PLANNING COMMISSION

Wednesday, March 11, 2020
7:00 PM

Rockville City Hall

Mayor and Council Chambers
Meeting No. 06-2020

AGENDA

Charles Littlefield, Chair

Don Hadley Anne Goodman
Suzan Pitman John Tyner, |l
Sarah Miller Rev. Jane E. Wood

Jim Wasilak, Staff Liaison
Nicholas Dumais, Assistant City Attorney

1. Review and Action

A. Level 2 Site Plan STP2019-00367, for Approval of 29 Townhouse Units in
the King Farm Planned Development at 801 King Farm Boulevard; 8
Irvington Associates, LLC, Applicant

B. Ownership Plat Application PLT2019-00580, for Approval of an
Ownership Plat for 29 Townhouse Lots and One Common Area Lot in
the PD-KF (Planned Development - King Farm) Zone at 801 King Farm
Boulevard; 8 Irvington Centre, LLC, Applicant

C. Level 2 Site Plan STP2020-00393 Shady Grove Neighborhood Center,
Proposed Phase 1 Site Plan Implementing Previously Approved Project
Plan at 15825 Shady Grove Road in the MXE (Mixed Use Employment)
Zone; Lantian/1788/Shady Grove 31 Il LLC, Applicants

2. Commission Items

A. Staff Liaison Report
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B. Old Business

C. New Business

D. Minutes Approval

a) January 15, 2020
b) January 22,2020

E. FYl/Correspondence

3. Adjourn
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HELPFUL INFORMATION FOR STAKEHOLDERS AND APPLICANTS

l. GENERAL ORDER OF SESSION FOR DEVELOPMENT APPLICATIONS
1. Staff presentation
2. City Board or Commission comment
3. Applicant presentation (10 min.)
4. Public comment (3 min, or 5 min for the representative of an association)
5. Planning Commission Discussion and Deliberation
6. Decision or recommendation by vote

The Commission may ask questions of any party at any time during the proceedings.

1. PLANNING COMMISSION BROADCAST

e Watch LIVE on Comcast Cable Rockville Channel 11 and online at: www.rockvillemd.gov

e Replay on Comcast Cable Channel 11:
o Wednesdays at 7:00 pm (if no live meeting)
o Sundays at 7:00 pm
o Mondays, Thursdays and Saturdays at 1:00 pm
o Saturdays and Sundays at 12:00 am (midnight)

e Video on Demand (within 48 hours of meeting) at: www.rockvillemd.gov/VideoOnDemand.

1l. NEW DEVELOPMENT APPLICATIONS

e For a complete list of all applications on file, visit: www.rockvillemd.gov/DevelopmentWatch.

VL. ADDITIONAL INFORMATION RESOURCES
e Additional resources are available to anyone who would like more information about the
planning and development review process on the City’s web site at:
www.rockvillemd.gov/cpds.

Maryland law and the Planning Commission's Rules of Procedure regarding ex parte
(extra-record) communications require all discussion, review, and consideration of the
Commission's business take place only during the Commission's consideration of the item
at a scheduled meeting. Telephone calls and meetings with Commission members in
advance of the meeting are not permitted. Written communications will be directed to
appropriate staff members for response and included in briefing materials for all
members of the Commission.



http://www.rockvillemd.gov/
www.rockvillemd.gov/VideoOnDemand
http://www.rockvillemd.gov/DevelopmentWatch
http://www.rockvillemd.gov/cpds

SUBJECT:

RECOMMENDATION
(Include change in law or Policy if
appropriate in this section):

1.A

Agenda Iltem #:

A

Meeting Date:

March 11, 2020

Responsible Staff:

Brian Wilson

Level 2 Site Plan STP2019-00367, for Approval of 29
Townhouse Units in the King Farm Planned Development at
801 King Farm Boulevard; 8 Irvington Associates, LLC,

Applicant

Staff recommends approval of the application, based on the
findings and subject to the conditions in this staff report.
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1.A

Overview

Case: STP2019-00367, King Farm F-8 site
Location: 801 King Farm Boulevard

Staff: Brian R. Wilson, AICP

Planning & Development Services
240.314.8227
bwilson@rockvillemd.gov

Applicant: 8 Irvington Centre Assoc., LLC

Filing Date: October 25, 2018

Executive Summary

The applicant, 8 Irvington Centre Associates, has submitted a Level 2 Site Plan application to
allow for the construction of 29 townhouse dwelling units to be built at 801 King Farm
Boulevard (also known as the F-8 site). The subject property is located in the Irvington Centre
area of King Farm and is zoned PD-KF (Planned Development — King Farm). The site is located on
the north side of King Farm Boulevard, east of the intersection with Piccard Drive. The overall
property for this area contains an existing office building and parking garage, known as the F-4
site. The F4 property also includes the sites for the approved but unbuilt F-7 and F-8 office sites.

During the review of the proposed application, staff worked with the applicant to address
several issues related to the compatibility of the proposed residential townhouse development
with the existing office building and parking garage that exist on the property. Primary among
these concerns was ensuring that interior vehicular circulation functioned, and that vehicular
ways have the appearance of streets rather than driveways within a parking lot. In addition, the
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applicant agreed to provide supplemental landscaping in front of the existing parking garage to
help soften the view of the garage from the townhouses that face the garage.

The application has been fully reviewed for compliance with all relevant City codes and policies
(forest conservation, stormwater management, utility adequacy, and traffic and
transportation). Based on that review and the proposed findings and recommended conditions,
staff recommends approval.

The Planning Commission is the Approving Authority for Level 2 site plans, and the Commission
must make the findings listed in Section 25.07.01.a.3 of the Zoning Ordinance to approve the
application.

1.A

Background

The resolution approving the King Farm Planned Development (Resolution No. 10-96) allowed
for the Mayor and Council to approve up to an additional 400 residential units within the
development, in addition to the 3,200 units approved by the resolution at buildout. At its
meeting of October 16, 2017, the Mayor and Council approved Resolution No. 8-17 that
allowed for up to 162 multi-unit dwellings in place of the approved but unbuilt F-7 and F-8
office buildings on this property, which also contains the existing F-4 office building and parking
garage.

Following approval, the applicant (King Farm Associates) requested an amendment to modify
the approved resolution to allow for up to 65 townhomes, rather than 162 multiple-unit
dwellings, on the F-7 and F-8 office sites. Resolution No. 5-18, which allowed for this change,
was approved by the Mayor and Council on May 24, 2018 (see Attachment A).

During the site plan review process, the applicant elected to withdraw the F-7 site from
consideration and move forward solely with the F-8 portion of the application. Thus, the total
number of proposed units has been reduced to 29, as reflected in the application now before
the Planning Commission.

Site Description

Master Plan Land Use: Comprehensive Planned Development
Zoning District: PD-KF, Planned Development - King Farm
Existing Use: Vacant Land

Parcel Area: F-8 is 0.934 acres (40,695 sq.ft.)

Dwelling Units: 29 Townhouse Units

Building Height: 44 feet

Parking: 48 spaces on-site and 15 spaces in the south parking lot

Surrounding Land Use and Zoning

Zoning | Planned Land Use Existing Use

North | PD-KF | Comprehensive Planned Development | F-4 Parking Garage
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1.A

East PD-KF | Comprehensive Planned Development | Senior Housing

South | PD-KF | Comprehensive Planned Development | King Farm Boulevard; Parkland

West | PD-KF | Comprehensive Planned Development | F-4 Office

Site Analysis

The F-8 site is part of a record lot that includes the F-4 office building, parking garage, and
surface parking lot, and is located at the northeast corner of Piccard Drive and King Farm
Boulevard. The F-7 site along Piccard Drive contains surface parking spaces, and the F-8 site is
currently undeveloped.

The Ingleside at King Farm senior living facility is located to the east of the property. Office
buildings are located to the north and west. South of the F-8 site, across King Farm Boulevard, is
property used for stormwater management and passive recreation that is public parkland. The
King Farm shuttle bus currently provides a connection to Shady Grove Metro Station and the
King Farm Village Center from the vicinity.

Project Description

The 0.93-acre F-8 parcel is proposed to accommodate 29 townhome units and is located along
King Farm Boulevard, east of Piccard Drive (see Attachments B through F). All of the proposed
units will have garage access off of an alleyway, with the frontage of the properties located
along either a public street (King Farm Boulevard), or an access drive that runs between the
units and the existing parking garage. Twenty-two units will be 16’ x 38’, with two units at 14’ x
38’. The five MPDUs (Moderately Priced Dwelling Units) are proposed to have a dimension of
14’ x 25’. All proposed townhouses will be four stories in height (44 feet).

The project is unique in that there are no proposed public rights-of-way within the
development, as the site was originally designed for three office buildings served by a common
parking garage accessed via on-site driveways. King Farm Boulevard (south) and Piccard Drive
(west) provide neighborhood access to public streets. Internal access to the units behind the
street side units are provided via alleys and the private drive aisles of the office parking lot.
Pedestrian access to properties fronting on public rights-of-way will be provided by existing
sidewalks along the frontage of King Farm Boulevard. The remainder of the lots will be accessed
by 4-foot-wide sidewalks providing pedestrian connectivity interior to the development.

The townhouse lots are proposed to be created by approval and recordation of an Ownership
Plat, as shown in the accompanying Ownership Plat application PLT2019-00580.

Previous Related Actions
e CPD95-0002 — Comprehensive Planned Development — Approved by Mayor and Council by
Resolution No. 10-96 on June 8, 1996, approving a concept plan for the 430.63 acres of the
King Farm development. This approval authorized 3,200 residential units with the ability to
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1.A

increase the number of dwelling units up to 3,600, with Mayor and Council approval, in
addition to office and retail development.

e CPD2003-02AC2 — Site plan approval for a 151,522-square-foot, six-story office building
with 3,595 square feet of retail space on the F-7 site and for a six-story, 157,642-square-
foot office building with 5,119 square feet of retail space on the F-8 site. This was an
amendment to CPD2001-002AC, which was the approval for the F-4 office building.

e Resolution No. 8-17 — On October 16, 2017 the Mayor and Council approved a
resolution to allow the applicant to construct up to 162 multi-unit dwellings on the F-7
and F-8 properties, rather than the previously-approved office buildings.

e Resolution No. 5-18 — On May 24, 2018, the Mayor and Council approved a resolution to
allow the applicant to construct up to 65 townhouse units, rather than the previously
authorized multi-unit dwellings.

Project Analysis

Master Plan

The site is located within the King Farm Planned Development, which designates the planned
land uses for each area. The City’s Comprehensive Master Plan recommends that the concept
plan be followed as detailed applications are submitted for approval.

Within the King Farm concept plan for the Irvington Centre area of the development, the land is
designated for office use, with buildings of between 3 and 12 stories. The plan indicates that
300 of an allowable 400 optional residential units may be located within this area. The F-5 and
F-6 sites, previously approved in 2014, account for 129 of those 300 units. The F-8 site proposal
includes an additional 29 units, bringing the total number of optional units added into the
Irvington Center area to 158. Therefore, the request is consistent with the Comprehensive
Planned Development resolution and Zoning Ordinance requirements, which allows for
additional units to be added to this section of King Farm.

Infrastructure/ Adequate Public Facilities Standards (APFS)

As indicated above, the Comprehensive Planned Development and Annexation Agreement for
the King Farm development anticipated a total of 3,600! residential dwelling units. With the
adoption of Resolution No. 5-18, the Mayor and Council authorized up to 65 units presented
with this application. The availability of public facilities was determined at the time of the
original approval of the Comprehensive Planned Development, of which these units, pursuant
to the annexation agreement, were a part. Pursuant to Section 25.20.03.a.3 of the Zoning
Ordinance (below), the previous public facility determination associated with the original CPD
remains valid.

1 “The total number of residential units may not exceed 3,200 units’ provided, however, that the subject to the
approval of the Mayor and Council, the number of residential units may be increased to 3,600 dwelling units.
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1.A

3. Prior Approvals of Certain Developments - A determination of adequate public
facilities made prior to March 16, 2009 in connection with the approval of the following
developments under the zoning regulations in effect at the time remains valid for such
period as may have been determined by the Mayor and Council or the Planning
Commission, as applicable, at the time of approval: Comprehensive Planned
Development, Variable Lot Size Development, Cluster Development, Residential
Townhouse Development, Planned Residential Unit Development, I-3 Optional Method
of Development, Preliminary Development Plan, development pursuant to an optional
method of development requiring a Preliminary Development Plan.

Water and Sewer

Water and Sewer service is provided by the Washington Suburban Sanitary Commission
(WSSC). The Hydraulic Planning Analysis for this project was performed by WSSC and
approved on May 20, 2019.

Schools
The subject properties are located within the Gaithersburg High School cluster and are served
by Rosemont Elementary School, Forest Oak Middle School and Gaithersburg High School. Staff
notes that, although the adequate public facilities have been previously evaluated, there is
capacity at the high school and middle school levels, and a planned new elementary school in
the Gaithersburg HS cluster will add capacity to the elementary school level within the
evaluation period.

Transportation and Circulation

The applicant is seeking to develop the F-8 parcel with 29 residential townhouse units in
accordance with the adopted Resolution No. 5-18, in lieu of the unbuilt office building per the
approved Detailed Application CPD2003-01AC2. While the majority of the proposed townhouse
units will front a public street (King Farm Boulevard), several front on a sidewalk within a
proposed public use easement along an existing surface parking lot.

Access & Circulation

The access to the development will be provided from King Farm Boulevard and Piccard
Drive, via an existing private driveway that extends between Piccard Drive and King
Farm Boulevard. The entrance from King Farm Boulevard will maintain a public use
easement over it and will also maintain a four (4) foot wide sidewalk adjacent to the
townhouse sticks to create the appearance of a public street, rather than a private drive
accessing a parking lot.

Traffic

Trip generation for the development stated in the table below is a comparison between
the projected number of peak hour vehicle trips that will be generated for the approved
office use (approximately 162,723 square feet of office and retail) compared with the
proposed 29 residential townhouses:

Packet Pg. 9




1.A

Land Use Amount | Units AM Peak Hour PM Peak Hour Saturday Peak Hour
In | Out | Total In Out | Total [ In | Out | Total

Approved

Office 157,604 | Sq. Ft. 242 | 33 275 43 212 255 37 | 31 68

Retail 5,119 Sq. Ft. 3 2 5 9 10 19 13 12 25
Proposed

Townhouse 29 Units 3 16 19 29 14 43 19 16 35

Net Total Trip Differences (Proposed Vs. Approved)
Total -242 | -19 | -261 -23 -208 -231 | -31 | -27 -58

Based upon these calculations the proposed townhouse development would generate
substantially fewer peak hour trips than the approved but unbuilt office development,
thereby resulting in less impact on the local transportation network.

Bicycle/Pedestrian Access

Pedestrian access will be provided by existing sidewalks along Piccard Drive and King
Farm Boulevard. Both public streets are currently classified by the 2017 Bikeway Master
Plan as shared roadways.

Transit

There are multiple Montgomery County Ride-On bus routes, as well as the existing King
Farm shuttle, that provide transit service to the proposed development and to the
Shady Grove Metro Station. The Montgomery County Department of Transportation
(MCDOT) is currently studying provision of Bus Rapid Transit (BRT) service between
Downtown Bethesda and Clarksburg on the MD 355 (Rockville Pike/Frederick Road)
corridor. Finally, the concept plan for King Farm has identified the median of King Farm
Boulevard as the future alignment of the Corridor Cities Transitway (CCT).

Historic Resources
The site to be developed has been determined to have no historical significance through the
NRI/FSD (Natural Resource Inventory/Forest Stand Delineation) review process.

Environment

The F-8 property is currently open lawn, with some landscape trees of insignificant size. On the
east side, the property abuts a stream buffer that is also encumbered by a forest conservation
easement (FCE). There are no natural resources or sensitive environmental features on the
site. There are sensitive environmental features within the abutting FCE.

Forest Conservation
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1.A

The forest conservation requirement for the F-8 site was met through the overall Forest
Conservation Plan for the King Farm development. Because of this, these projects do not have
any onsite planting or preservation requirements under the Forest and Tree Preservation
Ordinance (FTPO). Since the site abuts an FCE, the project requires a Tree Save Plan be
submitted and approved. This plan will outline the forest and tree preservation measures
necessary to protect the abutting FCE and the nearby street trees.

Stormwater Management

Stormwater Management (SWM) for this project will be provided in compliance with
priority methods as established by code and as approved by the Development SWM
Concept approval dated January 31, 2020 (See Attachment G).

This project is being grandfathered pursuant to Chapter 19, Section 19-48(g) of the City
Code. Piccard Pond was originally approved by the City under SCP99-00043 to provide
guantity storage and retrofitted under SCP2004-00019 to provide water quality for its
entire contributing drainage area. The F-8 site is wholly contained within the
contributing drainage area to Piccard Pond where the SWM will be provided.

Partial on-site SWM is being provided by a combination of Environmental Site Design
Measures (ESD) including Micro-Bioretention Planter Box facilities. The remainder of
required SWM will be provided in the Piccard Pond.

Safe Conveyance

Safe Conveyance for this project will be provided in compliance with the Safe
Conveyance approval dated January 31, 2020 (see Attachment H). Safe conveyance is
provided through the public storm drain system in King Farm Boulevard.

Sediment Control

Erosion and Sediment Control for this project will be provided in compliance with the
Preliminary Erosion and Sediment Control approval dated January 31, 2020 (see
Attachment I).

Zoning Ordinance Compliance

The subject property is zoned PD-KF (Planned Development — King Farm) and is subject to the
development standards specifically approved for the Planned Development identified in
Resolution No. 10-96. The proposed development is consistent with the standards set forth for
the “Rear Loaded Garage Townhouse” as depicted on the King Farm Design Guidelines,
approved December 16, 1996 and revised on February 22, 1999.

Development Standard Allowed Proposed
Minimum Front Setback 6’ 6’
Minimum Side Setback 0’ 0’
Minimum Rear Setback 16’ 16’
Maximum Height 120 44’
Parking 1.7 spaces per unit 1.7 spaces per unit
MPDU 5 units 5 units
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Based upon staff’s review of the site plans, all applicable development standards have been
met. Although the proposed height of the townhouses is 44’, which is inconsistent with the 35’
residential height limit imposed for townhouses in King Farm within designated residential
areas, the underlying land use designation for the F-8 parcel, as approved by the Concept Plan,
is for office use, with a height range of between 3 and 12 stories. Staff finds that, given the
overall height of existing and potential buildings in this area, the proposed 44’ (4 stories) height
is consistent with the existing development and is appropriate given the range of building
height specified for this location by the Concept Plan. This same height determination was used
for the F-5 and F-6 townhouse sites on the west side of Piccard Drive, which were approved at a
maximum height of 45’.

Park

As part of the Mayor and Council authorization to allow for residential use on this property, the
applicant is required to provide a tot lot in the terminus park area at the end of King Farm
Boulevard, between the F-5 and F-6 residential townhouse developments.

Parking
The applicant has provided 48 parking spaces within the townhouse lots as garage spaces,

which meets the requirement for townhouse units of this type. In addition, there are fifteen
parking spaces reserved within the adjacent parking lot. Twenty-two on-street parking spaces
are also available on King Farm Boulevard and 25 on-street spaces on Piccard Drive are
available to residents and guests.

MPDUs

The proposed townhouse units add to the total number of units within the King Farm
development, and as such MPDUs are required. The applicant has proposed a total of 29 units,
which will include 5 MPDUs, in this application. Resolution No. 5-18 requires that 15% of the
units authorized by the application be MPDUs. The proposed development meets this
requirement.

Neighborhood compatibility

The property is located within the Irvington Centre section of the King Farm development. On
the original concept plan the Irvington Centre area was the primary office location for King
Farm. Subsequent amendments to the concept plan have included the F-5 and F-6 townhome
developments, Sheraton Hotel and the Ingleside at King Farm continuing care community
within the previously designated office area.

The adjoining and adjacent properties are commercial and office in nature. The proposed four-
story townhouse development represents a further departure from the office use designated
by the concept plan but continues the mixed-use concept that the F-5 and F-6 townhome
developments introduced. The approved concept plan does allow for the location of 300
residential units in the Office-designated areas.

1.A
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1.A

Design Guidelines

Pursuant to the concept plan, as approved by Resolution No. 10-96, a set of architectural
guidelines were approved to govern the overall design of the community. Implementation of
these guidelines for proposed construction is the responsibility of the King Farm architect. To
determine compliance with the design guidelines, the King farm architect has reviewed the
proposal and made a determination of compliance outlined in a letter dated December 31,
2018 (see Attachment J).

Community Outreach

Pursuant to Section 25.07.05 of the Zoning Ordinance, a Level 2 site plan requires that the
applicant reach out to the neighborhood and conduct two public area meetings: a pre-
application area meeting held during the pre-application process; and, a post-application area
meeting held following submittal of the site plan application. The project applicant has
complied with both requirements. Their pre-application area meeting was held on April 26,
2018, with 3 citizens attending. The post application area meeting was held on November 29,
2018. The applicant has also complied with the written and electronic notification requirements
of the Zoning Ordinance prior to this meeting.

Findings

In accordance with Section 25.07.01.3.b. of the Zoning Ordinance, a site plan that implements
all or a portion of an approved project plan is deemed to meet the findings for approval so long
as the site plan complies with the conditions and requirements of the approved project plan
and where the application will not:

i) Be detrimental to the public welfare or injurious to property or improvements in the
neighborhood;

There is nothing to suggest that the proposed townhouse development will be
detrimental to the public welfare or injurious to property or improvements in the
neighborhood. The neighborhood is designated by the Concept Plan for “Office” land
use, and the Mayor and Council gave their consent to allow up to 65 townhouse units
on parcels F-7 and F-8. Therefore, the residential use is established for this property by
Mayor and Council action. The surrounding development, which consists of office,
senior housing and residential townhomes will not be detrimentally impacted by the
proposed townhouses.

As discussed in the report, the proposed site plans provide adequate, yet limited,
connections to the neighboring King Farm streets. Additionally, as shown in the
Transportation Report, the proposed townhouse development will generate significantly
less traffic than the approved office development for this site.

ii) Constitute a violation of any provision of the Zoning Ordinance or other applicable law;
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1.A

The project complies with the PD-KF (“Planned Development — King Farm”) zone as
regulated by the approved Concept Plan for the King Farm neighborhood. Additionally,
the project is consistent with the design guidelines adopted for the King Farm
development. Compliance with the attached conditions will ensure that the project is
consistent with all other applicable law as determined through the development review
process.

i) Be incompatible with surrounding uses or properties

As indicated above, the surrounding uses and properties include office development,
the F-5 and F-6 townhomes to the west and the Ingleside at King Farm community to
the east. The subject site is currently undeveloped, but given the range of uses and
height of buildings in the immediate area, the proposed townhouse development will be
compatible in scale with surrounding buildings. In addition, the on-site driveways that
provide access to the townhouse units will have the appearance of public streets,
compatible with the mixed-use nature of this part of King Farm.

Conditions

Staff recommends approval of Site Plan STP2019-00367, based on the above findings and
subject to the following conditions:

Planning and Zoning

1. Submission, for approval of the Zoning Manager, of twelve (12) copies of the site plan (on
sheets no larger than 24 inches by 36 inches).

2. Submission, for approval of the Zoning Manager, of twelve (12) copies of the architectural
plans (on sheets no larger than 24 inches by 36 inches).

3. Submission, for the approval of the Zoning Manager, of twelve (12) copies of a coordinated
detailed landscaping plan (on sheets no larger than 24 inches by 36 inches).

4. The applicant shall sign and return the approval letter prior to the release of any permits.

5. The tot lot and all associated improvements shall be completed prior to the issuance of
building permits for the final section of townhomes.

Forestry

5. Submission, for review and approval, of a Tree Save plan that demonstrates protection of

the city parkland and Forest Conservation Easement along the east side of the project limits,
as well as any impacts to significant on-site trees.

Department of Public Works

6.

Submission for review, approval, and permit issuance by the Department of Public Works
(DPW) of the following detailed engineering plans, studies and computations, appropriate
checklists, plan review and permit applications and associated fees. The following plans
shall be submitted on 24"x36" City base sheets at a minimum scale of 1"=30"' unless
otherwise approved by DPW.
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10.

11.

12.
13.

14.

15.

16.

17.

1.A

a. Sediment Control Permit (SCP) - Submit Erosion and Sediment Control plans for all
disturbed areas;

b. Stormwater Management Permit (SMP) - Submit Stormwater Management plans for
on-site stormwater management;

c. Public Works Permit (PWK) - Submit plans for all work proposed within the King
Farm Boulevard right-of-way and within any existing or required City easements.
Plans must include a maintenance of traffic plan for vehicles and pedestrians.

