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RESPONSE TO QUESTIONS

The following is a response to the questions as requested:

1. How does your proposal address the following 

elements of the Takoma Junction Task Force Report: 

1) support of independent businesses; 2) expansion of 

community use of public space; 3) improved mobility 

and enhanced streetscape; 4) expansion of parking 

options for area businesses; and 5) provision of 

pedestrian access from Columbia Avenue.

The Takoma Junction Task Force Report highlights a 

number of specific suggested uses to meet a large number 

of goals for the Takoma Junction Site, and we believe 

our proposal creates a successful intervention into the 

neighborhood that exemplifies the spirit of the Report and 

responds to the long-term vision for Takoma Junction.  

Our proposal has been developed with flexibility in mind, 

incorporating the ability to accommodate many alternatives 

and/or modifications to our proposal that can further the 

realization of specific elements of the Report. In response to 

the specific elements:

• Support of Independent Businesses: Our 

proposed ground floor use is solely intended for 

neighborhood-serving businesses.  This includes 

the potential expansion of the Co-op into a portion 

of the space as well as local restaurants, shops 

and businesses that would serve the needs of the 

immediate neighborhood.  In the end, the ground floor 

uses will only be successful if the tenants are ones the 

neighborhood wants, needs and supports. Our first 

step in identifying the specific uses would be to survey 

the community for the services currently lacking in 

the vicinity.  Our goal would be to source only local 

independent businesses (similar to our DC restaurant 

Thally) as they would be the ones most likely to be 

successful in this location.

• Expansion of Community Use of Public 

Space:  Although underutilized, Takoma Junction 

currently contains a formal public space across the 

street from the site.  We believe that the area can be 

enhanced with an appropriately defined streetscape 

to create an attractive and strengthened public realm.  

This includes a clear definition of the pedestrian, 

planting, commercial, and café zones created by our 

proposed redevelopment. This delineation should 

“increase the appeal of the Junction to shoppers, 

make the area a more appealing gateway, and improve 

pedestrian safety” (Report p.76) by enlivening the 

public realm and enhancing the existing park space 

with complimentary uses so that it can be used to its 

maximum potential.

• Improved Mobility and Enhanced Streetscape:  

Our proposed redevelopment not only provides 

an improved streetscape as discussed above, but 

also importantly sets up a precedent for continuing 

the streetscape in both directions – with viable 

commercial uses that will encourage a safe and inviting 

public realm.  We envision uses that are mostly 

pedestrian-oriented, giving the community more 

choices for accessing the goods and services they 

need within walking distance. Our design establishes 

a clearly defined pedestrian space that will increase 

mobility for pedestrians and, at the same time, 

improve access for those with physical disabilities. 

This design should “encourage motorists, pedestrians, 

and bicyclists to slow down, park, relax, and shop.” 

(Report, p.1)

• Expansion of Parking Options for Area 

Businesses:  Our plan for parking includes 39 
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spaces and is based on providing ample parking for 

the commercial and residential uses planned in our 

proposed development. As indicated above, we plan 

for pedestrian-centric commercial uses on the ground 

floor. And with most of our development program 

devoted to residential use, we do not anticipate a 

substantive change in the vehicle trips generated from 

our development. In fact, one of the appeals we see for 

this site will be to attract residents who will be looking 

to avail themselves to the walkable nature of the area 

and the easy access to buses and Metro. Also, we 

believe that our residents will provide new pedestrian-

oriented patrons for the nearby local businesses in the 

area, thereby enhancing their viability as well. 

• Provision of Pedestrian Access from Columbia 

Avenue: This section of roadway “does not meet ADA 

requirements because it is too narrow, is blocked by 

utility poles, and lacks a proper curb cut ramp at the 

lower end.” (Report, P.53) Our proposed addition of 

the single family home on Columbia Avenue will allow 

for a continuation of the pedestrian streetscape to 

Sycamore Avenue and make this section accessible.

