship Commons (GEICO) Preliminary Plan Amendment 
 
I am President of the Board of the 4620 North Park Condominium Association, 
Inc. (4620 North Park) and submit the following comments. 
 
4620 North Park consists of Two Hundred Ninety-Two (292) apartment units 
located between North Park and Willard Avenues in Friendship Heights. Those 
units are occupied by approximately 450 people, roughly half of whom look across 
Willard Avenue, directly at the GEICO property including its headquarters building 
and parking lot. 
 
1- GEICO’s Preliminary Plan Amendment calls for construction of three 
“midrise” apartment buildings in the current Willard Avenue parking lot. In order 
to facilitate that construction, dozens of mature trees will have to be cut down, and 
the green space fronting Willard Avenue destroyed. This will significantly affect 
the environment in and around the property, including 4620 North Park, 4701 
Willard, and the Carleton condominium. 
 
2- Additionally, the height of those “mid-rise buildings will reach at least the 
level of our terrace, blocking sightlines across Willard Avenue from the terrace. A 
much simpler solution is to move those apartments to the Friendship Boulevard 
side of the property, which was initially sited for several high-rise office buildings, 
and now have been eliminated from the preliminary amended plan. This would be 
in keeping with Montgomery County’s goal of encouraging more affordable 
housing. 
 
3- The plan shows space for recreation opportunities for the Friendship Heights 
community; however, while a baseball field is proposed to be built, it is adjacent to 
Western Avenue, about as far away from the Friendship Heights residential area as 
is possible. It would certainly make more sense to build that field and other 
recreational space, such as a playground for the children of Friendship Heights, on 
the current Willard Avenue parking lot. 
 
4- The Amended Plan shows the extension of Shoemaker Farm Lane and North 
Park Avenue across Willard Avenue and into the proposed development. Willard 
Avenue is already quite congested during morning and evening rush hours, as with 
traffic coming to Wisconsin Avenue from River Road at all times of the day. Traffic 
calming islands and pedestrian walkways were recently constructed to slow or stop 



oncoming cars so that walkers, including children, can safely cross Willard 
Avenue. School buses also stop to discharge children. Extending Shoemaker Farm 
Lane and North Park Avenue will result in further congestion on Willard Avenue, 
or will increase traffic on North Park Avenue, as people going to the proposed 
property will use it as a “shortcut” to access the property across Willard Avenue. 
 
5- Finally, while the Planning Board has not considered this in the past, and 
likely will not do so now, the GEICO headquarters building and its property have 
been a part of the Friendship Heights community for over 60 years. It was designed 
by Architect Vincent Kling, and is an outstanding example of International Style 
Mid-Century Modern Architecture; and not just because I say so: 
 
In April 2011, the Montgomery County Planning Department highlighted the 
GEICO headquarters as “The Building of the Month,” stating:  
 
“The GEICO headquarters building in Chevy Chase, completed in 1959, is an 
example of International Style architecture, designed by Vincent Kling. It reflects 
the optimistic spirit of the post-war era and has been recognized for its unique 
design and landscaped campus, contributing to the architectural heritage of 
Montgomery County, Maryland.” 
 
It will truly be a shame if this architecturally significant headquarters building is 
destroyed, instead of being repurposed for community use (such as a local branch 
of the Montgomery County library so that our aging population, many of whom no 
longer drive, don’t have to rely on the Bethesda or Chevy Chase branches), and 
Friendship Heights loses part of its history. 
 
 
Robert G. Seasonwein, President 
4620 North Park Condominium Association, Inc. 

 



From: Susan Green
To: MCP-Chair
Subject: Friendship Heights Proposed Sector Plan Revision
Date: Wednesday, October 8, 2025 1:04:53 PM
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Dear Chairperson Harris and Board:

I have participated in numerous in-person and online “Visioning” exercises for the proposed
changes to the 1998 Friendship Heights sector plan.  Because it appears the planners are not
taking our feedback seriously and, instead are simply pushing through a pre-conceived agenda,
I feel compelled to write to you directly.  (I say the agenda is pre-conceived because of the
way the visioning exercise is presented - assuming there should be housing on every site and
limiting responses to the type of housing - instead of asking IF any housing should be
considered for particular sites.)

First, it is unclear how much the County is recovering from the loss of population that began
during Covid.  The County is using estimated numbers published by the U.S. Census Bureau
in 2020* to assert that the Covid population decline Montgomery County experienced, is
reversing.  Given the recent lay-offs and firings by the federal government, the county’s aging
population, recent policies towards migrants, and the fact that our birthrate, in general, has
gone down, we should be careful about making unsupported estimates about population
growth in the County as a basis for planning big changes to neighborhoods. 
("Data for 2020 to 2023 are from the Vintage 2023 series and used the 2020 Census
results as the base for estimates for these years.)  