Submission, for review and approval by the City Attorney's office prior to DPW permit
issuance, all necessary deeds, easements, agreements, dedications and declarations
including ownership plats. Drafts of the documents must be included with the initial
submission of the engineering plans and must be recorded prior to issuance of DPW
permits, unless otherwise allowed by DPW.
Post sureties for all permits based on the approved construction estimate in a format
acceptable to the City Attorney prior to the issuance of DPW permits. Approval is
coordinated through DPW staff.
DPW permits must be issued prior to issuance of building permits.
Comply with conditions of the Development Stormwater Management Concept
approval letter dated January 31, 2020.
Comply with conditions of the Preliminary Erosion and Sediment Control letter dated
January 31, 2020.
Comply with conditions of the Safe Conveyance Letter dated January 31, 2020.
Obtain all required plan approvals and permits from WSSC prior to issuance of building
permits.
Location of dry utilities shown on the Site Plan are conceptual. Unless otherwise
approved by DPW, the final layout of the dry utilities shall not impact the locations of
the proposed water, sanitary sewer, storm drain, SWM facilities, and other public
improvements. Obtain all required plan approvals from Dry Utility Agencies prior to
issuance of building permits.
Delineate limits of Public Access on Signature Set Site Plan and Ownership Plats. Limits
of Public Access are required to include sidewalks.
All internal traffic control devices (i.e. Signs, marking and devices placed on, over or
adjacent to a roadway or walkway) to regulate, warn or guide pedestrians and/or
vehicular traffic shall comply with the latest edition of the Manual on Uniform Traffic
Control Devices (MUTCD). The on-site signing and pavement marking plans shall be
submitted to DPW and approved by the Chief, Traffic and Transportation Division
(Approved plan shall be included in the signature set.)
The construction plans for the proposed Retaining Wall must demonstrate adequate
horizontal and vertical clearance for associated tie-backs. Tie-backs must not impact
units, proposed water, sanitary sewer, storm drain, SWM facilities, and other public
improvements. The retaining wall and tie-backs will require easements and a written
statement from the responsible HOA accepting and acknowledging maintenance
responsibility for the wall and tie-backs prior to issuance of building permits.
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Stormwater Management Approval Letter (PDF)
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Sediment Control Permit Letter (PDF)

King Farm Architect Review Letter (PDF)

Jim Wasilak, Zoning and Development Manager 3/4/2020

1.A
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1.A.a

Resolution No. 5-18 RESOLUTION: To amend Resolution No. 8-17
which_approved King Farm
Associates request for Additional
Residential Units at King Farm

WHEREAS, on July 8, 1996, the Mayor and Council approved Resolution No.10-
96 approving CPD 95-0002 (“Concept Plan Application™) for a comprehensive planned
development on 430.63 acres, more or less, called the “King Farm,” located east of
Interstate 270, north of Gude Drive, south of Shady Grove Road, and west of Frederick
Road (MD 355) in accordance with the plans submitted under the O-3 zoned
Comprehensive Planned Development Special Development Procedure Provisions of the
City of Rockville Zoning and Planning Ordinance (the “Approved Concept Plan”); and

WHEREAS, Resolution No. 10-96 approved, infer alia, 3,100,700 square feet of
office space and 3,200 residential units with the provision that the 3,200 residential ﬁnits
may be increased to 3,600 residential units subject to the approval of the Mayor and
Council; and

WHEREAS, King Farm was annexed into the City of Rockville from
Montgomery County, effective September 22, 1995, and an annexation agreement was
signed on August 7, 1995 by Helios/Towle LLC, now known as King Farm Associates,
and the Mayor and Council of Rockville to outline issues related to the future
development of the property (“Annexation

Agreement™); and

Attachment 1.A.a: Resolution No. 5-18 (2707 : STP2019-00367 King Farm F8 Townhouses)

Packet Pg. 17




1.A.a

Resolution 5-18 2

WHEREAS, the Annexation Agreement provides that the King Farm will, inter
alia, be developed with 3,200 dwelling units and that King Farm Associates as owner
may increase the number of residential dwelling units to be constructed at King Farm to
3,600 dwelling units, subject to the reasonable approval of the Mayor and Council of
Rockville; and

WHEREAS, the additional 400 dwelling units allowed by Resolution 10-96 and
the Annexation Agreement were included at the time the Comprehensive Planned
Development was reviewed by the Mayor and Council aﬁd were found to meet the
required findings of the Zoning and Planning Ordinance for approval, including the
availability of adequate public facilities; and

WHEREAS, the Approved Concept Plan consists of Resolution No. 10-96 and
all exhibits in Resolution No. 10-96 listed in Paragraph I thereof, including Exhibit 2A-
D, entitled “Land Use Plan™; and

WHEREAS, the Land Use Plan approved as part of the Approved Concept Plan
designates Irvington Centre, which includes Parcel F-7 and Parcel F-8, for use as
“Office — 3-12 stories” and provides that 300 residential units may be located in the
Office Designated Area;

and
WHEREAS, on August 4, 2003, the Mayor and Council approved Resolution

No. 25-03, approving Concept Plan Application CPD 1995-0002A (“First Amendment
Application™), to allow a maximum square footage of 175,000 square feet of hotel use,
including ancillary uses, as an alternative use to an equivalent amount of approved office

space in one of three undeveloped arcas; and

Attachment 1.A.a: Resolution No. 5-18 (2707 : STP2019-00367 King Farm F8 Townhouses)
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Resolution 5-18 3

WHEREAS, on March 14, 20035, the Mayor and Council adopted Resolution No.
6-05 approving Amended Concept Plan Application CPD 1995-0002A (“Second
Amended Concept Plan-Application”) to allow a maximum of 1,200,000 square feet of
independent living, assisted living, and/or nursing home uses, and related recreation and
commercial use facilities, as an alternative use to an equivalent amount of approved
office space in an undeveloped area (collectively, the Approved Concept Plan, First
Amended Concept Plan and Second Amended
Concept Plan hereinafter called the “Concept Plan™); and
WHEREAS, on September 9, 2013, the Mayor and Council adopted
Resolution No. 9-13 approving a request to allow for 144 townhouse units on King Farm
parcels F-5 and F-6 Irvington Centre; and
WHEREAS, on June 27, 2017, King Farm Associates filed a letter submission
with the Mayor and Council pursuant to the Annexation Agreement and Concept Plan
requesting approval of 162 residential units on two sites located in the Irvington Centre
office area of King Farm, identified as Parcels F-7 and F-8 (the “Residential Request™);
and
WHEREAS, on October 16, 2017, the Mayor and Council adopted Resolution
No. 8-17 approving the residential request for an additional 162 residential units; and
WHEREAS, on January 19, 2018, King Farm Associates submitted a request to
amend Resolution No. 8-17 by amending the number and type of residential units
approved for Parcels F-7 and F-8 from 162 multi-family dwelling units to 65 townhouse

dwelling units (“Request to Amend Resolution™); and

Attachment 1.A.a: Resolution No. 5-18 (2707 : STP2019-00367 King Farm F8 Townhouses)
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Resolution 5-18 4

WHEREAS, the Planning Commission, at its meeting of February 28, 2018,
reviewed the Request to Amend Resolution No. 8-17 and forwarded its recommendation
for approval to the Mayor and Council of Rockville; and

WHEREAS, notice was given that a public hearing on the Request to Amend
Resolution 8-17 by amending the number and type of residential units approved for
Parcels F-7 and F-8 would be held by the Mayor and Council of Rockville on March 19,
2018; and

WHEREAS, on March 19, 2018, the Request to Amend Resolution 8-17 came
up for hearing before the Mayor and Couneil; and

WHEREAS, the matter having been fully considered by the Mayor and
Coungcil, the Mayor and Council having decided that approval of King Farm
Associates’ request for 65 residential units located on Parcels F-7 and F-8 would
promote the health, safety and general welfare of the citizens of Rockville, the
Mayor and Council further finding pursuant to the Annexation Agreement, Concept
Plan, the Planning Commission recommendation from its meeting of February 28,
2018, and the public hearing of March 19, 2018 as well as the remaining matters
contained in the Record, that the development proposed by the Residential Request,
subject to the conditions, limitations, additions and modifications set forth herein,
maintains the findings made at the time of approval of the Approved Concept Plan
for the entire King Farm as follows:

1. Will not adversely affect the health or safety of persons who will reside or
work in the neighborhood of the proposed development; and

Attachment 1.A.a: Resolution No. 5-18 (2707 : STP2019-00367 King Farm F8 Townhouses)
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Resolution 5-18 5

10.

11.

12.

Will not be detrimental to the public welfare or injurious to
property improvements located or to be located in or adjacent to
the development; and

Will not be inconsistent with the intent or purpose of Article XII, Division
7, and the Concept Plan; and

Will not be contrary to the requirements contained in Division 5 of Article
XII; and

Will not overburden public services including water, sanitary sewer, public
roads, storm drainage or other public improvements; and

Complies with the development standards and requirements set forth in
Division 7 of Article XII; and

Complies with any applicable development staging and adequate public
facilities requirements included in the Concept Plan; and

Complies with the provisions of Chapter 25 of the Zoning and Planning
Ordinance; and

Will not be inconsistent with the Plan as said term is defined in Chapter 25
the Zoning and Planning Ordinance; and

1.A.a

of

Will not adversely affect the health or safety of persons residing or working in

the subdivision or neighborhood; and

Will be suitable for the type of development, the use contemplated, and
available public utilities and services; and

Will not unreasonably disturb existing topography, in order to minimize
stormwater runoff and to conserve the vegetation cover and soil,

Attachment 1.A.a: Resolution No. 5-18 (2707 : STP2019-00367 King Farm F8 Townhouses)
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Resolution 5-18 6

NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND COUNCIL
OF ROCKVILLE, MARYLAND, that Resolution No. 8-17 be and the same is hereby

amended as follows:

1. That Paragraph A of Resolution 8-17 is amended to read as follows:

A total of 162 -mutiple-unit-dwellings 65 townhouses dwelling units,

including 125 15 percent Moderately Priced Dwelling Units, may be

constructed on King Farm Parcels F-7 and F-8 in the Irvington Center

section for King Farm. YUp-te-120-dwelling-units-may be-construectedin

lot will be provided at Terminus Park.

Note: Strikethrough indicates material deleted
Underlining indicates material added

ok ok ok sk ok ook ok ok ok st ok ook ko ok ok odk ok ok ok

I hereby certify that the foregoing is a true and correct copy of a
Resolution adopted by the Mayor and Council at its meeting of April 30, 2018,

| Iiathleen Conway, Cit§ Clerk/Director o@uncil Operations

s

Attachment 1.A.a: Resolution No. 5-18 (2707 : STP2019-00367 King Farm F8 Townhouses)

Packet Pg. 22




1.Ab

LINOWES
AND | BLOCHER LLP

ATTORNEYS AT LAW

January 16, 2020 Barbara A. Sears
bsears@linowes-law.com
301.961.5157

Phillip A. Hummel
phummel@linowes-law.com
301.961.5149

By Hand

Mr. James Wasilak

Chief of Zoning

City of Rockville Department of Community Planning and Development Services
111 Maryland Avenue

Rockville, Maryland 20850

Re:  Site Plan No. STP2019-00367 — Level 2 Site Plan for 801 King Farm Boulevard,
Rockville (the “F-8 Parcel”)

Dear Mr. Wasilak:

King Farm Associates, LLC, owner and applicant (the “Applicant”) seeks to make minor
modifications to a Level 2 Site Plan application previously filed on November 29, 2018 and
revised on May 24, 2019. Specifically, Applicant proposes limited adjustments to the widths and
locations of certain townhouses proposed for the F-8 Parcel, make corresponding updates to
stormwater management and landscaping, remove the previously proposed development on 1503
Piccard Drive from the Application (the “F-7 Parcel”), leaving the existing development in place,
and identify a future potential second phase of redevelopment on a portion of Ownership Lot
AB-4. This letter updates the letter of justification submitted with the original filing.'

The Application will redevelop the F-8 Parcel with 29 townhouse dwellings, including 5
Moderately Priced Dwelling Units in lieu of the approved but unbuilt office building with ground
floor retail identified below (collectively, the “Project”). The Project will, among other things,
provide additional housing, including affordable units, near employment, services, and
transportation, offer a horizontal mix of uses within King Farm’s Irvington Centre neighborhood,
and incorporate architectural design that is compatible with existing development.

Attachment 1.A.b: Applicant Statement of Justification (2707 : STP2019-00367 King Farm F8 Townhouses)

' Some sections of the original letter are repeated for convenience, and a redline showing the
changes to the original letter is attached.
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Chief of Zoning

City of Rockville Department of Community Planning and Development Services
January 16, 2020

Page 2

Property Background

The F-8 Parcel is located in the City of Rockville (the “City”) and included in the
345,155 square feet area of land (or 7.9237 acres) identified as Parcel AB, Block M on a
subdivision plat recorded among the Land Records of Montgomery County on November 13,
2002 as Plat No. 22359 (the “Subdivision Plat”). The F-8 Parcel at 801 King Farm Boulevard
consists of Ownership Lots AB-1, King Farm: Irvington Centre subdivision. As shown on an
ownership plat identified as Plat No. 23627 recorded among the Land Records of Montgomery
County on May 25, 2007 (the “Ownership Plat”), the F-8 Parcel contains 40,695 square feet (or
0.9342 acres). The F-8 Parcel is zoned PD-KF (Planned Development-King Farm) and is located
along King Farm Boulevard north of Piccard Drive. The F-8 Parcel is currently unimproved and
abuts a multi-story office building to the west, a surface parking lot adjoining a parking structure
to the north, and open space to the east. The F-8 Parcel is proximate to existing office,
townhouse, hotel, and senior housing uses. The F-8 Parcel also offers convenient access to
Interstate 270, Maryland State Route 355 (MD 355), Interstate 370, the Intercounty Connector
(Maryland State Route 200), and numerous public transportation services, including Metrorail
Red Line service at the Shady Grove Metro. The F-8 Parcel is near many established
employment and retail uses.

Entitlement History

The over 400-acre King Farm site, which includes the F-8 Parcel, was annexed into the
City via an Annexation Agreement recorded among the Land Records on November 7, 1995 (the
“Annexation Agreement”). The Annexation Agreement provided that the King Farm
development would be developed pursuant to the City’s then existing Comprehensive Planned
Development procedures. Under the Annexation Agreement, a concept plan would provide for,
among other things, 3,200 dwelling units, with a potential increase to 3,600 dwelling units
“subject to the reasonable approval of Rockville.”

On July 8, 1996, the City adopted Resolution No. 10-96 approving Concept Plan
Application CPD95-0002 (the “Concept Plan” 2 Resolution No. 10-96 recognized, among other
things, that the total number of dwelling units may be increased from 3,200 to 3,600 “subject to
the approval of the Mayor and Council.” The development summary shown on the approved
Concept Plan noted that 300 of these potential additional 400 residential units may be developed
on the portion of the King Farm site designated for office use (presently known as Irvington

Attachment 1.A.b: Applicant Statement of Justification (2707 : STP2019-00367 King Farm F8 Townhouses)

2 The Mayor and Council has since approved two amendments to the Concept Plan in 2003 and
2005 permitting a hotel and independent living, assisted living, and/or nursing home uses in lieu
of approved office space.
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Centre). The Mayor and Council then adopted a resolution on September 9, 2013, pursuant to
the Annexation Agreement and Concept Plan approving a request to allow 144 townhouse units
on King Farm Parcel F-5 and Parcel F-6 within the Irvington Centre neighborhood of King Farm.
The Planning Commission subsequently approved separate site plans for 129 townhouses on
Parcel F-5 and Parcel F-6.

On May 14, 2007, the City issued a letter approving a detailed application for
comprehensive planned development CPD2003-02AC2 with two six-story office buildings
containing ground floor retail on the F-7 Parcel and the F-8 Parcel (the “Previous Approval®).
Specifically, the Previous Approval permitted, subject to certain conditions, one building
containing 151,522 square feet of office and 3,595 square feet of retail on the F-7 Parcel, as well
as one building containing 157,642 square feet of office with 5,119 square feet of retail on the
F-8 Parcel. These approved buildings have not been built on the F-7 Parcel and F-8 Parcel.

On June 27, 2017, Applicant filed a request for additional residential dwelling units on
the F-7 Parcel and F-8 Parcel. After the City adopted Resolution No. 8-17 on October 16, 2017
allowing the development of 162 multiple unit dwellings, Applicant’s agreement with a builder
to construct the approved additional residential uses unexpectedly terminated. Thereafter,
Applicant reached agreement with a new builder to develop the F-7 Parcel and F-8 Parcel with
townhouses instead. Thus, on January 19, 2018, Applicant submitted a letter requesting the
Mayor and Council amend Resolution No. 8-17 to permit the construction of 65 townhouse
dwelling units, including 15% Moderately Priced Dwelling Units (“MDPUs”) on the F-7 Parcel
and F-8 Parcel instead of the multiple unit dwellings. On April 30, 2018, the Mayor and Council
adopted Resolution No. 5-18 to approve the request for developing the F-7 Parcel and F-8 Parcel
with 65 townhouses, subject to the provision of a tot lot at Terminus Park.

Since the Mayor and Council’s approval, Applicant held a pre-application area meeting
on April 26, 2018 and filed a Pre-Application Meeting Application (the “PAM”) on July 13,
2018. City staff held a Pre-Application Development Review Committee meeting (the “PAM
DRC™) on August 22, 2018, which was attended by Applicant. Thereafter, Applicant filed the
Application on October 25, 2018, which was accepted by the City on November 1, 2018. City
staff then held a Development Review Committee meeting on November 29, 2018 and Applicant
held a post-application area meeting that same date. Since then, Applicant has filed revisions to
the Application with the City, the latest of which were submitted on May 29, 2019. The May 29,
2019 version, therefore, is the plan set that Applicant proposes to revise with this submission.

Attachment 1.A.b: Applicant Statement of Justification (2707 : STP2019-00367 King Farm F8 Townhouses)
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The Project

As noted on the submitted redlines, Applicant’s revisions to the May 29, 2019 version of
the Application are modest in scale. With respect to the F-8 Parcel, Applicant seeks to modify
the widths of some of the proposed townhouses while maintaining the overall number of
townhouses (29). As a result, the number of 16’ x 38" units increase (from 19 to 22), while the
number of 14’ x 38’ units and 14’ x 38’ MPDUs decrease (from 3 to 2 and from 7 to 5,
respectively). Despite the decrease in MPDUs, the Project is still providing 15% MPDUs (5 of
the overall 29) based on the removal of the F-7 Parcel from the Application. Accompanying
updates have been made to the landscape and stormwater management plans, as reflected in the
enclosed redlines. Lastly, Ownership Lot AB-4 east of the F-7 Parcel has been identified as a
future second phase of development.

The Project will transform an unimproved open area on the F-8 Parcel into a vibrant new
residential community containing 29 townhouses, 5 of which (or 15%) are proposed to be
MPDUs. These townhouse units are proposed to be offered in 14 foot and 16 foot widths to
respond to market demand and provide a range of homeownership options in the desirable King
Farm community. The Project also exceeds the required amount of parking by 5 spaces with 48
spaces internal to the F-8 Parcel and 15 spaces on the South Parking Lot directly adjacent to the
F-8 Parcel. The 15 parking spaces on the abutting South Parking Lot will be provided by
covenant for the exclusive use of the Project’s residents. There are also 5 spaces on the South
Parking Lot for visitor parking, with additional visitor parking opportunities available along the
on-street King Farm Boulevard spaces.

The Project continues to embrace principles of traditional neighborhood design to
provide compatible infill development in accordance with the Annexation Agreement, Concept
Plan, and Design Guidelines. Specifically, the townhouses will be served by alleys with rear
loaded garages in order for buildings to front King Farm Boulevard and frame the street.
Similarly, the Project’s alleys also continue to be designed to meet Type 5 Residential Alley
standards. The entrances to these alleys incorporate driveway apron design to match the King
Farm standard. The Applicant also maintains the T-turnaround on the F-8 Parcel for safe,
adequate, and efficient circulation. Therefore, the Project incorporates safe, adequate, efficient,
and visually pleasing circulation.

With respect to building design, the Project’s townhouses are also intended to include
large windows and prominent entries with attractive landscaping along street frontages to
promote a sense of community. The Project’s contemporary architecture, massing, and potential
building materials and color palate continue to complement the existing surrounding office
structures and townhouses while offering visual interest to convey a unique sense of place. The

Attachment 1.A.b: Applicant Statement of Justification (2707 : STP2019-00367 King Farm F8 Townhouses)
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proposed single-family building type also offers an appropriate transition between the
surrounding commercial buildings, mixed-use structures, multi-family buildings, and single-
family attached units to create variations in height. As discussed above, the Project incorporates
an appropriate amount of parking in garages, off-street spaces, and driveways.

The Project will also include high-quality amenities to future residents. Specifically, the
townhouses are presently designed to incorporate rooftop decks to offer opportunities for outdoor
gathering, reflection, and interaction. Additionally, the Project is proximate to numerous nearby
green areas, including Mattie Stepanek Park and Terminus Park, the latter of which will include
a future tot lot located at the end of King Farm Boulevard as shown in the submitted Application
materials for the Project and included in the first phase of development.

The Project’s townhouses will also place new residential uses close to existing
employment, retail, services, and public facilities to strengthen King Farm’s mixed-use
neighborhood fabric. The F-8 Parcel is convenient to a number of transportation facilities,
including being serviced by the King Farm Shuttle, which offers frequent access throughout the
King Farm community to the Shady Grove Metrorail Station, RideOn bus, and Capital
Bikeshare. The Project’s townhouses will also be proximate to many nodes of activity, including
King Farm Village Center, Upper Rock, and the Shady Grove Road and MD 355 corridors. By
encouraging non-auto modes of transportation, creating infill development in a mixed-use
neighborhood, and integrating state-of-the-art stormwater management facilities, the Project will
also advance environmental sustainability. In short, the Project will enhance the vitality of King
Farm, create new opportunities for homeownership (including units affordable to those making
less than area median income) near public transportation, retail, and jobs, offer a differing
architecture and product sizing, and strengthen the horizontal mix of uses within the Irvington
Centre neighborhood.

Community Outreach

On April 26, 2018, Applicant held a pre-application area meeting at the King Farm
Community Center, which was attended by approximately seven individuals. Applicant held a
post-application area meeting on November 29, 2018 at the King Farm Community Center.

Compliance with the Zoning Ordinance

The Project satisfies the requirements of Section 25.07.01.a.3(a) of the Zoning Ordinance
as follows.

Attachment 1.A.b: Applicant Statement of Justification (2707 : STP2019-00367 King Farm F8 Townhouses)
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The Project Will Not Adversely Affect the Health or Safety of Persons Residing or
Working in the Neighborhood of the Proposed Project

First, approval of the Project will not adversely affect the health or safety of persons
residing or working in the neighborhood of the proposed project in accordance with Section
25.07.01.a.3(a).i of the Zoning Ordinance. The Project proposes appropriate single-family infill
development that is well integrated with the surrounding community. ~As stated in the
Annexation Agreement and the Concept Plan, and as recognized by the Mayor and Council,
additional residential units are anticipated within King Farm’s Irvington Centre neighborhood.
The Project contains a thoughtful design including residential units that engage the street with
wide sidewalks, highly visible entrances, large windows, attractively landscaped front yards, and
appropriate setbacks. By placing additional residential uses near existing transit, employment,
and retail, the Project strengthens the horizontal mix of uses and promotes pedestrian and bicycle
activity. As stated in the Trip Generation Memorandum submitted with the Application, the
Project will also generate significantly less traffic than the office and retail uses in the Previous
Approvals granted for the F-7 Parcel and the F-8 Parcel.

The Project Will Not Be Detrimental to the Public Welfare or Injurious to Property
or Improvements in the Neighborhood

Next, the Project would not be detrimental to the public welfare or injurious to property
or improvements in the neighborhood pursuant to Section 25.07.01.a.3(a).ii of the Zoning
Ordinance. The Project is consistent with the previously approved townhouses on King Farm’s
Parcel F-5 and Parcel F-6 along Piccard Drive to the west, expresses a contemporary
architectural design that is congruent with the appearance of the existing office buildings, and
offers an appropriate transition between the multi-family uses to the west, and the commercial
structures to the east. The Project’s convenient location near wide sidewalks with landscaping,
use of alleys serving rear loaded garages, and proximity to a grid network of streets offers safe,
efficient, and effective pedestrian, bicycle, and vehicular circulation. The Project promotes
sustainable development by offering new townhouses, including needed MPDUs, near
significant transportation infrastructure, employment opportunities, retail services, and public
facilities, as well as integrating modern stormwater management. As noted above the Project
will result in a considerable reduction in traffic over the Previous Approvals for the FF-7 Parcel
and the F-8 Parcel. The Project also includes appropriate parking facilities and will locate new
residents proximate to existing and planned public transit and bicycle facilities. Furthermore, the
Project’s proposed uses will provide new residents to support existing retail in King Farm
Village Center and Upper Rock. Additionally, the Project still includes street trees and plantings
to provide visually attractive landscaping and screening for the proposed townhouses.

Attachment 1.A.b: Applicant Statement of Justification (2707 : STP2019-00367 King Farm F8 Townhouses)
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The Project Will Not Overburden Existing and Programmed Public Facilities

Additionally, the Project will not overburden existing and programmed public facilities as
set forth in Article 20 of the Zoning Ordinance and as provided in the adopted Adequate Public
Facilities Standards in accordance with Section 25.07.01.a.3(a).iii of the Zoning Ordinance. Per
Section 25.20.04.a of the Zoning Ordinance, “[a]ny Planned Development identified in Section
25.14.07 of [the Zoning Ordinance] is deemed to satisfy the Adequate Public Facilities
Standards[.]® King Farm is such a Planned Development project. See § 25.14.07.c.2 of the
Zoning Ordinance (identifying PD-KF — King Farm as a “principally mixed-use residential and
commercial development”). The adequacy of public facilities, including transportation, water
and sewer service, and schools are comprehensively addressed in the Annexation Agreement
and/or Concept Plan.

