Resolution No, 3-06 . RESOLUTION: To approve, with conditions, the
exploratory application for Planned
Residential Un;t Application No,
PRU2005~00022, as modified,
Chestnut Lodge Properties, Inc.,
Applicant

hospital tacility known as the “Main Lodge,” the former home of Dr. Bullard known as the
“Little Lodge,” the former home of Frieda F romm-Reichmann known as “Frieda’s Cottage,” the
former Nurses’ residence known g the “Upper Cottage,” the Icehouse, the Stable, and the Bam

with an attached Creamery; and
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eleemésynary institutién, conveying the Barn/Creamery to the owners of the adjacent Rose Hill
Mansion property, and placing the 8 acre open space within the West Montgomery Historic
District in a conservation and maintenance easement; and

WHEREAS, the proposal was subsequently modified to provide for the conveyance of
Frieda’s Cottage to Peerless Rockville for use as a single family d&elling unit; and

WHEREAS, on July 21, 2005, the Rockville Historic Di’strict Commission approved the
Applicant’s request G{DC2005-00336) to demolish the Upper Cottage and reconstruct the Icehouse
at fhe Chestnut Lodge property; and

WHEREAS, consistent with the Hisforic District Commission’s actions, the Applicant

modified its proposal to érovide for the ‘reconstmction of the Stable as an accessory use to the
Little Lodge; and B

WHEREAS, pursuant to Seyctioqn 25-556 of the Zoning and Planning Ordinance, the
Planning Commission, at its meetings of August 15, 2005 and September 14, 2005, reviéwed the
subject application as modified and on a motion approved by a 5 to 1 vote recommended
approval of the proposed deve lopment, as modified, and subject to certain conditions. By
memorandum dated September 23, 2005 the Planning Commission’s recommendation was
transmitted to the Mayor and Council; and

WHEREAS, pursuant to Section 25-557 of the Zoning and Planning Ordinance, the
Mayor and Council gave notice that a public hc':aring on said Application would be held by the
Mayor and Council of Rockville in the Council Chambers at Rockville City Hall on September

26, 2005, at 7:00 p.m. or as soon thereafter as it may be heard, at which parties in interest and

citizens would have an oppommity to be heard; and
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WHEREAS, on September 26, 2005, the said Application came on for hearing at the time

and place indicated in said notice; and

development; and

WHEREAS, the Mayor and Councij further considered the Application at it meetings on

November 28, 2005 and January 9, 2006; and

rehabilitation of the Bam/Creamery for use as an accessory structure to one of the new single
tamily detached houses, along with certain other modifications to address concerns raised by the

Mayor and Council; and '

2. WILL NOT BE DETRIMENTAL TO THE PUBLIC
WELFARE OR INJURIOUS TQ PROPERTY OR

COMPATIBLE WITH THE ADJACENT AND

SURROUNDING COMMUNITY,
The proposed single-famly and condominium residential development, ag conditioned
below, is comparable to the density of the Surrounding neighborhoods while providing adaptive

reuse of the major historic structures on the site as dwelling units — the Main Lodge building, the

ATTACHMENT 4



Resolution No. _3-06 -

Little Lodge and Frieda’s Cottage. (Frieda’s Cottage is also herein approved for any other use
permitted in the R-$ Zone, subject to the applicable approval process and requirements for that
use.)

The development’s reduced setbacks are consistent with smart growth practices and are
comparable to other Planned Residential Unit (PRU) developments and Comprehensive Planned
Developments (CPDs) within the City of Rockville. These reduced setbacks reflect the
resurgence of traditiqnal development patterns, and, when coupled with open space and good
design, promote the public welfare by fostering a positive community identity. The proposed
setbacks for the new single family homes are similar to tﬁc setbacks in the adjacent Rose Hill and
Thirty Oaks (Buckingham) neighborhoods.

Extensive landscape buffers surrounding the new development will mitigate any negative

Jesthetic impacts of the development, including the size and height of the new homes and

garages, on the surrounding neighborhoods.

