Resolution No. 7A-19 RESOLUTION:
To approve, with conditions, Project
Plan Application PIT2018-00011, to
allow for up to 1,865 multifamily
dwelling units and up to 913,390
square feet of commercial
development at 1500-1616 Rockville
Pike; Saul Holdings Limited
Partnership, Applicant
WHEREAS, on January 25, 2018, Saul Holdings Limited Partnership (the “Applicant™)
filed Project Plan Application PJT2018-00011 (the “Project Plan Application” or “Application™),
pursuant to Section 25.07.07 of the Zoning Ordinance, proposing to allow for the development of
a maximum of 1,865 multifamily dwelling units, including a minimum of 15% Moderately Priced
Dwelling Units (“MPDUs”), up to 431,440 square feet of office development, up to 472,950 square
feet of retail development (composed of retail, restaurant, and grocery uses), up to a 9,000 square-
foot entertainment venue, and associated public use space, amenities, and infrastructure (the
“Project” or “Twinbrook Quarter™) on six parcels and/or lots totaling approximatety 18.36 acres
and bound by Rockville Pike to the west, the Metro tracks and CSX/MARC rail line to the east,
and Halpine Road to the south (the “Property”); and
WHEREAS, the Property is currently improved with approximately 240,756 square feet of
single-story retail, office, and restaurant uses in various stages of occupancy, with approximately
12 acres of surface parking; and
WHEREAS, the Property is zoned Mixed-Use Transit District (MXTD) in accordance with
the 2016 Rockville Pike Neighborhood Plan (the “Rockville Pike Plan”) and accompanying
Sectional Map Amendment; and
WHEREAS, pursuant to the Rockville Pike Plan and Section 25.03.02 of the Zoning
Ordinance, the Applicant identified the Project Plan Application as a Champion Project
Application on the bases that Twinbrook Quarter: (1) is located in the South Pike and contains at
least five (5) contiguous acres of private property; and (2) significantly advances the following
goals (a) provides more than the required public use space, (b) provides more than the required
vehicular, bicycle and/or pedestrian safety measures and/or provides pedestrian and bicycle access
over or under the CSX/Metro tracks, and (c) provides a significant increase in the amount of

employment; and
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WHEREAS, pursuant to Sections 25.05.03c, 25.07.03, and 25.07.07.6 of the Zoning
Ordinance, the Planning Commission was briefed on the Project Plan Application at its meeting
on April 11, 2018; and

WHEREAS, pursuant to Sections 25.05.03c, 25.07.03, and 25.07.07.6 of the Zoning
Ordinance, the Mayor and Council determined that the Project Plan Application would be
processed as a Champion Project Application at its public meeting on April 30, 2018; and

WHEREAS, pursuant to Sections 25.05.03¢c, 25.07.03, and 25.07.07.8, a duly noticed
public hearing on the Application was held by the Planning Commission on February 13, 2019;
and

WHEREAS, pursuant to Sections 25.05.03¢, 25.07.03, and 25.07.07.9 of the Zoning
Ordinance, the Planning Commission at its meeting on February 27, 2019, reviewed the
Application, and after considering the information presented and testimony provided, voted to
recommend that the Mayor and Council approve the Application subject to several conditions; and

WHEREAS, pursuant to Sections 25.05.03¢, 25.07.03, 25.07.07.11, and 25.07.07.12 of the
Zoning Ordinance, a duly noticed public hearing on the Application was held by the Mayor and
Council on March 25, 2019; and

WHEREAS, the Mayor and Council held a public meeting for discussion and instructions
to City Staff on, and possible adoption of, the Project Plan Application on April 29, 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 all in support of the
Project, based upon information presented and testimony provided as contained in the public
record; and

WHEREAS, the Mayor and Council, finds and determines, pursuant to Sections
25.07.07.15, 25.07.07.16, and 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:

l. Project Plan Implementation Period: In accordance with Section 25.07.07.18(a) of

the Zoning Ordinance, a site plan application implementing a portion of Phase 1 of the Project

Plan Application must be filed within twelve {12) months of the date of this Resolution. The
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implementation period for all other portions of the Project Plan Application will remain valid for
thirty (30) years from the date of this Resolution.