The Project Will Not Adversely Affect the Natural Resources or Environment of the
City

Furthermore, the Project will not adversely affect the natural resources or environment of
the City of surrounding areas under Section 25.07.01.a.3(a).iv of the Zoning Ordinance. The
Project will enhance sustainability by, among other things, reducing reliance on the automobile
by locating new housing (including 15% MPDUs) near public transit and bicycle facilities,
achieving infill development proximate to existing employment, retail and services, and
integrating environmental site design to the maximum extent possible. Although stormwater
management for the entire King Farm development is comprehensively covered in the
Annexation Agreement and Concept Plan approvals, with considerable stormwater infrastructure
already constructed on King Farm, the Project has submitted a Development Stormwater
Management Concept Package (the “SWM Concept”), which has been updated to reflect
proposed plan revisions. Additionally, Applicant has submitted a landscape plan with the
Application that also reflects plan revisions to incorporate numerous shade trees (including street
trees), ornamental trees, shrubs, grasses and perennials to create an attractive and
environmentally sustainable community.

The Project Will Not Be In Conflict with the Master Plan

Under Section 25.07.01.a.3(a).v of the Zoning Ordinance, the Project will also not be in
conflict with the City’s 2002 Comprehensive Master Plan (the “Comprehensive Plan”). The

3 As neither the Annexation Agreement nor the Concept Plan specify the number of years that
public facilities are deemed adequate, the validity period ends 25 years from November 1, 2005
(or November 1, 2030). § 25.20.04.a of the Zoning Ordinance.
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Project is consistent with the Comprehensive Plan’s description of King Farm as a “neo-
traditional neighborhood designed with a grid street pattern and a mixture of uses and housing
types incorporated into the design.” Comprehensive Plan, pg. 11-58. The Project’s provision of
residential uses close to multiple public transit options, as well as the inclusion of pedestrian and
bicycle friendly design achieves the neighborhood’s accommodation of “multi-modal
transportation needs with sidewalks, bikeways, and a connection to the Metro system.” Id. By
providing development that conforms to King Farm’s governing documents, the Project achieves
the Comprehensive Plan’s recommendation to “[flollow the [Cloncept [P]lan as [site plans] are
submitted for approval.” Id. at 11-58.

The Project Will Not Constitute A Violation of Any Provision of the City Code or
Other Applicable Law

Furthermore, the Project will not constitute a violation of any provision of this Code or
other applicable law in conformance with Section 25.07.01.a.3(a).vi of the Zoning Ordinance.
As shown on the concept site plan included in the Application, the Project will meet the
development standards as covered in the Concept Plan and be consistent with the Design
Guidelines, as it relates to, among other things, building height, setbacks, parking, character,
architecture, and landscaping. Compliance with all applicable laws, such as relevant Zoning
Ordinance provisions, Chapter 10.5 of the City Code (Forest and Tree Preservation), and Chapter
19 of the City Code (Sediment Control and Stormwater Management) will be confirmed during
development review of the Application.

The Project Will Not Be Incompatible With The Surrounding Uses or Properties

Lastly, the Project will not be incompatible with the surrounding uses or properties under
Section 25.07.01.a.3.(a).vii of the Zoning Ordinance. As stated above, the Annexation
Agreement and the Concept Plan anticipated additional residential units, such as the Project’s 29
townhouses, within King Farm Irvington Centre’s neighborhood. The Project has been
intentionally designed to conform to the Concept Plan’s development standards and the Design
Guidelines, including the alley cross-sections incorporated in the Project. The Project’s single-
family residential uses bolsters the horizontal mix of uses, including commercial, multi-family
dwellings, retail, and parks, within the surrounding community. The Project’s structures offer a
suitable variation in building heights between the existing office, multi-family, and mixed-use
structures within King Farm and Upper Rock. Additionally, the Project includes an appropriate
amount of parking spaces to serve future residents and visitors. Furthermore, the Project will
generate less traffic than the Previous Approval for the F-7 Parcel and F-8 Parcel, convey a
contemporary architectural style that is harmonious with existing buildings, and frame the street

Attachment 1.A.b: Applicant Statement of Justification (2707 : STP2019-00367 King Farm F8 Townhouses)
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with prominent entrances, significant amounts of transparency, attractive landscaping, and
comfortable sidewalks.

We look forward to continue to work with you on the Application, which will bring
mixed-use, transit-oriented, and infill development in the heart of Rockville’s King Farm
neighborhood. Please feel free to contact us if you have any questions.

Very truly yours,
LINOWES AND BLOCHER LLP

S Love A Sears

Barbara A. Sears

Aty Nl

Phillip A. Hummel

/0/?’ 4.

Enclosures

cc: Ole Kollevoll
Ken Wormald
Mike Wiley
Jim Soltesz
Dana Chiao
Dan Pino
Chris Kabatt
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R
Rockville

Get Into It

I11 Maryland Avenue | Rockville, Maryland 20850-2364 | 240-314-5000
www.rockvillemd.gov

January 31, 2020

M:t. Olav B. Kollevoll, Jr.

Seven and Eight Irvington Center Associates, L.L.C.
8330 Boone Boulevard, Suite #460

Vienna, Virginia 22182

SUBJECT: 801 King Farm Boulevard, King Farm Irvington Center F8, Revised Development SWM
Concept, SMC2019-00002, STP2019-00367

Dear Mr. Kollevoll:

The conditional Development Stormwater Management (SWM) Concept issued on June 13, 2019, for the
above referenced site is being revised based on changes to the area of disturbance on the Site Plan. Staff has
determined that the Development SWM Concept, as described below, achieves the required level of on-site
Environmental Site Design (ESD), Pz = 0.6 inch equivalent to 27 percent of the required ESDy, as
established by the Pre-Application SWM Concept letter dated September 24, 2018. This letter supersedes the
previous Development SWM Concept approval letter listed above.

This site is 7.92 acres and is identified as Parcel F8, Block M, of the King Farm Irvington Center Subdivision
situated at the intersection of King Farm Boulevard and Piccard Drive. The proposed development includes
construction of 29 townhouse dwellings. The property is located in the Watts Branch Watershed and is zoned
PD-KF (Planned Development — King Farm). The on-site soils are predominately Glenelg Silt Loam of the B
hydrologic soil group.

According to Chapter 19, Section 19-2 Definitions of the Rockville City Code (Code), the site qualifies as
Redevelopment because it proposes construction on a property where existing site imperviousness is greater
than 40 percent of the site. The property is currently 64 percent impervious.

In accordance with Chapter 19, Section 19-45 of the Code, SWM is required to be provided for all new and
replacement impervious area within the disturbed area because the land disturbing activity involves less than
50 percent of the site. According to the submitted concept, the total on-site impervious area subject to SWM
is 0.87 acre.

According to Chapter 19, Section 19-46 (b), the imperviousness in the portion of adjacent King Farm
Boulevard and Piccard Drive may be excluded from the contiguous Right-of-way (ROW) to be treated
because SWM has been previously provided through currently acceptable SWM systems. According to the
submitted Concept, the existing Piccard Pond provides the SWM treatment to the King Farm Boulevard and
Piccard Drive ROW, therefore the total impervious area in the adjacent ROW subject to SWM is 0.00 acre.

Attachment 1.A.g: Stormwater Management Approval Letter (2707 : STP2019-00367 King Farm F8 Townhouses)

Mayor Bridget Donnell Newton | Councilmembers Monique Ashton, Beryl L. Feinberg, David Myles, Mark Pierzchala
City Manager Robert DiSpirito | City Clerk/Director of Council Operations Sara Taylor-Ferrell | City Attorney Debra Yerg Daniel
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January 31, 2020
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Your proposed Development SWM Concept, as shown on the attachment, is summarized as follows:

ON SITE SUMMARY

Proposed new or replacement impervious areas ate summarized as:
® Residential Uses — 29 Townhomes.
® DPublic/Private Infrastructure — Roadways, Sidewalks, Parking.

Total on-site impervious atea subject to SWM = 0.87 acre.

Environmental Site Design Measures
¢ The Concept proposes to provide a Pe = 0.61 inch equivalent to 28 percent of the
required ESDv in the following measures:
0 Three Micro Bioretention Planter Box Facilities.

e Summary of ESD
o Total ESDv provided = 1,858 cubic feet cf.
o Total ESDv required = 6,681 cf.
0 Percentage of ESDv provided = 1,858 cf./6,681 cf. = 28 percent.

Structural Measures and/or Alternative Measures

Staff has determined that ESD exceeds levels established with the Pre-Application SWM Concept approval.
The remainder of the ESDv for on-site is being managed by Piccard Pond. The existing pond was retrofitted
in 2004 to provide water quality volume (WQv), channel protection volume (Cpv), and 10-year flood control

(Qp1o) for the proposed site.

ROW SUMMARY
Structural Measures and/or Alternative Measures

SWM for impervious area in the adjacent public ROW of King Farm Boulevard and Piccard Drive is not
required by this Concept because it is provided by Piccard Pond, which was constructed by SCP99-00043.

CONDITIONS OF APPROVAL

This Development SWM Concept is conditionally approved subject to the following conditions, which must

be addressed at the stages in the process as indicated below:

1. Submit a Stormwater Management Permit (SMP) Application, including the application and plan
review fee, which is based on an initially submitted SWM construction estimate, in conjunction with
detailed SWM plans and computations signed and sealed by a Professional Engineer (PE) licensed in
the state of Maryland, except as otherwise noted, for review and approval by the Department of

Public Works (DPW).

1.A9

Attachment 1.A.g: Stormwater Management Approval Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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The submitted material must:
a.  Demonstrate compliance with this Concept including locations, types, and sizing of ESD
measures.
b. Include computations and construction details for review and approval by DPW:
1. Design shall be in conformance with the latest version of the Montgomery County

Department of Permitting Services Design Specifications for micro-bioretention

facilities. Deviations from the specification must be approved by DPW.

Computations and plans must show the ESDv water surface elevations.

. Utilize flow splitters, curb cuts, or other methods approved by DPW to direct
runoff for required volume to the micro-bioretention planter box facilities.

iv. Overflow structures and underdrains within the micro-bioretention planter box
facilities must be shown on the SWM construction plans and approved by DPW.

v.  Where proximity of the micro-bioretention planter box facilities to the townhomes
is less than 10-feet, a licensed geotechnical engineer must determine if any special
treatment, including impermeable liners, is required. Evidence of such investigation
and recommendations must be provided with the final engineering.

vi. Include the design, construction specifications, planting media depth, planting
media specifications, planting schedule with types, sizes, and quantities of planting
material for the micro-bioretention planter box facilities.

vii. Plumbing plans for the townhouse buildings must clearly detail the routing of roof
runoff through the buildings to the planter boxes and must be provided to and
approved by DPW.

vili. Plan must show how roof runoff, where applicable, will bypass the planter box
facilities and connect to the storm drainage once the required ESD volume is
reached.

c. Include a landscape design that has been coordinated with the Forest Conservation Plan
(FCP), where applicable. The plan should include a planting schedule with types, sizes, and
quantities of planting material, planting details, and notes, sealed by a Registered Landscape
Architect. The plan should differentiate between what planting material will be approved,
bonded, and permitted with the SWM plan and what will be part of the Forestry Permit.
Identify paths for safe overland flow of the 100-year storm event with flow arrows.

e. Demonstrate that all components of the SWM system drain by gravity. Pumping of
stormwater will not be permitted.

f. Submit a SWM Database sheet for each facility.

2. The SWM facilities on-site shall be privately maintained. Submit to DPW staff a SWM Easement,
Inspection, and Maintenance Agreement (Agreement) for the proposed SWM measures. The SWM
Agreement is subject to review and approval by DPW and the City Attorney Office and is to be
executed by the property owner and other patties of interest. Access to the SWM facilities will be
determined in conjunction with final engineering and must be included in the SWM Agreement. The
SWM Agreement must be recorded in the Montgomery County Land Records prior to SMP permit
issuance.

3. Post financial security based on the final approved SWM construction cost estimate in a format
acceptable to the City Attorney, either by letter of credit or performance bond. Approval, which is
coordinated through DPW staff, is required prior to permit issuance.

4. Obtain approval of an FCP from the City Forester prior to DPW issuance of SMP and Sediment
Control permits.

P

Attachment 1.A.g: Stormwater Management Approval Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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1.A9

This SWM approval does not supersede or negate other required project approvals. The Concept approval is
contingent upon compliance of all other City and other governmental agency requirements including, but not

limited to, City Forestry, Traffic and Transportation, and Planning and Development Services.

Any significant changes to the proposed development may result in the requirement to submit a revised
Development SWM Concept with review fee for approval by DPW.

If you have questions, please contact Senior Civil Engineer Sean Murphy via email at
smurphy@rockvillemd.gov ot via telephone at 240-314-8535.

Sincerely,

4/% AR

ohn K. Scabis, PE
Acting Chief of Engineering

JKS/SKM/kmc

Attachment:  King Farm Seven and Eight Irvington Center, Development Stormwater Management
Concept, received January 16, 2020.

cc: James Woods, Engineering Supervisor
James Lapping, Principal Civil Engineer
Brian Wilson, Principal Planner
Andrea Murtha, Principal Planner
Barbara Sears, Linowes and Blocher, L.L.P.
Dan Pino, Soltesz, Inc.
SWM Concept file
Permit plan, SMC2019-00002, STP2019-00367
Day file

S:\Secretaries Folders\Letters\FY 2020\SWM Concept\King Farm\Rev Dev SWMC - SMC2019-00002, STP2019-00367 - Murphy - 1-31-2020.docx
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DRAINAGE AREA SUMMARY

Individual Facility Summary
ESD Drainage Area Imp. D.A. % of Imp. Provided ESDv Type of Facility
Facility sq. ft. sq. ft. Cover cu. ft.
ESD #1 8,725 8,281 95% 667 Planter Box
ESD #2 6,371 5,926 93% 51 Planter Box
ESD #3 6,950 5,489 79% 435 Planter Box
TOTALS 22,046 sqft 19,696 sqft 1,858 cu-ft
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111 Maryland Avenue | Rockville, Maryland 20850-2364 | 240-314-5000
www.rockvillemd.gov

January 31, 2020

Mzt. Olav B. Kollevoll, Jr.

Seven and Eight Irvington Center Associates, L.L.C.
8330 Boone Boulevard, Suite #460

Vienna, Virginia 22182

SUBJECT: 801 King Farm Boulevard, King Farm Irvington Center F'8; Revised Safe Conveyance,
SM(C2019-00002, STP2019-00367

Dear Mr. Kollevoll:

The conditional Safe Conveyance Study issued on June 13, 2019, for the above referenced site is being revised
based on changes to the area of disturbance on the Site Plan. Staff has determined that the existing
downstream storm drain system has the capacity to safely convey the proposed 10-year runoff from this
project and that no system upgrades or mitigating measures are required for this application and the proposed
development. This letter supersedes the previous Safe Conveyance Study approval letter listed above.

The Development Project consists of a 7.92-acre site identified as Parcel F8, Block M, of the King Farm
Irvington Center Subdivision situated at the intersection of King Farm Boulevard and Piccard Drive. The
proposed development includes construction of a residential development containing 29 townhouse units
with associated infrastructure. The property is in the Watts Branch Watershed and is currently zoned PD-KF
as it is part of the King Farm Planned Development. The predominant soils on the site are Glenelg Silt Loam,
which is classified as Hydrologic Soils Group B. The on-site impervious area subject to SWM is 0.87 acre.

The development proposes to connect the private on-site drainage system to the public storm drain system at
two different locations along the north side of King Farm Boulevard. The King Farm Boulevard storm drain
ultimately discharges into the regional Piccard Pond. Storm drain computations provided with the
Development Stormwater Management Concept Plan indicate the public storm drain system has adequate
capacity to safely collect and convey the runoff associated with the 10-year storm for the designed
contributing area, including the proposed development.

The Safe Conveyance Study is conditionally approved subject to the following conditions which must be
addressed at the stages in the process as indicated below:

Attachment 1.A.h: Safe Conveyance Approval Letter (2707 : STP2019-00367 King Farm F8 Townhouses)

Mayor Bridget Donnell Newton | Councilmembers Monique Ashton, Beryl L. Feinberg, David Myles, Mark Pierzchala
Ny City Manager Robert DiSpirito | City Clerk/Director of Council Operations Sara Taylor-Ferrell | City Attorney Debra Yerg Daniel
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January 31, 2020
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1. Applicant shall continue to demonstrate at final engineering that the existing storm drain system can
safely collect runoff from the 10-year event according to Montgomery County criteria. The proposed
connection will be reviewed in conjunction with the Department of Public Works (DPW) Public
Improvements Permit (PWK).

Applicant shall also demonstrate the on-site private storm drain system can safely collect and convey
runoff from the 10-year event according to Montgomery County ctiteria. The proposed private
system will be reviewed in conjunction with the DPW Private Improvements Plan (PWK) for on-site
infrastructure.

o

This approval does not supersede or negate other required project approvals. The approval is contingent
upon compliance of all other City of Rockville and other governmental agency requirements including, but
not limited to forestry, traffic and transportation, and planning.

Any significant modification, revisions, or alterations to the development program may result in the
requirement to submit a revised Safe Conveyance Study for approval by DPW.

If you have questions, please contact Senior Civil Engineer Sean Murphy via email at
smurphy@rockvillemd.gov or via telephone at 240-314-8535.

Sincerely,

’ ,éi /é/((/’%

hn K. Scabis, PE
Acting Chief of Engineering

JKS/SKM/kmc

cc: James Woods, Engineering Supervisor
James Lapping, Principal Civil Engineer
Jim Wasilak, Chief of Planning
Brian Wilson, Principal Planner
Barbara Sears, Linowes and Blocher, L.L.P.
Dan Pino, Soltesz, Inc.
SWM concept file
Permit plan SMC2019-00002; STP2019-00367
Day file

Attachment 1.A.h: Safe Conveyance Approval Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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January 31, 2020

M. Olav B. Kollevoll, Jr.

Seven and Eight Irvington Center Associates, L.L.C.
8330 Boone Boulevard, Suite #460

Vienna, Virginia 22182

SUBJECT: 801 King Farm Boulevard, King Farm Irvington Center F8, Revised Preliminary Sediment
Control Plan; SCP2019-00011, STP2019-00367

Dear Mr. Kollevoll:

The conditional Preliminary Sediment Control Plan (Plan) issued on June 13, 2019, for the above referenced
project is being revised based on changes to the area of disturbance on the Site Plan. Staff has determined
that the Plan demonstrates the integration of Erosion and Sediment Control and Environmental Site Design
measures into the Development Project, while protecting the natural resources, as required by Rockville City
Code, Chapter 19, Section 19-97. This letter supersedes the previous Preliminary Sediment Control approval
letter listed above.

The site is identified as Parcel F8, Block M, of the King Farm Irvington Center Subdivision located at 801
King Farm Boulevard. The site is currently an open green space. The proposed development includes
construction of 29 townhouse dwellings. The property is in the Watts Branch Watershed and is zoned PD-
KF (Planned Development — King Farm). The on-site soils are designated as Glenelg Silt Loam, which is
classified in the B hydrologic soil group.

The Plan incorporates the Maryland Department of the Environment (MDE) standard methods and practices
and includes a sequence of construction for demolition, building construction, stormwater management
construction, and construction of associated infrastructure. A copy of your submitted Plan is attached.

The Preliminary Sediment Control Plan associated with STP2019-00367 is approved subject to the following
conditions, which must be addressed at the appropriate stage in the City of Rockville’s (City) three-stage
Erosion and Sediment Control process:

Attachment 1.A.i: Sediment Control Permit Letter (2707 : STP2019-00367 King Farm F8 Townhouses)

1. Submit a Sediment Control Permit (SCP) Application, including the application and plan review fee,
which is based on the project’s limits of disturbance, in conjunction with a final engineering Erosion

Mayor Bridget Donnell Newton | Councilmembers Monique Ashton, Beryl L. Feinberg, David Myles, Mark Pierzchala
City Manager Robert DiSpirito | City Clerk/Director of Council Operations Sara Taylor-Ferrell | City Attorney Debra Yerg Daniel
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January 31, 2020

Page 2

N

and Sediment Control Plan for approval and permitting by the Department of Public Works (DPW)
prior to any construction or site disturbance.

The submission should:
a. Include all plans, computations, and supporting documentation as outlined in the City’s
Chapter 19, Regulations and Sediment Control Checklist (available on the City’s website).
b. Incorporate MDE standard methods and practices and include a sequence of construction
for excavation, building construction, stormwater management construction, and
construction of associated infrastructure.
Obtain all other required permits for sediment control and site disturbance prior to any site activity,
including the installation of Sediment Control and an MDE Notice of Intent (NOI) authorization.
Post financial security based on the final approved Sediment Control construction cost estimate in a
format acceptable to the City Attorney, either by letter of credit or performance bond. Approval,
which is coordinated through DPW staff, is required prior to permit issuance.

This Plan approval does not supersede or negate other required project approvals. The approval does not
imply or infer the approval of methods or the sequence of construction. Further, the approval is contingent
on meeting all other City and other governmental agency requirements including, but not limited to the
requirements of forestry, traffic and transportation, and planning.

Any significant modification, revisions, or alterations to the proposed development as shown on the attached

Plan may result in the requirement to submit a revised Preliminary Sediment Control Plan for approval by

DPW.

If you have questions, please contact Senior Civil Engineer Sean Murphy, via email at
smurphy@rockvillemd.gov ot via telephone at 240-314-8535.

Sincerely,

o ’

8

Jdmes Woods, P.E.
Engineering Supervisor

JDW/SKM/kmc

Attachment:  King Farm Seven and Eight Irvington Center, Preliminary Soil Erosion and Sediment

Control Plan, received January 16, 2020

cc: James Lapping, Principal Civil Engineer
Brian Wilson, Principal Planner
Andrea Murtha, Principal Planner
Barbara Sears, Linowes and Blocher, L.L.P.
Dan Pino, Soltesz, Inc.
Permit plan, SCP2019-00011, STP2019-00367
Preliminary Sediment Control file
Day file

S:\Secretaries Folders\Letters\FY 2020\Sediment Control Approval\King Farm\Rev SCP2019-00011, STP2019-00367 - Murphy - 1-31-2020.docx

LA

Attachment 1.A.i: Sediment Control Permit Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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BENNETT FRANK McCARTHY
ta v chlteoeoofs, [Fiie

1400 Spring Street, Suite 320, Silver Spring, Maryland 20910-2755

Office of the Community Architect
King Farm Citizens Assembly, Inc.
300 Saddle Ridge Circle

Rockville, MD 20850

31 December 2018

Tim McDonald
Penrose / King Farm Associates
8330 Boone Boulevard, Suite 460

Vienna VA 22182 JAN 22 2019

e
S g OB

wd ANU DEVELQ

Re: King Farm F7 F8 Townhouse Proposal r-ﬁ‘l‘;u-};' SERVICES Ly

Dear Mr. McDonald,

In my capacity as the King Farm Architect, I have reviewed the files and information listed
below for conformance with the approved King Farm Concept Plan and King Farm Design
Guidelines. T have provided comments to the team as the project has developed and the plans
have evolved in response. I find the plans to be in conformance with the terms and conditions
of the Concept Plan and the Design Guidelines.

Drawings Reviewed:

King Farm F7 F8 Site plan submission to the City dated 10.25.18 including:
Soltesz

- Cover Sheet

- Overall Plan

- F7Plan

- F8 Plan

- Landscape and Lighting Plans Sheets 1-10

- 18-1218_Garage Buffer Exhibit.pdf

- Revised Site Plan submission response to DRC Comments dated December 2018
Wormald

2018-10-05 King Farm Preliminary Site Plan Submission.pdf 6 Sheets
King Farm Presentation 10-10-2018.pdf 7 sheets

Task

The King Farm Community Architect assists the developer and City Staff by reviewing
development plans and proposed architecture for compatibility and compliance with the
Concept Plan and the Guidelines.

Review

King Farm Concept Plan: The plans proposed are in general conformance with the King
Farm Concept Plan including:

(301) 585-2222 www.bfmarch.com fax (301) 585-8917

Attachment 1.A.j: King Farm Architect Review Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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Tim McDonald, Penrose King Farm Associates

The proposed plan introduces residents who will further extend the (24 hour) daily
use to this area of King Farm.

The proposed townhouse use diversifies housing options throughout the
community, Townhouse housing by Michael Harris/Streetscape and Pulte is found
adjacent at the F5/F6 sites. Multi-family housing is found adjacent at Upper Rock,
and proposed to the east. The life care facility located nearby at KF Ingleside also
serves residents in the community. The townhouse housing continues to enhance
the mix of uses found in King Farm and does so in an area previously recognized by
the Mayor and Council as suitable for residential use, where housing was approved
(on the nearby F5 & F6 parcels).

The site location offers transit-oriented housing options in its adjacency to the
future Corridor City Transitway. Additionally, the site is well-served by KF
circulator buses that connect to Metro, as well as the local road and highway
networks.

The proposed access drives conform to the Concept Plan and other existing
conditions in King Farm.

The plan will further activate local streets and parks. The plan improves the
existing terminus park with additional facilities. As noted above, the residential
uses will provide more people at more times throughout the day. The mix of uses
will create synergy with the existing commercial restaurants and office uses found
in Irvington Center,

The plan enhances walkability, providing the opportunity for residents to walk to
work and shopping at the King Farm retail center and to activity nodes, such as the
King Farm park amenities and other public open spaces.