3. WILL NOT BE CONTRARY TO THE REQUIREMENTS
CONTAINED IN DIVISION 5 OF ARTICLE XII OF THE ‘
ZONING AND PLANNING ORDINANCE.
The proposed development contains certain common areas that will be owned by the
Homeowners Association or similar entity (hereinafter referred to as “Homeowners Association”

or “HOA™), which will serve as open space and neighborhood passive parks. The Mayor and

Council finds that these areas are consistent with the requirements for open space and common

" areas. The Mayor and Council further finds that the location, size, shape and topography of such

areas are well suited for their intended purposes and that preservation of the common area

located in the West Montgomery Historic District portion of the site (identified as Parcels A and
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. " Bonattached Exhibit “A”) in its natura] state would minimize disruption of the environment and
foster protection of wildlife, natural features, and historic vistas,
4. WILL NOT BE IN CONSISTENT WITH THE INTENT

OR PURPOSE OF ARTICLE XII OF THE ZONING AND
PLANNING ORDINANCE.

5. WILL NOT OVERBURDEN EXISTING PUBLIC
SERVICES, INCLUDING WATER, SANITARY SEWER,
PUBLIC ROADS, STORM DRAINAGE AND OTHER
PUBLIC IMPROVEMENTS, !

The proposed development is Comparable to the density that would be available under

the standard development in the R-8 Zone. There g N0 appreciable difference between the

ATTACHMENT 4



Resolution No. _3-06 -6

ninimal number of vehicular trips generated on West Montgomery Avenue by the proposed
development under the PRU procedure and the trip generation of a standard development at the
density recommended in the Master Plan for the site. The City and the State Highway
1\dmim;nation have an established policy of not expanding West Montgomery Avenue to
sccommodate additional vehicular traffic. The various on-site and otf-site improvements and

other traffic mitigations will help minimize the traffic impact of the proposed development by

promoting alternative modes of transportation and facilitating pedestrian access and connectivity.

Both on-site and off-site storm drainage will be improved as a result of the proposed
project. The use of the two stormwater management ponds, Great Falls and Bullards Park,
tocated within the Rose Hill community will provide channel protection volume and water
quality volume for the proposed development :n accordance with the latest Maryland. .

Department of Environment ’s regulations and guidelines as detailed in the 2000 Maryland '

Stormwater Design Manual.
6. WILL NOT PROVIDE FOR ANY C-1 ZONE USES PER THE MASTER
PLAN RECOMMENDATIONS
The Master Plan does not recommend any C-1 uses for this development and no C-1 uses
| have been provided; and
WHEREAS, the Applicant has requested and the Mayor and Council has agreed to, and
does by virtue of this Resolution, waive and/or modify certain developme;nt standards for the
residential lots and structures thereon, including but not limited to modification of setback

requirements and waiver for certain lots of the requirement that accessory structures be located

' Ordinance 24-03, adopted on November [, 2005, exempts this development from changes made to the required
findings for a Planned Residential Unit Development pertaining to the adequacy of public facilities.
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only in the rear yard, as reflected on attached Exhibit “A” and in the conditions and requirexﬁe'nts
set forth herein; and | |

WHEREAS, the Applicant hag requested and the Mayor and Council has agreed to, and
does by virtue of this Resolution, waive and/or modify certain requirements of Chapter 21,
entitled “Streets and Public Improveme_nts,” of thé Rockville City Code ag reflected in the
conditions and requirements set forth herein; and

WHEREAS, the Applicant has requested and the Mayor and Council has agreed to, ;nd
does by virtue of thijs Res’o-lution, waive the requirement of section 25-553 of Chapter 25, entitled
“Zoning and Planning,” of the Rockville City Code that land be conveyed to the City as a public
park; such waiver being subject to the condition that a public access easement and forest
conservation easement be placed on approxrixpatg‘ly 2137’,5070737qu7arr7e feet of ‘thg’frﬁgpt‘pprrtjpn of

the development, identified as Parcels A and B on attached Exhibit “A”; and

NOW, THEREFORE, BE [T RESOLVED BY THE MAYOR AND COUNCIL OF

ROCKVILLE, MARYLAND, that the Planned Residentia] Unit Development Application No.
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PRU72005-00022 as moditied, be, and the same i3, hereby approved, subject to the conditions

and requirements set forth herein.

(. The Exploratory Plan. The property shall be developed substantially in accordance with

the revised exploratory plan dated January 20, 2006 and attached hereto and incorporated herein
as Exhibit “A” (the “Exploratory Plan™). To the extent that there is a conflict between any 6f the
written terms and conditions in the body of this Resolution and any of the exhibits attached
hereto, the written terms and conditions in the body of this Resolution shall control.

