CITY OF ROCKVILLE
COMMUNITY PLANNING & DEVELOPMENT SERVICES DEPARTMENT
STAFF REPORT

TO: Planning Commission

FROM:  Jim Wasilak, AICP, Chief of Planning
Bobby Ray, AICP, Principal Planner

PROJECT MANAGER: Cas Chasten, Planner III

PLANNING COMMISSION MEETING DATE:
July 28, 2010

SUBJECT: Preliminary Subdivision Plan PLT2009-00498 — For approval of the re-
subdivision of Block 2 of the Rockville Heights subdivision into 7 lots and 2 outlots in
the MXT Zone, for property bounded by Maryland Avenue, Fleet Street, and Monroe
Street and the abandoned right-of-way for Mount Vernon Place.

RECOMMENDATION: That the Planning Commission approve, subject to the
recommended conditions, preliminary subdivision plan PLT2009-00498, a proposal to
resubdivide several properties as shown on Exhibit 1.

REQUEST: In accordance with Section 25.21.09 of the Zoning Ordinance the applicant
seeks approval to consolidate and subdivide County-owned properties that comprise
approximately 4.26 acres (185,435 sq. ft.) of land. The proposal includes the creation of
lots for five existing residences to be retained, one Iot undeveloped, two out lots, and
the lot on which the proposed Victory Court will be developed. Also included in this
proposed plan of subdivision, is the incorporation of approximately 18,036 square feet
of land obtained via the abandonment of the Mount Vernon Place (unimproved) public
right-of-way located along the site’s southern tract boundary (Ref. SCA2006-00097).

Section 25.03.02 of the Zoning Ordinance defines subdivisions as follows: “The division
of a lot, tract, or parcel of land into two or more lots, plats, sites, or other divisions of
land or assemblage of land for the purpose, whether immediate or future, of sale or of
building development. Subdivision includes re-subdivision and, when appropriate to
the context, relates to the process of re-subdividing. Subdivision may also refer to the
land or territory subdivided.”
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Proposed Preliminary Subdivision Plan
PLT2009-00498

BACKGROUND INFORMATION:

On June 4, 2009, the law firm of Miller, Miller, and Canby, on behalf of Victory Housing,
Inc. (referred herein as the applicant), submitted Special Exception Application
(SPX2009-00378) in accordance with Section 25.13.03 and 25.15.01 of the Zoning
Ordinance. Shortly thereafter, on June 9, 2009, the applicant submitted the subject
preliminary subdivision plan, reflecting the land use proposal subject to SPX2009-00378.

The property owner (Montgomery County) has entered into an Option to Lease
agreement with Victory Housing, Inc. (VHI) to develop the County-owned properties
that are the subject of this preliminary subdivision proposal, for use and operation of an
(86 unit) apartment building/senior housing facility for independent elderly residents.
Three (3) full-time employees will staff the multifamily building. As noted, the
proposal includes the creation of lots for five existing residences to be retained, one lot
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undeveloped, two out lots, and the lot on which the proposed Victory Court will be
developed. The site is zoned as Mixed Use Transition (MXT).

At it’s meeting on January 9, 2010, the City of Rockville Board of Appeals voted to
adopt a written decision formally approving Special Exception SPX2009-00378 subject
to certain conditions. A technical error was discovered prior to mailing the original
Decision to all interested parties. Thus, the Board of Appeals adopted an Amended
Decision on January 19, 2010 (See Attachment A).
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Proposed Site Development Plan

On February 24, 2010 the applicant formally filed Site Plan Application STP2010-00034,
in order to implement previously approved SPX2009-00378 as required by the Zoning

Ordinance.
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PROJECT/SITE INFORMATION:

Location: 209 Monroe Street, Rockville, Maryland 20850
Applicant: Victory Housing Inc.

Land Use

Designation: Preferred Residential - Single Family Attached
Zoning District: MXT, Mixed Use Transition

Planning Area: Planning Area 1 (Town Center)

Parcel Area: 4.26 acres (185,435 square feet)

Proposed Lots: Lot #1 = 6,578 square feet
Lot #2 = 3.3 acres (144,016 square feet)
Lot #3 = 6,525 square feet
Lot #4 = 4,611 square feet
Lot #5 = 4,869 square feet
Lot #6 = 5,819 square feet
Lot #7 =9, 502 square feet
Out Lot A = 1,433 square feet
Out Lot B = 2,880 square feet

PROPERTY DESCRIPTION:

The project site is bordered by Maryland Avenue on the west, Fleet Street on the north,
Monroe Street on the east, and an unimproved street (known as Mount Vernon Place)
running between Maryland Avenue and Monroe Street on the south. The site is
bounded on the west and north by City and County governmental land uses, to the east
by office, institutional, and single family detached residential land uses, and to the
south by attached single family dwelling units, i.e., known as the Courthouse Walk
townhouse development.