Second, I understand and do not oppose the County’s longtime policy of using Metro center
neighborhoods as “opportunity sites” for increased housing density.  However, what is
happening with the Friendship Heights Proposed Sector Plan revision is the attempt to cram
more housing of all types - including high rise - into one of the already most densely
populated neighborhoods in the entire country!  
(https://censusreporter.org/profiles/16000US2430800-friendship-heights-village-md/)  

There are many other Metro stops in Montgomery County that don’t have the existing density
of Friendship Heights: Twinbrook, Grovenor, Shady Grove, Rockville, Takoma Park, Forest
Glen, Wheaton, Glenmont, etc.  I strongly suggest that the Planning Board direct the
Department to focus its efforts primarily on these Metro stop neighborhoods.

Within the confines of Friendship Village, where I live in a high-rise condominium, the
planning department actually proposes to re-zone one of the few open spaces left!  Site 3 is a
small parcel amid the high-rises of Friendship Village.  It hosts a low-rise (5 stories) office
building with important medical offices, a corner store and cafe, and a number of other small
thriving businesses.    Built in 1980, it was fully renovated in 2019 and is nowhere near the
end of its useful life.   It has a lovely large, well-maintained lawn in front and on the side. 
Why on earth would the County plan to change that?  The low-rise building protects the
elderly residents of Brighton Gardens - the Sunrise Senior Living complex directly across the
street - from being in shade all afternoon.  Would you want your parent or grand-parent



condemned to living in a dark apartment in their final years?  And why would one propose to
fill up one of the few green spaces in the most densely populated community in the country
other than Manhattan?  The 1998 Sector Plan did not consider this part of the Metro Core Area
and did not propose any change to it.

Those of us who choose to live in an apartment or condominium still need adjacent open
space.  We are the ones opting for a greener lifestyle by living vertically, and walking and
taking public transportation. And this new plan would take this modest-sized building and its
lovely lawn from us?  Would you want that to happen in your own neighborhoods?

Third, the proposed plan’s Site 1 is composed of two very different parcels, the combining of
which makes no sense whatsoever unless the ultimate goal is to simply pack the entire corner
with high-rises, just because.  I can understand taking a look at the Saks site.  The store is
clearly not doing well and the parking lot seems mostly empty these days.  However, let’s not
forget that that, among other things, the current 1998 Sector Plan recommends:  

Preserving views from existing high-rise apartment buildings by incorporating
guide lines for the height and location of new development, and by tree
preservation and planting.

Protecting single-family residential neighborhoods surrounding the Sector Plan
area by:  Placing the greatest densities in the Metro Core and scaling down build-
ing heights toward the residential edges to avoid adding intrusive views.

Expanding the green buffers next to the neighborhoods and placing more
active gathering spaces in the Town Center.

Further, it has been made abundantly clear by the residents of Friendship Heights who have
attended the various meetings on this proposal that  no one who lives here wants it to end up
looking like downtown Bethesda, with our part of Wisconsin Avenue lined with high-rises. 
That would also not be fair to those who live in the lovely neighborhood of Chevy Chase
Village just east of the Saks parcel.  If additional housing is considered for the Saks parcel, it
should be limited to single-family or townhouses.   And there should be generous playgrounds
and parks placed among them. 

As for Chevy Chase Center and the Collection site, there is nothing wrong with its uses now
and there should be no changes made.  No housing at all should be added to this site.  The
under and above ground parking is necessary to allow the local businesses to thrive and to also
allow the elderly and disabled to park near the Metro.  If you eliminate all the parking, the
businesses will be crushed and you will be making it much more difficult for many to use the
Metro, probably leading to lawsuits against the County.  Further, The buildings were only
completed in 2005-06.   Why on earth would we want them to be torn down? 
https://stonebridge.us.com/chevy-chase-center-and-collection-chevy-chase

Finally, Site 2 - the Geico Site - should be in-keeping with the Brookmont neighborhood.  The
buffer protecting that neighborhood should be expanded and any new housing restricted to
single family or townhouses.  But please let’s not forget open space!  We need parks, playing
fields, playgrounds, perhaps an indoor swimming pool since the small rec center across the
street does not have one.   Open space is crucial to our well being.  There should be no mid or
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Subject: Request for Mitigation Conditions - Preliminary Plan Amendment No.
11999039A (Friendship Commons/GEICO Site)

October 22, 2025

Chair and Members of the Montgomery County Planning Board
2425 Reedie Drive
Wheaton, MD 20902
Via Email and Public Record Submission

Dear Chair and Members of the Planning Board,

I am writing as a concerned resident of the Brookdale neighborhood, which directly
abuts the property subject to Preliminary Plan Amendment No. 11999039A (the
former GEICO site/Friendship Commons). While I recognize the need for responsible
redevelopment, the proposed significant increase in density and the related impacts
on established residential areas are unacceptable without robust, legally binding, and
fully funded mitigation measures.

