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Summary



Staff Recommendation: Approval with Conditions.
The subject property is located within the Town of Glen Echo, and the Town has recommended approval of
the application, subject to a condition regarding street width.
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RECOMMENDATION: Approval subject to the following conditions:

1)
2)
3)

4)

5)

6)
7)

This Preliminary Plan is limited to four lots for one one-family dwelling unit on each lot.
The Applicant must include the stormwater management concept approval letter and
Preliminary Plan Resolution on the approval or cover sheet(s).
Prior to certification of the Preliminary Plan, the Applicant must submit, for review and
approval by Staff, a Tree Save Plan that addresses the following:
a. All affected off-site trees six inches DBH and larger fronting the Subject Property must
be accurately located and identified.
b. The Tree Save Plan must show that the Applicant will replace any offsite trees or
landscaping that is removed for development of this subdivision. Any replacements
must be planted by the end of the next planting season after damage or removal of the
tree or landscaping.
c. Provide details, notes and specifications as needed to demonstrate appropriate level of
protection of the affected trees.
d. The offsite limits of disturbance or other construction-related activity must not result in
the removal of any specimen trees, as such removal would invalidate the Forest
Conservation Exemption which has been confirmed for the Application.
e. The Tree Save Plan must include provisions for the Applicant’s arborist to provide
written reports to Staff at each appropriate milestone listed on the Tree Save Plan
and/or as determined by the inspector.
f. The Tree Save Plan must be signed by an ISA-certified arborist who is also a Maryland
Licensed Tree Expert.
g. The Tree Save Plan must show at least one two-inch caliper native canopy tree on each
of the approved lots. The trees must be planted no later than the time of release of the
sediment control permit.
The Planning Board accepts the recommendations of the Montgomery County Department
of Transportation (“MCDOT”) in its letters dated August 22, 2014, and June 24, 2016, and
incorporates them as conditions of the Preliminary Plan approval. The Applicant must
comply with each of the recommendations as set forth in the letters, which may be
amended by MCDOT provided that the amendments do not conflict with other conditions of
the Preliminary Plan approval.
The Planning Board accepts the recommendations of the Town of Glen Echo in its waiver
approval of street width requirements dated April 11, 2016, and hereby incorporates them
as conditions of the Preliminary Plan approval. The Applicant must comply with each of the
recommendations as set forth in the waiver approval, which may be amended by the Town
of Glen Echo provided that the amendments do not conflict with other conditions of the
Preliminary Plan approval.
Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and
improvements as required by the Town of Glen Echo.
The Planning Board accepts the recommendations of the Montgomery County Department
of Permitting Service (“MCDPS”) – Water Resources Section in its stormwater management
concept letter dated September 1, 2016, and incorporates them as conditions of the
Preliminary Plan approval. The Applicant must comply with each of the recommendations as
set forth in the letter, which may be amended by MCDPS – Water Resources Section
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8)
9)

10)

11)
12)

provided that the amendments do not conflict with other conditions of the Preliminary Plan
approval.
The Applicant must construct all road improvements within the rights-of-way shown on the
approved Preliminary Plan to the design standards imposed by all applicable road codes.
The certified Preliminary Plan must contain the following note:
Unless specifically noted on this plan drawing or in the Planning Board conditions of
approval, the building footprints, building heights, on-site parking, site circulation, and
sidewalks shown on the Preliminary Plan are illustrative. The final locations of buildings,
structures and hardscape will be determined at the time of issuance of building permits.
Please refer to the zoning data table for development standards such as setbacks, building
restriction lines, building height, and lot coverage for each lot. Other limitations for site
development may also be included in the conditions of the Planning Board’s approval.
The Applicant must make a Transportation Policy Area Review (“TPAR”) Mitigation Payment
for transit and roadways, equal to 50% of the applicable transportation impact tax to
MCDPS. The timing and amount of the payment will be in accordance with Chapter 52 of the
Montgomery County Code.
The record plat must show necessary easements, including the 10-foot-wide public
improvement easement, as shown on the certified Preliminary Plan.
The Adequate Public Facility (APF) review for the preliminary plan will remain valid for
eighty-five (85) months from the date of mailing of the Planning Board resolution.