2. Land Use,

a. The development shall consist of not more than 36 new single family detached
dwelling units with detached garages and other related accessory structures, 7 residential A
condominium units (in the Main Lodge building), and two rehabilitated buildings (Little Lodge
1nd Frieda’s Cottage) each to be used as single family detﬁched homes.> New garages serving ]
the new single family dwellings outside of the Historic Districts shall be used as garages only and
shall not be converted to any other use. This condition shall be contained in a Homeowners
Association Declaration of Covenants and/or in a covenant recorded on each lot. The
construction of the 36 new single family detached dwelling units is conditioned upon the
reconstruction/rehabilitation of the historic structures as described herein.’ The Planning
Commission and the Historic District Commission may not impose any condition at Detailed

Application stage or the historic review stage; respectively, that would require the Applicant to

2 Brieda’s Cottage may also be used for any other use allowed in the R-S zone, subject to the applicable approval
process und requirements for that use.

} per Section 16.¢. of this Resolution, the reconstruction/rehabilitation of the historic structures shall be completed in
sccordance with a construction phasing plan to be approved by the Planning Commission.

YO
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reduce the number of new single family dwelling units to Jess than 36 units or the multi-family

dwelling units to lesg than seven (7) units,

Association as common area. Such open space shal] include, but not necessarily be limited to
that property identified as Parcels A, B, C, and | in attached Exhibit “A_» The final boundaries of
the open space areas shall be determined by the Planning Commissjon at the Detailed
Application staggt S uch open space sha.rllr include such improvements and easements asg approvéd
by the Planning Commission at the Detailed Application stage consistent with the conditions and
requirements of thig Resolution.

3. Development Standards.*

The development shajj comply with the development standards and uses set forth below
and with those development standa:ds of the R-90 Zone not inconsistenf with the standards and
uses set forth below:

a. The new single family detached dwelling units:

i. Minimum lot size: 9,000 square feet.
il. Maximum lot coverage: 25% per lot. (The lot area includes the street tree

panels encompassing the street trees.)

* The Applicant may install temporary construction/sajeg trailer(s) on the site, subject to compliancé with all
applicable permitting requirements,
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iii. Minimum rear yard set back:
A. Lots 28 and 37: 11 feet.
B. Lots 17, 18, and 19: 35 feet.

C. All other lots: 25 feet.

\v. Minimum front yard setback measured from the right-of-way line. (Right-of-

way line generally begins at the front of the sidewalk.)

A. Front yards abutting Autumn Wind Way (Lots 14, 15 and 16): 30 feet.

B. All other lots: 23 feet.
v. Minimum side yard setback: 11 feet.
vi. Maximum height’ of single family detached dwelling units: 35 feet.
vii. New detached garages, will be permitted in the side yards, ekcept for lots

abutting Autumn Wind Way (identified on Exhibit “A” ag Lots 14, 15 and 16), where new

detached garages will be permitted in the front yards abutting Autumn Wind Way and in the side

yards. New detached structures are subject to the following limitations:
A. Height: not to exceed 18 feet and one story

B. Minimum front yard setback from the public right-of- way:

(1) Lots 14, 15, and 16: 30 feet
(2) Lot 32: 23 feet.
(3) All other lots: 45 feet.

C. Minimum rear yard setback:

(1) Lots 17, 18, 19 and 20: 35 feet.
(2) Lots 21, 22, 23, and 24: 15 feet.

5 Height shall be measured in accordance with the definition of “Building, height of” as contained in Chapter 25,
“Zoning and Planning” of the Rockville City Code in etfect as of the date of adoption of this Resolution. All height
measurements shall be made trom the development's internal road (Bullards Circle).
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the Historic District Commission approves the relocation of the [cehouse to the Main Lodge site,
and if deemed appropriate by the Planning Commission at the Detailed Application stage.

d. The Applicant shall contribute $6,000 to the City’s Transportation [mprovement
CIP Fund for the upgrading of the existing traffic signals to include pedestrian countdown signals
(12 signal heads @ $500 each) at West Montgomery Avenue and Great Falls Road and at West
Montgomery Avenue and Laird Street. The payment must be méde prior to the issuance of the
first building permit. The Applicant shall relocate and/or otherwise modify the traffic signals if
such relocation or modification is necessary to accommodate the construction of the internal

road.