The scale of the proposed units introduces burdens on community infrastructure and
environment that the current plan does not adequately address. The core concerns
center on four critical areas.

1. Environmental Integrity and Stormwater Management

The proximity of this massive development to the adjacent natural buffer area for the
local creek raises immediate alarm regarding the long-term health of our watershed.

Impact on the Riparian Buffer: I request that the Planning Board mandate the
preservation and expansion of the natural riparian buffer, ensuring no encroachment,
grading, or construction activity is permitted within this sensitive environmental zone.
The buffer must be clearly demarcated and protected in perpetuity.

Denial of Stormwater Waiver: I strongly urge the Board to deny the applicant's



request for a waiver from any stormwater management requirements. Given the
increase in impervious surfaces associated with the new buildings and homes, the
failure to meet the most stringent requirements for managing runoff is fiscally and
environmentally irresponsible. The developer must be required to implement
advanced, on-site stormwater management systems (i.e., green infrastructure,
bioswales, underground cisterns, etc.) capable of handling the full volume of runoff
generated by the increased density. There should be a study and/or management of
the existing creek on the site to ensure that it will be sufficient for any proposed plan.

2. Overload of Public Schools and Community Infrastructure

The addition of new students will severely strain already crowded local public schools
serving the Friendship Heights area.

School Mitigation: The Planning Board must condition approval on the developer
providing a substantial and commensurate financial contribution and/or a land
dedication for the expansion of existing schools or the construction of a new
educational facility to serve the influx of new students. These costs must not be borne
by current residents through increased taxes.

Playground and Open Space: The plan must include the dedication of significant,
publicly accessible open space and recreational amenities. The developer should
dedicate a sufficient ammount of land for a modern public playground and park area
on the Geico site, with an established mechanism for its permanent maintenance
funded by the developer or the development’s governing body (i.e., HOA/Condo
Association).

3. Transportation, Traffic, and Neighborhood Parking

The projected increase in vehicle trips and the inevitable spillover parking are
perhaps the most immediate threats to the neighborhood’s quality of life.

Traffic Mitigation: I request the Board mandate a developer-funded, comprehensive
traffic impact analysis (TIA) that results in fully funded, off-site road improvements—
including new turn lanes, synchronized traffic signals and crosswalk, particularly at
the Western and Cortland intersections, and pedestrian safety improvements—on all
major roadways serving the site.

Neighborhood Parking: Board must condition approval on the development providing
a minimum of 2 parking spaces per unit on-site. Additionally, the developer must
provide financial and administrative support to establish a (more robust, no-cost to the
residents) Residential Permit Parking district in the Brookdale neighborhood to legally
and effectively prohibit their residents and employees from consuming limited on-
street parking resources.

Summary



I urge the Planning Board to acknowledge that the immense scale and density of
Preliminary Plan Amendment No. 11999039A constitute a major impact on the
surrounding community. Approval should only be granted with the imposition of
comprehensive, non-negotiable conditions that ensure the developer fully mitigates
environmental, school, traffic, and parking impacts.

I request the Board:

1. 
Deny the Stormwater Management Waiver.

2. 
Mandate substantial developer contributions for public school capacity.

3. 
Require the funding and implementation of a Residential Permit Parking (RPP) 
zone in Brookdale.

4. 
Require the dedication of land for a public park/playground.

I request that this letter be entered into the public record for this amendment. I look
forward to seeing these valid concerns reflected in the Board's decision and
conditions of approval.

Sincerely,

Brookdale Neighborhood Resident



Subject: Request for Mitigation Conditions - Preliminary Plan Amendment No. 
11999039A (Friendship Commons/GEICO Site) 

October 22, 2025 

Chair and Members of the Montgomery County Planning Board 
2425 Reedie Drive 
Wheaton, MD 20902 
Via Email and Public Record Submission 

Dear Chair and Members of the Planning Board, 

I am writing as a deeply concerned resident of the Brookdale neighborhood, which 
directly abuts the property subject to Preliminary Plan Amendment No. 11999039A 
(the former GEICO site/Friendship Commons). While I recognize the need for 
responsible redevelopment, the proposed significant increase in density and the 
related impacts on established residential areas are unacceptable without robust, 
legally binding, and fully funded mitigation measures. 

The scale of the proposed units introduces burdens on community infrastructure 
and environment that the current plan does not adequately address. The core 
concerns center on four critical areas. 

