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and add it to the development, because we thought it was a good addition and that this is what the Council and 
community wanted. If the Council does not want the Auto Clinic site added to the Takoma Junction project, please let 
us know. 

 
Even with the partial third floor, the height and density of the project is within current zoning and would require no 
density relief -- i.e. it is the size of building that the area plans contemplate. Its proposed height and bulk is in context 
with the fire station and other commercial buildings along Carroll Avenue. We are not proposing a massive, “Bethesda” 
style project that doesn’t fit in Takoma Park. 

We introduced the concept of the partial third floor in the most recent Concept Plan because we thought it was a great 
idea.  The partial third floor would be set far back from Carroll Ave, and from the street level would not be visible to 
anyone passing by.  The idea was that this area could be used as an event space, opening up to the roof area in front, 
activating what would otherwise be a dead area, and perhaps allow access to our urban farm concept. Our thought was 
that this space could be leased to the community at little or no cost. 

Clearly, we underestimated the uproar that this addition to the plan would cause, and we apologize. To clear up any 
confusion, the proposed partial third floor is not necessary to make the economics of the project successful; in fact, it 
would probably be a net negative to the project’s economics. If the Council wishes, NDC is happy to remove the third 
floor from the Takoma Junction project. 

Public and Community Space. Let me begin by making the point -- which has been mostly missed in the discussion -- 
nearly half (48%) of the Takoma Junction site is open space. The sloped portion of the site will not be built on -- in fact, 
NDC’s original proposal called for a single family house to be built on Columbia Avenue, which we removed per City 
Council’s request, reducing the economic value of our development without a corresponding price reduction. We think a 
great idea would be to work with the City to clean up this area and better program for public use.   

Our  original proposal, and every plan we have presented to the City since then, called for building on the entirety of 
the flat portion of the site (as I believe the other 6 RFP respondents, including the Co-op, did as well). Notwithstanding 
the above, we are open to providing more community space in the main development site, either by widening the 
central access corridor to the property, setting back the retail storefronts on Carroll Avenue, providing direct access to 
the roof, or through other measures. We must point out, however, that the frontage on the ground floor on Carroll 
Avenue is the real estate that tenants most want to occupy, and that every square foot removed from commercial use 
will result in less income to the project and less economic value to the City (more on this last point later). As we 
continue to point out, this is a very small site, and it can accommodate only so much non-revenue generating space 
before it becomes economically unfeasible. 

The Lay-by.  A lay-by lane is a proven, frequently employed means of providing loading and unloading access to tight 
urban sites. We have studied the concept extensively, including the proposal put forth by the Co-op. It is the only 
solution -- given all of the constraints and objectives of the project -- that will work for Takoma Junction. We have 
provided several examples of its use in other jurisdictions and settings, and Councilmember Male has pointed to its 
successful use by a larger Co-op in Berkeley, California that operates under tighter confines. The logistics of the 
proposed unloading - trucks would pull up, pallets lowered to the ground and brought inside by pallet jack or forklift -- 
are exactly the same process the Co-op has used for the entire time they have occupied the Turner building. In terms of 
the “idling” problem, common sense dictates that trucks don’t want to linger any longer than necessary -- they want to 
unload and be on their way as quickly as possible to make their next stop. We have presented the concept to 
Montgomery County Park & Planning, Montgomery County Development Review Committee, and Maryland State 
Highway Administration, and they see no safety issues with the concept -- in fact, in many ways the concept is safer 
than the current method of trucks making the wide turn onto the parking lot. 

We fully appreciate that the Co-op would prefer a loading dock. However, in both written correspondence to us and in 
public testimony before the Council they have stated that a lay-by is an acceptable compromise either for their current 
operations or for an expanded, larger Co-Op. We would also point out that the size and configuration of the lay-by 
shown in our Concept Plan is entirely driven by the Co-op’s stated requirements that they must bring large 18 wheelers 
to the site, at any time of day or night, without notice, and allow them to park as long as they want. Our proposed 
tenants would probably not need a lay-by, or if they did it would be smaller and we would restrict its usage solely to 
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