2. To what extent can the project be scaled back in 

terms of building height, square footage or number 

of residential units and still be financially viable? Is 

the project feasible with the elimination of proposed 

development on the R-60 lot? If the project were scaled 

back, how would this impact other elements of your 

proposal? 

Our proposed buildout of the Takoma Junction site is a 

manifestation of the types of environments that support 

great long-lasting places that are compatible with their 

context. In similar locales all across the world, comparable 

great places are comprised of an appropriate mix of uses 

where services and uses can share infrastructure, and where 

a critical mass of buildings with heights of approximately 

three stories (with a separate ground floor use from those 

above) foster a pedestrian environment that is easily and 

comfortably relatable to the human scale.  We believe the 

proposed massing of the Carroll Avenue building achieves 

this spirit. We welcome the opportunity to work with the 

City, its residents, and the historic district requirements to 

potentially refine the architectural design of the proposed 

building in an effort to minimize its visual impact in areas 

of concern.

That being said, a reduction of the height of the Carroll 

Avenue building is possible, but may require further 

variance for setbacks under the Montgomery County 

Zoning Ordinance.  One option is to increase the floor 

area of the second floor (to expand over the proposed 

surface parking area) and eliminate the third floor of the 

building.  Eliminating the third floor of the building without 

replacement of the uses elsewhere on the site would modify 

the economic practicality of the project and may require a 

re-validation of our team’s financial proposal.

Similarly, elimination of the proposed single family home 

on the R-60 lots would require our team to revisit our team’s 

financial proposal.

3. What environmentally sustainable features have you 

incorporated in previous projects? What specific green 

features are proposed for this project?

Community Three recognizes the legacy of its actions, and 

because we feel accountable for the long-term impact our 

projects have on the ecological surroundings, we choose 

to implement sustainable practices in every development 

RESPONSE TO QUESTIONS



TAKOMA JUNCTION SITE | 3

project regardless of statutory requirements. As an example, 

we are currently constructing our third green roof, part of a 

continued demonstration of our commitment to minimize 

the environmental impact  of everything we do. 

Furthermore, even on some of the smallest redevelopment 

efforts, where LEED certification is cost prohibitive, 

Community Three has devised strategies to create sustainable 

developments that meet or exceed these standardized 

rating systems without adding additional project cost. 

At “The Nine”, a small mixed-use infill development on 

9th Street, NW in Washington, DC, Community Three 

implemented various sustainable building practices, 

including construction waste recycling, local materials 

sourcing, and a modular vegetative roof which helped 

reduce the development’s impact on the environment with 

minimal expense. Efforts like this helped the company earn 

a 2009 Green Building Design Award from the Washington 

Business Journal.

Some of Community Three’s sustainable practices in past 

projects include:

• Implementing erosion and sedimentation control 
plans for construction activities

• Selecting development sites with access to 
multiple forms of public transit

• Targeting redevelopment of properties already 
served by existing infrastructure

• Using vegetative (green) roofs to reduce 
imperviousness and minimize the urban heat 
island effect

• Using low-flow toilets, faucets and showerheads

• Specifying appropriate plant materials and native 
species that reduce the need for irrigation

• Using chlorofluorocarbon-free (CFC-free) 
refrigerants

• Installing Energy Star® qualified appliances

• Using high-efficiency lighting systems including 

motion sensors connected to dimmable controls

• Using high R-value wall and ceiling components 
in compliance with the International Energy 
Conservation Code™

• Maintaining existing walls, floors and roofs of 
existing structures to extend the lifecycle of 
existing building stock and reduce materials in 
landfills

• Recycling and salvaging construction waste and 
demolition debris 

• Using suppliers that comply with the KCMA 
Environmental Stewardship Program®

• Using local material sourcing and delivery to 
minimize environmental impacts resulting from 
transportation

• Using low-E argon gas insulated, Energy Star® 
qualified windows and doors 

• Applying daylighting designs that minimize the 
use of electricity where possible

• Using durable materials that minimize the need 
for future use of resources

• Using natural ventilation to increase outdoor air 
ventilation rates 

• Using low-VOC content paints, stains, carpets, 
adhesives, and other materials to enhance indoor 
air quality and reduce the quantity of indoor air 
contaminants

• Providing individual thermal comfort controls 
with complementary high-efficiency HVAC 
systems

Our design lead, Torti Gallas and Partners, has also made a 

firm-wide commitment to designs that yield economically 

viable and environmentally sustainable development. 