King Farm Design Guidelines: The plans proposed are consistent with the requirements of
the King Farm Design Guidelines including:

The proposed architecture conforms generally to the materials, forms and types
and building techniques shown in the Design Guidelines.
The proposed landscape plans conform generally to the materials, forms and types
and building techniques shown in the Design Guidelines.
The street and alley plantings conform generally to the materials, forms and types
and building techniques shown in the Design Guidelines.
The step, stoop and leadwalk layouts and approach to platform grading conforms
generally to the intent shown for the design relationship of the building front, entry
and yard to the street shown in the Design Guidelines.
The proposed alley and other screen fences are consistent with and conform to the
design standards shown in the Design Guidelines.
The siting generally conforms to that shown for rear loaded garage townhouses in
the Design Guidelines.
The alley lighting conforms to the intent for lighting shown in the Design
Guidelines.
The architectural style proposed for the Multifamily Building including:

o the proportion and orientation of window and door fenestration

o the consistency of street facades with entry at street level

Attachment 1.A.j: King Farm Architect Review Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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King Farm F7 F8 Proposal 31 December 2018 Page: 3 of 4
Tim McDonald. Penrose King Farm Associates

o well proportioned facades
o consistency of materials
- Complies with the intent shown in the Design Guidelines and is in harmony with
and complements the commercial and residential architecture found in adjacent
buildings on adjacent parcels.

Variance: Alternate Roof Form

The Design Guidelines state: "6. All TOWNHOUSE TYPES shall have roofs arranged in a
gable configuration only with the ridge of the gable parallel to the street." on page 3 in the
matrix for Roofs & Chimneys / Forms and Types.

The Miscellaneous portion of the Design Guidelines on this page states: "1. Variances from the
King Farm Design Guidelines may be granted by the Community Architect for the following:
architectural merit, site conditions. Others must be approved by the City Chief of Planning. The
developer retains the right to alter or change the design Guidelines as listed here per resolution."

The proposed townhouses for F7 and F8 appear to meet both conditions (although a variance
may be granted based on only one condition).

The architectural merit for these building elevations includes the following:
- quality elevation design and composition
- architectural quality features including
- detailed cornice materials
- detailed bay projections
- street facing roof terraces

The site condition of these townhouses located in the Irvington Center section of the community
among the flat roofed office buildings, flat roof hotel and flat roof townhouses provide the
opportunity to achieve compatibility for townhouse buildings to be designed with the proposed
similar, yet alternate roof form.

Both of these conditions provide sound reason for granting a variance to permit the proposed
townhouses with alternate roof form.

Building Permit Details

As the project proceeds and develops through building permit design, I look forward to working
with you further on issues including the final architectural details, including material selections
and finishes, building mounted and alley lighting, and retaining wall and railing materials and
design.

Summary:

The proposed F7 & F8 site plans and architecture comply with the intent and requirements of
the King Farm Concept Plan and King Farm Design Guidelines. 1 find the proposed
development to be a positive addition to King Farm and consistent with the vision of King Farm
as expressed throughout its governing documents and existing development pattern.

If you have any questions, please feel free to call me.

Attachment 1.A.j: King Farm Architect Review Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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Attachment 1.A.j: King Farm Architect Review Letter (2707 : STP2019-00367 King Farm F8 Townhouses)
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SUBJECT:

RECOMMENDATION

(Include change in law or Policy if
appropriate in this section):

1.B

Agenda Iltem #: B
Meeting Date: March 11, 2020
Responsible Staff: Brian Wilson

Ownership Plat Application PLT2019-00580, for Approval of
an Ownership Plat for 29 Townhouse Lots and One Common
Area Lot in the PD-KF (Planned Development - King Farm)
Zone at 801 King Farm Boulevard; 8 Irvington Centre, LLC,
Applicant

Staff recommends approval of the Ownership Plat application,
based upon substantial compliance of the ownership plat with
the Zoning Ordinance and subject to approval of the related
Site Plan (STP2019-00367).
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Case: Ownership Plat PLT2019-00580
Location: 801 King Farm Boulevard
Staff: Brian R. Wilson, AICP

Planning and Development Services
240.314.8227
bwilson@rockvillemd.gov

Applicant: 8 Irvington Centre, LLC
8330 Boone Blvd #460
Vienna, VA 22182

Filing Date: November 1, 2018

Executive Summary: The applicant has submitted an Ownership Plat application to create
additional ownership lots for the townhouse development on the F-8 property in King
Farm. A total of 30 ownership lots will be created on the F-8 site (existing Ownership Lot
AB-1). The submission of the Ownership Plat application is necessary to implement Level 2
Site Plan STP2019-00367 which is scheduled for consideration by the Planning Commission
immediately prior to this application. Per Article 21 of the Zoning Ordinance, the Planning
Commission is the Approving Authority for Ownership Plats.
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Background and Project Description

The property containing 801 King Farm Boulevard is a record lot known as Parcel AB, Block M of
the King Farm Planned Development, Irvington Centre subdivision, and contains 7.9 acres of
land. The property is located at the northeast corner of King Farm Boulevard and Piccard Drive,
and is zoned PD-KF (Planned Development — King Farm). The property was originally approved
for development of three office buildings along with structured and surface parking spaces in
2003. Accordingly, an ownership plat which reflected the approved site plan and containing six
ownership lots was approved by the Planning Commission and recorded among the land
records in 2007.

The application proposes to create additional ownership lots within existing Ownership Lot AB-
1 (801 King Farm Boulevard) to create the townhouse lots and associated maneuvering lanes
shown in Site Plan application STP2019-00367 via the ownership plat process. The F-8 site will
include 30 new ownership lots, one for the alleyway and 29 for the proposed townhome units
within Ownership Lot AB-1.

In accordance with the Zoning Ordinance, an ownership plat may be approved by the Planning
Commission in certain zones to allow for separate ownership, financing or phasing of a building,
group of buildings or site components on a site with multiple buildings or phases.

Site Description

Location: 801 King Farm Boulevard
Land Use Designation: Comprehensive Planned Development
Zoning District: PD-KF (Planned Development-King Farm)
Plat Area: Approximately 3.32 Acres
Current Use: Vacant Land and Surface Parking
Proposed Use: Townhouses

Zoning | Planned Land Use Existing Use

North | KF-PD | Comprehensive Planned Development | Parking Garage

East KF-PD | Comprehensive Planned Development | Stream Valley Park/Senior Living

South | KF-PD | Comprehensive Planned Development | King Farm Boulevard/Parkland

West | KF-PD | Comprehensive Planned Development | Office

Previous Related Applications
e CPD95-0002 — Comprehensive Planned Development — Approved by Mayor and Council
Resolution No. 10-96, a concept plan for the 430.63 acres of the King Farm development.
Approved on June 8, 1996. This approval authorized 3,200 residential units with the ability
to increase the number of dwelling units to up to 3,600, with Mayor and Council approval.
e Comprehensive Planned Development Detailed Application CPD2001-002AC, for approval
of an office building (F-4) at the northeast corner of the intersection of King Farm
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Boulevard and Piccard Drive; later amended to add two additional office buildings (F-7 and
F-8) by approval of the Planning Commission on March 28, 2007.

e STP2019-00367 — Pending site plan application to allow for 29 townhouse units on the F-8
site.

Analysis

Zoning Compliance

The proposal complies with the requirements for an Ownership Plat listed in Section 25.21.13
of the Zoning Ordinance. To be considered for an Ownership Plat, the subject property must
consist of a record lot shown on a plat recorded among the Land Records of Montgomery
County, Maryland and have a Site Plan approved for the entire site. Approval of Site Plan
STP2019-00367, as an amendment of the approved CPD Detailed Application, is a
recommended condition of approval of the proposed ownership plat.

The lots shown on an Ownership Plat do not constitute a resubdivision of the original record
lot, as it only achieves a division of the property for either financing or separate ownership,
where resubdivision into record lots is not feasible. The findings for creating ownership lots are
evaluated in the “Required Findings” section below.

Forest /Tree Preservation
An Ownership Plat does not constitute subdivision and, as such, is not subject to the Forest and
Tree Preservation Ordinance, but the related site plan must comply.

Required Findings

Section 25.21.13.b, Findings related to Ownership Plats, provides that “where more than one

(1) building or building component exists, or is to be located, on a tract of land, the Planning

Commission may approve an ownership plat if the Commission finds all of the following.”

1. The land is located in a zone other than the R-400, R-200, R-150, R-90, R-75, R-60, and
R-40 Zones, except that an Ownership Plat is permitted in the previously mentioned
zones if the property contains or is approved for a use other than single-unit detached
residential. The property is located in the PD-KF (Planned Development-King Farm)
Zone.

2. The Ownership Plat is reasonably necessary to accommodate the financing or separate
ownership of a building or group of buildings or building components on the tract of
land. The purpose of the division of existing ownership lots into additional ownership
lots, and ownership lots for each individual townhouse and alley, is to accommodate
separate financing and ownership of the properties within the existing ownership lot
scheme on the property. It would not be feasible to subdivide the property into record
lots because of the ownership lots and existing improvements that already exist on the
site.
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3. The subdivision into individual record lots for each building or building component is
not feasible because:

(a)

(b)

(c)

(d)

Setback, open space or lot size requirements or other development standards
of the zone reasonably preclude such subdivision;

It is not feasible to establish record lots on this property without major impacts
to existing development, due to the current ownership structure of the property.
Because of this, it is most practical to create ownership lots for the townhomes
rather than attempt to have all parties agree to new record plats for the
property. Subdivision would require that each lot meet all Zoning Ordinance and
other development requirements for stormwater management, landscaping and
parking requirements. However, the ownership plats allow for these features to
be provided within the record lot that will serve the development on the entire
property.

Amenity features required in the zone or pursuant to an approved use permit
or site plan for the tract are designed to serve the various buildings or building
components, or other design feature of the project are integrated among the
buildings or components;

The open space and public use space serve all ownership lots.

Density calculations or bonus densities allowed in the zone and approved in a
use permit or site plan are based on the area of the entire tract; or

The site is regulated by the King Farm Comprehensive Planned Development
resolution of approval and is therefore not subject to density bonuses or other
density calculations within the Ordinance.

The creation of ownership lines or financing lines is intended principally to
accommodate the separate ownership or financing rather than its formal
subdivision.

In this case, resubdivision to accommodate the sale or financing of individual
buildings on the property is not an option. As a result, an Ownership Plat affords
the property owners the ability to separately finance or sell each of the
townhouse lots. To assure compliance with the Zoning Ordinance on the
underlying record lot, the Ownership Plat process requires that the property
remain governed by a single Use Permit or Site Plan, which it is governed by
CPD2001-002AC, as amended by CPD2003-02AC2 and STP2019-00367, if
approved.

4, The Ownership Plat:

(a)

Will not constitute a violation of any provision of this Chapter or other
applicable law;

Adding ownership lot lines on the underlying record lot for separate financing or
ownership does not affect the conditions on the property and does not
constitute a violation of any provision of the Zoning Ordinance or other
applicable law;
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(b) Will not violate or adversely affect the Plan;
The ownership plat anticipates allowing for the existing office building and
parking garage to exist within the area separate from the proposed townhouses.
Any additional development would be required to be not in conflict with the
Master Plan and consistent with the PD-KF Zone, which implements the City’s
Master Plan for this area. Dividing the property into ownership lots will not
violate or adversely affect the Plan;

(c) Will not be unsuitable for the type of development, the use contemplated, and
available public utilities and services;
While this would be the first use of the Ownership Plat process to create
townhouse lots, approving the proposed Ownership Plat will not create any
condition where the development, the use contemplated, or public utilities and
services will negatively affect the property or the area; or

(d) Will not adversely affect the health or safety of persons residing or working in
the neighborhood;
The Ownership Plat will in no way adversely affect the health or safety of
persons residing or working in the neighborhood because it amounts to
ownership lines on the property’s plat to delineate separate portions for either
ownership or financing purposes. On the actual property, there will be no
indication that anything has changed and, as a result, the proposed Ownership
Plat will not adversely affect the health or safety or persons residing or working
in the neighborhood.

Recommended Conditions

1.

The Ownership Plat shall be submitted in an appropriate electronic format as specified
in Section 25.21.10.d of the City of Rockville Zoning Ordinance.

The applicant shall submit, for review by the City Attorney’s office, a Declaration of
Covenants and Easements for the Ownership Lots. The Declaration of Covenants and
Easements must be recorded prior to the plat and referenced on the ownership plats.
That bonds be posted and permits obtained from the Department of Public Works for all
public and private improvements in accordance with Section 25.21.15 of the City of
Rockville Zoning Ordinance.

Submission, for review and approval by the City Attorney’s office, of the terms and
location of all necessary easements for the implementation of STP2019-00367.
Easements include but are not limited to ingress/egress easements, stormwater
management easements and maintenance agreements, private storm drain easements,
Washington Sanitary Suburban Commission easements, utility easements, retaining wall
easements and public access easements, as applicable.

Submission, for review and approval by the City Attorney’s office, of the Amended and
Restated Declaration of Covenants and Restrictions referred to in Note 3 on the
ownership plats. The City’s review and approval authority over the document shall be
limited in scope to covenants, easements, restrictions, and terms that pertain to the
interests of the City or the public. Any subsequent amendments to provisions related to

1.B
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covenants, easements, restrictions, and terms that pertain to the interests of the City or
the public must be reviewed and approved by the City Attorney’s Office.

6. All easements and the Amended and Restated Declaration of Covenants and Restrictions
must be recorded in the Montgomery County Land Records prior to the issuance of any
building permit for the project.

Staff Recommendation
Staff recommends approval of the Ownership Plat application, based on compliance with the
criteria as described above, and subject to the recommended conditions in this staff report.

Attachments

Attachment 1.B.a: Location Map (PDF)

Attachment 1.B.b: King Farm Ownership Plat (F-8) (PDF)
Jim Wasilak, Zoning and Development Manager 3/4/2020
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1.B.a

Case Number: Consent for Residential Use address: Vacant Land on Piccard Dr. & King Farm B

Rockville

Maryland Project Name: Parcels F-7 & F-8 Irvington Centre at the King Farm

King
Farm)Stream
Valley/Park

Attachment 1.B.a: Location Map (2719 : PLT2019-00580, 801 King Farm Blvd)
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KING FARM BLVD

APPROVED - @SOLTESZ, INC.

WITHOUT COMMITMENT TO THE INSTALLATION OF WATER, SEWER AND STREETS

ROCKVILLE OFFICE
RECORDED _ _ ____________ 2 Research Place, Suite 100 Rockville, MD 20850 P.301.948.2750 F.301.948.9067
Engineering // Surveying // Planning // Environmental Sciences www.solteszco.com
CHAIR CITY MANAGER PLAT .
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SUBJECT:

RECOMMENDATION
(Include change in law or Policy if
appropriate in this section):

1.C

Agenda Iltem #: C
Meeting Date: March 11, 2020
Responsible Staff: Brian Wilson

Level 2 Site Plan STP2020-00393 Shady Grove
Neighborhood Center, Proposed Phase 1 Site Plan
Implementing Previously Approved Project Plan at 15825
Shady Grove Road in the MXE (Mixed Use Employment)
Zone; Lantian/1788/Shady Grove 31 III LLC, Applicants

Staff recommends approval of the proposed site plan, based
on the recommended findings and subject to the conditions
outlined within the staff report.
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Overview
Case: Level 2 Site Plan STP2020-00393, Shady Grove Neighborhood Center
Location: 15825 Shady Grove Road, 2092-2098 Gaither Road, 2 — 4 Choke Cherry Road
Staff: Brian R. Wilson, AICP

Development Review

240.314.8227

bwilson@rockvillemd.gov

Applicant:  Lantian/1788/Shady Grove 31, LLC

Filing Date: September 20, 2019

Executive Summary

The applicant, Lantian/1788/Shady Grove 31 LLC, has submitted a Site Plan application for the
implementation of Phase 1 of the previously approved Project Plan (PJT2017-0007) for the
Shady Grove Neighborhood Center. The Project Plan approval (Resolution No. 7B-19, see
Attachment A) allows for the construction of a mixed-use development consisting of
townhomes, multi-unit dwellings (apartments), retail, office, hotel and institutional uses. The
first phase of the proposal would result in the construction of 136 townhouse units. Located in
the southernmost quarter of the site, this phase also includes the construction of a one-acre
park area and stormwater retention pond.

The applicant proposes to develop 11.5 acres of the property in this first phase. The overall
property is approximately 31 acres in size and is located in the MXE (Mixed-Use Employment)
Zone. The site is adjacent to Choke Cherry Road on the south, and abuts the King Farm Planned
Development. Existing development on the overall site consists of seven office buildings
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containing 435,456 square feet. Phase | proposes demolition of two of the office buildings.

During the review of the proposed application, staff worked with the applicant to address
several issues related to implementation of the approved Project Plan. Central to the review
process was ensuring that the road system and demolition of existing office buildings was
planned and executed in a manner that maintained safe access between the planned roadways
and the office parking lots. In addition, staff worked with the applicant to ensure the open
space area around the pond was designed in a manner that facilitated safe pedestrian access to
the area for future residents.

The application has been fully reviewed for compliance with all relevant City codes and policies
(forest conservation, stormwater management, utility adequacy and traffic and transportation).
Based on that review, the proposed findings and recommended conditions, staff recommends
approval of the Site Plan. This also includes a recommendation of approval for a proposed
waiver of Chapter 21 of the Zoning Ordinance related to trees planted per residential lot, which
would reduce the number of trees required per lot from 3 to 1.5 as calculated in the aggregate.

The Planning Commission’s role is to conduct a review of the application at a public meeting
and make a decision on the proposed site plan regarding its consistency with the approved
Project Plan and Zoning Ordinance, as outlined in Section 25.07.01a.3(b).

Project Description

This Site Plan is the first phase in the implementation of the approved Project Plan (PJT2020-
00007). As part of a Project Plan, the applicant is required to submit a Level 2 Site Plan to
implement that approval (see Attachments B through H). The proposal includes 136
townhouses, 17 of which will be Moderately Priced Dwelling Units (MPDUs). The project
features traditional neighborhood design principles with alleyways designed to service garages
at the rear of each townhouse. Another aspect of this design is the development of an open
space mews area which will be located between Streets B and D. This will allow the units in this
area to front on open space, rather than a public road.

The townhouses will be either 16 feet or 20 feet wide. The applicant is also proposing to utilize
rooftop living spaces as part of the townhome design. Portions of the approved public street
network will be developed as part of this phase. Roads will be public and will include on-street
parking and a sidewalk system. A one-acre public park space will also be constructed around a
regional stormwater pond.
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Proposed Phase 1 Site Plan

1.C

Site Description

Master Plan Land Use:

Zoning District:
Existing Use:
Parcel Area:

Existing Building Floor Area:

Project Vicinity

Restricted Industrial / Office Park

MXE (Mixed Use Employment)

Office

Phase 1 -11.5 Acres (Total Site - 31 acres)

Surrounding Land Use and Zoning

435,456 square feet of office (total site)

Zoning Planned Land Use Existing Use
Restricted
North MXE Industrial/Office Park Office Use
Planned King Farm PD
East PD-KF Development (PD) single family and
townhomes
Restricted Upper Rock PD
South PD-UR Industrial/Office Park Apartment and
Grocery Store
West City of Gaithersburg City of Gaithersburg Retail Center
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Site

The overall site is 31 acres in size and includes four parcels located along Shady Grove Road
between Gaither Road and Choke Cherry Road: 15825 Shady Grove Road, 2092 - 2098 Gaither
Road, and 2 - 4 Choke Cherry Road. Zoned MXE (Mixed Use Employment), the property includes
office buildings and surface parking lots developed in the 1960s and 1970s. The property is
across the street from the Home Depot shopping center in Gaithersburg and directly abuts both
the King Farm Planned Development to the east and the Upper Rock Planned Development to
the south. The Phase being reviewed as part of this application is 11.5 acres in size and located
within the southernmost quarter of the site adjacent to Choke Cherry Road and the King Farm
Planned Development.

Project Analysis

Master Plan

The property is in Planning Area 15 (Research/Piccard/King Farm/Fallsgrove) in Rockville’s 2002
Comprehensive Master Plan (CMP). Page 12-14 of the CMP states that “The Research/Piccard
area is part of the Montgomery County High Technology Corridor” and the Land Use map
designates these parcels as Restricted Industrial/Office Park. The area is presented in the plan
as appropriate for office/industrial development, though it also notes that “Zoning in the
corridor permits certain commercial service activities such as banks and restaurants to support
the office/industrial development.”

The CMP also states that “There is redevelopment potential in the area on the sites that were
developed in the 1970s to a lower density than is currently allowed.” Furthermore, it
contemplates that an additional mix of uses may be appropriate. On Page 12-15, the CMP
states that the former I-3 (Industrial Park) Zone, which was the zone at the time, “contains an
optional method of development which allows a greater mix of uses and increased density in
proximity to planned or programmed transit stations in order to encourage use of those
facilities”, though careful consideration should be given to other plan principles and impacts on
surrounding areas.

Master Plan Compliance

With the adoption of the City’s Zoning Ordinance in 2009, the MXE Zone was created to
implement the Restricted Industrial/Office Park designation, previously implemented by the I-3
(Industrial Park) Zone. Development consistent with the standards of the MXE Zone can
therefore be deemed compatible with the Master Plan. The proposed plan would allow for a
mix of different use types in a compatible manner, which is a central goal of the MXE Zone. The
pedestrian orientation of the street layout, the location of proposed public open spaces and the
use of limited setbacks with the buildings to frame the street ensures that the proposal will
promote both walking and bicycling in the area.

The proposed project was found to be in compliance with the City’s Comprehensive Master
Plan at the time of Project Plan approval. Implementation of that Project Plan through the Site
Plan application process is also deemed compliant with the Master Plan as long as the Planning
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Commission determines that the proposal is consistent with Resolution No. 7B-19 and all

applicable ordinances.

Infrastructure/Adequate Public Facilities Standards (APFS)

Traffic

Trip generation for this portion of Phase One, consists of the number of vehicle trips
expected to be generated by the proposed 136 new townhouses, and the remaining
office uses on the overall site. For the purposes of calculating vehicle trips, the rates and
equations are consistent with those used in the approved Comprehensive
Transportation Review submitted with the Project Plan (PJT2017-0007) and approved by
staff. The Number of peak hour trips expected to be generated is summarized on table
below.:

Shady Grove AM Peak PM Peak Saturday
Development Hour Hour Peak Hour
Total Total Total
Approved Trip Caps Phase 1 644 1,327 1,042
Remaining office 233,587 | Sq. 390 357 101
Ft.
Proposed Townhouses 136 Units 68 101 83
Total site Trips with This portion of Phase 1 458 458 184
Remaining Phase 1 Trips (unallocated) 186 869 858

As shown in the table above, the remaining existing office uses and the proposed 136
new townhouses are expected to generate approximately 458 AM peak hour vehicle
trips, 458 PM peak hour vehicle trips, and 184 Saturday peak hour vehicle trips, all of
which are below the established peak hour trip caps.

Water and Sewer

The proposed development is located within the Washington Suburban Sanitary
Commission’s (WSSC) service area for water and sanitary sewer. The applicant will
construct a network of water and sanitary sewer infrastructure to serve the
development that complies with all WSSC requirements. The applicant received
approval of the Hydraulic Planning Analysis (HPA) by WSSC during the Project Plan
process. The applicant has recently applied for an HPA Amendment approval from
WSSC, which details the sewer and water service required for the development. The
amendment proposes to direct wastewater flow to the Watts Branch Sewershed and
into the City’s wastewater collection system. The City and WSSC have agreed to allow
the connection proposed in the HPA Amendment (see Attachment I).

Schools
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The proposal was reviewed for school adequacy at the time of Project Plan. Projected
student generation was found to be within the required threshold and therefore a
determination of adequacy with the APFO was made. The review conducted as part of
the Project Plan submission is detailed in the following paragraphs as a reference for
Planning Commissioners:

The subject property is served by the Gaithersburg High School cluster, including Rosemont ES,
Forest Oak MS and Gaithersburg HS. Using the Montgomery County Student Generation Rates
for Housing Types (dated January 1, 2017), the proposed development will generate the
following number of students: 146 students at the elementary school grade level, 63 students
at the middle school level, and 84 students at the high school level. Based on current student
generation rates, the residential dwellings in Phase One will generate 34 elementary school
students, 17 middle school students and 22 high school students.

In 2017, the Mayor and Council adopted amendments to the school standards of the APFS to
take into account individual schools in the capacity analysis. Also, in 2017, a provision was
approved allowing Project Plan applications submitted prior to the change to be tested with
the standard in effect at the time of application (January 20, 2017). As a result of the
amendment, this application is subject to the prior test, which considers student population
in the entire cluster at each school level. The analysis using the prior standard indicates that
school capacity is present at each school level, and therefore the application meets the
schools test.

School Test: Percent Utilization >120% = Moratorium
School Type Projected Students 100% MCPS Enroliment Cluster Cluster
(Gaithersburg 2020-21 Generated by Program Including Percent Percent
Cluster) Enrollment Proposed Capacity Proposed Utilization Utilization in
Development Development | in 2020-21 | 2020-21 with
Proposed
Development
Elementary School 4,549 146 4,160 4,695 109.3% 112.8%
Middle School 1,994 63 1,882 2,057 106.0% 109.3%
High School 2,451 84 2,407 2,535 102.0% 105.3%

Transportation and Circulation

Access & Circulation

The access to the new townhouse development will be provided from Choke Cherry
Road, via two improved north-south public roadways. The proposed Street “C” will be
constructed with a Business District Type Il cross section and will allow full movement to
and from Choke Cherry Road. Street “A” will be constructed as a residential street
without allowing any outbound left turns onto southbound Choke Cherry Road.

Bicycle/Pedestrian Access
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Pedestrian access will be provided by proposed new and wider sidewalks along Choke
Cherry Road and the proposed sidewalk along all internal streets as shown on the
submitted plan. On the west side of Choke Cherry Road, there currently exists a shared
use path that extends from Shady Grove Road south to Piccard Drive.