The site contains all of Block 2 of the Rockville Heights subdivision, owned by
Montgomery County Government. The properties that will be referred to in this staff
report as the subject site, collectively total 4.26 acres (185,435 square feet) and are zoned
for Mixed Use Transition (MXT) land usage. The block had been divided by deed over
the years prior to construction of the existing structures on site. There are five houses
currently located on the subject site which makeup the Rockville Heights Historic
District, four (4) that front Fleet Street and the other one (1) fronting onto Maryland
Avenue. The site also contains four other houses that front Monroe Street which are not
located within the historic district.
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In addition to the noted dwelling/building structures that are located on the subject site,
the 4.25-acre site contains approximately 1.73 acres of forest. The site’s topography
ranges from relatively flat to gradual and pronounced sloping. The surface grades
however, in and around the dwellings located along Monroe Street, Fleet Street, and the
one on Maryland Avenue are relatively flat. The site surface grades located along all
street frontages are somewhat higher than those that make up the overall site. As
noted, the site contains an array of mature trees, shrubs, and hedges, flowering and
non-flowering plantings, all ranging in species and size.

Surrounding Land Use and Zoning
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On October 26, 2009 the Mayor and Council adopted Ordinance No. 30-09, granting
Street Closing and Abandonment Application SCA2006-00097. The property owner
(Montgomery County) in conjunction with the applicant requested the abandonment of
the above noted unimproved Mount Vernon Place right-of-way, in order to obtain half
of the land area contained in the right-of-way. With the abandonment of the right-of-
way, approximately 18,036 square feet of the former 36,914 square foot unimproved
right-of-way will be incorporated into the overall properties subject to the applicant’s
site plan proposal.
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Aerial Overview of Site

Because the project site is made up of a collection of deeded parcels, the applicant was
required to file a preliminary subdivision plan PLT2009-00498 in order to redevelop the
site as proposed. Following this preliminary subdivision application plan, a final
record plat application is required to be filed and approved in order to develop the site
as proposed.

PREVIOUS RELATED ACTION:

e December 20, 2005: Residential Townhouse Initial Application RTH2005-
00020, Montgomery County Government — a proposal to construct 44
townhouses on the subject 3.85 acre parcel (then) located in the R-90 (Single
Family Detached, Restricted Residential) Zone. The application was file on
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December 20, 2005 but was not fully processed due to the denial of a related Text
Amendment.

e June 9, 2009: Preliminary Subdivision Plan Application PLT2009-00498,
Victory Housing Inc. — a proposal to consolidate several deeded and recorded
properties owned by Montgomery County Government in order to create seven
new record lots. The Application was filed on June 9, 2009. (Pending review and
action by the Planning Commission)

e July 16, 2009: Historic District Commission Application HDC2010-00473 - a
courtesy review of pending Preliminary Subdivision Plan PLT 2009-00498 and
Special Exception SPX2009-00378. On July 16, 2009, the Commission voted to
recommend PLT2009-00498 and SPX2009-00378 be approved by the Planning
Commission and Board of Appeals respectively, subject to certain conditions.

e August 12, 2009: Special Exception SPX2009-00378, Victory Housing Inc. -
Planning Commission reviewed the referenced special exception, a request to
redevelop the property for use and operation of a senior housing facility for
independent elderly residents. ~The Commission voted unanimously to
recommend that the use be approved subject to the conditions as referenced in
the staff report dated August 4, 2009, and further made the following
recommendation to the Board of Appeals: 1) that Rockville residents be given
preference as tenants of the proposed senior housing complex; 2) that staff clarify
site, height, and layback measurements; and 3) how much on-site parking be
considered.

e October 26, 2009: Application to Close and Abandon Public Right-of-Way
SCA2006-00097 - a request for the permanent closure and abandonment of
public right-of-way, an unimproved street running between Maryland Avenue
and Monroe Street, north of Block 3 in the Rockville Heights subdivision and
dedicated per Plat No. 56. The Mayor and Council adopted the ordinance of
abandonment on October 26, 2009.