Every new project begins with a Sustainable Development 

Workshop where the team identifies beneficial and feasible 

development options that integrate sustainable horizontal 

and vertical construction strategies. Its 35 LEED Accredited 

Professionals are supported by the entire Firm’s resources 

in researching, designing, monitoring and implementing 

designs and master plans that preserve the earth’s resources 
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by creating designs that enhance the natural setting and 

buildings that maximize energy efficiency and indoor air 

quality. Their designs have yielded 92 LEED Platinum 

buildings and numerous other highly sustainable buildings 

throughout the United States.

While not every sustainable strategy is appropriate for every 

site, we intend to include many of our combined team’s past 

initiatives, strategies and experiences at Takoma Junction.  

This holistic and rigorous approach, anchored by an 

approximately 6,000 SF green roof (our fourth) proposed 

for atop the Carroll Avenue building, should achieve at least 

a LEED Silver equivalent rating.

4. Describe how your vision for the site encourages the 

use of alternative modes of transportation (i.e. biking, 

car share, live/work space, etc.).

Our proposed mix of residential and retail uses encourages 

a place where residents can work, live, shop and play. With 

easy access to mass transit and many existing services 

and retail options located in the neighborhood already, 

including the Co-op next door, we anticipate that our 

residents will benefit from a pedestrian-oriented lifestyle, 

limiting the amount of added vehicle trips in the area. 

Additionally, the most effective way to limit vehicular traffic 

for the surrounding community is to provide added uses 

and services that are desired by local residents who are 

currently (or will be) within walking distance of the site.  

This may include services and/or retail uses that are in short 

supply in the nearby neighborhood or uses that cater to a 

smaller local audience (i.e. not a destination use that draws 

users from outside the area). This strategy also applies to 

our planned residential use by designing housing types that 

cater to demographics that are less likely to need/own cars.  

To collect this data during our proposed public workshops/

meetings regarding the redevelopment, we would engage 

residents and stakeholders in a dialogue to gather their 

input about what uses they would like at Takoma Junction 

and what services they are currently lacking.  This would be 

an interactive-type survey/discussion typically conducted 

as part of an initial “town hall” style meeting/workshop 

facilitated by our team..

More specifically, the proposal can also accommodate 

retaining the current Capital BikeShare station and could 

accommodate car sharing spaces should they be desired.

5. Explain how you will solicit public input and 

engage the community during the design process and 

finalization of your proposal. How have you managed 

this in other projects? Can the façade design be 

modified during the process? 

This redevelopment opportunity requires that the 

community be a true partner throughout the entire 

development process to ensure that its needs are heard, 

included, and implemented. The Community Three team 

brings this strong commitment to collaboration, not only 

by applying a community-based approach on every project, 

but by also demonstrating a proven methodology for 

engaging and “listening” to stakeholders.  We are convinced 

that our knowledge, and understanding on every project is 

further enhanced by insights provided by stakeholders and 

community members to arrive at ‘win-win’ solutions that 

bring value to the community and to our developments. 

 

The core of our proposed community outreach program will 

be facilitated by Torti Gallas, a Maryland-based design firm.  

Torti Gallas has successfully navigated and participated 

in community outreach and collaboration with countless 
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RESPONSE TO QUESTIONS

neighborhood groups here in the region and throughout the 

country. Their approach will utilize facilitated discussions 

that will identify the wants and needs of the community, 

while incorporating “new urbanism” design principles that 

put connectivity, walkability, and sustainable design at the 

forefront of their consensus-building efforts. 

Through efficient and innovative solutions, both 

Community Three and Torti Gallas have successfully 

designed and implemented numerous projects with 

remarkable results. While our experience is expansive, 

related projects have ranged in size and scope from small 

single-use rehabilitation and historic renovation efforts to 

complex entire neighborhood-wide urban revitalizations. 