2. The Project Plan Application Qualifies as a Champion Project: The Project Plan
Application meets all of the requirements necessary for qualification as a Champion Project under
Section 25.03.02 of the Zoning Ordinance. The Project is a development project that:

(1)  Is located within the South Pike,

The Property is located in the South Pike area pursuant to the Rockville Pike Plan,
which coincides with the Twinbrook Metro Performance District.

(2) Contains at least five (5) acres of private property that is (i) contiguous, or
(ii) confronting, separated only by a Business District Class I or Class I street;
The Property comprises approximately 18.36 contiguous acres, which exceeds the
minimum requirement,

(3) Significantly advances one or more of the following goals:

e Increases multifamily housing that provides more than the minimum
requirement of moderately priced dwelling units near the Twinbrook
Metro Station;

o Provides more than the required public use space;

e Provides more than the required vehicular, bicycle and/or pedestrian
safety measures and/or provides pedestrian and bicycle access over or
under the CSX/Metro tracks; and/or

o Provides a significant increase in the amount of employment.

The Project Plan Application significantly advances three (3) of the goals identified above.
The Project will: 1) provide more than the required public use space, 2) provide more than the
required vehicular, bicycle, and pedestrian safety measures, and 3) provide a significant increase
in the amount of employment in the area. With respect to public use space, as noted on the Project
Plan Application Cover Sheet No. PP-1, approximately 31.5% of net lot area will be provided as
public use space/open area. The Project Plan Application incorporates a one-acre central park that
is adjacent to Building 2. The Project Plan Application also includes a linear park with two separate
dog parks (one intended primarily for large dogs and one intended primarily for small dogs), a
meandering path approximately one-quarter of a mile long surrounded by extensive natural style

landscaping, and multiple train viewing areas from within the safety of the park. The linear park
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is easily accessed by the public via landscaped sidewalks on the north side of Building 5 and the
south side of Building 7 (at either end of the park), and it will be directly accessible to the residents
of Buildings 5, 6, and 7. Twinbrook Quarter is designed with two “courtyard parks™ between
Buildings 5, 6, and 7, which are intended to be a quieter setting that are physically near but
atmospherically set apart from the active central area. The Project also includes at least two
separate hardscaped plazas as gateways to the community. In addition to the on-site public use
space, approximately 83,000 square feet of public use space/open area will be provided within
dedicated right-of-way, which also constitutes “public use space” under Section 25.03.02 of the
Zoning Ordinance as these open areas are recommended in an adopted master plan, including
enhanced public walkways and off-site public improvements. The Rockville Pike Plan {(p. 4-39)
provides that “[t]he ‘complete street’ multi-way boulevard itself will provide public open space in
the Plan Area by providing broad continuous sidewalks, bikeways that connect to the City’s trail
system, and trees and landscaping along the medians.” For this reason, the Project Plan Application
reflects that, while greater than 15% of net lot area will be provided on-site as public use
space/open area, an additional large amount of publicly accessible space will be provided in the
form of improvements to rights-of-way, widened and improved sidewalks, and other related
improvements such that the total amount of public use space provided constitutes 31.5% of the
Project’s net lot area.

With respect to providing more than the required vehicular, bicycle, and pedestrian safety
measures, the construction of the Chapman Avenue Extension running north-south through the
Property parallel to Rockville Pike, as well as construction of two new east-west streets through
the Property (Festival Street and the Congressional Lane Extension), will create new vehicular and
pedestrian linkages along Rockville Pike and increase mobility options in the South Pike area.

Lastly, the Project Plan Application provides a significant increase in the amount of
employment in the area. Through the provision of both retail and office uses, there will be an
increase in the number of workers in the area, furthering the mixed-use nature of the Project and
the 18-hour/day activity in the area.