1. Environmental Integrity and Stormwater Management 

The proximity of this massive development to the adjacent natural buffer area for the 
local creek raises immediate alarm regarding the long-term health of our watershed. 

Impact on the Riparian Buffer: I request that the Planning Board mandate the 
preservation and expansion of the natural riparian buffer, ensuring no encroachment, 
grading, or construction activity is permitted within this sensitive environmental 
zone. The buffer must be clearly demarcated and protected in perpetuity. 

 

Denial of Stormwater Waiver: I strongly urge the Board to deny the applicant's 
request for a waiver from any stormwater management requirements. Given the 
increase in impervious surfaces associated with the new buildings and homes, the 
failure to meet the most stringent requirements for managing runoff is fiscally and 
environmentally irresponsible. The developer must be required to implement 
advanced, on-site stormwater management systems (i.e., green infrastructure, 
bioswales, underground cisterns, etc.) capable of handling the full volume of runoff 
generated by the increased density. There should be a study and/or management 



of the existing creek on the site to ensure that it will be sufficient for any proposed 
plan. 

 

2. Overload of Public Schools and Community Infrastructure 

The addition of new students will severely strain already crowded local public 
schools serving the Friendship Heights area. 

School Mitigation: The Planning Board must condition approval on the developer 
providing a substantial and commensurate financial contribution and/or a land 
dedication for the expansion of existing schools or the construction of a new 
educational facility to serve the influx of new students. These costs must not be 
borne by current residents through increased taxes. 

Playground and Open Space: The plan must include the dedication of significant, 
publicly accessible open space and recreational amenities. The developer should 
dedicate a sufficient ammount of land for a modern public playground and park area 
on the Geico site, with an established mechanism for its permanent maintenance 
funded by the developer or the development’s governing body (i.e., HOA/Condo 
Association). 

3. Transportation, Traffic, and Neighborhood Parking 

The projected increase in vehicle trips and the inevitable spillover parking are 
perhaps the most immediate threats to the neighborhood’s quality of life. 

Traffic Mitigation: I request the Board mandate a developer-funded, comprehensive 
traffic impact analysis (TIA) that results in fully funded, off-site road 
improvements—including new turn lanes, synchronized traffic signals and crosswalk, 
particularly at the Western and Cortland intersections, and pedestrian safety 
improvements—on all major roadways serving the site. 

Neighborhood Parking: Board must condition approval on the development 
providing a minimum of 2 parking spaces per unit on-site. Additionally, the developer 
must provide financial and administrative support to establish a (more robust, 
no-cost to the residents) Residential Permit Parking district in the Brookdale 
neighborhood to legally and effectively prohibit their residents and employees from 
consuming limited on-street parking resources. 

Summary 

I urge the Planning Board to acknowledge that the immense scale and density of 
Preliminary Plan Amendment No. 11999039A constitute a major impact on the 
surrounding community. Approval should only be granted with the imposition of 



comprehensive, non-negotiable conditions that ensure the developer fully mitigates 
environmental, school, traffic, and parking impacts. 

I request the Board: 

1.​ Deny the Stormwater Management Waiver. 
2.​ Mandate substantial developer contributions for public school capacity. 
3.​ Require the funding and implementation of a Residential Permit Parking (RPP) 

zone in Brookdale. 
4.​ Require the dedication of land for a public park/playground. 

I request that this letter be entered into the public record for this amendment. I look 
forward to seeing these valid concerns reflected in the Board's decision and 
conditions of approval. 

Sincerely, 

 
Brookdale Neighborhood Resident 
 
 



From:
To: MCP-Chair
Subject: Re: Automatic reply: Request for Mitigation Conditions - Preliminary Plan Amendment No. 11999039A (Friendship

Commons/GEICO Site)
Date: Wednesday, October 22, 2025 12:18:20 PM

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

To satisfy noticing requirements, please note my address is  Chevy Chase
MD 20815. Thanks, 

On Wed, Oct 22, 2025 at 12:06 PM MCP-Chair <mcp-chair@mncppc-mc.org> wrote:

Thank you for contacting the Planning Board Chair’s Office. This confirms receipt of your message
for distribution to appropriate staff to review. If you have submitted an inquiry, we will respond in
a timely manner. You may also leave a voice message at (301) 495-4605 and a staff member will
return your call.
 
IMPORTANT: If you have submitted written testimony for a Planning Board item, please be sure to
include your mailing address to satisfy proper noticing requirements. If this was not already
included, please reply to this email with that information. Written testimony submitted before the
deadline of 12pm, two business days before the scheduled Planning Board meeting, will be
distributed to the Board and staff and included in the public record. Written testimony received
after the deadline will only be distributed to staff to review.
 
For more information about the Chair’s Office, please visit:
https://montgomeryplanningboard.org/