In every case, these transformative efforts begin with a 

proactive community outreach program designed to clearly 

understand the goals and concerns of the neighborhood 

affected by the development. Successfully establishing 

this dialogue has proven to be essential in developing and 

designing viable buildings that not only respond to the 

needs of the surrounding environment, but also bring value 

to the community and ensure a smooth and expeditious 

development process through a sense of “embedded 

ownership” by the community. 

However, as with many past redevelopment endeavors, a 

successful community engagement process is one that is 

specifically tailored to the composition of the stakeholders 

involved.  The task at the Takoma Junction site is no exception 

and must be personalized to be all-inclusive with the unique 

set of constraints at hand.  While we do not want to prescribe 

a ridged set of steps designed at “finding the right answer,” 

we assume the first simultaneously engaged steps (after 

selection) will include: a.) a Meeting with stakeholders to 

identify and map-out the most effective process for engaging 

the community in a pro-active, participatory dialogue, and 

b.) a workshop with the TPSS Co-op so that the design 

team can clearly understand the constraints, and effectively 

strategize for the long-term, viable operation of the site’s 

anchor tenant. Torti Gallas will also bring its expertize to 

this forum with its design experience of numerous grocery 

stores (i.e. Giant, Whole Foods, Trader Joe’s, Harris Teeter, 

Safeway) throughout the region.

Once these steps are defined, we would plan to hold a town 

hall meeting/workshop with residents and stakeholders 

to discuss their likes, dislikes, wants, and needs, of the 

proposed development, using as examples, precedents 

from other great places Takoma Junction has the potential 

to become. Torti Gallas will bring its 61 years of local and 

national community-based collaboration experience to this 

process so that the final outcome will ultimately be shaped 

by the particular inputs of the Takoma Park community.

6. What is your proposed tenant mix? Please describe 

the extent to which you have solidified agreements with 

any proposed tenants or adjacent property owners. 

Our proposed program includes the following:

• 8,400 SF Ground Floor Retail (which could be 
used and/or expanded to include the Co-op 
expansion plans)

• 12,600 SF Multifamily Residential (in a maximum 
configuration of 18 units)

• 1,800 SF Single Family Residential (on the R-60 
portion)

• 39 Parking Spaces

• Associated common and circulation spaces

While we have discussed the redevelopment opportunity 

with the adjacent neighbors and believe the total impact of 

the revitalization effort at Takoma Junction will be greatly 

enhanced with their participation, we do not have any 
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written agreements with them for the purchase of their 

property, nor have assumed their participation is required 

for the revitalization of the Takoma Junction site. The 

current buildout design accommodates a strategy to adapt 

and include adjacent properties should their owners choose 

to participate now or in the future.

Regarding the retail tenants (excluding the potential Co-op 

expansion) we have had discussions with numerous local 

restaurateurs about expanding to this location and have had 

very positive feedback given their buildout requirements 

and standards are met.

7. What are the predicted peak times for traffic and 

parking given your anticipated tenant mix? How will 

you manage that?

A full traffic study, conducted by a registered and experienced 

traffic analyst, must be conducted upon finalization of the 

intended program.  In the absence of such a study, we believe 

that the proposed program should not produce a noticeable 

impact on traffic for the area..  

With a maximum of 18 residential units, we anticipate 

108 daily trips (6 trips per unit). The single family home 

(on the R-60 portion) would likely have 10 daily trips 

and the retail component (if retained at 8,400) SF should 

produce approximately 378 daily trips (45 trips per 1,000 

SF) resulting in a total typical daily trip generation of 496 

trips.  However, due to the proposed mix of uses, our goals 

for creating the potential for encouraging walkable users 

with specific retail tenants, and the proximity to bus routes 

and Metro, these estimated typical trip counts could be 

dramatically reduced by as much as 50%, resulting in a more 

realistic estimate of approximately 250 daily trips produced 

by the proposed buildout. 