As such, the Mayor and Council determine that the Project qualifies as a Champion Project.

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

working in the neighborhood of the proposed_ development: Approval of the Project Plan

Application will have no adverse impact on the health or safety of persons residing or working in




Resolution No. 7A-19 -5-

the neighborhood of the Project. The Property is surrounded by commercial uses along Rockville
Pike to the north, south, and west and is separated from the nearest single-family residential
neighborhood and several industrial properties by the Metro tracks and the CSX/MARC rail line.
The existing surrounding area is generally described as follows: To the east are the Metro tracks
and the CSX/MARC rail line, which provide a significant buffer from the nearest single-family
residential neighborhood to the east. To the west is Rockville Pike and Congressional Plaza, which
contains single-story box stores and surface parking, as well as smaller stores and fast-food
restaurants. To the north is an approximately 121,968-square-foot property currently improved
with single-story retail uses and surface parking, similar to the current uses on the Property. To
the immediate south is Halpine Road, and just south across Halpine Road is a seven-story office
building and a Hilton hotel. Further south across Bouic Avenue is The JBG Companies’ The
Galvan, a mixed-use project with 360 multi-family dwelling units (along with 99,500 square feet
of ground floor retail and restaurant uses).

The zoning on this Property and surrounding properties provides significant future
development and redevelopment opportunities. The immediately adjacent property to the south is
similarly zoned MXTD and could be redeveloped with the same densities and heights applicable
to the Property. The properties to the west and north are zoned Mixed-Use Corridor District
(MXCD), which allows for medium density development of retail, office, and residential uses.
The properties to the west, north, and south are also located within the boundaries of the Rockville
Pike Plan. The Rockville Pike Plan recommends mixed-use, transit-oriented development near
the Twinbrook Metro Station. To that end, the Project Plan Application is compatible with all
surrounding uses and properties as they exist today and as they are planned to exist in the future.

The construction of the Chapman Avenue Extension running north-south through the
Property parallel to Rockville Pike, as well as construction of two new east-west streets through
the Property (Festival Street and the Congressional Lane Extension), will create new vehicular and
pedestrian linkages along Rockville Pike and will help the City to create a true street grid in this
South Pike location. These infrastructure improvements will help to divert traffic away from
Rockville Pike towards the internal street grid which the Project helps to create.

Residents of the city and employees working in the area of the Property will benefit from
the increased pedestrian connectivity between Rockville Pike and the Twinbrook Metro Station

that will be provided by the Project. Specifically, the Project Plan Application includes
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construction of a wide pedestrian promenade along Rockville Pike, and sidewalks along the
Chapman Avenue Extension and the two new east-west streets to create attractive, safe, and
walkable linkages between Rockville Pike and the Twinbrook Metro Station. The Project Plan
Application also reserves space within the Property to allow for a potential new connection to the
Metro Station from Building 7 should the City and/or Applicant obtain approval from WMATA
and CSX to construct this pedestrian connection. Additionally, the development of a variety of
residential, office, fitness, grocery, restaurant, retail, and entertainment uses at the Property will
deliver the critical mass and diversity of uses necessary to further the economic vitality of this
transit-oriented location.

The Project Plan Application also increases green space, open area, and public use space
through the creation of a central park framed by the Chapman Avenue Extension and Festival
Street, along with rooftop courtyards on many of the buildings proposed, which will benefit the
health and welfare of persons residing or working in the neighborhood of the Project. The Project
Plan Application also includes a linear park with two separate dog parks (one intended primarily
for large dogs and one intended primarily for small dogs), a meandering path approximately one-
quarter of a mile long surrounded by extensive natural style landscaping, and multiple train
viewing areas from within the safety of the park. The proposed design includes a landscape buffer
along Rockville Pike coupled with street trees and ground plantings along the Chapman Avenue
Extension and the two new east-west streets. These plantings will provide shading and will
transform this corridor into a visual amenity. The Project will also vastly improve the current
functioning of the Property from an environmental perspective, by complying with the City’s green
building standards, enhancing the experience of area residents, workers, and visitors of the Project,
as well as complying with the City’s Forest and Tree Preservation Ordinance and stormwater
management requirements.