SITE DESCRIPTION
The property, shown below and in Attachment A, consists of one unplatted parcel, which is 0.58 acres
(25,447 square feet) in area. The property is located in the center of Vassar Circle, a circular street in
the Town of Glen Echo. It is located in the R-60 zone, and is developed with an existing, but unused,
church and associated parking. Properties surrounding the circle are developed with one-family
detached dwellings in the R-60 zone.
The property is located in the Potomac River watershed. There are no streams, floodplains or forest on
the property. There are no steep slopes or known erodible soils on-site.
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Aerial View of the Site
PROJECT DESCRIPTION
The applicant proposes to subdivide the subject property into four lots for one one-family detached
dwelling on each lot. The property will be divided into four equal-sized, wedge-shaped lots, each being
a quarter of the circular property. Each lot will measure 6,362 square feet in area.
(Attachment B)
Vehicular access to the proposed lots will be provided via individual driveways from Vassar Circle.
Pedestrian access will be provided via an existing sidewalk along the opposite side of Vassar Circle.
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Proposed Preliminary Plan
ANALYSIS AND FINDINGS – Chapter 50
Conformance to the Master Plan
The 1990 Bethesda – Chevy Chase Master Plan recommends retention of existing zoning throughout the
Master Plan area in the absence of a specific recommendation for change on a particular property. The
Master Plan does not specifically address the subject property, but does call for retention of the existing
R-60 zoning. In the Master Plan, the subject property and surrounding development are identified as
suitable for one-family detached housing. The application substantially conforms to the Master Plan
because the application provides one-family detached housing consistent with the current density of the
neighborhood and the current zoning designation. The lots are similar to surrounding existing lots with
respect to dimensions, orientation, and shape, and future residences will have a similar relationship to
the public street and surrounding residences as do existing residences in the area. The application will
not alter the existing pattern of development or land use, which is in substantial conformance with the
Master Plan recommendation to maintain the existing residential land use.
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The subject property is not within a formal Special Protection Area (SPA); however, the site is in the
Palisades subsection of the Master Plan. The Master Plan’s major goals include the protection of the
natural resources, environmental quality, and associated character of the Planning Area.
The site contains only a few small trees and shrubs; the largest trees inside the circle are white pines
measuring approximately 18 inches diameter at breast height (DBH) that are located in the right of way
embankment along the southwest side of site. Therefore, the vegetation inside Vassar Circle is not
emblematic of the mature trees, environmental features, or associated character that the Master Plan
seeks to protect.
However, there are a number of specimen sized trees across from the site frontage which occupy
significant portions of the circles’ outer perimeter. There are at least five specimen trees which are over
40 inches DBH, the largest of which is an approximately 48-inch DBH red oak tree. The specimen trees
and mature landscape across from the site do reflect the environmental character that should be
protected under the recommendations of the Master Plan. The staff recommendation includes a
condition of approval that requires the applicant to replace any damaged or removed offsite
landscaping and trees.
Public Facilities
Roads and Transportation Facilities
Access to the proposed lots will be via individual driveways from Vassar Circle. The Town of Glen Echo
has indicated that pedestrian access will be provided via existing sidewalks on the opposite side of
Vassar Circle and not directly along the property frontage. In addition, on February 1, 2016, the Town
approved a waiver of its road construction code (Attachment C), allowing the subdivision to retain the
existing 30-foot-wide right-of-way for Vassar Circle instead of dedicating to the otherwise required 50foot width. The waiver also allows the subdivision to provide a public improvement easement in the
event that any street improvements cannot be accommodated within the existing right-of-way. The
Town conditioned its approval of the waiver on construction of road improvements as shown in an
exhibit to the waiver approval and reflected on the Preliminary Plan. The required improvements will
widen the existing 18- to 20-foot-wide street pavement to 28 feet, with two travel lanes of ten feet each
and one eight-foot-wide parking lane (on the exterior curb of the circle). With approval of the waiver,
the Town found that the application will provide safe and adequate access for vehicles, including
emergency vehicles.
The proposed subdivision does not generate 30 or more vehicle trips during the morning or evening
peak hours. Therefore, the application is not subject to a traffic study under the Local Area
Transportation Review (LATR). The four proposed one-family detached dwelling units are estimated to
generate four peak-hour trips in each of the morning and evening peak periods. As a result of the four
peak-hour trips, the application is subject to Transportation Policy Area Review (TPAR). In accordance
with the 2012-2016 Subdivision Staging Policy, developments within the Bethesda – Chevy Chase Policy
area must satisfy the TPAR requirement by making payment equal to fifty percent of the applicable
transportation development impact tax.
As shown above, proposed vehicle and pedestrian access for the subdivision will be adequate.
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Other Public Facilities and Services
Public facilities and services are available and will be adequate to serve the proposed subdivision. The
subject property is proposed to be served by public water and public sewer. The application has been
reviewed by the Montgomery County Fire and Rescue Service who has determined that the property will
have appropriate access for fire and rescue vehicles. Other public facilities and services, such as police
stations, firehouses, schools, and health services are operating according to the Subdivision Staging
Policy resolution currently in effect and will be adequate to serve the subject property. Electrical,
telecommunications, and gas services are also available to serve the subject property.
Environment
The subject property is largely developed and does not contain environmentally sensitive features such
as forest areas, stream buffers, wetlands, 100 year floodplains, or onsite specimen trees. The site is
within the Potomac River direct watershed, however areas along the north side of Vassar Circle drain to
the Lower Main Stem of Cabin John Creek. Both of the drainage areas are part of Use I-P1 watersheds.
The application is subject to the Forest Conservation Law; however, the proposed development qualifies
for a Forest Conservation Exemption under Section 22A-5(s)(1) as a small property. Exemption
#42014124E was confirmed for this application on February 21, 2014, for the reasons outlined below:




An activity occurring on a tract smaller than one acre that will not result in the clearing of more
than a total of 20,000 square feet of existing forest, or any existing specimen or champion tree.
Reforestation requirements will not exceed 10,000 square feet.
Forest in any priority area on-site must be preserved.

A Tree Save Plan is required to ensure that the trees and mature landscape in the vicinity of the subject
property are not unnecessarily damaged or removed. The damage or removal would otherwise alter the
character of the planning area associated with the Palisades. Special construction techniques and careful
coordination with a supervising project arborist will be necessary to ensure that the off-site trees are
appropriately protected throughout the construction. The Tree Save Plan also needs to consider the
construction techniques of the houses, particularly on proposed Lot 1, and whether any clearance
pruning for crane access would be needed. Conditions of approval are recommended regarding the
Tree Save Plan approval and its implementation.

1

Use I-P:

WATER CONTACT RECREATION & PROTECTION OF AQUATIC LIFE, AND PUBLIC WATER SUPPLY
Waters that are suitable for: water contact sports: play and leisure time activities where the human body may
come in direct contact with the surface water; fishing; the growth and propagation of fish (other than trout); other
aquatic life, and wildlife; agricultural water supply, industrial water supply, and use as a public water supply.
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Stormwater Management
The MCDPS Stormwater Management Section approved the stormwater management concept on
September 1, 2016. The stormwater management concept consists of environmental site design
through the use of landscape infiltration and drywells.
Compliance with the Subdivision Regulations and Zoning Ordinance
This application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the
Subdivision Regulations. The application meets all applicable sections. The proposed lot size, width,
shape, and orientation are appropriate for the location of the subdivision taking into account the
recommendations included in the applicable master plan, and for the type of development or use
contemplated.
The lots were reviewed for compliance with the dimensional requirements for the R-60 zone as specified
in the Zoning Ordinance. The lots as proposed will meet all the dimensional requirements for area,
frontage, width, and setbacks in that zone. A summary of this review is included in attached Table 1.
The application has been reviewed by other applicable county agencies, all of whom have
recommended approval of the plan.
Citizen Correspondence and Issues
The applicant has complied with all submittal and noticing requirements. As of the date of this staff
report, staff has received two letters from concerned citizens regarding the application (Attachment D).
Both letters are from 2014.
One letter raises concerns regarding the adequacy of the public street fronting the subdivision, Vassar
Circle. The concerns are that the street has inadequate width, parking, and sight distance. However,
the concerns relate to the existing conditions of the street and the original 2014 submission of the
application. In February 2016, the Town of Glen Echo approved a waiver to allow the application to
retain the existing 30-foot right-of-way, conditioned on widening the paved street to 28 feet, an
increase of between eight and ten feet over the existing pavement. With these required improvements,
the Town found that the application will provide safe and adequate access for vehicles.
The second letter raises concerns about the size and location on the lots of the future houses. These
concerns are not within the scope of a preliminary plan application and are not in the purview of the
Planning Board. Building size, footprint, and location on the lot will be determined with approval of
building permits for the houses.
Town of Glen Echo
The subject property is located within the Town of Glen Echo. Consistent with Section 23-202 of the
Land Use Article of the Maryland Code and Section 50-35 of the Subdivision Regulations, the Town of
Glen Echo has reviewed the preliminary plan. In 2014, the Town initially recommended that the
Planning Board deny the application, based largely on the inadequacy of the existing street (Attachment
E). However, in February 2016, the Town approved a waiver of the requirement to dedicate the street
right-of-way of 50 feet (from the existing 30-foot width), conditioned on the applicant providing a public
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improvement easement and making street improvements to improve access, circulation, parking, and
sight distance (Attachment C). Implicit in the Town’s approval of the waiver is a recommendation that
the Planning Board approve the application. The email correspondence to staff that transmitted the
Town’s approval of the waiver includes a request that the application be approved with a condition that
the preliminary plan show the public improvement easement that was required by the Town.
CONCLUSION
The proposed lots meet all requirements established in the Subdivision Regulations and the Zoning
Ordinance and substantially conform to the recommendations of the Bethesda – Chevy Chase Master
Plan. Access and public facilities will be adequate to serve the proposed lots, and the application has
been reviewed by other applicable county agencies, all of whom have recommended approval of the
plan. Therefore, approval of the application with the conditions specified above is recommended.
Attachments
Attachment A – Vicinity Development Map
Attachment B – Proposed Preliminary Plan
Attachment C – Town of Glen Echo Waiver Approval
Attachment D – Citizen Correspondence
Attachment E – Town of Glen Echo Recommendation of Denial for Previous Version of the Application
(2014)
Attachment F – Agency Correspondence Referenced in Conditions
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Table 1: Preliminary Plan Data Table
PLAN DATA