. The Applicant shall make a Transportation Demand Management (TDM)

contribution of $600 per dwelling unit, except for Frieda’s Cottage. These funds will be used for

various programs designed to reduce the number and impact of vehicle trips within Planning
Area 4 (West End and Woodley Gardens East-West). A payment of $600 shall be made before
the issuance of each single family dwelling building permit. A payment of 34;200-shall be made
prior to the issuance of the building permit for the Main Lodge.

12. Off-Site Improvements.

a. The Applicant shall construct the off-site improvements described in this section 12
per the City’s Standards aﬁd Details for Construction. The phasing and details of the
improvements will be finalized during Detailed Application review. The Applicant shall provide
the City with the information necessary for the City to acquire all rights of ways, easements,
and/or authorizations that may Ee needed for the construction of the improvements.

b. The Applicant shall install a five (5) foot concrete sidewalk along the west side of

Laird Street from West Montgomery Avenue to Anderson Avenue, along with any necessary and
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inicidental improvements, including, but not limited 10, curb and gutter, street pavement,
driveway aprons, drainage improvements, and tree/grass panels where feasible, per the City’s
Standards and Details for Construction.

¢. The Applicant shall construct a five (5) foot concrete sidewalkAon the east side of
Luckett Street from Anderson Avenue to Beall Avenue, along with any necessary and incidenta]
improvements, including, but not limited to, curb and gutter, sﬁeet pavement, driveway aprons,
and mdms panels wherg feasible, per the City’s Standards and ,Deiai]s for Construction.

d. The Applicant shal] construct a five (5) foot concrete sidewalk on one side (to be
determined at Detailed Applicaﬁon stage) of Harrison Street between Forest Avenue and North
Van Buren Street along with any necessary and incidental improvements, including, but not
limited to, curb and gutter, driveyya}f aprons, :md treg{gras panels where feasible, per the City’s
S;andards and Details for Construction,

e. Ifthe Department of Public Works determines that the off-site mitigation projects
described in subsections b, ¢, and/or d of thig section are not able to be constructed, the
De;ﬁartrnent of Public Works will select another project in Planning Area 4 to pe constructed by
Applicant, or will require the Applicant to make a payment to the City’s Pedestrian Safety CIP
Fund in the amount on the cost estimate of the project that could not be constructed.

t. The Applicant shall upgrade Thomas Street as described in the concept below and as
generally shown on attached Exhibit “D,” or ag modified by the City pursuant to subsection g. of
this section 12. Final design and timing to be approved by the Department of Public Works
during detailed engineering and subject to the City’s acquisition of any necessary rights-of-way,
construction easements and/or authorizations from abutting property owners. The upgrade will

include the following, to be constructed per the City’s Standards and Details for Construction:
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i. East side improvements include a four (4) foot brick paver sidewalk, curb and
gutter, driveway aprons and necessary and incidental drainage improvements including pavement
replacement and grading from West Montgomery Avenue to the dead end of Thomas Street.

ii. West side improvements include a five (5) foot brick paver sidewalk from the
proposed path on the north side of Frieda’s Cottage on Parcel B (as shown on Exhibit “A”) to the
Jead end of Thomas Street. {mprovements shall also include curb and gutter, driveway aprons,
nd necessary and incidental drainage improvements including pavement rep lacement and
grading from the end of the asphalt curb to the dead end on Thomas Street. Thomas Street shall
be widened to the standards of a City secondaxy residential street in front of the three proposed
new homes and Frieda’s Cottage. This widening shall occur on the west side of Thomas Street.

iii. The design of the improvements shall provide for adequate drainage and shall
be reviewed and approved by the Department of Public Works during detailed engineering. .
Drainage for the entire street will be reviewed during detailed engineering.

g. If the Department of Public Works determines that the Thomas Street improvements
are not able to be constructed as generally shown on Exhibit “D,” the Department of Public
Works will require modification of the improvements as necessary to facilitate the improvement
of Thomas Street, which modified improvements shall be constructed by the Applicant.

h. The Applicanf shall, in consultation with City staff, coordinate outreach to the
adjacent property Owners and surrounding neighborhoods so as to provide information and solicit

" input with respect to the improvements required by this section 12. The Applicant shall submit |
concept drawings for all off-site improvements, including Th§rnas Street, prior to submission of

the Detailed Application.
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13. Utilities.

a. At the Detailed Application stage the Applicant must demonstrate to the satisfaction

of the City’s Department of Public Works that:

i. the water capacity and pressure is sufficient to serve the development; and

ii. the receiving pipes for the sanitary sewer are of sufficient capacity to serve the
development,

b. The location of storm drains and water and sewer lines shall be determin‘ed during
detailed engineering and approved by the Department of Public Works. The Applicant shall
grant the City an easement for all such lines and drains located outside of the Vright-of-way.