As such, the Mayor and Council finds that the Application will not adversely affect the

health or safety of persons residing or working in the neighborhood of the proposed development.

4, The Application will not be in conflict with the Master Plan: The Property is
subject to the Rockville Pike Plan adopted by the Mayor and Council on August 1, 2016. The
Project Plan Application satisfies both the general corridor planning principles and the principal
land use recommendations for the Property identified in the recently approved Rockville Pike Plan.

The Property is located in the South Pike area of the Rockville Pike Plan, which is recognized as
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having “the greatest potential to receive the bulk of the population growth within the corridor, as
well as a significant portion of the City’s population growth, over the next few decades,” as well
as “the most potential to transform from a commercial suburban development pattern into an urban
center, complementing Rockville Town Square to the north.” (p. 1-7). The Rockville Pike Plan
designates the portion of the Property between Halpine Road and Congressional Lane (1580 —
1616 Rockville Pike) for Core (transit-oriented) land uses, while the portion of the Property north
of Congressional Lane is designated for Corridor (mobility-oriented) land uses. The Project is
designed to leverage the Property’s transit-oriented location to allow for an active urban mixed-
use redevelopment, which is consistent with the Rockville Pike Plan “vision ... for a livable,
desirable, and economically vibrant environment defined by thoughtful urban design, multi-modal
transportation, active public spaces, and green $paces.” (p. 4-21).

The Project complies with the Rockville Pike Plan’s general corridor planning principles
and principal land use policies as follows:

¢ Attractive and inviting community design and development. (p. 3-2)
The Rockville Pike Plan emphasizes a “‘coherent relationship among the buildings, transportation
infrastructure, and open spaces, in a manner that creates an attractive and inviting community.”
(p. 3-2). The Application will transform this underutilized asset of single-story retail and surface
parking uses into a transit-oriented core redevelopment that is attractive and pedestrian-friendly
for residents, employees, patrons, and the general public. The Project Plan Application achieves
the Rockville Pike Plan vision by bringing buildings closer to the street with fagade improvements,
reducing the prominence of surface parking, and creating green areas and public gathering spaces.

» Mixed uses and mixed-income new neighborhoods. (p. 3-2)
As noted, the Project includes a diverse mix of uses — residential, office, fitness, grocery,
restaurant, retail, and entertainment venue. 15% MPDUs are proposed, which meets the City’s
requirement of 15% for projects located in the MXTD Zone. While the ultimate mix of residential
unit types is still to be determined with each site plan application for residential uses, it is expected
that the Project will include studios, one-, two-, and three-bedroom units, to accommodate
residents of a mix of incomes and living situations,

¢ Inviting conditions for walking and biking. (p. 3-2)
The Project Plan Application will transform what is currently a retail strip, with vast amounts of

surface parking, into a new community based upon creation of a street network of new north-south
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and east-west connections and wider sidewalks with street trees and landscaping. In addition, a
dual bikeway is proposed along the Rockville Pike frontage, a bike lane is proposed along the
north side of Halpine Road, and shared travel lanes indicated by sharrows are proposed along
Chapman Avenue Extension, Congressional Lane Extension, and Festival Street. The sharrow lane
is a marked shared travel lane that will accommodate both bicycles and vehicles together using a
wider travel lane. While bike lanes along Chapman Avenue Extended are consistent with the
recommendation of the City’s 2017 Bikeway Master Plan, both bike lanes and sharrows would
accommodate bicycles along this street and both are consistent with the Business District Class I
roadway Road Code requirements. The Planning Commission recommended that the Project Plan
Application be approved with the sharrows. The Commission agreed with the applicant’s vision
for this street and found that through bike traffic can be accommodated along Rockville Pike and
other nearby streets. The Mayor and Council recognize that both bike lanes and sharrows would
be consistent with the requirements and agrees with the Planning Commission’s findings and
conclusions and hereby approves sharrows along Chapman Avenue Extended.