Transit

There are multiple Montgomery County Ride-On bus routes, as well as the existing King
Farm shuttle that can provide transit service to both the proposed development and the
Shady Grove Metro Station. The Montgomery County Department of Transportation
(MCDOT) is currently studying provision of Bus Rapid Transit (BRT) service between
Downtown Bethesda and Clarksburg on the MD 355 (Rockville Pike) corridor. Finally, the
concept plan for King Farm both has identified the median of King Farm Boulevard as
the future alignment of the Corridor Cities Transitway (CCT), which would also be a BRT
facility.

1.C

Historic Resources
Condition 7 of Resolution 7B-19 required the applicant to provide a report containing a

historical evaluation of the existing buildings located on the site. This condition has been met

and it has been determined the buildings have no historical significance.
Environment

Environmental Guidelines

The 31.1-acre site has an approved Natural Resources Inventory/Forest Stand
Delineation (NRI/FSD), which identifies all of the natural features in accordance with the
Forest and Tree Preservation Ordinance and the Environmental Guidelines. The site
does not contain forest, wetlands or 100-year floodplain. However, a perennial stream
daylights from an outfall near the southeastern property corner and a 125-foot stream
valley buffer consisting of 0.80 acres extends from the outfall. Due to the presence of
over 200 individual trees, the existing canopy coverage averages 18% over the entirety
of the site per the City’s Urban Tree Canopy GIS mapping page.

The applicant submitted and received a response from the Maryland Department of
Natural Resources (DNR) confirming there are no State or Federal records indicating
that the site contains rare, threatened or endangered species.

Forest and Tree Preservation Ordinance

The previously approved Project Plan submission to the City for redevelopment of an
existing office park to a mixed-use neighborhood center required compliance with the
City of Rockville’s Forest and Tree Preservation Ordinance. The City Forester’s office
approved a Natural Resources Inventory/Forest Stand Delineation plan on April 15, 2016
and a Preliminary Forest Conservation Plan on April 24, 2019.

Forest Conservation
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The forest conservation requirement for this project is based on the following:

e Tractarea: 31.1 acres

e Site zoning: MXE

e Existing forest: 0 acres

e Overall Afforestation required: 4.67 acres

e Overall Approved Fee-in-Lieu: 2.29 acres

e Phase | Afforestation required (37.07%): 1.69 acres
e Phase | Fee-in-Lieu required (37.07%): 0.85 acres

In accordance with Section 10.5-24 of the FTPO, the project applicant has received
approval to pay fee in lieu for 2.29 acres (49%) of the 4.67-acre afforestation
requirement. In an April 24, 2019 letter approving the Shady Grove Neighborhood
Center Preliminary Forest Conservation Plan (PFCP), the Principal Planner in Urban
Forestry approved the request. The fee-in-lieu of afforestation is to be paid in
installments during the implementation of Project Plan PJT2017-00007 through phased
site plans. The monetary contribution to be paid for each installment is determined at
the time of each phased site plan and calculated in accordance with the rates in effect at
the time of each site plan approval. Each respective installment payment is based on the
proportional amount of square footage of land being developed in each phased site plan
when compared to the 31.1-acre overall site. The Phase | Site Plan covers 37.07% of the
overall site and therefore requires a payment based on 37.07% of the approved fee-in-
lieu for afforestation for 2.29 acres.

The remaining Phase | Site Plan forest conservation requirement for this project is 1.69
acres. The project will plant 0.61 acres of forest to meet a portion of this requirement
within the public park space surrounding the proposed SWM pond in the southwest
corner of the project parcel. A Forest and Tree Conservation Easement and Declaration
of Covenants must be recorded among the Land Records of Montgomery County for the
long-term protection of the forest conservation area.

Minimum Tree Cover

The minimum tree cover requirement in the MXE zone is 15%, though it may be reduced
to 10% with the dedication of 5% of usable park land to the city. The project is
proposing to meet the 10% (3.11 acres) requirement with the dedication of two parks
within the site totaling 5% or (1.73 acres) of the tract area.

° Central Green 0.57 acres
° Pond Park 1.16 acres

Significant Trees/Specimen Trees
Significant trees are defined as trees located outside of a forest and being 12” DBH
(diameter at breast height) and trees located within a forest and being 24” DBH and
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greater. Specimen trees are defined as trees with a diameter equal to or greater than
30” DBH or trees that are 75% of the diameter of the state champion tree of that
species. Removal of significant trees requires written justification approved by the City
Forester in accordance with Section 10.5-21(c) of the FTPO. The site contains 178
significant trees, of which 10 trees are also considered specimen trees.

Significant trees:

The project proposes to remove all trees within the site except for one 36" black oak
located at the corner of Shady Grove Road and Gaither Road. The project replacement
requirementis 172 trees.

The project requires 172 significant replacement trees, but in accordance with Section
10.5-24 of the FTPO, the project has received approval for a fee-in-lieu payment for up
to 60 significant replacement trees. The remaining 112 significant replacement trees
must be planted within the project boundaries in locations in accordance with City
standards.

The significant tree replacement requirement for this project is based on the following:
° Tract area: 31.1 acres

° Site zoning: MXE

° Existing forest: 0 acres

° Overall Significant Replacements required: 172 trees

° Overall Approved Fee-in-Lieu: 60 trees

° Phase | Significant Replacement required (37.07%): 42 trees
° Phase | Fee-in-Lieu required (37.07%): 22 trees

As with afforestation, the fee-in-lieu for significant tree replacement may be paid in
installments during the build out of the project. The monetary contribution to be paid
for each installment will be determined at the time of each site plan. Each respective
installment payment will be based on the proportional amount of square footage of
area being developed with each site plan, regardless of the amount of significant tree
replacement planting to be installed with the specific phase. The amount of each
respective installment payment will be calculated in accordance with the rates in effect
in the Forest Conservation Manual at the time the site plan is approved. At each site
plan, the respective payment due must be paid prior to the issuance of any forestry
permit. At the final phase, if the applicant provides a site plan that requires less fee-in-
lieu than the maximum determined at PFCP, the payment for the final phase will receive
the adjustment.

In accordance with Section 10.5-21(e) of the FTPO, the project has received approval to
remove 9 specimen trees. The Forestry Planner has reviewed the fee-in-lieu request in
conjunction with the plan submission and found that the project meets the justification
criteria for the following trees:
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Site access:

e Trees 316,317,326 and 327 due to other City developmental standards

e Tree 343 due to ADA access and sewer requirements.

e Trees 255, 256 and 257 due to stormwater management features

Site conditions:

e Tree 279 due to proximity of tree to existing building and location of tree on
steep slope.

In accordance with Section 10.5-24 of the FTPO, the project has received approval to
pay fee in lieu for 60 significant replacement trees. The City Forester’s office has
reviewed the request in conjunction with the plan submission and found that the
project meets the justification criteria for the following limitations:

Other City development standards-stormwater management features:
e At least 60 ornamental trees could be planted where stormwater management
features are shown.

Soil augmentation per the city’s Forest and Tree Preservation Ordinance Notes will be
required prior to installation of new trees within existing green space or where
pavement was previously located. The current ordinance notes at the time of Final FCP
submission shall be included on the Final FCP.

Landscaping

Street Trees

The project has frontage on Gaither and Choke Cherry roads, which are City of Rockville
rights-of-way, and Shady Grove Road which is a Montgomery County right-of-way.
Street trees removed within the city’s rights-of-way are required to be replaced at a 1:1
ratio and shall be shown on both the Final FCP and the street tree and lighting plan in
addition to new street tree planting within proposed city rights of way. The applicant is
required to obtain permits from Montgomery County and Maryland DNR for removal of
trees within the Shady Grove Road right-of-way.

e Phase | Street Tree Removals: 3 trees (Choke Cherry)
e Phase | Street Tree Replacements: 15 trees (Choke Cherry)
e Phase | New Street Trees: 110 trees

1.C

Residential Lot Tree Reduction
A waiver request has been submitted for a reduction in the number of trees required per

residential lot (Sec. 25.21.21.b). The applicant has requested a reduction in this number from

three to 1.5 trees per lot (see Attachments J and K). This issue is addressed in more detail
elsewhere in this report.
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Noise

Noise levels that may be generated during construction must comply with maximum allowable
noise levels as referenced under Sec. 31B-6 of the Montgomery County Noise Ordinance.

Stormwater Management

Stormwater Management (SWM) for this project will be provided in compliance with
the Development SWM Concept Approval Letter (see Attachment L). The Development
SWM Concept Approval Letter lists project-specific conditions of approval. On-site SWM
is being provided by the applicant through the construction of a SWM pond dedicated
to the City of Rockville and in a combination of Environmental Site Design (ESD)
measures including planter box bioretention facilities, microbioretention facilities, and
bioswales. The SWM pond provides water quality treatment for 6.21 acres of on-site
impervious area during Phase 1, 19.0 acres of on-site impervious area for the ultimate
development, and 6.7 acres of off-site impervious area that drains through the property.
A monetary contribution is being provided by the applicant in lieu of providing on-site
guantity management and the remaining on-site water quality management.

Sediment Control

DPW staff has determined that the proposal demonstrates the integration of Erosion
and Sediment Control and Environmental Site Design measures into the development
project, while protecting the natural resources, as required by Rockville City Code (See
Attachment M).

Safe Conveyance

Staff has studied the adequacy of the storm drain system to accommodate runoff
created as a result of this project and has determined that the existing downstream
storm drain system has the capacity to safely convey the proposed 10-year runoff from
this project. No system upgrades or mitigating measures are required for the proposed
application (see Attachment N).

1.C

Zoning Ordinance Compliance and Regulating Specifications

The subject property is regulated in accordance with Resolution No. 7B-19, as approved by the
Mayor and Council. The applicant is permitted to construct up to 330 townhouse units on the

property (subject to conditions of the Project Plan approval). This phase of development

proposes 136 dwelling units, meaning that the applicant may construct up to 194 townhouse

units in future phases.

As part of the MXE Zoning District, the development standards for the townhouse units were
approved at the time of Project Plan to ensure a compatible pedestrian oriented urban form.
As such, Zoning Ordinance compliance review is specifically focused on consistency of the site
plan layout with the Project Plan layout, as presented in Resolution 7B-19. Setbacks, building
location, park location and the road layout were reviewed, and staff believes the proposed site

plan satisfies Condition 2 of Resolution 7B-19, as demonstrated in the following graphics:
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Public Parkland, Public Use Space and Open Area

As part of the MXE district, open space will be provided consistent with the Zoning Ordinance
and the approved Project Plan Resolution. This phase of the project includes 6.58 acres of open
space. Total open area for the entire site at buildout will be 9.47 acres. The first phase includes
development of the one-acre park area at the rear of the site. This park property will be
dedicated to the City and will connect to the City-owned open space in the adjacent King Farm
neighborhood. Staff worked with the applicant to ensure the stormwater pond built within the
park will be designed in a manner that allows for pedestrian access around the perimeter of the
pond.

Subdivision Regulations: Residential Lot Tree Planting Requirement
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The applicant has submitted a waiver request to Section 25.21.07 of the Zoning Ordinance. This
Ordinance standard would require the applicant to plant 3 trees per residential lot proposed.
The applicant has requested a waiver that would allow for 1.5 trees per lot based on the
aggregate tree total for this phase of development.

Phase 1 Future Site | Total in All Phases
Plan Phases
Number of Townhouse Lots 136 Lots 122 Lots 258 Lots
Trees Required Without Waiver 408 Trees 366 Trees 774 Trees
Number of Proposed Townhouse Lot | 291 Trees 96 Trees 387 Trees
Trees Provided on Overall Site
Waiver Requested (1.5 Trees Per Lot) | 117 Trees 270 Trees 387 Trees

As part of the Project Plan review, Mayor and Council acknowledged that the tree planting
constraints on the site would make it difficult to plant three trees per lot. In Condition 6 of
Resolution 7B-19 the following is noted:

“The Mayor and Council acknowledge that implementation of the approved Project
Plan’s urban townhouse design requires the grant of a waiver by the Planning
Commission of Section 25.21.21.b of the City Code pursuant to Section 25.21.07 of the
City Code to allow a reduction of the required trees per residential lot from 3 trees to 1.5
trees per lot, based on an aggregate of the on-site trees, and support such a waiver.”

The Planning Commission must review the requested waiver and the applicant’s justification
based on the standard outlined within the Zoning Ordinance, Section 25.21.07.b. The Ordinance
states the following:

“If the Planning Commission finds that undue hardship will result from strict compliance
with any requirement of this chapter, it may grant a waiver or modification from such
requirement so that substantial justice may be done if the public health, safety and
aesthetics, or general welfare will not be impaired and the waiver will not be contrary to
the intent and purpose of the plan or this chapter.”

The applicant has stated that the waiver is necessary to facilitate the urban, pedestrian form
proposed, as well as to accommodate the public improvements such as public roads and
parkland (See Attached Waiver Justification Letter).

Staff finds that the necessity of a tree-per-lot planting waiver was acknowledged and
specifically identified within the Mayor and Council Resolution of Approval. The Mayor and
Council recognized the design and density of the project would necessitate a reduction in the
number of trees provided on each residential lot. In reviewing the proposed development, it is
evident that the design of the townhouse lots and the limited amount of planting area (see
example below) makes it impossible to accommodate multiple tree plantings on each lot.
Further, the applicant sacrificed a significant amount of planting area within the park when they
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agreed to construct a regional stormwater pond to accommodate stormwater from areas
outside of the site. This infrastructure improvement, made at the request of the City during the
Project Plan phase, also reduced the area available for tree planting. This is relevant because
the City has typically allowed trees that could not be placed on the lot to be planted elsewhere
on the project site, typically within common area.
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Proposed lots have no planting area in the rear yard due to the garage accommodation and
limited area in the front yard to accommodate multiple tree plantings.

Due to the above-stated reasons, staff recommends approval of the proposed tree planting
waiver. The waiver will not be contrary to the intent and purpose of the plan and will allow for
the implementation of the approved Project Plan, which was previously deemed consistent
with the City’s planning goals. The applicant is still required to provide a substantial number of
tree plantings on the site, including afforestation, minimum tree coverage, significant tree
replacement of the FTPO as well as street tree planting requirements.

Moderately Priced Dwelling Units (MPDU) Ordinance

The applicant will provide a minimum of 12.5% of the residential units as MPDUs. Staff worked
with the applicant to ensure the MPDUs were adequately distributed throughout this phase of
development. As part of this phase, 17 MPDUs will be constructed.

Parking
In addition to providing off-street parking per the Zoning Ordinance (2 spaces per unit), on-

street parking (52 spaces) is also proposed throughout the site. Parking is proposed on one side
of Street “A”, “B” and “D”. Street “C” is the only street that maintains parking on both sides.
The applicant has indicated that parking garages within the future mixed-use portion of the
development will be available to visitors for the townhouse area. The extent of the availability
of structured parking for visitors will be determined at the time those phases are proposed.
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Staff also reviewed the parking calculations for the office buildings that will continue to operate
on the site outside of the Phase 1 area and have determined that adequate parking exists to
accommodate those uses.

Community Outreach and Public Meetings

A Post-Application Area Meeting was held on October 22, 2019. This meeting was attended by
three residents. In accordance with Sections 25.05.03.c and 25.07.03.c of the Zoning Ordinance,
written notice of the Planning Commission review of Site Plan Application STP2020-00393 was
sent to nearby property owners. The applicant affirmed via submission of required affidavits
that both written and electronic public notification was provided for all area and public
meetings on the subject Site Plan application. Staff has received no correspondence from the
public regarding this proposed application.

Findings

In accordance with Section 25.07.01.3.b, of the Zoning Ordinance, a site plan that implements
all or a portion of an approved Project Plan may be approved so long as the site plan complies
with the conditions and requirements of the approved Project Plan and where the application
will not:

Be detrimental to the public welfare or injurious to property or improvements in the
neighborhood;

The proposal complies with the strict standards of all applicable ordinances and the project
plan resolution of approval. Staff has not identified any further health, safety or welfare issues
associated with the proposed development nor any aspect of the proposed development that
would be injurious to property or improvements in the neighborhood.

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

The proposed site plan application as submitted complies with all provisions of the Zoning
Ordinance in that the proposal is consistent with Resolution No. 7B-19 and all associated
exhibits relating to the design and layout of the project. As stated above, the proposal also
complies with the strict standards of all applicable ordinances, as well as other applicable laws.

Be incompatible with the surrounding uses or properties;

The proposal respects and complements the existing uses surrounding the property through
the improvement and expansion of the road infrastructure, the expansion of stormwater
capabilities for the surrounding area and the use of urban design principles that promote the
Master Plan and advance the City’s long-term planning goals. The design also respects the City-
owned open space area adjacent to the subject property within the King Farm development by
allowing for the continuation of this City owned park area into the subject site.

Conditions and Recommendation
Staff recommends the Planning Commission approve Site Plan application STP2020-00393. The
proposal meets the findings necessary to approve the project and is consistent with the Project
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Plan resolution of approval. Staff also recommends approval of the tree planting waiver request
because the waiver will not be contrary to the intent and purpose of the plan and will allow for
the implementation of the approved Project Plan, which was previously deemed consistent
with the City’s planning goals.

Staff’s recommendation of approval is subject to the following conditions:

Planning and Development Services

1. Submission, for the approval of the Chief of Zoning, of six (6) copies of the site plan (on
sheets no larger than 24 inches by 36 inches).

2. Submission, for the approval of the Chief of Zoning, of six (6) copies of the architectural
plans (on sheets no larger than 24 inches by 36 inches).

3. Submission, for the approval of the Chief of Zoning, of six (6) copies of the landscaping
plan (on sheets no larger than 24 inches by 36 inches).

4. The applicant shall sign and return the approval letter prior to the release of any
permits.

5. Submission of the FTP permit application and fee.

6. Prior to release of the first building permit, the applicant must post a bond, in a form
acceptable to the City, that covers the completion of all improvements to the phase one
park area. The bond shall be released upon the satisfactory completion of the required
improvements to the phase one park area, as determined by the City. All improvements
to the phase one park area must be completed to the satisfaction of the City within four
(4) years of the release of the first building permit. Prior to issuance of the first
occupancy permit, and contingent on the City’s determination that all improvements to
the phase one park area are complete, the applicant must convey the phase one park
area to the City in fee simple. If the phase one park area is conveyed to the City prior to
the end of the five-year warranty period for the Forest Conservation Plan plantings, the
applicant will remain obligated to ensure the survival and replacement, if necessary, of
all Forest Conservation Plan plantings within the phase one park area for the full five-
year warranty period.

7. The applicant must execute and record among the Land Records a Forest and Tree
Conservation Easement and Declaration of Covenants granted to the Mayor and Council
of Rockville in a form suitable to the City. The easement must also be submitted in GIS
format acceptable to the city.

8. Applicant must execute a Five-year Warranty and Maintenance Agreement in a form
suitable to the City.

9. Applicant must post a bond or letter of credit approved by the City. The bond estimate
shall include the following:

a. Significant replacement trees for the Final Phase | FCP.

Onsite afforestation trees for the Final Phase | FCP.

Off-site reforestation area for impacted existing FCE on the Final Phase | FCP.

Street trees for the Final Phase | FCP.

Non-native and invasive plant control for the entire FCE area within 50’ of the Limits

of Disturbance (LOD).

®ao o
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f. Installation of permanent fencing and signage along the entire perimeter of the FCE
as per COR standards.

Department of Public Works

10.

11.

12.

13.

14.

15.

16

Submission for review, approval, and permit issuance by DPW of the following detailed
engineering plans, studies and computations, appropriate checklists, plan review and
permit applications and associated fees. The following plans shall be submitted on
24”x36"” City base sheets at a minimum scale of 1”=30" unless otherwise approved by
DPW.

a. Sediment Control Permit (SCP) — Submit Erosion and Sediment Control plans for all
disturbed areas;

b. Stormwater Management Permit (SMP) — Submit Stormwater Management plans
for on-site stormwater management;

c. Public Works Permit (PWK) — Submit plans for all work within the proposed public
rights-of-way, within the Choke Cherry Road right-of-way, and within any existing or
required public easements. DPW will also review, approve and permit the
construction of private improvements in alleys through the PWK permit, including
applicable fees.

Submit for review, approval and authorization by the Maryland Department of

Environment and U.S. Army Corps of Engineers a Joint Permit Application, for all

proposed impacts to wetlands and waterways, including temporary impacts during

construction, and for the construction of the stormwater management pond
embankment/wall. DPW permits will not be issued until all required permits and
authorizations from the appropriate state agencies with jurisdiction are received.

In accordance with Chapter 10 of the City Code, submit for review and approval all

necessary supporting information to delineate the proposed 100-year floodplain and to

obtain any necessary floodplain variances and/or floodplain permits.

Submission for review and approval by the City Attorney’s office prior to DPW permit

issuance, all necessary deeds, easements, agreements, dedications and declarations.

Drafts of the documents must be included with the initial submission of the engineering

plans and must be recorded prior to issuance of DPW permits, unless otherwise allowed

by DPW.

The location of the proposed Stormwater Management Easement, Inspection and

Maintenance Agreement surrounding the SWM pond is conceptual and must be defined

at the detailed engineering phase. If the limits of the SWM easement must be revised,

the limits of the Forest Conservation Easement must also be revised, and a Site Plan
amendment will be required.

Applicant must dedicate the parcel containing the proposed regional Stormwater

Management pond to the City of Rockville. The pond will not be accepted for

maintenance by the City until the surety is released.

. The Mayor and Council must authorize the termination of any existing easement that is

dedicated to the City of Rockville. Any termination of an easement dedicated to the City
must be reviewed and approved by DPW and in a format acceptable to the City
Attorney’s Office and be recorded in the Montgomery County Land Records prior to
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18.

19.

20.

21.

22.

23.

24,

25.

26.

1.C

issuance of any DPW permit. If any existing easement is granted to an entity other than
the City of Rockville, applicant must submit plans for work within the easement to
Grantee for review. Any proposed development activity within an existing easement will
require the permission of the Grantee or the extinguishment of the easement. Written
permission must be obtained applicable to the easement prior to the issuance of any
DPW permit.

Applicant shall execute a Revocable License and Maintenance Agreement for the shared
maintenance of Stormwater Management Facilities located within the public right-of-
way. The agreement must be executed by the property owner and other parties of
interest for review and approval by DPW and the City Attorney Office. The Revocable
License and Maintenance Agreement must be authorized by the Mayor and Council and
must be recorded in the Montgomery County Land Records prior to DPW issuance of
any SMP permit.

Applicant shall execute a Revocable License and Maintenance Agreement for the private
improvements associated with the existing office buildings to remain located within the
proposed public rights-of-way. The agreement must be executed by the property owner
and other parties of interest for review and approval by DPW and the City Attorney
Office. The Revocable License and Maintenance Agreement must be authorized by the
Mayor and Council and must be recorded in the Montgomery County Land Records prior
to DPW issuance of any PWK permit.

Applicant must grant a Public Access Easement (PAE) across the entire width of the
privately maintained alleys and grant a 1’ Public Improvement Easement (PIE) adjacent
to all proposed public rights-of-way for maintenance of public sidewalks. The PIE shall
overlap the proposed WSSC Easements associated with the curb stops and cleanouts.
The PAE and PIE must be reviewed and approved by DPW and in a format acceptable to
the City Attorney’s Office and be recorded in the Montgomery County Land Records
prior to DPW issuance of any PWK permit.

Post sureties for all permits based on the approved construction estimate and, in a
format acceptable to the City Attorney. A separate surety is required for private
improvements within the alleys permitted through a PWK. Approval is coordinated
through DPW staff.

Sureties for public infrastructure, must be submitted and approved prior to recordation
of plats dedicating right-of-way.

PWK permits for public improvements within the proposed right-of-way will not be
issued prior to the recordation of the plats dedicating the right-of-way to the City.

PWK permits must be issued for public infrastructure prior to the issuance of any
building permits.

Applicant shall comply with the conditions of the Development SWM Concept approval
letter dated February 28, 2020.

Applicant shall comply with the with the conditions of the Preliminary Erosion and
Sediment Control letter dated February 26, 2020.

Applicant shall comply with the with the conditions of the Safe Conveyance approval
letter dated February 28, 2020.
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27. Applicant shall comply with all conditions of the HPA and mitigate any service

28.

29.

deficiencies identified as a condition of any affected phase's site plan(s), unless the HPA
is otherwise amended.

Applicant shall comply with the conditions of the Department of Public Works Sewer
Capacity Letter of Adequacy dated March 3, 2020.

Location of dry utilities shown on the Site Plan is conceptual. Unless otherwise
approved by the Director of Public Works, the final layout of the dry utilities shall not
impact the locations of the proposed storm drain, SWM facilities, street trees and other
public improvements including WSSC water and sewer infrastructure.

DPW - Transportation

30.

31.

32.

33.

34.

35.

In accordance with condition #35 of the Project Plan Resolution, the applicant shall
construct all proposed roadway modifications as shown on the Department of Public
Works approved plans, on Choke Cherry Road between proposed Street C and Piccard
Drive.

In accordance with condition #37 of the Project Plan Resolution, the Applicant shall pay
the City’s Transportation Improvement Fee as provided in the Comprehensive
Transportation Review (CTR). The fee of $900 per residential unit must be paid prior to
the issuance of a building permit for each dwelling unit.

In accordance with condition #38 of the Project Plan Resolution, the applicant shall pay
the County's Development Impact Tax, as applicable, subject to the credits allowed by
Montgomery County. The applicant shall submit a receipt of payment to the
Department of Planning and Development Services and the Traffic and Transportation
Division of the Department of Public Works prior to the issuance of building permits.