For the residential tenants, their peak trips will likely occur 

around normal commuting times. For the retail tenants, 

their trips will likely be more evenly distributed throughout 

the day. 

According to the Maryland State Highway Administration, 

in 2013 Takoma Junction saw approximately 11,000 trips.  

While addition of any trips to the surrounding roadways 

should be avoided, it is estimated the increase in daily trips 

to the Junction would be only 2.2%

8. How much of the existing slope / wooded area would 

be required to accommodate your proposal?  Provide a 

depiction of the project as viewed from Columbia and 

Sycamore Avenues. 

Our proposal retains the sloped/wooded portion of the site 

without disturbance.  There should be no noticeably different 

view of the site from Columbia Avenue.  The proposal also 

does not affect Sycamore Avenue. There should be no 

noticeably different view of the site from Sycamore Avenue.  

9. Describe what you have done to ensure business 

continuity, manage traffic flow, and address the parking 

needs of neighboring businesses impacted during the 

construction of other projects you have developed. 

Provide a specific example. 

Our team has successfully developed several parking and 

transportation management programs that creatively, 

efficiently and cost effectively incorporated parking and 

loading requirements with urban design solutions that 

provide excellent connectivity and accessibility; contribute 

positively to the surrounding neighborhood; facilitate a 

safe, pedestrian friendly environment; address security 
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concerns; and incorporate desired adjacency goals and 

“market” adjacency requirements. Generally, every one of 

our urban development projects requires careful planning 

and design, and close coordination with traffic flow, parking 

and pedestrian movement during construction and during 

operations thereafter.  

Additionally, our standard project specifications 

contain language that instructs the contractor and their 

subcontractors on noise abatement, construction site 

parking and neighboring parking so that residents and local 

businesses are not adversely impacted. Equipment and 

scaffolding are required to not impact existing businesses 

and the Contractor must provide for adequate staging and 

storing of equipment and materials to minimize construction 

vehicle traffic at the site.

Per our specifications, before the start of construction on site, 

the Contractor must submit for acceptance by Community 

Three and our Architect (Torti Gallas) a construction plan 

regarding access to work, use of site, existing facilities, utility 

outages, noise abatement, and phasing of new work. After 

acceptance of the plan, the Contractor must comply with 

construction sequencing established by the accepted plan 

unless deviations are accepted in writing.

A few specific previous project examples of where our team 

has done this successfully include:

Rockville Town Center – Torti Gallas and Partners has 

been engaged to design and plan for new construction on 

an existing 361 space surface parking lot. A total of 1,156 

parking spaces are being provided as replacements for the 

1.4M SF mixed use development. During construction 

of Phase I, parking is being accommodated in an adjacent 

surface lot (the site of Phase II).  In order to hide the 

parking, each of the phases has a parking podium wrapped 

with single loaded hotel rooms and residential apartments, 

atop of which stands 7 and 10 stories of a double loaded 

corridor residential building.

Bethune Cookman University - Torti Gallas and Partners 

was engaged to design a master plan, which will guide 

the transformation of the Bethune-Cookman University 

campus into the 21st Century.  The transportation, access, 

and pedestrian experience are key components of the vision 

for the campus, which includes providing for substantial 

growth in the size and quantity of buildings and students 

to be accommodated in the plan. Working within the 

constraints of the existing campus, Torti Gallas worked with 

the university staff, the local transportation officials, and 

community stakeholders to conceive a strategy that allows 

the redevelopment of differing areas of the campus without 

impacting daily classes and the surrounding community.  

In order to enhance the walkability of the campus, existing 

streets and pedestrian pathways will be altered, and parking 

areas will be relocated.  Neighboring sites have been selected 

as interim parking areas to mitigate the impact on students’ 

lives.  

1011M Street – As part of the construction documents for 

the project, Community Three and its engineers developed 

a comprehensive Traffic Control Plan that created a 

strategy and standards for accommodating pedestrian and 

vehicular circulation in and around the project site during 

construction.  This plan includes relocation of existing 

parking spaces, covered pedestrian walkways, and staging 

areas designed to minimize impact to the surrounding 

community.  A similar Plan can be implemented at Takoma 

Junction that ensures minimal disruption to the existing 

businesses, patrons, and residents during construction.