e January 19, 2010: Special Exception Application SPX2009-00378, Victory
Housing Inc. — a request to redevelop the applicant property for use and
operation of a senior housing facility/apartment building for independent elderly
residents and five single unit detached dwellings. The Board of Appeals voted to
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approve the special exception on January 9, 2010 and later amended its approval
decision to correct a technical error on January 19, 2010.

e May 20, 2010: Historic District Commission Application HDC2010-00496A,
Rockville Heights Historic District, a review of Preliminary Subdivision Plan
PLT2009-00498 and Site Plan STP2010-00034. The Commission review of the
plans was related to the historic lots and voted as follows: a) recommends
approval of PLT2009-00498 with respect to the delineation of individual lots; and
b) recommends approval of STP2010-00034 landscape plans for plantings within
the historic district, removal of the shared-use path entirely from the historic
district. The Historic Commission’s review and action occurred on May 20, 2010.

e June 23,2010: Site Plan Application STP2010-00034, Victory Housing Inc. —a
proposal to develop the subject property located at 209 Monroe Street for use and
operation of a (86-unit) senior housing apartment building for independent
elderly residents. The Application was filed on February 24, 2010 and approved
by the Planning Commission on June 23, 2010, subject to certain conditions.

ANAYLSIS:

Under the proposed subdivision there will be a total of seven (7) lots and two (2) out
lots created. Lots 1, 3, 4, 5, 6, and 7 are all located within the Rockville Heights Historic
District and all except Lot 6 are improved with single-family detached dwellings. The
proposed two Out lots A and B are also located with the historic district. As shown on
the proposed preliminary subdivision plan (Exhibit 1), proposed Lot #2 is the lot that is
proposed for senior housing.

The single family residential lots located within the site’s historic district must have
driveways that can accommodate two vehicles. Staff has recommended that the
driveways located on Lots 1 and 7 be replaced and reconstructed prior to the issuance
of occupancy permits for the planned apartment building. In the event that occupancy
of one or more of the individual single family lots is sought prior to the occupancy of
the senior housing facility which will be located on Lot 2, then DPW will only require
improvements applicable to the lot prior to the occupancy of the said single lot. DPW
may modify the improvements so that they can be implemented on a single lot basis.
Also, the applicant must ensure that all proposed lots located within the historic district
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fully comply with the ten (10) foot side yard setback requirement for the MXT Zone and
that existing driveways located on Lots 3, 4, and 5 are a minimum of ten feet in width.

Aerial Overview of Subject Site

o

The preliminary subdivision plan as submitted, contains all of the detailed information
and elements as required by Section 25.21.08 of the Zoning Ordinance, which are
applicable to submission requirements for preliminary subdivision plans.

RECOMMENDED CONDITIONS:

1. Proposed site development must be implemented in accordance with previously
approved Special Exception SPX2009-00378 and all conditions of approval as imposed
by the Board of Appeals in its decision of Approval of January 19, 2010.
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2. Proposed site development must be implemented in substantial accordance with site
development and building plans submitted by Macris, Hendricks & Glascock, P.A. and
Grimm Parker Architects respectively.

3. The applicant must submit to the Chief of Planning nine (9) copies of the preliminary
subdivision plans revised to illustrate that all of the following concerns have been
satisfactorily addressed:

a. Shift/move the proposed side yard lot line located between Lots 3 & 4 to
ensure that the dwelling located on Lot 4 is set back from its western side yard
lot line a minimum of 10 feet.

b. Shift/move the proposed side yard lot line located between Lots 4 & 5 to
ensure that both lots can accommodate a ten-foot wide driveway.

c. All of the dwellings located within the site’s historic district must have on site
driveways designed to accommodate two vehicles. All driveways must be a
minimum of ten feet in width.

d. New driveways must be provided for both Lots 1 and 7. The new driveway
located on Lot 1 must be designed and constructed with an onsite turnaround
feature.

4. The Department of Public Works (DPW) requires the following information be
provided and/or action taken:

a. In accordance with previously approved Site Plan STP2010-00027, the
applicant shall build new sidewalks along Maryland Avenue and Fleet and
Monroe Streets, constructed and installed per the City Code requirements prior
to issuance of an occupancy permit for the Victory Court apartment building.

b. The proposed storm drain and stormwater management easement locations
shall be consistent with the detailed engineering plans.