In accordance with condition #39 of the Project Plan resolution, all internal and external
traffic control devices (i.e. signs, marking and devices placed on, over or adjacent to a
roadway or walkway) to regulate, warn or guide pedestrians and/or vehicular traffic
shall comply with the latest edition of the Manual on Uniform Traffic Control Devices
(MUTCD). An on-site signing and pavement marking plan must be approved by the Chief
of the Traffic and Transportation Division at the time of Site Plan Signature Set approval
and prior to any building permits being issued.

Prior to the issuance of any building permit, the applicant shall submit for review and
approval to the Department of Public Works, a construction phasing plan. The plan shall
include, but not be limited to construction access, truck routing, staging, construction
parking and a pedestrian access plan. The pedestrian access plan shall include, but not
be limited to, the methods of maintaining pedestrian safety and access on the existing
sidewalk along Choke Cherry Road and pedestrian detours if any, as well as efforts to
minimize closure of sidewalks.

The applicant shall install light-emitting diode (LED) streetlight fixtures within the
proposed development that match in style and material, the existing streetlights in King
Farm. Streetlight materials and locations of lights shall be approved at the time of the
Site Plan Signature Set approval.
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Resolution No. 7B-19 RESOLUTION: To approve, with conditions, Project
Plan Application PIT2017-00007, to
allow up to 1,336 multi-unit
dwellings, up to 330 townhouses, up
to 390,000 square feet of office,
hotel, or institutional uses, and up to
170,000 square feet of retail uses for
property located at 15825 Shady
Grove Road, 2 and 4 Choke Cherry
Road, and 2092-2098 Gaither Road;
Lantian/1788/Shady Grove 31, LLC,
Applicant; and to affirm a waiver of
Chapter 21 of the City Code pursuant
to Section 21-20(c).

WHEREAS, on January 20, 2017, Lantian/1788/Shady Grove 31, LLC (now known as

Grove Rockville 31, LLC, Grove Rockville 31 II, LLC, Grove Rockville 31 III, LLC, and Grove

Rockville 31 IV, LLC) (collectively, “Lantian Development,” or the “Applicant™) filed Project

Plan Application PJT2017-00007 (the “Project Plan Application™ or “Application”), pursuant to

Section 25.07.07 of the Zoning Ordinance, proposing up to 1,336 multi-unit dwellings, up to 330

townhouses, up to 390,000 square feet of office, hotel, or institutional uses, and up to 170,000

square feet of retail uses (the “Project’) on approximately 31 acres of property located at 15825

Shady Grove Road, 2092-2098 Gaither Road, and 2-4 Choke Cherry Road (the “Property™); and

WHEREAS, pursuant to Section 25.07.07 of the Zoning Ordinance, the Planning
Commission and the Mayor and Council held briefing sessions on the Application on March 8 and
27, 2017, respectively; and

WHEREAS, pursuant to Sections 25.05.03.c, 25.07.04, and 25.07.07 of the Zoning
Ordinance, the Planning Commission, at its December 12, 2018 meeting, reviewed the

Application, and after considering the information presented and testimony provided, voted to

recommend that the Mayor and Council approve the Application; and

1.Ca

Attachment 1.C.a: Resolution No. 7B-19, Shady Grove Neighborhood Center (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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Resolution 7B-19

WHEREAS, pursuant to Sections 25.05.03.c, 25.07.03, and 25.07.07 of the Zoning
Ordinance, a duly noticed public hearing on the Application was held by the Mayor and Council
on January 15, 2019; and

WHEREAS, at its April 29, 2019 meeting, the Mayor and Council found and determined
that approval of the Application would promote the health, safety, and welfare of the citizens of
Rockville, and the Mayor and Council made further findings set forth herein, based upon
information presented and testimony provided as contained in the public record; and

WHEREAS, the Mayor and Council, find and determine, pursuant to Section 25.07.01.b.2
of the Zoning Ordinance, in consideration of the Application, subject to the conditions, limitations,
additions, and modifications set forth herein, as follows:

1. The Application will not adversely affect the health or safety of persons residing or

working in the neighborhood of the proposed development:

There is no evidence in the record that the development of the commercial and residential
mixed-use arrangement will adversely affect the health or safety of persons residing or working in
the neighborhood of the proposed development.

The Application will replace obsolete office buildings with infill mixed-use development
proximate to existing transportation infrastructure (including public transit), employment, retail,
and public facilities. The Project replaces an auto-oriented office park development with a new
community containing varied building types, a walkable street grid, significant landscaping, and
open spaces for gathering and recreation. The Project is compatible with existing development in
the neighborhood by transitioning from taller building heights, non-residential uses, and structured
parking along Shady Grove Road to townhouses and open areas on the Property’s eastern half

approaching the King Farm neighborhood.

Attachment 1.C.a: Resolution No. 7B-19, Shady Grove Neighborhood Center (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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Resolution 7B-19

The Applicant will dedicate 5% of the Property’s tract area to the City as usable parkland,
subject to the Director of Recreation and Parks’ determination that the parkland is “usable.”
Additionally, the Application meets and exceeds City Code requirements for stormwater
management through a combination of state-of-the-art Environmental Site Design (“ESD”)
measures, such as planter box bioretention facilities, microbioretention facilities, and bioswales,
as well as a regional stormwater management (“SWM?”) pond that will be dedicated to the City
that provides water quality treatment for both on-site and off-site runoff.

Further, the Application includes enhancements for multiple modes of transportation. The
Application extends an existing buffered shared use path along the Property’s Gaither Road
frontage to Shady Grove Road, dedicates substantial right-of-way to Choke Cherry Road and
Gaither Road, accommodates a buftered shared use path along the Property’s Shady Grove Road
frontage between Choke Cherry Road and Gaither Road, includes a new sidewalk along the
Property’s Choke Cherry Road frontage, provides sidewalks along all internal streets within the
Project, and incorporates a new public street grid to create smaller blocks. The Application’s
vehicular access points, parking facilities, and internal streets have been carefully designed to
efficiently and safely distribute traffic to surrounding roadways. The Application is staged to
provide appropriate road, pedestrian, and bicycle facilities during the phased construction of the
Project. The Application’s transportation improvements will therefore create new linkages and
strengthen circulation between the Project and surrounding neighborhoods for drivers, walkers,
and cyclists.

Given these factors, there is no evidence that the Application will adversely affect the

health or safety of persons residing or working in the neighborhood of the Project.

1.Ca

Attachment 1.C.a: Resolution No. 7B-19, Shady Grove Neighborhood Center (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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2. The Application will not be in conflict with the [Comprehensive Master] Plan:

The Application is consistent with the City’s 2002 Comprehensive Master Plan (the
“Master Plan”) in that the development presents a mix of uses consistent with the MXE Zone,
which is the implementing zone for the Restricted Industrial/Office Park designation in the Master
Plan. The proposal encourages a mix of housing types and provides multiple-family housing
within a mixed-use area, as recommended in the Master Plan. The Project contemplates dedicated
parkland for both the general public and resident use, appropriate pedestrian, bicycle, and vehicle
connections to bus stations and the future CCT and it is designed in such a manner to promote a
pedestrian scale style of development that is central to the goals of the Master Plan.

The Application is also harmonious with many of the goals, objectives, and policies of the
Master Plan, including the encouragement of an appropriate balance of office, retail, industrial,
and residential uses (with an emphasis on mixed-use development), ensuring a mix of housing
types and price ranges to meet diverse needs of different sectors of the City’s population (with an
emphasis on owner-occupied housing), increasing opportunities for homeownership for persons
of all income levels, maintaining an appropriate mix of ownership and rental opportunities in the
City, encouraging multi-family housing in mixed-use areas of development, creating a balance
between different housing types, promoting the construction of housing alternatives for an aging
population, and providing high quality design, inviting public use space, and a sense of identity
along the Shady Grove Road corridor as a welcoming gateway at the City’s northern border.
Master Plan, at pgs. 9-2, 10-1, and 12-1.

As such, there is no evidence that the Application is in conflict with the Master Plan.

1.Ca

Attachment 1.C.a: Resolution No. 7B-19, Shady Grove Neighborhood Center (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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Resolution 7B-19

3. The Application will not overburden existing and programmed public facilities as

set forth in Article 20 of the Zoning Ordinance and as provided in the Adopted Adequate Public

Facilities Standards:

As required per Section 25.20.03.a.3 of the Zoning Ordinance, the Application is subject
to a determination of adequate public facilities compliance. The Project has been analyzed for
compliance with the City’s Adequate Public Facilities Standards (“APFS”) and the Mayor and
Council has determined that the proposed development will not overburden existing and
programmed public facilities, subject to compliance with the conditions of approval.

With respect to transportation, the Application satisfies the APFS’ Comprehensive
Transportation Review (“*CTR”) for new development projects, as conditioned below, by
appropriately phasing development with accompanying improvements or measures as necessary,
applicable, and warranted.

As the Application was filed and accepted as complete before July 1, 2017, it is subject to
the APFS for school capacity in effect at the time of application acceptance, namely, January 20,
2017. At that point time (2016-2017 school year), the APFS school standards reviewed projected
capacity in five years’ time (2021-22 school year) on a cluster-wide basis at each school level.
Under the applicable APFS test, there is adequate capacity in the Gaithersburg school cluster, and
the cluster remains adequate with the addition of students projected to be generated by the
Application at the elementary school level, middle school level, and high school level.

The Property is located within the Washington Suburban Sanitary District and is currently
served by public water and sewer. The Washington Suburban Sanitary Commission (“WSSC”)

1ssued a Hydraulic Planning Analysis (“HPA”) dated March 18, 2019. Compliance with WSSC’s
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HPA and mitigation of any service deficiencies, if needed, for any respective phased site plan, will
satisfy APFS requirements for water and sewer service.

Given these factors and the conditions imposed on the Applicant, there is no evidence that
the Application will overburden existing and programmed public facilities.

4, The Application will not constitute a violation of any provision of the Zoning

Ordinance or other applicable law:

The Application complies with all provisions of the Zoning Ordinance in that a concept
plan has been submitted with associated tables and graphics that would act as the development
regulations for the area at the time site plans are submitted for review and approval.

The Pre-Application SWM Concept submitted with the Application has been reviewed and
approved, subject to the conditions listed in the Department of Public Works (“DPW™)’s October
30, 2018 letter. As noted in the conditions below, compliance with DPW’s October 30, 2018 letter,
as may be amended, is incorporated as a condition of Mayor and Council approval of the
Application.

The Preliminary Forest Conservation Plan (“Pre-FCP”’) submitted with the Application has
also been reviewed and approved, subject to the conditions listed in the revised Preliminary Forest
Conservation Plan approval letter dated April 24, 2019 (“PFCP Approval Letter”). As noted in
the conditions below, compliance with the PFCP Approval Letter, as may be amended, is
incorporated as a condition of Mayor and Council approval of the Application.  The minimum
tree coverage required is 10% of the net tract area, subject to 5% of the tract area dedicated in fee
simple to the City as usable public parkland as provided in Section 10.5-22(d)(3). Subject to the
Director of Recreation and Parks’ approval of land as usable public parkland, these requirements

will be satisfied by the dedication of the central green (0.57 acres, excluding the retail building)
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and the open space surrounding the SWM pond (1.02 acres) shown on the Application. The
dedication of the central green area is subject to the approved project plan phasing plan included
with the Application. The 5% dedication qualifies as open area and public use space within the
open area development requirements of the MXE zone. Planting within the 5% dedication area
may also be used to satisfy afforestation and minimum tree coverage requirements, but the City
Forester or other authorized designee (the “City Forester’”) must approve any such planting.

Per its authority under Chapter 21-20 of the City Code, the Mayor and Council hereby
affirm the approval of the City Manager to grant a requested waiver of the requirements of Section
21-60.a.2 of the City Code to reduce the sidewalk width to 6 feet on the south side of Street C.
The approval of Applicant’s request is in the public interest. As noted in the conditions below, all
street sections must comply with the Application and associated exhibits, with any deviation to be
approved by the Director of Public Works at the time of site plan.

Given these factors, there is no evidence that the Application will constitute a violation of
any provision of the Zoning Ordinance or other applicable law.

5. The Application will not adversely affect the natural resources or environment of

the City or surrounding areas:

The Applicant has proposed to create a significant amount of park space, including the
central green and the area around the retention pond at the rear of the site, including the mews
areas in the townhouse section of the proposal. Stormwater management issues have been
reviewed by the City and it has been determined that the Applicant will be able to feasibly meet
stormwater requirements when site plans are submitted, as well as providing for off-site

stormwater management.
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The Property is presently almost entirely comprised of impervious surfaces and does not
have any existing stormwater management controls. The Application improves the Property’s
existing conditions by meeting and exceeding City Code requirements for stormwater management
through incorporating a wide array of ESD facilities, such as planter box bioretention facilities,
microbioretention facilities, and bioswales, as well as a regional SWM pond that will provide
quality control for both on-site and off-site runoff.

Additionally, the Application incorporates a significant amount of new open spaces,
including 5% of the site to be dedicated to the City as usable public parkland in accordance with
Section 10.5-22(d)(3) of the City Code, as well as pocket parks, green mews, interconnected trails,
and other landscaped areas. The Application includes planting trees, which will maintain the
Property’s existing tree canopy and offer other landscaping throughout the Project.

Further, the Application includes the extension of a shared-use pathway along the
Property’s Gaither Road frontage, the dedication of significant rights-of-way for Choke Cherry
Road and Gaither Road, the accommodation of a new shared-use pathway along the Property’s
Shady Grove Road’s frontage, the construction of a new sidewalk along Choke Cherry Road, and
the incorporation of a new grid network of streets with sidewalks. These improvements, combined
with locating new mixed-use infill development near existing goods, services, employment, and
public transit facilities, will encourage non-automobile modes of transportation.

Given these factors, there is no evidence that the Application will adversely affect the
natural resources or environment of the City or surrounding areas.

NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND COUNCIL OF
ROCKVILLE, MARYLAND, that the Project Plan Application PJT2017-00007 to allow up to

1,336 multi-unit dwellings, up to 330 townhouses, up to 390,000 square feet of office, hotel or
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institutional uses, and up to 170,000 square feet of retail office space subject to the operations of
the associated footnotes on the Phasing Plan of the Project Plan, be and the same is hereby
approved, in accordance with the following terms, conditions, and limitations:

Approved Project Plan

1 For purposes of this Resolution, the approved Project Plan means this Resolution
and all Exhibits to this Resolution listed below and attached hereto, including notations, references,
descriptions, and writings on the Exhibits:

o Exhibit A - Project Plan dated November 2018

Exhibit B - Phasing Plan dated October 15, 2018
o Exhibit C - Roadway Cross-Sections dated November 19, 2018, including the Road
Code Waiver Request dated September 28, 2018 and revised November 19, 2019

e Exhibit D - Dedication of Usable Park Area comprising 5% of the Tract dated

December 2018

e Exhibit E - Natural Resources Inventory / Forest Stand Delineation dated April 14,

2016
o Exhibit F - Preliminary Forest Conservation Plan dated April 24, 2019

Community Planning and Development Services

2. The proposed development will be designed in a manner generally consistent with
the concept design identified on the Project Plan. Building locations, dimensions, types, and uses
shown on the Project Plan are illustrative and may be modified at the Site Plan phase. The number
of units and permitted commercial square footage designated on the approved Project Plan and
Phasing Plan are maximum numbers and are subject to the applicant’s ability to meet the

requirements of all City Ordinances, unless otherwise noted in this resolution.
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3; The Project Plan will be considered a valid project plan approval for twenty years
from the date of Mayor and Council approval.

4. The proposed development shall be consistent with Exhibit B - Phasing Plan.
While the phasing boundaries and order of phasing may change, all future site plans shall be
consistent with the proposed development intensity identified in the phasing chart, with the
associated footnotes.

5. The Applicant is required to comply with the PFECP Approval Letter, as may be
amended, and obtain approval of Final Forest Conservation Plans with each site plan submission.
The PFCP Approval Letter sets forth the following:

a. Afforestation — Applicant may pay a fee in lieu, at the square footage rate in
effect at the time of payment to the City, for up to 49% of the Project’s 4.67
acre afforestation requirement. Payment of the fee-in-lieu will be made in
accordance with the PFCP Approval Letter.

b. Significant tree replacement — Applicant must plant a minimum of 112
replacement trees on site and may pay a fee in lieu, at the per tree rate in effect
at the time of payment to the City, for any additional required replacement trees.
Payment of the fee-in-lieu will be made in accordance with the PFCP Approval
Letter.

c. Minimum tree coverage — Applicant may reduce the minimum tree coverage
required to 10% of the net tract area (30.44 acres), subject to dedication in fee
simple of 5% of the tract area as usable public parkland. This requirement will
be satisfied by the dedication of the central green area (0.57 acres, excluding

(=]

the retail building) (the “Central Green”) and the open space surrounding the
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regional stormwater management pond (1.02 acres) shown on the Project Plan.
The dedication of the Central Green area and open space surrounding the pond
are subject to the approved project plan phasing plan and associated notes, and
completion of improvements thereon in accordance with approved plans and
permits. The 5% dedication area qualifies as open area and public use space
within the open area development requirements of the MXE zone. Planting
within the 5% dedication area may also be used to be satisty afforestation and
minimum tree coverage requirements, but any plantings must be approved by
the City Forester

d. Specimen Trees — Applicant may remove 9 specimen trees, as set forth on the
PFCP Approval Letter.

6. The Mayor and Council acknowledge that implementation of the approved Project
Plan’s urban townhouse design requires the grant of a waiver by the Planning Commission of
Section 25.21.21.b of the City Code pursuant to Section 25.21.07 of the City Code to allow a
reduction of the required trees per residential lot from 3 trees to 1.5 trees per lot, based on an
aggregate of the on-site trees, and support such a waiver.

i Prior to any site plan submission proposing removal of an existing office building,
Applicant must provide a report to the Chief of Zoning containing an architectural and historical
evaluation of the existing buildings, based on the criteria for historic designation in Rockville, per
Section 25.07.02.a.4(a) of the Zoning Ordinance.

8. Applicant must provide a minimum of one (1) children’s playground, or “tot lot,”
designed to accommodate, at a minimum, children ages 2 to 5 years old. The tot lot must be

approximately, but no less than, 3,000 square feet in area, accessible to the general public and
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within the Central Green portion of the development. The location of said tot lot within the Central
Green shall be determined by the Planning Commission, with direction from City Staff, during the
site plan review phase of development. The tot lot shall meet all minimum standards for City
recreation equipment and shall be subject to review and approval by the Department of Recreation
and Parks.

Department of Public Works

9. Applicant must construct all proposed roads within the Property per City standards
and specifications. The right-of-way and easements for all roads within the Property (Streets A,
B, C and D) shall be dedicated to public use and be reflected on a Final Record Plat to be reviewed
by staff and approved by the Planning Commission and other agencies having jurisdiction of the
right-of-way.

10. Applicant must dedicate for public use right-of-way along Choke Cherry Road and
Gaither Road. The right-of-way to be dedicated shall be in accordance with Exhibit C — Roadway
Cross Sections.

11.  Per its authority under Chapter 21-20 of the City Code, the Mayor and Council
hereby affirm the approval of the City Manager to grant a requested waiver of the requirements of
Section 21-60.a.2 of the City Code to reduce the sidewalk width to 6-feet on the south side of
Street C. All street sections are approved and must comply with Exhibit C — Roadway Cross
Sections. Any deviation from the sections must be approved by the Director of Public Works at
the site plan phase.

12.  Applicant must construct a sidewalk along Shady Grove Road in accordance with
the Project Plan, and per the standards of the Montgomery County Department of Transportation

(“MCDOT”). Applicant must dedicate an easement for the sidewalk along Shady Grove Road or

12
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construct the sidewalk within the Shady Grove right-of-way as permitted by the Montgomery
County Department of Permitting Services.

13.  Applicant must grant to the City all Public Improvement Easements (“PIE”) as
shown on the Project Plan. Any deviation from the location of the PIE must be approved by the
Director of Public Works at the site plan phase.

14.  Applicant must construct all necessary public improvements, including but not
limited to street trees, streetlights, street light conduit, and traffic signals in accordance with all
applicable City standards or the standards of the jurisdiction of the corresponding right-of-way.
Public improvements shall be located within the right-of-way or within a PIE as approved by the
Director of Public Works.

15. Applicant must grant a Public Access Easement across the entire width of the
privately maintained alleys.

16.  Applicant must execute a Revocable License Agreement authorized by the Mayor
and Council for the shared maintenance of Stormwater Management Facilities located within the
public right-of-way prior to the issuance of a Stormwater Management Permit by DPW for these
facilities.

17. Applicant must dedicate the parcel containing the proposed regional Stormwater
Management pond to the City of Rockville.

18. Applicant must comply with all conditions of the HPA and mitigate any service
deficiencies identified as a condition of any affected phase’s site plan(s), unless the HPA is
otherwise amended and/or an alternative to convey some or all of the flow to the City of Rockville

sewer lines is agreed to by the City and WSSC.
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19. Applicant must comply with the conditions of DPW’s Pre-Application SWM
Concept Letter dated October 30, 2018, as may be amended.

20.  Applicant must construct dry utilities underground within Public Utility Easements,
unless otherwise permitted to be located elsewhere by the Director of Public Works. At the site
plan phase, Applicant shall submit a conceptual dry utility plan to be approved by both the utility
companies and DPW.

21.  Applicant must construct all necessary public infrastructure to support each
respective phase’s site plan, including the dedication of right-of-way. It is acknowledged that the
Project will be built in multiple site plan phases. As a result, some proposed roads will have
temporary conditions because of the Project phasing. Applicant must submit, for the approval of
the Director of Public Works, a plan demonstrating how roads will terminate when the full road is
not proposed to be constructed within a single site plan.

22.  With each site plan, Applicant must submit a phasing plan for vehicular access,
pedestrian access, construction access, staging and parking for review and approval by DPW. The
phasing plan must demonstrate how the remaining surface parking lots and existing uses of the
Property will integrate with the proposed development.

23. Applicant must submit an operations statement for visitor parking at the proposed
parking garages and remaining surface parking lots, to be reviewed and approved at the time of
site plan.

DPW — Transportation

24.  Applicant must submit, for approval by the Chief of Traffic and Transportation, a
Trip Reduction Agreement to be finalized prior to any Phase Two (as defined in Condition 25) site

plan approval. The Trip Reduction Agreement will establish the goal of reducing single occupant
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vehicles by 20% for proposed new office uses at full build-out (Phase One and Phase Two
combined) and must include appropriate peak hour trip reduction strategies to be fully funded and
implemented by Applicant.

25.  The transportation impact of the Application has been evaluated in two phases.
Phase One will be limited to generate no more than 644 (273+371) AM, 1,327 (265+1062) PM,
and 1,042 (79+963) Saturday peak hour trips. This level of development is based upon 183,798
square feet of existing office space to remain plus 70,000 square feet of commercial retail, 220
multi-family units, and 120 single-family attached dwelling units. Phase Two is defined as
development beyond Phase One.

26. The total development on the proposed site at build-out (Phase One and Phase Two
combined) can generate no more than 1,451 AM, 2674 PM, and 2,083 Saturday peak hour trips.
This level of commercial development is based upon 220,000 square feet of office development,
170,000 square feet commercial retail, hotel(s) with up to 240 rooms, 1,336 multi-family units,
and 330 single-family attached dwelling units.

27.  Applicant may make changes in the mix of uses within each phase of development
without analyzing the traftic impact, as long as the above trip cap for each respective phase is not
exceeded.

28. Prior to the issuance of the first building permit for a building within the Property,
Applicant must revise the plan to show a total dedication of 60 feet from the existing center line
along the entire Property’s frontage with Shady Grove Road, with an additional 15-foot wide
public access easement for the construction of a shared-use path in this portion of the Property,
with all other rights retained by Applicant. This is needed to accommodate the future upgrading

of Shady Grove Road to a Major Highway, as recommended by the approved M-NCPPC Master
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Plan of Highways. Additionally, and within the recommended rights-of-way limits for Shady
Grove Road, the plan must show a 10 to 15-foot-wide shared use path separated from the travel
lanes by at least a 6-foot wide landscape buffer.

29.  Prior to the issuance of the last occupancy permit for the proposed townhouse units
or any occupancy permit for the proposed multi-family, office, retail, or hotel buildings within the
Property, the Applicant must prepare and submit for review a full traffic signal warrant study based
on the existing and projected traffic. If deemed warranted, Applicant must design and construct a
new traffic signal for the intersection of proposed Road C and Choke Cherry Road with all
necessary geometric modifications per the City standards and specifications, including all required
signal coordination hardware deemed needed by MCDOT, such that the operation of this signal
can be directly linked to the existing signal at the intersection of Shady Grove Road with Choke
Cherry Road. Alternatively, and at any time, the Applicant can submit design and construction
plans to extend the existing median along Choke Cherry Road across the Road C intersection to
limit the proposed Street C access to right-in and right-out only. As part of this improvement, the
Applicant must continue to provide for safe pedestrian crossing of Choke Cherry Road at this
location. Applicant must construct the required improvements within the limits of available rights-
of-way on its side of the street and within the boundaries of each respective site plan for Phase
One development, including the adjustment to medians and minor pavement markings on the
opposite side, if needed, prior to the issuance of any occupancy permit.

30. Prior to the issuance of any occupancy permit for any building with frontage along
Shady Grove Road, Applicant must construct a 10 to 15-foot-wide shared use path separated from
the travel lanes by at least a 6-foot wide landscape buffer along the Property’s frontage, between

its intersection with Choke Cherry Road and Gaither Road.