Minimum Lot Area
Lot Width
Lot Frontage
Setbacks
Front
Side
Rear
Maximum Residential Dwelling
Units per Zoning
MPDUs
TDRs
Site Plan Required

1

Zoning Ordinance
Development
Standard
6,000 sq. ft.

Proposed for
Approval by the
Preliminary Plan
6,362 sq. ft.
minimum

60 ft.
25 ft.

104 ft. minimum
141 ft. minimum

25 ft. Min.
8 ft. Min./18 ft. total
20 ft. Min.

Must meet minimum1
Must meet minimum1
Must meet minimum1

4

4

N/a
N/a
No

N/a
N/a

As determined by MCDPS at the time of building permit.
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Attachment A

Attachment B

Attachment C
Braunstein, Neil
From:
Sent:
To:
Cc:
Subject:
Attachments:

Ron <ron@boltlegal.com>
Monday, June 27, 2016 1:58 PM
Braunstein, Neil
deborah.beers@bipc.com; townhall; Aaron Hirsch; Norman G. Knopf
Application No. 120140170 (Vassar Cir)
Waiver.pdf; Waiver Modification.pdf; Ex A - Fire Access Plan (061316).pdf
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www.casengineering.com
info@casengineering.com
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SURVEYING

LAND PLANNING

Attachment D
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July 21, 2014
Mr. Neil Braunstein
Lead Reviewer
Maryland-National Capital Park & Planning Commission
8787 Georgia Ave.
Silver Spring, MD 20910
Application 120140170
Dear Mr. Braunstein,
We are residents of Glen Echo, MD 20812, and are writing to you concerning Application 120140170
² the preliminary plan to develop four houses on the center parcel of Vassar Circle, site of the former
Glen Echo Baptist Church.
We would like to bring to the attention of the Planning Board several points in the original application
(dated May 29, 2014) that we believe are misleading:
1. The claim that the proposed development will have minimal impact on local traffic.
2. The statement that the public street, Vassar Circle, bounds the entire property.
3. Inaccurate labeling in the Fire Department Access Plan.
4. The lack of Sight Distance Evaluations for two proposed driveways that will funnel cars directly
into a blind curve.
1. IMPACT ON LOCAL TRAFFIC
In the Traffic Statement prepared by CAS Engineering and in the Statement of Justification, the
Applicant states:³7KHDPRXQWRIQHZWUDIILFJHQHUDWHGZLOOEHOHVVWKDQWKLUW\ 0) weekday morning
and/or evening trips and therefore does not necessitate the need [sic] for a traffic study. Furthermore,
the existing institutional use of the land generates more traffic than the proposed residential use will.´
³The removal of the existing parking lot and church and the construction of four detached single family
homes on the 3URSHUW\«ZLOOUHVXOWLQDVLJQLILFDQWUHGXFWLRQRIWUDIILFWRWKHVLWH´
Applicant¶VFODLPWKDWWKHSURSRVHGGHYHORSPHQWZLOOKDYHPLQLPDOLPSDFWRQWKHORFDOWUDIILF is highly
misleading because it does not reflect the reality of current vehicular use of the property and ignores
important safety issues on Vassar Circle.
7KHUHDOLW\RIWKHVLWXDWLRQLVWKDWFXUUHQW³LQVWLWXWLRQDOXVH´LHWKHWUDIILFJHQHUDWHGE\the church
congregation, is zero; that over the past several years, as the Church use has dwindled, the use of the
parking lot as a thoroughfare by town members has increased to the point where today the former church
parking lot is a de facto traffic artery. Instead of having minimal impact (or a fraction of zero, which is
meaningless in any case) as Applicant claims, the proposed development will deprive the town of a vital
though unofficial travel lane, critical access route for emergency vehicles, and important safety valve to
relieve congestion.
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The actual current use of the property, which Applicant fails to point out, has arisen from three