5. The City Forester requires the following:
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a. The Forest Conservation Easement should reflect revisions to the Forest
Conservation Plan for storm drain connection/s and building construction.

REQUIRED FINDINGS:

In accordance with Section 25.21.09.f of the Zoning Ordinance, a preliminary
subdivision plan will be approved if the Planning Commission finds that the proposed
subdivision will not:

Constitute a violation of any provision of the Zoning Ordinance or other applicable
law; or

The preliminary subdivision plan was submitted in accordance with previously
approved SPX2009-00378 and Site Plan STP2010-00034. Per the plan as submitted, and
modified per the recommended conditions of approval, the application is not in
violation of any provision of the Zoning Ordinance or other applicable law. Staff finds
that the proposed lots will meet all relevant development standards.

Violate or adversely affect the Master Plan;

It was the determination of the Board of Appeals in its granting of SPX2009-00378 that
the proposed use of the subject property for elderly housing was and is consistent with
the intent of the Master Plan’s land use designation of the site, for “preferred
residential-single family attached” land usage. Thus, the creation of the lots to develop
the property consistent with previously approved SPX2009-00378 does not violate or
adversely affect the Master Plan. It is important to note that the MXT Zone in which
the subject property is located implemented the Master Plan, and authorizes Senior
Housing as a special exception use.

As noted, the subdivision plan is submitted in accordance with the previously
approved special exception and previously approved site plan. In accordance with
Section 25.13.02 of the Zoning Ordinance, the MXT Zone is “intended for areas that are
located between moderate or high-density development and single unit detached
residential neighborhoods.” Per the Ordinance, land uses that are permitted by right
and/or by special exception in the MXT Zone have been deemed by the approving
authority to be transitional land uses that are allowed to be located between single
family residential detached and attached dwellings, office, institutional and other
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limited commercial land uses. Under the proposed subdivision, there will be single-
family detached residential units as well as multi-family housing, both allowed by the
Ordinance and envisioned by the Master Plan at the subject site location.

Overburden existing public services, including but not limited to water, sanitary
sewer, public roads, storm drainage, and other public improvements.

As noted in the staff report for Site Plan STP2010-00034, the Adequate Pubic Facilities
Ordinance (APFO) tests the capacity of public facilities, based on current and projected
data available when the site plan was processed and ultimately approved by the
Planning Commission on June 23, 2010. Once a development project is approved,
capacity of public facilities required by that project is reserved, provided the project
remains on its service commitment, as determined at the time of project approval. In the

subject case, the proposed subdivision is consistent with previously approved STP2010-
0004.

The apartment building for independent seniors, which will be located on Lot 2,
coupled with the five existing single unit detached dwellings, located on Lots 1, 3, 4, 5,
and 7 will not overburden water and sewer services, storm drain infrastructure, or
public roads/streets within the subject site area. Final adequacy check for water and
sewer service may still be required.

In accordance with Article 20 and the APFO standards of the Zoning Ordinance,
Housing for the Elderly and Physically Handicapped, falls in the class of uses eligible
for a waiver from the APFO requirements. Under previously approved SPX2009-00378,
the applicant requested the Board of Appeals waive any requirements pertaining to
APFO with regard to public school capacity, since no children will reside at the
proposed senior housing facility.

The five dwellings to be retained have existed for many years and are not subject to the
school capacity tests. However, if a new single-family detached dwelling is requested
to be built on Lot 6 the applicant would have to amend the previously approved site
plan and would be required to meet the school test based on school capacity at the time
of the site plan amendment.

Said site use is not exempt from the adequacy check for water and sewer services.
Thus, at the site plan review stage, the Department of Public Works (DPW) determined
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that the applicant will be required to upgrade the water main in Monroe Street between
the two existing 8-inch mains at Fleet Street and the Courthouse Walk townhouse
community. The subject properties (i.e., the lots that comprise the proposed
subdivision) and the improvements located thereon, would be served from this
upgraded water main in Monroe Street. With these noted improvements and/or
upgrades the proposed site uses will not overburden said public facilities within the site
area.

With regard to impacts the proposed subdivision might have on site area roadways, a
traffic impact statement was submitted at both the special exception and site plan
review stages, in accordance with the City’s Comprehensive Transportation Review
(CTR) analysis for new and existing land uses located on the respective lots. The CTR
focuses on auto, transit, pedestrian, and bicycle levels of service, as well on
Transportation Demand Management (TDM) programs. The purpose of the CTR
process is to ensure that adequate transportation facilities exist during and after a
development project.