16

1.Ca

Attachment 1.C.a: Resolution No. 7B-19, Shady Grove Neighborhood Center (2989 : STP2020-00393 Shady Grove Neighborhood Center)

Packet Pg. 102




1.Ca

Resolution 7B-19

31. For Phase Two development, Applicant must provide full updated warrant studies,
including weekdays and Saturdays, per the MD Manual on Uniform Traffic Control Devices
(“MUTCD”) procedures and standards, at the intersections identified below for the following
traffic signals at the time of each respective site plan:

a. If warranted prior to the issuance of any occupancy permit, Applicant must
design and construct a new traffic signal for the intersection of Choke Cherry
Road and Piccard Drive, with all necessary geometric and signage
modifications per City standards and specifications. |

b. If warranted prior to the issuance of any occupancy permit for the site plan that
triggers its need, Applicant must design and construct a new traffic signal for
the intersection of Road C and Gaither Road, with all necessary geometric
modifications per the City standards and specifications.

32. Prior to any development related to Phase Two, Applicant must:

a. Submit construction plans for Gaither Road from its intersection with Shady
Grove Road and along the Property’s entire frontage as recommended and
modified by DPW staff, including the provision of two travel lanes in the
southbound direction with a landscaped median, and safe accommodation for
pedestrians and bicycles at all intersection crossings, including the provision of
recommended bicycle facilities per the 2017 Bikeway Master Plan. Applicant
must construct the required improvements prior to the issuance of any
occupancy permit for any part of Phase Two development.

b. Submit construction plans for provision of an additional westbound left turmn

lane on Shady Grove Road at its signalized intersection with Gaither Road and
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signing and markings modifications per the City and/or MCDOT standards and
specifications. If approved and permitted by MCDOT, Applicant must
construct the required improvements prior to the issuance of any occupancy

permit for any part of Phase Two development.

33, Prior to the full build-out, or expiration of the Application, whichever occurs first,

and if approved and permitted by MCDOT:

d.

Applicant must design and reconstruct the northbound approach of Choke
Cherry Road at its signalized intersection with Shady Grove Road to provide
for two exclusive left-turn lanes, a shared through-left, and an exclusive right-
turn lane, plus all needed geometric improvements along the median of Shady
Grove Road and any required signal modifications as deemed appropriate by
the City and/or MCDOT.

Applicant must design and reconstruct the northbound approach of Gaither
Road at its signalized intersection with Shady Grove Road to provide for two
exclusive left-turn lanes, a shared through-left, and an exclusive right-turn lane,
along with all needed geometric improvements and signal modifications as

deemed appropriate by the City and/or MCDOT.

34.  Prior to the full build-out, or the expiration of the Application, whichever occurs

first, and if approved and permitted by the MCDOT and/or MDSHA, Applicant must design, and

reconstruct the eastbound approach of Shady Grove Road at the signalized intersection with

Frederick Road (MD 355) to provide for an additional left-turn lane, converting the existing shared

through and left to a through lane, along with all needed geometric improvements and signal

18

1.Ca

Attachment 1.C.a: Resolution No. 7B-19, Shady Grove Neighborhood Center (2989 : STP2020-00393 Shady Grove Neighborhood Center)

Packet Pg. 104




Resolution 7B-19

modifications as deemed appropriate by the MCDOT and/or Maryland State Highway
Administration.

35.  Withthe approval of each site plan, City staff must identify the extent of the planned
road and street network, as well as access accommodations shown on the approved Project Plan
and as modified by DPW, including bicycle facilities along Gaither Road per the 2017 Bikeway
Master Plan needed to serve the development proposed by that site plan. As part of each respective
site plan, Applicant must design and construct the improvements and have such improvements
opened to traffic, prior to issuance of any occupancy permits for any part of the development
contained within that site plan.

36.  With each subsequent site plan, Applicant must provide short-term and long-term
bike racks/storage as required by the Zoning Ordinance.

37.  Applicant must pay the City’s Transportation Improvement Fee as provided in the
Comprehensive Transportation Review (“CTR”).  The fee will be due before the building
occupancy permit is issued and will be at that rate applicable at the time of payment, consistent
with the development approved in each respective phased site plan. The one-time fee is currently
equal to $1.50 per square foot of gross floor area for commercial uses and $900 per unit of multi-
unit residential development.

38. Applicant must pay Montgomery County’s Development Impact Taxes, as
applicable, subject to the credits allowed by Montgomery County. Applicant must submit a receipt
of payment to the Inspection Services Division of the Department of Community Planning and
Development Services, and the Traffic and Transportation Division of DPW, prior to the issuance

of the occupancy permit for the uses in each respective phased site plan.
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39.  Allinternal traffic control devices (i.e., signs, marking and devices placed on, over
or adjacent to a roadway or walkway) to regulate, warn, or guide pedestrians and/or vehicular
traffic, shall comply with the latest edition of the MUTCD. The signing and pavement marking
plans shall be submitted to DPW and approved by the Chief of Traffic and Transportation Division

prior to building permit (the approved plan shall be included in the signature set).

st sk st sfe sfe s sk st sk sk sk skeoskoskoskoskokok koskoskok

I HEREBY CERTIFY that the foregoing is a true and correct copy

of'a Resolution adopted by the Mayor and Council at its meeting of April

e Bl i

Sara Tayler=Eerrell

City Clerk/Director of Council Operations

29, 201%.
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September 28, 2018
Revised November 19, 2018

Brian R. Wilson, AICP

Principal Planner

Department of Community Planning & Development Services
City of Rockville

111 Maryland Avenue

Rackville, MD 20850

Re:  Shady Grove Neighborhood Center - PJT 2017-00007
Road Code Waiver Request

Dear Mr. Wilson:

On behalf of Grove Rockville 31, LLC, Grove Rockville 31 II, LLC, Grove Rockville 31 Ill, LLC, and
Grove Rockville 31 IV LLC, the owners of praperties located on 2 Choke Cherry Road, 4 Choke Cherry
Road, 15825 Shady Grove Road, and 2092, 2094, 2096 and 2098 Gaither Road (the “Property"),
Soltesz, Inc. respectfully submits this Road Code Waiver request for the proposed Shady Grove
Neighbarhood Genter project (the "Project”) pursuant to Sections 21-60 and 21-20 of the Rockville City
Code (the “"City Code").

Property Background

The Property consists of four recorded lots (Lot 5, 6, 7, and 8) that total approximately 31.1 acres in
the Danac Technological Park subdivision and are located east of Shady Grove Road, north of Choke
Cherry Road, and south of Gaither Road. The east side of the Property is adjacent to the King Farm
neighborhood and an existing forest conservation easement. The Property's existing use is
approximately 435,456 square feet of office uses, distributed in seven office buildings constructed in
the 1960s. These buildings are surrounded by large surface parking lots and wide drive aisles with no
stormwater management facilities. Eighty percent (80%) of the site (25.2 or 31.1 acres) is covered by
impervious surfaces. The site also does not contain any forest, priority retention areas, or stormwater
management facilities.

The adjacent properties are developed with mixed-use, commercial, and residential development. On
the south across Choke Cherry is the Gables' Upper Rock project, which is developed with muiti-family
buildings and retail uses. Across Shady Grove Road are large scale retail uses including Home Depot,
Best Buy, Office Depot, and Nordstrom Rack Gaithershurg. To the north, across Gaither Road, are
existing office buildings. Single-family detached structures, townhouses, and a forestation area in King
Farm are located to the east.

Project Information

Depending on the final mix of uses, the proposed Project will include between approximately 1,036 to
1,336 multi-use dwelling units, up to 330 townhouses, between approximately 260,000 to 560,000
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square feet of non-residential uses, and related public use spaces and amenities. The non-residential
uses are envisioned to include office, retail, hotel and/or institutional uses such as active adult senior
housing or nursing homes. The Project replaces the existing outdated office structures and surface
parking with high quality mixed-use development, which transforms the site with traditional
neighborhood design while decreasing the current level of impervious surfaces by almost three acres
and introducing state of the art stormwater management facilities treating both on-site and off-site
runoff. The Project incorporates 6.22 acres of new open areas with oppartunities for both active and
passive recreation, including a central village green, a linear park, park space surrounding a regional
stormwater management pond, landscaped mews, and sidewalks with planted buffers, The scale,
design, and style of the Project are consistent with the surrounding character of development, the
emerging Shady Grove Road Corridor, and the Property's development potential as recognized in the
City's Comprehensive Master Plan.

The Project’s Proposed Street Cross Sections

The Project proposes four (4) major roads throughout the develapment, all of which are proposed to
be public streets:
e 1) Street A B, & D~ Secondary Residential Road
o Right of way width: 63 feet wide
o Pavement width: 28 feet wide, with two 10 foot wide travel lanes and one 8 foot wide

parking strip
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¢ 2) Street C — Business District Road — Class |l
o Right of way width: 73 feet wide
o Pavement width varies:
= 36 feet wide, with two 11-foot wide travel lanes and two 7-foot wide parking
strips (between Choke Cherry Road and intersection south of central green;
and between intersection north of central green and second most northerly
residential alley)
= 29 feet wide, with two 11-foot wide travel lanes and one 7-foot wide parking
strip (between Gaither Road and second most northerly residential alley)
= 22 feet wide, with two 11-foot wide travels lanes and no parking strips
(along central green)
o Buffer width (from face of curb to edge of sidewalk): 12.5 feet
o Sidewalk width:
= Along mixed-use development
o 6 feet within right of way, 10 feet total width to face of building
= Along residential development
o 6 feet within right of way (total width)
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e 4) Street D — Business District Road - Class Il (between Shady Grove Road and intersection
with Street C) and Secondary Residential Road (along central green and between intersection
with Street B and intersection with Street A)

o Right of way width varies:
= 74 feet (between Shady Grove Road and intersection with Street C)
= 60 feet (along central green and between intersection with Street A and
intersection with Street B)
o Pavement width varies:
= 38 feet (between Shady Grove Road and intersection with Street C)
= 28 feet (between Street A and C to 48" between Shady Grove Road and
Street C.
o Buffer width (where Business District Road):
= §feet (from edge of curb to planting box)
o Width of sidewalk {(where Business District Road)
= 10 feet within right of way; total width to face of building varies
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Waiver Request for Street C

As shown in the cross-sections above, Applicant requests waivers for:

1. Minimum pavement width from 38-foot pavement width requirement of Section 21-60(a)(1)(b)
of the City Code to 36'

2. Minimum sidewalk width from 10-foot sidewalk width requirement of Section 21-60(a)(2) of
the City Code for business district roads - Class Il to 6" minimum width on the residential side
as applied to Street C.

3. Minimum sidewalk width from 10-foot sidewalk width within right of way requirement of
Section 21-60(a)(2) of the City Code for business district roads — Class Il to 6’ minimum
width within the right of way, 4' in public access easement on the multi-family and retail side
as applied to Street C.

Waiver Justification
Section 21-60(c) of the City Code provides:

Waivers for right-of-way and/or pavement width requirements for business
district roads as provided herein shall be approved or denied by the
Director. All other waivers of this article shall be made pursuant to section
21-20, as amended. The Director may approve a waiver from the required
right-of-way and/or pavement width requirements, if any of the following are
requested as part of a permit application:

(6) The addition of stormwater management

systems other than standard storm drainage

systems.

A modified cross section is proposed for Street C's pavement width (varying between 22, 29, and 36
feet depending on the incorporation of on-street parking) and sidewalk width (6 feet along the
townhouse development). As discussed in greater detail below, these modifications are necessary to
incorporate additional stormwater management systems other than standard storm drainage systems
in order to allow for proper stormwater management and bioswale design, as well as the design and
spacing of the tree lawn panel, all in accordance with guidance fram City staff.

The current layout for Street C includes, among other things, bioswales with side slopes that are 2 feet
wide with 3:1 side slopes and 2-foot bottom, resulting in swales that are 6 feet wide with 1.5 feet
shoulder providing 8 inches of combined flow and freeboard as requested by City staff. These
bioswales, along with the other stormwater management facilities included in the Project, achieve 0.75
inches of Pe, which is in excess of the 0.6 inch target set by City staff. Furthermore, Street C is
designed with 7-foot wide tree lawn, with 5 feet free and clear of SWM devices and 1.5 feet extending
into the bioswale slope as requested by City staff. Due to the accommodation of these additional
stormwater management systems, as well as the minimum tree lawn panel width and the spacing
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between the lawn area and the stormwater management facilities, waivers from the business district
road — Class Il standards for Street C are justified.

The overall goal for Street C is to ensure that the traffic within the development moves at proper speed
with narrower travel lanes, while at the same time provide proper room for storm water management
facilities that meet current design standards within the public right of way.

Section 21-20(c) of the City Code (Waivers) provides:

Upon applying for a permit under this article any person may file a written request for a waiver
of any requirement of this article for sidewalks, rights-of-way and paving widths, grade
percentages, drainage structures and curbs and gutters, Except as provided in section 21-
60, the City Manager may expressly approve an requested waiver as to any one (1) or a
combination of the above items where he finds that it is in the public interest that the waiver
be granted. Upon approving the waiver, the City Manager shall submit a written report to the
Council of his actions, and the reasons therefor at its next meeting. Such approval shall be
subject to final approval by resolution of the Council in open session. . . . In granting a waiver
the City Manager and the Council shall be guided by the general purposes and intent of this
article, and shall require that the work be done in accordance with sound engineering
principles, with due regard to present and future circumstances and conditions affecting the
public safety of the inhabitants of the City and with due regard to minimizing the future
maintenance expenditures by the City. It is, however, the intent of the Council in enacting
this article that the requirements thereof shall not impose undue economic hardship upon
individuals and persons proposing to install facilities designed principally to provide service
for individual as opposed to present or future general public needs.

Pursuant to this provision of the City Code, the proposed sidewalk width for Street C along the
townhouse development properly addresses the requirements of traditional neighborhood design and
promote pedestrian activity while providing sufficient space for the stormwater management facilities
and tree lawn areas requested by City staff. The requested design ensures efficient traffic movements
within the Project while accommodating ESD devices.

Street C will be constructed according to city road construction standards, with due regard paid to
present and future circumstances, as the Project achieves the potential for mixed-use infill
development envisioned in the City's Master Plan, avoids the imposition of economic hardship upon
Applicant. Street C will also promote the public safety of the inhabitants of the City, with due regard
to minimizing the future maintenance expenditures by the City.

Additionally, Street C is designed to fit the mixed-use environment of the Project, with considerations
paid to the needs of both residents and visitors. The proposed condition of Street C is intended to
meet present and future general public needs, as opposed to providing service principally for individual
needs.
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For these reasons listed above, we believe it is appropriate to grant this request for Road Code Waiver.
Should you have any questions or require additional information, please do not hesitate to contact me.

Sincerely,
SOLTESZ, INC.

: H Digitally signad by Danlel Pina
Da n | e I P INo n;ngn's.j 119 rs:ss:n -(Ils‘ua‘

Daniel E. Pino
Senior Associate

Soltesz, Inc.
2 Research Place, Suite 100
Rockville, MD 20850

ce:

Robert Elliott
Shawn Li
Barbara Sears
Phillip Hummel
Jim Soltesz
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LINOWES
AND | BLOCHER LLP

ATTORNEYS AT LAW

September 20, 2019 Barbara A. Sears
bsears@linowes-law.com

301.961.5157

Phillip A. Hummel
phummel@linowes-law.com
301.961.5149

By Hand

Mr. James Wasilak

Chief of Zoning

City of Rockville Department of Community Planning and Development Services
111 Maryland Avenue

Rockville, Maryland 20850

Re:  Project Narrative and Statement of Justification for Level 2 Site Plan —
Redevelopment of 2 Choke Cherry Road and 2094 Gaither Road

Dear Mr. Wasilak:

Grove Rockville 31 II, LLC and Grove Rockville IV, LLC, owners and applicants
(collectively, the “Applicant”) is filing this Project Narrative and Statement of Justification
pursuant to Sections 25.07.02 and 25.07.05 of Chapter 25 of the City of Rockville Code of
Ordinances (the “Zoning Ordinance”) to replace obsolete office buildings located at 2 Choke
Cherry Road and 2094 Gaither Road with 136 townhouses including 17 Moderately Priced
Dwelling Units (“MPDUSs”), a regional stormwater management pond, public park land, and
other associated amenities (the “Phase I Site Plan”) As discussed in greater detail below, the
Phase I Site Plan is the first site plan that implements Project Plan PJT2017-0007 (Shady Grove
Neighborhood Center) approved by the Mayor and City Council on April 29, 2019.

Background

2 Choke Cherry Road and 2094 Gaither Road Within The Danac Technological Park

The property covered by the Phase I Site Plan (the “Subject Property™) is a 11.28 acre
portion of an approximately 31.1 acre site (the “Overall Site”). The Overall Site is currently
subdivided into four existing lots (Lot 5, Lot 6, Lot 7, Lot 8, Danac Technological Park
subdivision), contains seven office buildings (2 and 4 Choke Cherry Road, 15825 Shady Grove
Road, and 2092, 2094, 2096, and 2098 Gaither Road), and is zoned MXE (Mixed Use
Employment). The 2 Choke Cherry Road and 2094 Gaither Road office buildings are located on
the Subject Property.

Attachment 1.C.b: Applicant Statement of Justification (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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The seven office buildings constructed on the Overall Site “were designed individually
rather than as an integrated complex[.]” See Evaluation of Historic Significance prepared by R.
Christopher Goodwin & Associates, Inc. submitted with the Phase I Site Plan application (the
“Report”) at pg. 5. The Overall Site’s piecemeal redevelopment is reflected in the construction
of the existing buildings over three periods by different architects, the dissimilarity between the
design of the various buildings throughout the site, and the lack of a vehicular connection
between the Overall Site’s four lots. Report, pg. 15.

The Subject Property within the Overall Site is comprised of Lot 6 (6.94 acres), a 4.29
acre portion of Lot 8, and a 0.05 acre portion of Lot 5, Danac Technological Park subdivision, as
well as 0.02 ac (approximately 705 sq. ft.) associated with a future technical correction to a
previously approved abandonment of right-of-way from the former Choke Cherry Road cul-de-
sac abutting Lot 6." As shown on the drawings included in the Phase I Site Plan application, the
Subject Property is improved with the approximately 88,500 square foot 2 Choke Cherry Road
office building, the approximately 54,900 square foot 2094 Gaither Road office building, as well
as surface parking facilities, drive aisles, and associated open areas. The Subject Property is
bounded by Choke Cherry Road to the south, open space owned by the City of Rockville and the
King Farm neighborhood to the east, the remaining portion of Lot 8 of the Danac Technological
Park subdivision to the north (containing the 2092, 2096, and 2098 Gaither Road office
buildings), and the remaining portion of Lot 5 of the Danac Technological Park subdivision to
the west (containing the 4 Choke Cherry Road office building). Although the Lot 6 portion of
the Subject Property has direct access to Choke Cherry Road and the Lot 8 portion contains drive
aisles that provide circulation to two access points to Gaither Road, there is no direct vehicular
connection between the 2 Choke Cherry Road and 2094 Gaither Road. Office buildings. Most of
the Subject Property contains impervious surfaces and does into include any stormwater
management facilities.

The 2 Choke Cherry Road office building was initially constructed as a one-story office
building in 1967, with a two story addition built in 1979. Report, pgs. 7-8. 2094 Gaither Road is
a two-story structure and the last of the four office buildings constructed on Lot 8 between 1981
and 1985. Report, pgs. 9-10. The seven existing office buildings on the Overall Site, including 2
Choke Cherry Road and 2094 Gaither Road on the Subject Property, are outmoded and do not
possess sufficient historic, architectural, design, landscape significance or integrity under the
City’s Historic Designation Commission criteria under the Zoning Ordinance Report, pg. 15.

Attachment 1.C.b: Applicant Statement of Justification (2989 : STP2020-00393 Shady Grove Neighborhood Center)

! The City abandoned the majority of the Choke Cherry Road cul-de-sac “bulb” abutting Lot 6
(1,903 sq. ft.) in Ordinance No. 17-03 granting Street Closing and Abandonment Application No.
SCA2003-00087 on June 9, 2003.
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Project Plan PJT2017-0007

On April 29, 2019, the Mayor and City Council adopted Resolution No. 7B-19 (the
“Resolution”) approving Applicant’s project plan application PJT2017-0007 (the “Project Plan™).
The Project Plan allows the redevelopment of the Overall Site with up to 1,336 multi-unit
dwellings, up to 330 townhouses, up to 390,000 square feet of office, hotel, or institutional uses,
and up to 170,000 square feet of retail uses.” The Resolution provides that the Project Plan is
valid for 20 years from the date of approval. See Resolution, Condition 3.

The Resolution approves the Project Plan subject to thirty-nine (39) enumerated
conditions, the following of which are relevant to the Phase I Site Plan:

Development Phasing

The Resolution provides that the approved development be phased in a manner consistent
with the October 15, 2018 phasing plan and associated footnotes thereto (attached to the
Resolution as Exhibit B, the “Phasing Plan”), while noting phasing boundaries and sequencing
may change. See Resolution, Condition 4. Relevant to the Phase I Site Plan, the Phasing Plan
illustrates 283 townhouses with a maximum of 330 townhouses. See Resolution, Exhibit B.

The Project Plan’s impact on transportation facilities was evaluated in two phases, with
Phase One permitted to generate a maximum of 644 AM, 1,327 PM, and 1,042 Saturday peak
hour trips based on 183,798 square feet of existing office space to remain, 70,000 square feet of
commercial retail, 220 multi-family units, and 120 single-family attached dwelling units. See
Resolution, Condition 25. Changes to the phased development program is permitted, so long the
trip caps are not exceeded. See Resolution, Condition 27.

The Resolution also states that Applicant must comply with all conditions of the
Washington Suburban Sanitary Commission (“WSSC”)’s Hydraulic Planning Analysis (“HPA™)
dated March 18, 2019 and mitigate any service deficiencies identified as a condition of any
affected phased site plan, unless the HPA is amended and/or an alternative to convey some or all

2 For ease of reference, Resolution No. 7B-19 includes the following attached exhibits: Project
Plan dated November 2018 (Exhibit A), Phasing Plan dated October 15, 2018 (Exhibit B),
Roadway Cross-Sections dated November 19, 2019, including the Road Code Waiver Requested
dated September 29, 2019 and revised November 19, 2019 (Exhibit C), Dedication of Usable
Park Area comprising 5% of the tract (Exhibit D), approved Natural Resources Inventory /
Forest Stand Delineation dated April 14, 2016 (Exhibit E), and Preliminary Forest Conservation
Plan dated April 24, 2019 (Exhibit F)

Attachment 1.C.b: Applicant Statement of Justification (2989 : STP2020-00393 Shady Grove Neighborhood Center)

**L&B 7711324v5/13384.0002 Packet Pg. 142




1.Cb

LINOWES
AND | BLOCHER LLP

ATTORNEYS AT LAW

Mr. James Wasilak
September 20, 2019
Page 4

of the flow to the City’s sewer lines is agreed upon by the City and WSSC. See Resolution,
Condition 18.

Forestry and Trees

The Resolution incorporates the City’s April 24, 2019 letter approving, with conditions,
the Project Plan’s preliminary forest conservation plan (the “PFCP Letter”) regarding, among
other things, afforestation, significant tree replacement, and minimum tree cover. See
Resolution, Condition 5. Both the Resolution and the PFCP Letter approve a fee-in-lieu payment
equal up to 2.29 acres (or up to 49%) of the 4.67 acre afforestation requirement.’  See
Resolution, Condition Sa; PFCP Letter, pg. 2.

The Resolution and the PFCP Letter also identify a 172 significant replacement tree
requirement, with a fee-in-lieu payment for up to 60 significant replacement trees, resulting in a
requirement to plant a minimum of 112 significant replacement trees on site.* See Resolution,
Condition 5b; PFCP Letter, pgs. 3-4.

With respect to minimum tree cover, the Resolution and the PFCP Letter 1) note the 15%
requirement within the MXE zone may be reduced to 10% of the net tract area, with dedication
of 5% of the net tract area as useable public parkland; and 2) allow Applicant to satisfy these
requirements by providing 3.11 acres of tree cover, as well as dedicating 1.02 acres of open
space around the regional stormwater management pond and 0.57 acres (excluding a retail
building) for a central green shown on the Project Plan.” See Resolution, Condition 5¢; PFCP
Letter, pg. 3. The PFCP Letter provides that a usable park space exhibit must include certain
information and be approved by the Director of Parks and Recreation prior to the approval of the
first site plan and associated Final Forest Conservation Plan. See PFCP Letter, pg. 3.

3 Per the PECP Letter, the fee-in-lieu for afforestation may be paid in installments during the
build out of the Project Plan, with each installment based “on the proportional amount of square
footage of land area being developed with each site plan, regardless of the amount of forestry
planting to be installed with the specific phase.” See PFCP Letter, pg. 2.

* Similar to afforestation, the PECP Letter allows the fee-in-lieu for significant tree replacement
may be paid in installments during the build out of the Project Plan, with each installment based
“on the proportional amount of square footage of land area being developed with each site plan,
regardless of the amount of forestry planting to be installed with the specific phase.” See PFCP
Letter, pg. 4.

Attachment 1.C.b: Applicant Statement of Justification (2989 : STP2020-00393 Shady Grove Neighborhood Center)

> The Resolution states that the 5% dedication area qualifies as open area and public use space
within the open area development requirements of the MXE zone. Plantings within the
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with plantings approved by the City Forester. See PCFP Letter, pg. 3.
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Both the Resolution and the PFCP Letter also allow for the removal of nine (9) specimen
trees located on the Overall Site. See Resolution, Condition 5d; PFCP Letter, pg. 4.