hazardous conditions on Vassar Circle, which Applicant ignores:
1. Inadequate Road Width
2. Inadequate Parking
3. Limited Visibility
These conditions have existed for many years, but have tended to be alleviated on a day-to-day basis by
the presence of the Church parking lot which has served the residents of Glen Echo as a de facto second
traffic lane, supplemental service road, auxiliary loading area, and overflow parking area. The proposed
elimination of this crucial but unofficial safety valve and the introduction of at least 12 more cars
(assuming 3 cars from each of the four new houses) into the now delicately balanced, 1-way, single-lane
circle not only brings these longstanding problems into focus, but renders them more acute. The
proposed development, which calls for no street widening, no new sidewalks, no augmentation of street
parking, the elimination of existing parking, and the funneling of new traffic into a blind curve, will
transform the chronic hazardous situation into a very dangerous one.
Inadequate Road Width
For many years residents of Vassar Circle have parked their cars only on the outside edge of the circle.
The URDGZD\LVVRQDUURZWKDWZLWKUHVLGHQWV¶FDUVSDUNHGIOXVKDJDLQVWWKHVLGHZDON RUSDUNHGSDUWO\on
the sidewalk to avoid being side-swiped), there is only room for one lane of traffic. The roadway in
front of 13 Vassar is only 18 feet wide, in front of 15 Vassar Circle only 17 feet wide, and near the
corner with lower Cornell Ave. ² as Applicant¶V)LUH'HSDUWPHQW$FFHVV3ODQLWVHOIVKRZV ² only
16.8 feet (about 16 feet 10 inches).
As residents of Vassar Circle, we have been eye witnesses of the fact that the substandard width of the
roadway causes fire engines and ambulances to slow to a crawl when responding to emergencies on the
lower half of the circle and on lower Cornell Ave. Our own study of the street width and of parked car
widths makes this situation clear. As the table below shows, one SUV parked in front of 15 Vassar
Circle, leaves 7 inches for a fire engine to get by. (This table is based on the assumption that the fire
engine is 9 feet 9 inches wide, a figure provided to us by the Glen Echo Fire Department on
Massachusetts Avenue.)
GLEN ECHO FIRE TRUCK CLEARANCES ON VASSAR CIRCLE
Address

Road Width

Parked Car Width

Fire Truck Clearance

13 Vassar Circle

18 feet

Small 5 feet

3 feet 3 inches

Med 6 feet

2 feet 3 inches

SUV/Truck 6 feet 8inches

1 foot 7 inches

Small 5 feet

2 feet 3 inches

Med 6 feet

1 foot 3 inches

15 Vassar Circle

17 feet

SUV/Truck 6 feet 8 inches

7 inches
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In the future, it is not unreasonable to expect that residents or visitors in the proposed subdivision will
have SUVs that they will park on the street. Currently the church parking lot serves as a shortcut
permitting emergency vehicles to bypass the bottleneck on lower Vassar Circle. However, once the
proposed subdivision eliminates the emergency bypass with no replacement, the blockage of emergency
vehicles could well lead to life-threatening delays.

Inadequate Parking
Parking spaces on Vassar Circle are barely adequate to handle the cars of current residents. In a study
done by us residents, using the standard of 18 linear feet to be one parking spot, measurements around
Vassar Circle show that there are about 18 spaces for the 9 existing houses, or about 2 parking places per
house. Applicant¶VRZQVWXG\VKRZVonly 15 spaces, fewer than 2 parking spaces per existing residence.
These curbside spaces are already fully used. Assuming that that the proposed subdivision will add at
least 12 more cars (4 large houses with 3 cars each) to this already ³saturated´ area, the inadequacy of
parking for this development is apparent.