The proposed single-family detached and multi-family uses that will be located on the lots
being created by the proposed preliminary subdivision will not generate greater than
thirty (30) peak hour vehicle trips. The Comprehensive Transportation Review (CTR)
Methodology, Section II.C, Table 3, requires that if the uses will not generate greater than
30 peak hour trips, a full Transportation Report is not required.

Based on all available information, staff finds the proposed subdivision to be consistent
with the site uses and layout approved under STP2010-00034. The proposed
preliminary subd ivision plan and use located thereon will not overburden existing
public services, including but not limited to water, sanitary sewer, public roads, storm
drainage and other public improvements.  The transportation report, which the
applicant was required to do per the CTR process, indicated that the project would not
substantively alter or change vehicular traffic flow movements in and around the site
area.

Adversely affect the health or safety of persons residing or working in the
subdivision or neighborhood;

In accordance with the information provided, the proposed consolidation and re-
subdivision of the properties, will not adversely affect the health and safety of residents
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in the area. Under the subdivision proposal, the applicant will be required to install
new sidewalks along all of the site’s street frontage in accordance with City Code
requirements, thus ensuring safe pedestrian access around the site’s perimeter. The
new sidewalks will be designed with vehicular entrances to the respective lots in
adherence to requirements of the Americans with Disabilities Act (ADA).

The proposed “out lot B” being created under the proposed subdivision plan is
designed to allow emergency vehicles access to the site via Maryland Avenue in the
event of fire. Adequate emergency access to the site via both Maryland Avenue and
Monroe Street are deemed to be important not only to subject site uses, but also to the
abutting uses, so as to allow for containment of a major fire or emergency event that
might occur within the proposed subdivision and project site area.

In accordance with the site plan approved under STP2010-00034, the subject
preliminary subdivision plan clearly denotes the location of all proposed site entrances
to the lots proposed, as well as onsite parking facilities. The site entrances located along
the site’s frontages on Monroe and Fleet Street, as well as Maryland Avenue have been
located and designed allow safe ingress and egress from the site, so as not to impede
vehicular traffic traveling along those streets. The applicant has affirmed that a facility
of the size proposed for Victory Court, would employ three (3) full time staff members
on site. Staffing is anticipated to include, one full-time property manager, one part-time
assistant manger, one full time maintenance supervisor, and one-part time janitor.

Based on all available information, there is no evidence that the uses, which will be
located on the lots proposed under the subdivision plan, will affect the health and
safety of persons residing or working in the subdivision. Also, staff has found no
evidence that the uses located on the lots being created under the proposed subdivision
plan will produce or emit any toxic fumes or gases, objectionable levels of noise, impede
sunlight or the natural flow of air within the subject site area.

It should be noted that the previously approved special exception and site plan
authorize the five (5) remaining historic buildings to be used as single unit detached
dwellings. As such, any other uses are considered noncompliant and further occupancy
must comply with fire and building code requirements.

Be detrimental to the public welfare or injurious to property or improvements in the
neighborhood;
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The lots being created are consistent with the project site plan which has been
referenced throughout this staff report and as such reflect the placement of building
structures and other associated site improvements. It is also important to note that the
subdivision plan, the proposed lot configurations, and general site layout is consistent
with the proposed forest conservation plans submitted with previously approved
STP2010-00034. As illustrated on the site’s forest conservation plan, trees located in the
southwestern area, and a portion of the southern most area of the site will be
preserved, while those removed elsewhere on site to accommodate the site
development will be replaced (See Exhibits 3 & 4). Also, any stormwater impacts
generated by the site uses located within the proposed subdivision will have to be
mitigated by the applicant. In accordance with previously approved STP2010-00027,
stormwater management (SWM) for this new subdivision will be provided per the
stormwater management concept approval letter dated March 2, 2010.

In accordance to the evidence and information provided the proposed subdivision will
not be detrimental to the public welfare or injurious to property improvements in the
neighborhood. The applicant has continued to work closely with staff to ensure that
development complies with the City’s Forest and Tree Preservation Ordinance, storm
water management requirements, and all applicable Zoning Ordinance requirements.