Furthermore, the Resolution acknowledges that the implementation of the approved
Project Plan’s townhouse layout required the Planning Commission’s approval of a waiver to
reduce the required trees per residential lot from 3 trees per lot to 1.5 trees per lot (based on an
aggregate of the on-site trees) and supports such a waiver. See §§ 25.21.21.b & 25.21.07 of the
Zoning Ordinance; Resolution, Condition 6.

The PFCP Letter also states that the tree replacement requirement for the removal of trees
within the buffer between the Property’s eastern boundary and the King Farm neighborhood is to
provide a similar buffer with trees planted on both the Property and King Farm. See PFCP
Letter, pg. 5. Any trees removed must be replaced in kind, with tree types and locations
coordinated with King Farm and the City. See PCFP Letter, pg. 5. Additionally, any street trees
removed within the City’s right-of-way must be replaced on a 1:1 basis. See PFCP Letter, pg. 4.

Historic Evaluation

The Resolution provides that prior to any site plan submission proposing removal of an
existing office building, Applicant must provide a report to the Chief of Zoning containing an
architectural and historical evaluation of the existing buildings based on the criteria for historic
designation from the City’s Zoning Ordinance. See Resolution, Condition 7.

Public Works

The Resolution also conditions approval of the Project Plan on dedicating the rights-of-
way and easements for Streets A, B, and C to public use, as reflected on a final record plat. With
respect to Street C, the Resolution affirms the City Manager’s approval of a waiver to reduce the
sidewalk width to 6 feet on Street C’s south side. See Resolution, Conditions 9 & 11. All street
sections must comply with the roadway cross section exhibit incorporated in the Resolution, with
any deviation to be approved by the Director of Public Works at the time of site plan. See
Resolution, Condition 11. Applicant is also required to dedicate right-of-way for Choke Cherry
Road in accordance with the roadway cross section exhibit incorporated in the Resolution. See
Resolution, Condition 10. Public Access Easements must be granted across the entire width of
privately maintained alleys. See Resolution, Condition 15. Per the Resolution, Applicant must
dedicate the parcel containing the regional stormwater management pond to the City. See
Resolution, Condition 17.

Attachment 1.C.b: Applicant Statement of Justification (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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In recognition that the Project Plan would be implemented in multiple site plans, the
Resolution acknowledges that some proposed roads will have temporary conditions. As a result,
the Resolution includes a condition requiring Applicant to submit a plan for approval by the
Director of Public Works demonstrating how roads will terminate when an entire road is not
proposed to be constructed within a single site plan. See Resolution, Condition 21. Similarly,
the Resolution requires Applicant to submit a phasing plan with each site plan for vehicular
access, pedestrian access, construction access, staging and parking for Department of Public
Works approval showing how the remaining surface parking lots and existing uses on the Overall
Site will be integrated with new development. See Resolution, Condition 22. Additionally,
Applicant must submit information regarding visitor parking for review and approval at the time
of site plan. See Resolution, Condition 23. As part of each respective site plan, the Resolution
requires Applicant to design and construct the phased improvements and have such
improvements opened to traffic prior to issuance of any occupancy permits for any part of the
development contained within that site plan. See Resolution, Condition 35.

The materials submitted with this application, together with the discussion below,
demonstrate how Applicant’s Phase I Site Plan satisfies the applicable conditions from the
Resolution.

Phase I Site Plan

The Phase I Site Plan will commence the redevelopment of the Overall Site by replacing
outdated office structures and ample surface parking lots with new townhouses, a grid system of
streets, open spaces, and other amenities. The Phase I Site Plan includes 136 townhouses, 12.5%
of which (or 17) are MPDUs. The Phase I Site Plan embraces traditional neighborhood design
with residential units that face the street, are served by alleys with rear loaded garages each
containing two off-street parking spaces, and include both 16 foot and 20 foot building widths.
In contrast to typical colonial, pitched roof designs, the Phase 1 Site Plan will feature modern
design massing offering roof top living on all market rate units. MPDUs, which are suitably
distributed throughout the site plan, will contain three stories capped by a parapet wall and a low
pitch roof behind. The integration of market rate units with MPDUs will also create vertical
articulation in building height for visual interest and variety. Although the architecture uses
urban-inspired massing and form, the Phase I Site Plan proposes traditional brick masonry
facades, extensive fenestrations, and thoughtful detailing to ensure that the townhouses convey
pedestrian-scaled proportions and elements.

These townhouses will front public streets with cross-sections approved in the Project
Plan that include appropriate areas for wide sidewalks, attractive landscaping, an appropriate
number of on-street parking spaces for residents and visitors, and drive aisles. These streets,
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combined with the construction of a new sidewalk along Choke Cherry Road will offer
connections to existing and planned retail, employment, personal services, transportation
infrastructure, and surrounding communities. The network of streets approved in the Project
Plan for the Overall Site will be implemented through phased site plans, the first of which is the
Phase I Site Plan. Therefore, portions of Streets A, B, and C included in the Phase I Site Plan
will temporarily terminate in a safe and appropriate manner as shown in the exhibit submitted
with the Application with appropriate curbs, sidewalks, and signage for suitable access. Thus,
the Phase I Site Plan will integrate the townhouses and public streets in a series of short blocks to
promote pedestrian and bicycle activity, offer safe and efficient vehicular circulation, and
facilitate a sense of community.

The Phase I Site Plan also includes inviting open areas with ample landscaping that will
create a sense of place, offer opportunities for passive and active recreation, and encourage social
interaction. These include streets lined with a variety of shade trees, evergreen trees, and
ornamental grasses. In addition to landscaped pocket parks, the Phase I Site Plan also includes
1.03 acres of usable public parkland surrounding a regional stormwater pond. This public park
will contain afforestation and other tree planting areas with a trail system and seating, all of
which will replace existing surface parking areas with a high-quality amenity for the Phase I Site
Plan’s future residents and neighbors. Additionally, per the PFCP Letter and as shown in an
exhibit included with the application, the Phase I Site Plan provides a similar buffer along the
shared property line with the King Farm neighborhood and includes replacement in kind of any
removed tree in this area, as well as replaces three street trees within the Choke Cherry Road
right-of-way in excess of a 1:1 basis (removal of three street trees and planting thirteen
replacement trees). Individual lots are proposed to include a wide variety of plantings, including
shrubs, perennials and groundcovers

The Phase I Site Plan also includes state-of-the-art stormwater management facilities on a
site where none currently exist. Environmental site design measures will be implemented to the
maximum extent practicable, through a combination of planter box bioretention facilities,
microbioretention facilities, enhanced microbioretention facilities, bioswales, and enhanced
bioswales. These features are intended to replicate natural hydrology and reduce impervious
surfaces. Additionally, the Phase I Site Plan’s regional stormwater management pond will
promote environmental sustainability through the provision of quality control for both on-site
and off-site stormwater runoff.

In sum, the Phase I Site Plan will initiate the Overall Site’s transformation into a mixed-
use development by placing new housing, including MPDUs, near existing and anticipated
commercial uses, public amenities, and transportation options, as well as enhancing the
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environment with new stormwater management infrastructure, pedestrian and bicycle facilities,
and increased landscaped open areas.

Compliance with Required Findings

Under Section 25.07.01.a.3(b) of the Zoning Ordinance, a site plan that implements all or
a portion of an approved project plan (such as the Phase I Site Plan) is deemed to meet the
findings for approval so long as the site plan complies with the conditions and requirements of
the approved project plan and where the application will not:

i. Be detrimental to the public welfare or injurious to property or
improvements in the neighborhood;

ii. Constitute a violation of any provision of this Chapter or other
applicable law; or

iii. Be incompatible with the surrounding uses or properties.

The following discussion demonstrates how the Phase I Site Plan satisfies the applicable
conditions of requirements of the Project Plan, as well the above three findings.

The Phase I Site Plan Complies With the Applicable Conditions and Requirements of the
Project Plan

The Phase I Site Plan adheres to the relevant conditions and requirements of the
Resolution approving the Project Plan. The 136 townhouses proposed in the Phase I Site Plan
are designed in a manner consistent with the Project Plan and in conformance with the
illustrative phasing plan incorporated in the Resolution, which lists 283 townhouses with a
maximum of 330 townhouses. See Resolution, Conditions 2 & 4, Exhibit B. Furthermore, as
shown in the July 16, 2019 Trip Scorecard Summary memorandum prepared by Applicant’s
traffic engineer submitted with this application, the Phase I Site Plan in combination with the
remaining office uses, will generate peak trips within the Phase One trip cap established in the
Resolution. See Resolution, Condition 25.

With regard to compliance with the Resolution and the FFCP Letter, the materials
submitted with the Phase I Site Plan demonstrate that the Project includes 1.64 acres of the
overall 2.38 acre afforestation requirement and 79 trees of the overall 112 significant tree
replacement requirement, with the balance to be provided in future phased site plans. These
materials also show that the Project provides fee-in-lieu for 0.83 acre of the overall 2.29 acre fee-
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in-lieu of afforestation, as well as fee-in-lieu for 22 significant tree replacement of the overall 38
fee-in-lieu of significant tree replacement. The balance of fee-in-lieu of afforestation and
significant tree replacement will be provided in future phased site plans. Applicant proposes
reducing the minimum tree coverage requirement in the MXD zone from 15% to 10%, subject to
dedication in fee simple of 5% of the tract area as usable public parkland. Applicant seeks to
dedicate 1.03 acres of usable park land around the regional stormwater management pond (and
within the Phase I Site Plan) and 0.57 acres of usable park land for the central green shown on
the Project Plan (to be included in a future site plan). Consistent with the Resolution and the
PFCP Letter, Applicant has included a usable park space exhibit for approval by the Director of
Parks and Recreation prior to approval of the Phase I Site Plan and associated final forest
conservation plan. See Resolution, Condition 5c; PFCP Letter, pg. 3. Per the PFCP Letter,
which is incorporated as a condition of the Project Plan, the Phase I Site Plan meets and exceeds
the requirements to replace in kind any removed trees within the King Farm buffer, and replace
street trees removed within the Choke Cherry right-of-way on a 1:1 basis. Resolution, Condition
5; PFCP Letter, pgs. 3 & 5. Specifically, the exhibits included with the Phase I Site Plan
illustrate the replacement of three shade trees in the King Farm buffer with seven shade trees, six
ornamental trees, and seven evergreen trees, as well as the replacement of three street trees
within the Choke Cherry right-of-way with thirteen trees.

In accordance with the Resolution, Applicant has provided the Report to the City’s Chief
of Zoning with an architectural and historical evaluation of the Overall Site’s existing office
buildings, based on the criteria for historic designation under the Zoning Ordinance. See
Resolution, Condition 7. The Report concludes that the existing office buildings have
insufficient historic, architectural, design, and landscape and/or integrity under the relevant
criteria for historic designation. Report, pg. 15.

Additionally, the Resolution accommodates the dedications of the rights-of-way and
easements, as well as the construction for the sections of Streets A, B, and C and Choke Cherry
Road within the boundaries of the Phase I Site Plan. See Resolution, Conditions 9 & 10. All
street sections comply with the roadway cross section exhibit incorporated with the Resolution.
See Resolution, Exhibit C. Applicant will also grant public access easements across the width of
private alleys and the regional stormwater management pond within the boundaries of the Phase
[ Site Plan. See Resolution, Conditions 15 & 17. These dedications and granting of easements
will be reflected on final record plats to be reviewed by City staff and approved by the Planning
Commission. To satisfy relevant conditions of the Resolution, Applicant has submitted plans
demonstrating how roads will terminate as certain streets are not proposed to be constructed in
their entirety within a single site plan, and how remaining surface parking lots and existing uses
of the Overall Site will integrate with the proposed townhouses. The Phase I Site Plan also
includes an exhibit illustrating 52 on-street parking spaces available to visitors of the Phase I Site
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Plan’s 136 units (approximately .38 visitor spaces per unit), which are exclusive of off-street
parking spaces also available for visitors to those respective units. See Resolution, Conditions
21,22, & 23. Applicant will also submit a conceptual dry utility plan for approval by the utility
companies and the Department of Public Works. See Resolution, Condition 20.

The Phase I Site Plan Will Not Be Detrimental to the Public Welfare or Injurious to
Property or Improvements in the Neighborhood

The Phase I Site Plan will advance the public welfare and not cause injury to property or
improvements in the surrounding neighborhoods. As noted in the Resolution, the Project Plan
will transform the Overall Site from an auto-centric and outmoded collection of office buildings
and surface parking lots to a mixed-use community with a range of building types, a walkable
grid network of streets, landscaping, and welcoming open areas. The Phase I Site Plan is the first
site plan application that will implement the redevelopment vision for the Overall Site approved
in the Project Plan. The Phase I Site Plan will include 136 townhouses, including 17 MPDUs
that are proximate to existing and future transportation infrastructure, commercial services,
employment, and community facilities.

The Phase I Site Plan will also integrate stormwater management controls on a site
currently lacking such facilities, including a regional stormwater management pond that will be
dedicated to the City and provide water quality treatment for both on-site and off-site runoff.
Furthermore, the Phase I Site Plan dedicates approximately 1.03 acres around the regional
stormwater management as usable public park space that will offer new opportunities for passive
and active recreation. The regional stormwater management pond, the surrounding public park,
as well as plantings along the Subject Property’s eastern boundary will provide an effective
buffer between and transition from the residential development included in the Phase I Site Plan
and the adjacent King Farm neighborhood.

Connections within and through the Subject Property will also be enhanced by the
dedication and construction of the portion of the Project Plan’s new public roadway network
within the boundary of the Phase I Site Plan, including segments of Streets A, B, and C, as well
as expanded right-of-way and a new sidewalk along Choke Cherry Road. These transportation
improvements, with appropriate transitions between new road segments and existing parking
lots, will efficiently and safely distribute traffic and enhance vehicular access, as well improve
circulation for cyclists and pedestrians.

Attachment 1.C.b: Applicant Statement of Justification (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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tree replacement will also provide significant funds to install, maintain, and replace landscaping
on City-owned parkland and/or control and eradicate invasive/exotic plans. See § 10.5-24(c) of
the Rockville City Code.

The Phase I Site Plan Will Not Constitute a Violation of Any Provision of the Zoning
Ordinance or Other Applicable Law

The Phase I Site Plan complies with the Zoning Ordinance and other applicable law. As
shown on the development tables shown on the site plan, the Phase I Site Plan adheres to the
applicable development standards from the MXE zone, including maximum height, open area
and public use space, minimum width at the front lot line, and setbacks. The Phase I Site Plan
also complies with other relevant portions of the City’s Ordinance, including parking and loading
(Article 16 of the Zoning Ordinance) and standards for public use space(Article 17 of the Zoning
Ordinance). Applicant’s civil engineer has also confirmed the Phase I Site Plan complies with
the City’s Landscaping, Screening, and Lighting Manual.

The Phase I Site Plan was also specifically designed to comply with the design guidelines
for all mixed use zones, as well as the design guidelines applicable to the MXE zone. The Phase
I Site Plan’s townhouses will be strategically programmed with a combination of three principal
designs common to both the 16> and 20° wide units. These elevation types will be thoughtfully
dispersed in patterns that may include both regular and irregular sequences, pairs, and groupings
to provide for variable design and visual interest. The architectural design also will be layered
with a community-specific color scheme that features varying brick colors and painted brick
elements. Color schemes will be applied to create variety, but will utilize a common trim color
to link the various schemes together.

The Phase I Site Plan’s units also embrace different elevation styles to create variability
in appearance and offer articulation. Some unit types feature large, two-story cantilevered box
bay window projection on the front elevation to offer substantial fagade relief and shadow lines.
Another unit type features heavy fenestration on the front elevation with a heavy count of
windows and accent horizontal soldier course banding at the base of the third level. A different
unit type complements other elevation styles by featuring large, two-story recessed panels with
inset windows. All elevations feature strut supported metal canopies over the front entry doors
and use of horizontal brick rowlock courses that provide for additional fagade relief and shadow
lines.

Furthermore, side elevations receive similar material treatment as front elevations,
namely brick masonry. Prominent, “high visibility” side elevations (particularly those on street
corners) will feature a box bay window design element to provide for additional visual interest
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and a linking design element with the front elevations. Cementitious horizontal siding,
contemporary garage doors featuring horizontal window lites and cantilevered rear decks
accessed from the second level kitchen/family room area comprise the principal design elements
of the rear facades. Thoughtful detailing such as contemporary “cylinder” style coach lamps,
glass front entry doors and contemporary style handrails (when grading conditions dictate)
compliment the urban-inspired architectural design style.

As noted above and as shown in submitted materials, the Phase I Site Plan appropriately
satisfies portions of afforestation and significant tree replacement requirements, as well as
provides a proportional installment of fee-in-lieu of afforestation and significant tree
replacement, all in accordance with the City’s Forestry and Tree Preservation Ordinance
(Chapter 10.5 of the City Code). The balance of these requirements will be met in future phased
site plans. Consistent with the Project Plan, Applicant proposes to satisfy the minimum tree
cover requirement based on 10% of the Overall Site’s tract area with the dedication of 5% of the
Overall Site’s tract area to the City as usable public parkland as permitted under the City’s
Forestry and Tree Preservation Ordinance. See § 10.5-22(d)(3) of the City Code. A 1.03 acre
portion of this public parkland is included in the Phase I Site Plan around the regional
stormwater management pond. The remaining 0.57 acres of public park area will be satisfied by
dedication and construction of the central green included in a future site plan.

Technical plans included with the Phase I Site Plan application also establish
conformance with applicable provisions of the City’s stormwater management and sediment and
erosion control standards from Chapter 19 of the City Code.

As part of the Phase I Site Plan, Applicant seeks a waiver of the tree planting
requirements of Section 25.21.21.a of the Zoning Ordinance, as authorized by Section 25.21.07
of the Zoning Ordinance, to implement the Project Plan on the Overall Site. Specifically,
Applicant requests to reduce the requirement to plant three trees in every residential lot (one tree
in the front yard and two trees in the rear yard) to 1.5 trees per lot, based on an aggregate of the
on-site trees. Granting the waiver for the redevelopment of the Overall Site is appropriate as
undue hardship will result from strict compliance and substantial justice will be done as the
public health, safety, aesthetics, or general welfare will not be impaired and the waiver will not
be contrary to the intent and purpose of the City’s Comprehensive Master Plan or the Zoning
Ordinance.

Specifically, achieving a walkable, compact, and mixed-use community with a redundant
grid network of public streets and modern stormwater management controls along the
redeveloping Shady Grove Road corridor as envisioned in the City’s Comprehensive Master Plan
and supported in the Mayor and Council’s approval of the Project Plan demands a reduction in
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the requirement to plant three trees in every townhouse lot. The Phase I Site Plan includes a
significant number of trees, including those planted within public parkland around the regional
stormwater management pond, within the public right-of-way, and within other private open
space areas such as pocket parks. Future site plan phases implementing the Project Plan will
include other areas with tree plantings, including the central green (to be dedicated as public
parkland), future segments of the road network, and other pocket park, mews, and open areas.
Lastly, the Mayor and Council acknowledged in the Resolution that “implementation of the
approved Project Plan’s urban townhouse design requires the grant of a waiver by the Planning
Commission . . . and support[s] such a waiver.” See Resolution, Condition 6. As such, the
Planning Commission’s grant of Applicant’s request to reduce the tree planting requirement from
three trees per townhouse lot to 1.5 trees per townhouse lot would conform to the necessary
findings of Section 21.21.07.b of the Zoning Ordinance.

The Phase I Site Plan Will Not Be Incompatible with Surrounding Uses or Properties

The Phase I Site Plan will be compatible with surrounding uses and properties. With
respect to uses, the 136 townhouses and open areas proposed in the Phase I Site Plan will create
an effective transition between the existing townhouses in the King Farm neighborhood to the
east and the multi-family, commercial, institutional and/or hotel uses along Shady Grove Road
approved in the Project Plan. The Phase I Site Plan’s regional stormwater management pond, the
public parkland surrounding the regional stormwater management pond, and plantings along the
Subject Property’s eastern boundary will also support a compatible relationship between the new
townhouses and the existing King Farm townhouses. The segments of the new grid network of
public streets within the Subject Property as well as the new sidewalk along the Subject
Property’s Choke Cherry Road frontage will enhance linkages between existing uses and
properties and the development included in the Phase I Site Plan and facilitate vehicular, bicycle,
and pedestrian circulation.

List of Enclosures

1) Completed Site Plan Application dated 8/02/2019;
2) Application filing fee dated 7/22/2019 (including sign fee);

3) Detailed Site Development Plan dated 9/20/2019 (12 copies);
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4) Preliminary Building Elevations and Floor Plans dated 9/20/2019 (3 copies);
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5) Trip Scorecard Summary Memorandum prepared by Wells+Associates dated 7/16/19 (2
copies);

6) Landscape and Lighting Plan dated 9/20/2019 (6 copies);
7) Final Forest Conservation Plan dated 9/20/2019;

8) Forestry Fee-in-Lieu Exhibit dated 9/20/2019;

9) King Farm Buffer Exhibit dated 9/20/2019;

10) Residential Lot Tree Exhibit dated 9/20/2019;

11) Copy of Approved Pre-Application Stormwater Management Concept Letter dated
10/30/18;

12) Development Stormwater Management Concept Plan with Fee via separate check dated
7/22/2019;

13) Preliminary Sediment Control Plan (with fee via separate check dated 7/22/2019),
14) Private Storm Drain and Paving Plan dated 9/20/2019;

15) Copy of Water and Sewer Authorization Application filed on 8/21/2019;

16) Copy of NRI/FSD Approved in April 2016 (FTPO # 2016-00013);

17) Fire Protection Site Plan dated 9/20/2019;

18) Evaluation of Historic Significance prepared by R. Christopher Goodwin & Associates,
Inc. dated 7/12/19

19) Usable Park Space Exhibit dated 9/20/2019;

20) Phasing Plan Demonstrating Termination of Roads dated 9/20/2019;
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21)Phasing Plan Demonstrating Vehicular/Pedestrian/Construction Access, Staging, and
Parking dated 9/20/2019;
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22) Parking Allocation Exhibit dated 9/20/2019;
23) Conceptual Dry Utility Plan dated 9/20/2019;
24) Development and Construction Phasing Exhibit dated 9/20/2019;

25) CD containing electronic copy of all materials

Conclusion

We look forward to working with you on the Phase I Site Plan, which will begin the
implementation of the Project Plan and the transformation of the Overall Site into a new
walkable, compact, and mixed-use community. Please feel free to contact us if you have any

questions.

Very truly yours,
Enclosures
! Bob Elliott, Lantian Development

Mike Smith, Lantian Development
Shawn Li, Lantian Development
Daniel Pino, Soltesz

William Zeid, Wellst+Associates
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BOUNDARY INFORMATION BY SOLTESZ, INC., AUGUST, 2015, BASED ON AVAILABLE
INFORMATION,

GRID COORDINATES ARE PER MARYLAND STATE PLANE DATUM (NAD 83/91),

TWO-FOOT CONTOUR INTERVAL AERIAL TOPOGRAPHY PROVIDED BY MCKENZIE SNYDER,
INC., IN MARCH, 2015,

SUBJECT PROPERTY IS COMPRISED OF THREE RECORDED LOTS LOCATED AT 2 CHOKE
CHERRY ROAD, 4 CHOKE CHERRY ROAD, 15825 SHADY GROVE ROAD, AND 2092 GAITHER
ROAD. LOT 6 AND PORTIONS OF LOT 5 AND 8 OF DANAC TECHNOLOGICAL PARK
SUBDIVISION,

SUBJECT PROPERTY IS ZONED MXE (MIXED USE EMPLOYWENT).

TOTAL GROSS TRACT AREA: 31.1 ACRES.

TOTAL PHASE 1 APPLICATION AREA: 11.28 ACRES.

PHASE 1 LOD AREA: 11.53 ACRES.

PHASE 1 LOD ON SITE: 10.94 ACRES,

SUBJECT PROPERTY IS LOCATED WITH WSSC GRID 221NWO09.

THE SITE IS WITHIN BOTH WATTS BRANCH WATERSHED AND MUDDY BRANCH
WATERSHED.

THERE ARE NO WETLANDS ON THE PROPERTY. A PERENNIAL STREAM DAYLIGHTS AT A
'STORM DRAIN OUTFALL ALONG THE EASTERN BOUNDARY OF THE SITE.

THERE IS NO 100-YEAR FLOODPLAIN ON THE PROPERTY.

THE NATURAL RESOURCE INVENTORY / FOREST STAND DELINEATION FOR SUBJECT
PROPERTY WAS APPROVED ON APRIL 15, 2016. FTPO # 2016-00013,

THE SITE IS NOT WITHIN THE DESIGNATED CITY OF ROCKVILLE HISTORIC DISTRICT AND
DOES NOT CONTAIN BUILDINGS OR STRUCTURES IN THE CITY OF ROCKVILLE HISTORIC
BUILDING CATALOG.

WATER AND SEWER CATEGORY: W-1, 8-1

ALL TOWNHOUSE CONSTRUCTION WILL BE SLAB ON GRADE.

THIS FINAL SITE PLAN IS SUBJECT TO APPROVAL AND RECORDATION OF RIGHT-OF-WAY
ABANDONMENT, PER CITY OF ROCKVILLE CODE OF ORDINANCES: CHAPTER 21 - ARTICLE
V- DIVISION 2, FOR PROPERTY (RIGHT-OF-WAY) LOCATED ALONG CHOKE CHERRY ROAD.
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Attachment 1.C.e: Landscape Plan (2989 : STP2020-00393 Shady Grove Neighborhood Center)
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