Address
1 Vassar
3 Vassar

5 Vassar
9 Vassar
11 Vassar

How Many Cars Can Park On Vassar Circle?
At the Curb
In the Driveway
In the Garage
2 end-to-end*
1**
5
n/a - driveway on
no garage
(4)
upper Cornell
3
3
(2)

13 Vassar

2

15 Vassar

1
(0)

17 Vassar

2

21 Vassar
TOTAL

no driveway
1
2 end-to-end*

no garage
no garage
1 (mini-compact)

1 - FKLOGUHQ¶V
basketball court
1

2**

n/a - driveway on
lower Cornell
n/a - RV storage
7*

no garage

2
18
(15)
* Assumes that residents can accommodate having one car blocked.
** Assumes that space is available in the garage.
( ) Figures in parentheses are from Applicant¶V)LUH'HSW$FFHVV3ODQ

1**

no garage
5**
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As the table above shows, five of the nine existing houses on Vassar Circle do not have garages; one
house has neither a garage nor a driveway; one household uses their off-street pad to park an RV; and
DQRWKHUKRXVH¶VGULYHZD\GRXEOHVDVDFKLOGUHQ¶VEDVNHWEDOOFRXUW:LWKVSDFHDWDSUHPLXPGXHWRWKH
irregular sizes and shapes of lots around Vassar Circle, many residents have preferred to provide safe
play areas for their children rather than pave over their lawns for parking.
There is very little auxiliary parking space to be found anywhere on the circle for a number of reasons:
x
x
x
x

x

Parking is currently allowed only on one side ² the outside ² of Vassar Circle because of the
narrow roadway.
Clearances for four fire hydrants and six driveways reduce the available curbside space.
Adjacent streets do not provide much extra space. Parking is allowed only on one side of lower
Cornell Ave. which also serves as parking space for residents of Wellesley Circle.
Some of the Vassar Circle houses are on small, substandard lots where current code requirements
for set-backs do not allow them to build garages without a variance. (The perceived burden of
trying to get a variance ² requiring time, money, paperwork, and a hearing ² far outweighs in
many instances any benefit from a garage.)
No parking is allowed for about 21 feet on either side of the intersection of Vassar Circle and
upper Cornell Ave.

Limited Visibility
As is well known to anyone who has turned into the town from MacArthur onto Cornell Ave. and driven
around Vassar Circle to get to University Ave., the lower half of the circular roadway dips below the
level of the church parking lot. The left-hand (north) side of lower Vassar Circle is a bushy slope with
trees and shrubs, and this slope becomes higher and steeper as one drives counterclockwise towards
lower Cornell. From lower Cornell to University, the roadway rises back to the level of the Church
parking lot. Throughout this arc of approximately 180 degrees (shown on the map below), the narrow
road curves continuously and the left-hand slope blocks the view of the roadway ahead. A driver
coming around the circle cannot see a pedestrian standing in the middle of the road until the car is
almost upon him. (Glen Echo residents customarily walk their dogs, stroll, jog, etc. in the middle of the
narrow streets throughout the town.)
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The trees growing on the slope, some of which were planted to screen the view of the bare parking lot
and to beautify the margin, have grown to the point where they exacerbate the lack of visibility. The
photo sequence on the next page shows part of this blind curve from the point of view of a driver
passing the houses at 13, 15, 17, and 21 Vassar.

6-10 SE Quadrant

1-5 SW Quadrant

This photo sequence shows part of the blind curve from the point of view of a driver passing the houses at 13, 15, 17, and 21 Vassar Circle.
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Impact Of Proposed Driveways

In view of the local conditions described above, Applicant¶V preliminary plan raises several questions
about the impact of the proposed driveways on existing traffic patterns.