There is no evidence that the subdivision as proposed will constitute a nuisance because
of traffic or the number of people that will be generated by either the apartment
building for seniors or the single family detached dwellings. As noted, the site uses will
not generate greater than 30 peak hour trips and as such will have no substantive
impact on site area roadways. The site is located within the Town Center Planning
Area, which provides convenient access to shopping, dining, public and private
services, and access to public and mass transportation.

Be unsuitable for the type of development, the use contemplated, and available
public utilities and services; or

The proposed subdivision will accommodate the proposed senior housing facility and
use of the five historic dwellings that will be retained. The lots being created under the
subdivision proposal have been configured to accommodate the respective single-
family detached and multi-family uses that will be located thereon. The uses will
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adhere to applicable building setbacks, height limits, and other development standards
of the Ordinance.

The Department of Public Works (DPW) has determined that the existing 8-inch sewer
main in Monroe Street is adequate to provide necessary sewer service for this project as
illustrated on the proposed subdivision plan. However the applicant will be required to
upgrade the water main in Monroe Street between the two existing 8-inch mains at Fleet
Street and the Courthouse Walk townhouse community. The subject property would
be served from this upgraded water main in Monroe Street. Thus, with these noted
improvements and/or upgrades, said public utilities and services will be suitable and
adequate to serve the proposed subdivision and its land uses.

Unreasonably disturb existing topography, in order to minimize stormwater runoff
and to conserve the vegetation cover and soil.

Throughout the processing of the site’s special exception, the site plan, and preliminary
subdivision applications, it has been acknowledged that a substantial amount of the
existing forested area of the site will have to be removed to accommodate the land use
as proposed. The applicant’s proposed landscape and preliminary forest conservation
plans denote that there will be significant replacement and replanting of trees and other
vegetative materials, to ensure the site development complies with applicable
requirements of the Forest and Tree Preservation Ordinance (See Exhibits 3 & 4).

As submitted, the subdivision plan is consistent with the project’s forest conservation
plan that was submitted with previously approved STP2010-00034. The project will
retain forest to the break-even point, which is one half (0.86 acres) of the 1.73 acres of
forest on site. This means there will not be a forest conservation-planting requirement
for the project. Montgomery County as the property owner is required to record a
Forest Conservation Easement (FCE) over the forest retained to ensure long-term
protection for the trees. The FCE prohibits activities that would damage or injure the
trees within the forest. The FCE will and must be shown on the project’s final record
plat.

The Minimum Tree Cover requirement for the MXT zone is 15% or 0.64 acres (27,815
square feet). The project will provide more than double the requirement by meeting forest
conservation and significant tree replacement on site.
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In accordance with City law, stormwater management (SWM) is required for all
impervious area, new or existing. Stormwater management is required to be provided
for all impervious area within the properties boundary of Maryland Avenue, Fleet
Street, Monroe Street, and the unimproved Mount Vernon Place right-of-way (ROW).
As per the SWM concept plan that was submitted and approved by the Department of
Public Works on March 2, 2010, stormwater management is being provided on-site for
the overall site. The concept plan proposes the use of Environmental Site Design (ESD)
measures that include the following: landscaped infiltration, micro bio-retention areas,
pervious paving, and dry wells. DPW staff have determined that the proposed
subdivision and improvements located on the respective lots will not create
uncontrolled stormwater runoff, due to the utilization of the varied SWM facilities
and/or techniques that will be utilized.

PUBLIC OUTREACH:

On June 10, 2010, a total of 1,264 letters of notification were sent to property owners within
a 1250 foot radius informing them of the application request, pending Planning
Commission meeting, at which time the subdivision plan will be publicly heard and
considered. A list of addressees, as submitted and provided by the applicant, to whom
notices were sent/mailed is contained in the project’s application file, available for public
review. No public comment had been received by staff at the time of the writing of this
staff report. An area meeting was not required for this application, nor was a public
notification sign required to be post on the subject site.

CONCLUSION:

Based upon the findings presented, staff recommends that the Planning Commission
approve Preliminary Subdivision Plan PLT2009-00498 subject to the conditions
referenced on pages nine, ten, and eleven of this staff report.

ATTACHMENTS

List of attachments and exhibits:
Attachment “A” - STP2010-00034 Approval Letter
Exhibit “1” — Proposed Preliminary Subdivision Plan

Exhibit “2 ” — Proposed Site Plan (STP2010-00034)
Exhibit “3 & 4” — Proposed Preliminary Forest Conservation Plan