» Appealing parks and public open spaces for community gathering and activity. (p. 3-

2)

The Project Plan Application includes a central park in excess of one-acre in size framed by
Chapman Avenue Extension and Festival Street. Further, the internal street network to be created
(the Chapman Avenue and Congressional Lane Extensions, as well as Festival Street) and the
Rockville Pike frontage will be improved with wide sidewalks, street trees, and other landscaping
features, all furthering the pedestrian experience. The Project Plan Application also includes a
linear park with two separate dog parks (one intended primarily for large dogs and one intended
primarily for small dogs), a meandering path approximately one-quarter of a mile long surrounded
by extensive natural style landscaping, and multiple train viewing areas from within the safety of
the park. The linear park is easily accessed by the public via landscaped sidewalks on the north
side of Building 5 and the south side of Building 7 (at either end of the park), via both courtyard
parks, and it will be directly accessible to the residents of Buildings 5, 6, and 7.

o Environmentally friendly and sustainable. (p. 3-3)
The Property is currently comprised almost entirely of barren impervious surfaces, with limited
stormwater management controls, mostly in the form of surface parking. The Project will vastly

improve the current functioning from an environmental perspective, by complying with the City’s
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green building standards, enhancing the experience of area residents, workers, and visitors of the
Project, as well as complying with the City’s Forest and Tree Preservation Ordinance and
stormwater management requirements. The Project Plan complies with Chapter 5, Article XIV of
the City Code, which identifies the City’s Green Building Regulations.

* Anurbanizing corridor, distinct from Rockville's suburban development. (p. 3-3)
The Property is located adjacent to the Twinbrook Metro Station and proposes a density and
intensity that is appropriate for such a locale. The Project proposes a vibrant transit-oriented
development with a mix of uses and amenities for residents, shoppers, workers, and visitors to
Rockville that will help to establish a distinctive urban character for the Rockville Pike Corridor.
The inclusion of activating ground-floor uses and public use space at the Property will help to
improve the appearance and economic success of the Rockville Pike Corridor. The Project will
be both functional and compatible with nearby development as envisioned by the Rockville Pike
Plan.

*  Access and movement choices for all travel modes that provide connections within the

corridor and with surrounding areas. {p. 3-3)

The construction of Chapman Avenue Extension running north-south through the Property parallel
to Rockville Pike, as well as construction of two new east-west streets through the Property
(Festival Street and Congressional Lane Extension), will create new vehicular and pedestrian
linkages along Rockville Pike, and will help the City to create a true street grid in this South Pike
location.

» Safe and accessible pedestrian and biking infrastructure and experience. (p. 3-4)
The pedestrian environment will be vastly improved along the Rockville Pike frontage, with new
pedestrian sidewalks provided along all of the internal streets to be constructed (Chapman Avenue
Extended, Congressional Lane Extended, and Festival Street) and a pedestrian promenade along
Rockville Pike. Additionally, a bike lane is proposed along the north side of Halpine Road, along
with shared travel lanes marked by sharrows along Chapman Avenue Extended, Congressional
Lane Extended, and Festival Street. The Project Plan Application also includes a buffered 10-foot
wide dual bikeway and a 20-foot wide landscaped sidewalk along Rockville Pike that will enhance
pedestrian and bicycle circulation patterns in the city.

e Smooth and safe vehicular flow. (p. 3-4)
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The Project will reduce the amount of existing curb cuts along the Property’s Rockville Pike
frontage in an effort to address traffic safety concerns reflected in the Rockville Pike Plan, The
Project is consistent with the goal of eliminating traffic fatalities and serious injuries as embodied
in Vision Zero. More specifically, the Project prioritizes the safety of all individuals traveling to
and from the Property through the creation of a pedestrian-friendly environment. The Project Plan
Application includes street network enhancements and intersection improvements to facilitate
smoother and safer vehicular flow. Between the northern boundary of the Property and Halpine
Road, there are seven existing curb cuts along Rockville Pike. The Project Plan Application
maintains approximate locations of two existing curb cuts and proposes two in addition, thereby
reducing the total number of curb cuts from seven to four.