14. Stormwater Management.

a. Stormwater Managermentﬂshall be provided by the Great Falls Pond and Bullards
Park Pond in accordance with the conditions set forth in the conditional approval of the
stormwater management concept dated October 15, 2004 (attached hereto as Exhibit “E™),
subject to amendment by the Department of Public Works. At Detailed Application stage the
Planning Commission may require the Applicant to protect the existing bamboo vegetation in
conjunction with the retrofit of the Bullards Park pond.

b. Conceptual site grading will be approved by the Planning Commission at the
Detailed Application stage.

¢. The Applicant is required to ensure that any runoff from the new homes will not
create stormwater runoff that will impact the existing surrounding homes.

15. Publicly Accessible Art In Private Development.

a. The Applicant is required to provide for art for the Chestnut Lodge development in

accordance with the Publicly Accessible Art in Private Development Ordinance (adopted
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February 2004). The required expenditure for the entire project calculated as follows in

accordance with the current rates 13 $1>5,684.90:

rSingle family residential units

| 78 units x $323.40 perd.us = | $12,289.20
l Multi-family Residential units ‘

|7 units x $485.10 per d.u. = $3,395.70
| Total $15,684.90

b. Many options for compliaﬁce are available to the Applicant. Options may inc{ude,
but are not limited to visual art on-site, donation to the City’s Friends of the Arts fund or to an
cligible arts organization, build arts infrastructure or space for arts activities or partner with
another development within the same planning area. The Artin Private Devglopment manual is

available on the City’s website ( www.rockvillemd.gov) under the City Business section.

16. Conslructic;g Managemeni and Pharsi;x’g’ﬂ

a. The Applicant shall develop a plan for ingress and egress of constructio‘n traffic for
review and approval by the Planning Commission at the Detailed Application stage. This plan
shall idenufy temporary sidewalks, interim lighting, fencing>around the site and construction
vehicle parking and routes. The plan shall ensure safe pedestrian and vehicular travel outside the
site during construction.

b. The Applicant shall identify a designee(é) and alternate designee(s) who will serve
25 liaison to the community throughout the duration of construction. The designee or an alternate
designee shall be accessible throughout the hours of construction, including weekends. Prior to
the issuance of the first grading permit, the Applicant shall provide in writing a contact name and
phone number to the Chief of Planning and to residents whose property abuts the site and to the

presidents of surrounding Homeowners Associations and civic associations.
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¢. With the submission of the first Detailed Application for the development, the
Applicant shall submit for review and approval by the Planning Commission a phasing plan that
shall include the timing of th; rehabilitation of the Chestnut Lodge main building, the Rose‘ Hill
Bamn, the Little Lodge, the Stable, and the Icehouse and the construction of the new 36-single
family homes. Completion of the rehabilitation of the Main Lodge building, Rose I:hll Bamn,
Little Lodge, the Stable, and the Icehouse shall occur prior to the earlier of the following events:
(1) the issuance of the 334 building permit for a new single family home or (2) adate cgrtain as
specified in the phasing plan. The phasing plan shall also provide for the timiné of the

| conveyance of Frieda’s Cottage to Peerless Rockville and the timing of its subsequent
rehabilitation .

d. The Applicant shall produce a photographic record of development, starting with a
photographic record of the site as it appears before demolition and ending during construction.
These photographs shall comply with the following specifications:

i. Pre- demolition. Before issuance of the clearing, grading and demolition permit
the Applicant shall submit views of north, south, east and west facades of the buildi;xgs to be
demolished or reconstructed, as well as at least one photo of the site before any clearing or
grading including the existing physical relationship with adjacent buildings and streets. The
photographic record shall also include all historic aspects of the facades of the building to be
demolished or reconstructed. Applicant must comply fully with documentation and other
conditions of HDC Certificate of Approval Application HDC2005-00336 as approved July 21,
2005.

ii. Cleared site. Subsequent to demolition, the Applicant shall submit views of

the cleared site facing north, south, east and west, with adjacent buildings and streets included.
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