10. Describe how conflicting traffic patterns 
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and parking demands of your tenants in other 

developments were addressed once the project was 

completed?  Provide a specific example.

Our team has designed and developed numerous mixed-

use projects that successfully function smoothly between 

tenants. Community Three has specialized in creative infill 

development that incorporates contextually appropriate 

mixed-use buildings on busy urban streets. In all cases, we 

seek a balance with pedestrians and cars that put safety and 

convenience first. Our mixed-use development on 9th Street, 

NW called The Nine, has a retail tenant that seamlessly 

blends in with the surroundings and offers quality dining 

options for residents in the Shaw neighborhood in DC.  At 

our current project, under construction at the corner of 14th 

and W Streets, NW, called Lumen, we will have two retail 

tenants that will not include a restaurant, but will instead 

provide services, such as a barber shop, dog grooming, or 

other local business options.  In both of these cases, we have 

successfully worked with city officials, residents of adjacent 

properties and other community stakeholders to adopt 

workable traffic and parking plans. 

As previously indicated, our lead designer -- Torti Gallas 

and Partners has designed dozens of mixed-use buildings 

with complex retail and mixed-use residential buildings 

that seamlessly integrate traffic and parking demands in 

urban environments. Such examples include The Swift (and 

Safeway) in Petworth, 360H (with Giant) on H Street, 

NW, Upstairs at Bethesda Row, and The Social Safeway 

in Georgetown. With all of these, they work closely with 

local officials and stakeholders to design buildings and 

parking areas that ensure the safe and efficient flow of 

pedestrians and vehicles so that users are able to navigate 

safely in and around the site. This also includes designs for 

accommodating large delivery trucks that service these 

stores in tight urban conditions. In fact, clients seek them 

out because of their expertise in solving these types of 

challenges in a safe and efficient manner.

In all cases, we carefully plan and designate travel paths and 

parking with adequate directional markings and signage 

that indicate paths for vehicles for shoppers, visitors, and 

residents. We are confident that we can work with the Town 

of Takoma Park and the residents and local businesses 

(including the Co-op) to craft a successful traffic and parking 

plan for the Takoma Junction development. 

11. How would you accommodate the Co-op’s long 

term need for the delivery of goods?

First and foremost, we recognize that the Co-op is a 

valuable and revered occupant at Takoma Junction and 

its continued, and hopefully enhanced operation will be a 

part of any successful redevelopment at Takoma Junction. 

In essence, the Co-op is a valued staple of the community 

that must continue to thrive and prosper. Our team has 

vast experience working with some of the largest grocers 

in the region (i.e. Giant, Whole Foods, Trader Joe’s, Harris 

Teeter, Safeway) to create operational and loading solutions 

that not only accommodate the distributors’ and suppliers’ 

needs, but also keep the likely unsightly and noisy loading 

functions screened from view so that the other uses on the 

site (and the surrounding uses) have the quite enjoyment 

of the locale. We are confident that we can work with the 

Co-op to design a viable and successful solution that will 

accommodate our joint needs. 

While our proposal assumed loading for the Co-op could 

occur on its own property from the Sycamore side of its 

current building, it is now clear that certain restrictions and 

logistics may prohibit that as an option.  As indicated in our 

proposed community process going forward, a workshop 
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with the Co-op will be one of the first steps we will 

undertake.  Among other investigations, the design team 

will attempt to learn about the Co-op’s current operation 

and understand what currently works well and what can be 

improved.  This may involve meeting directly with the Co-op 

and its suppliers to gain the full picture of the necessary site 

logistics (including the possibility of a potential expansion 

of their facilities).

In short, we will make sure the Co-op remains the anchor 

for Takoma Junction for the foreseeable future, and it will 

be of paramount priority to us to include its management 

and members as part of our team tasked with making 

the comprehensive revitalization of Takoma Junction 

something we are all proud of.
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