* Retention and attraction of a diverse retail community. (p. 3-5)
By redeveloping this outdated retail strip into residential, office, grocery, retail, restaurant, and
entertainment uses, the Project provides an optimal environment to attract successful national and
local retailers and other excellent business and residential end users.

e City support for successful development. (p. 3-5)
The Rockville Pike Plan recognizes that “the highest density in the Plan Area should be closest to
the Twinbrook Metro Station” under the rationale that “[c]oncentrating development near transit
and other existing infrastructure has environmental and economic benefits.” (p. 3-5). Consistent
with this policy, the Project provides increased heights and densities at this urban core location
that is in close proximity to the Twinbrook Metro Station. This Project Plan Application helps to
reduce the use of automobiles to and from the Property by replacing a large amount of surface
parking with a pedestrian-friendly transit-oriented development containing an energetic mix of
uses and public amenities. The Project Plan Application allows for the continued revitalization of
the Rockville Pike Corridor and will support and increase the City’s tax base.

e Promote development that improves environmental conditions. (p. 4-39)
The Property is currently comprised almost entirely of mostly barren impervious spaces, the vast
majority of which is asphalt for surface parking lots, with limited stormwater management
controls. The Project Plan Application includes stormwater management features that implement
stormwater management with a combination of structural water quality devices, as well as
environmental site design to the maximum extent practicable (ESD to the MEP), and will

transform what is essentially an 18+-acre strip of untreated imperviousness into a more pervious
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space complete with landscaping, street trees, microbioretention facilities, and other environmental
features.

e Strategically locate and right-size parking. (p. 4-40)
The Rockville Pike Plan (i} recommends, wherever possible, locating parking in structures behind
or under buildings to minimize visual impact, (ii) promotes on-street parking as a means of slowing
traffic and becoming part of the pedestrian realm, and (iii) encourages shared parking
arrangements as a basis for reducing the amount of parking that is required. The Project Plan
Application reduces the minimum parking required by approximately 43% in recognition of the
trend that the Rockville Pike Corridor will become less reliant on automobiles and more urban and
multi-modal over time. Since this Project will be phased over a long-term horizon, the constrained
parking policy proposed by the Project Plan Application provides the necessary flexibility for a
successful transit-oriented development that is market responsive at this important location along
the Rockville Pike Corridor.

As such, the Mayor and Council finds that the Application will not be in conflict with the
Plan.

5. 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: The Project satisfies the City’s Adequate Public Facilities Ordinance
(“APFO”) found at Section 25.20.01 et seq. of the Zoning Ordinance, and the accompanying
Adequate Public Facilities Standards (“APFS”). With regard to transportation, the Applicant’s
infrastructure improvements, including enhancing the street grid and other mitigation measures,
will reduce the transportation impact of the Project as required by the APFO, APFS, and
Comprehensive Transportation Review (“CTR”) requirements. A Transportation Demand
Management (*TDM”) plan is being developed in order to realize a Transit-Oriented Area
(“TOA”) credit of 35 percent. The TDM plan will include the following four basic elements: (1)
Education and Information, (2) Parking Management, (3) On-Site Construction, and (4) Commuter
Assistance Programs. The proposed design includes a mix of complementary land uses, pedestrian-
scale blocks, and pedestrian-scale intersections within close proximity to Metro and bus services.
This transit-oriented, pedestrian-friendly, compact, mixed-use development reduces peak hour and
daily vehicle-trips and total vehicle-miles traveled, compared to the same level of development if