Lot 1 Driveway
The lot 1 driveway will direct cars directly into the intersection of Vassar Circle and upper Cornell Ave,
thus creating a much more complicated intersection than is now the case. At present, southbound traffic
on upper Cornell does not face oncoming traffic and has the right-of-way where cars turning from upper
Wellesley Circle onto Cornell obey a stop sign.
Suppose (as shown in the diagram below) that a large moving van (that was going to take up more than
one lane on upper Cornell Ave.) was coming out of the driveway of lot 1 at the same time that a
southbound car on upper Cornell was approaching the stop sign
to turn right onto Vassar and a car was approaching the top of
Vassar and preparing to turn right onto upper Cornell. How
would the three drivers know who had the right-of-way? How
would such traffic be governed?
$SSOLFDQW¶VSODQVWRHOLPLQDWHSDUNLQJRQXSSHU&RUQHOO LQWKH
)LUH'HSDUWPHQW$FFHVV3ODQGLVFXVVHGEHORZ ZRQ¶WPDNHWKH
right of way at this 3-way intersection any clearer.
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Lot 2 Driveway
The lot 2 driveway will direct cars directly onto Vassar Circle at a point where visibility is impaired due
to the blind curve already described.

The placement of the lot 2 driveway is more likely to result in a collision than was the placement of the
old exit from the church parking lot because the old exit was slightly farther north of the intersection
with University, was beyond the point where Vassar Circle becomes level with University, and was
lightly higher in elevation, so that it gave the driver of a car exiting the church lot a better view of
approaching cars.
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Lot 3 Driveway
The lot 3 driveway would feed additional cars directly into an existing bottleneck where the roadway is
at its narrowest.

A car coming out of the lot 3 driveway would emerge
into the narrow roadway on a blind curve where a
driver coming around Vassar would be unlikely to
see it.
Delivery vans and utility trucks serving 15 Vassar
Circle, and PEPCO snorkel trucks maintaining the
power lines frequently park at the curb directly
opposite the proposed driYHZD\ 2QHRI3(3&2¶V
high voltage stations is near the curb between 15 and
13 Vassar.)
Vehicles parked in the space in front of 15 Vassar
Circle constrict the passageway and squeeze
oncoming cars to the left, limiting the visibility of a
driver coming out the proposed driveway, and
decreasing the area in which either car could swerve
to avoid a collision.
The lot 3 driveway channels cars into the already
troublesome intersection where trucks coming up
from lower Cornell Ave. and turning right onto
Vassar Circle routinely run over the sidewalk in an attempt to avoid colliding with the high bank that
slopes up to the church parking lot. At present there is a stop sign at the intersection of Vassar and
lower Cornell, but there are no stop signs for traffic going around Vassar Circle. Imagine that a long
YHKLFOHVXFKDVDODQGVFDSHU¶VWUXFNZLWKDWUDLOHUIXOORIWRROV DIUHTXHQWYLVLWRUWRWKLVSDUWRIWRZQ KDV
slowed in the middle of the turn onto Vassar (a frequently seen event), and that the driver of a car
shooting out of the lot 3 driveway slams on his brakes to avoid hitting the trailer, and that the driver of a
third vehicle coming around the blind curve on Vassar suddenly sees in front of him a total roadblock.
How are such collisions to be avoided?
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2. SUBDIVISION NOT BOUNDED ENTIRELY BY ROADWAY
In the narrative statement of the Natural Resource Inventory/Forest Stand Delineation Exemption
Request (NRI/FSD), and in the Statement of Justification, Applicant writeV³7KHSXEOLFVWUHHW9DVVDU
CLUFOHERXQGVWKHHQWLUHSURSHUW\´Insofar as ³SXEOLFVWUHHW´connotes ³URDGZD\´the application
statement does not give an accurate picture of the area. As shown below in the photo of the boundary
stake and in the survey made by Snider & Associates in February 2014 (jointly funded by Applicant and
the Town), $SSOLFDQW¶VSURSHUW\LVHQWLUHO\VXUURXQGHGE\an unimproved right of way (highlighted in

yellow) which varies in width from a minimum of about of a foot (across from 9 Vassar Circle, lots
ଵ

30 & 31) to a maximum of about 5.2 feet (across from the property line between 13 and 15 Vassar, lots
38 & 39).

The property line stake near the 1-way sign at the intersection of Vassar Circle and lower Cornell Ave.
$SSOLFDQW¶VSURSHUW\LVXSVORSHWRWKHULJKWthe unimproved right of way (Glen Echo town property)
downslope to the road. The arrow is on the site of the proposed driveway for lot 3.
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Yellow Area ± Unimproved Right of Way ± Glen Echo Property
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3. INACCURATE LABELING IN THE FIRE DEPARTMENT ACCESS PLAN.
The Fire Department Access Plan shows that there is no parking in front of 15 Vassar Circle. This is not
correct; parking is allowed there. This may seem like a trivial error, but it is not trivial because that
parking space occupies the narrowest point in the whole circle, and on its existence or non-existence
UHVWVWKHZKROHVXFFHVVRI$SSOLFDQW¶VFODLPWKDWDILUHHQJLQHFDQVXFFHVVIXOO\QHJRWLDWHWKHFXUYHZLWK
no need to widen the roadway. As pointed out above, if a vehicle is occupying the parking space in
IURQWRI9DVVDUDILUHHQJLQH¶VFOHDUDQFHLVIURPLQFKHVWRLQFKHV
$SSOLFDQW¶VGLDJUDPJLYHVWKHILUHWUXFN¶VZLGWKDV HLJKW IHHW,QUHVSRQVHWRDGLUHFWTXHVWLRQRYHU
the phone from a Vassar Circle resident, a spokesman at the Glen Echo Fire Department said that their
fire engine was 9 feet 9 inches wide. Since the Fire Department operates a variety of vehicles of various
widths, does the 8-foot width provided by Applicant represent the largest equipment that might
necessarily be called in?
The Fire Department Access Plan shows that a parking space on upper Cornell Ave. is to be eliminated.
We assume that this means that Applicant plans to ask the Fire Marshall to make parking there illegal.
We also assume that Applicant plans to rely on the elimination of the potentially obstructive parking
space in front of 15 Vassar. In view of the already limited parking on Vassar for current residents (about
2 curb spaces per house), and the lack of adequate overflow space on adjacent streets, it seems peculiar
that Applicant would propose to address existing conditions by adding 66% more cars (12 cars in the
proposed subdivision on a street with 18 spaces) while reducing existing spaces by 10% (eliminating 2
spaces out of the existing 19: 18 on Vassar Circle, 1 on upper Cornell Ave.).

4. LACK OF SIGHT DISTANCE EVALUATIONS ON BLIND CURVE
The proposed subdivision calls for four new driveways to four new houses. The application includes a
Sight Distance Evaluation for only one of these driveways, Street/Driveway #1, which we assume will
be on Property Lot 1 facing upper Cornell Ave. That driveway is at the highest elevation of Vassar
Circle which slopes gradually away on both sides. Traffic is one way counter-clockwise, approaching
the driveway from the right, and visibility is not impaired. However, two of the other proposed
driveways ² from Lots 2 and 3 ² are on the lower half of Vassar Circle and will feed cars directly into
the blind curve as described above. Insofar as the one Sight Distance Evaluation submitted by Applicant
purports to certify that a driver exiting driveways 2 and 3 can see to the right for the necessary 150 feet,
it is misleading. Below, for example, are photographs RIWKHGULYHU¶VYLHZIURPSURSRVHGGULYHZD\s 2
and 3.
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Visibility from site of proposed Lot 2 driveway
at intersection of Vassar Circle and University Blvd.

Visibility from site of proposed Lot 3 driveway
at intersection of Vassar Circle and lower Cornell Ave.
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,QWKH&HUWLILFDWHRI&RPSOLDQFHVLJQHG0D\$SSOLFDQWDJUHHG³WKDWWKHVXEPLWWHGSODQVPD\EH
rejected or returned by the Maryland-National Capital Park and Planning Commission if the plans are found to
EHLQDFFXUDWHIDOVHRUPLVOHDGLQJ´:HDVNWKDWWKH&RPPLVVLRQKROGWKH$SSOLFDQWWRWKLVDJUHHPHQW
Thank you for your attention to this long letter.
Sincerely,

Edward and Leah Hertz

17 Vassar Circle

René M. and M. Edith C. Springuel 21 Vassar Circle
James and Sally McGunnigle

15 Vassar Circle

Amy and John Niles

13 Vassar Circle

Mike A. Nalls and Niki Lang

11 Vassar Circle

Tim and Allison Bragan

9 Vassar Circle

Cristopher and Anna White

5 Vassar Circle

Gloria Levin

7327 University Ave. (at intersection with Vassar Circle)

Emily Siegel and Dawn Tanner

7326 University Ave.

Susan Grigsby

7325 University Ave.

Norman and Diana Hudson-Taylor

16 Wellesley Circle

Deborah D. Lange

49 Wellesley Circle

Dan and Constance Macy

6005 Bryn Mawr Avenue

Raya Bodnarchuk

6105 Harvard Avenue

Carol Barton and Henry Barrow

6005 Yale Avenue
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