located in a suburban area that is not served by transit.
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With regard to public schools, the Property is located in two school clusters. The portion
of the Property south of Congressional Lane is located within the Walter Johnson school cluster,
and the area north of Congressional Lane extended is located within the Richard Montgomery
school cluster. Pursuant to Section 1.C.B of the APFS, the Project Plan Application is exempt from
the school capacity requirements test because the Project is: (1) a Champion Project; (2) the
residential portion of the Project Plan Application includes only multi-family high-rise residential
units; (3) the residential portion of the Project Plan Application will be constructed over multiple
phases over the course of ten {10) or more years from the date of Project Plan Application approval;
and (4) the Project Plan Application includes more than one (1) non-residential use and at least
one half (1/2) acre of contiguous public use space.

With regard to water and sewer facilities, the Project Plan Application received Water and
Sewer Authorization approval from the Department of Public Works (“DPW™) for connection to
the City’s water and sanitary sewer systems. In accordance with the Water and Sewer
Authorization approval, the Project includes construction of a network of water and sanitary sewer
infrastructure to serve the development, and phased off-site improvements to mitigate the capacity
deficiencies created as a result of increased demand generated by Twinbrook Quarter.

As such, the Mayor and Council finds that 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.

6. The Application will not constitute a violation of any provision of the Zoning

Ordinance or other applicable law:

The Property is zoned MXTD, which permits all of the uses proposed for the Project.
Furthermore, as shown on the Project Plan Cover Sheet No. PP-1, the Application satisfies the
development standards for the MXTD Zone as detailed in Sections 25.13.05(b)(1) and
25.13.05(b)(2) of the Zoning Ordinance. The Project satisfies the “Special Design Regulations”
for the MXTD zone established in Section 25.13.07(a) of the Zoning Ordinance.

The Project Plan Application included several waivers of the development standards for
the MXTD zone, as described in greater detail below:

a. Parking Reduction

Section 25.16.03.f of the Zoning Ordinance states that “[i]n order to limit excessive off-

street parking and encourage parking reductions in the MXTD and MXCD zones, the number of
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parking spaces to be provided is limited to no more than the standard shown in the [table of space
requirements]”. The Applicant seeks a reduction pursuant to Section 25.16.03.h.1 of the Zoning
Ordinance to permit 43% fewer parking spaces than would otherwise be required for the Project.

Pursuant to Section 25.16.03.h.1, during review of a Project Plan Application in the MXTD
Zone the Mayor and Council has the authority to reduce the required number of parking spaces to
be constructed provided that one or more of the following criteria are satisfied:

(a) A major point of pedestrian access to such building or buildings is within seven-
tenths of a mile (3,696 feet) walking distance of a transit station entrance shown on the Washington
Metropolitan Area Transit Authority Adopted Regional Rail Transit System.

(b) There are three (3) or more bus routes in the immediate vicinity of the building or
buildings.

{c) There is a major public parking facility available to the public within 1,000 feet of
a building entrance.

(d) Where the size of the lot is so small that meeting the parking requirement would
prevent redevelopment.

(e) Where there is a bikeway in close proximity to the site and the applicant
demonstrates that the uses in the proposed development are conducive to bicycle use.

7] For any other good cause shown.

The Planning Commission found that the requested parking reduction was justified at its
February 27, 2019 meeting. The Mayor and Council finds that the Project satisfies four of these
criteria identified above ((a), (b}, (c), and (f)) as follows:

(a) A major point of pedestrian access to the Project is located approximately 600 feet
from an entrance to the Twinbrook Metro Station. Furthermore, the entire Property is located
within a quarter-mile radius of the Twinbrook Metro Station.

(b) Several Metrobus and Ride-On bus routes are located in the immediate vicinity of
the Project, and the Project is served by conveniently located bus stops. In addition, the Twinbrook
Metro Station is a hub for numerous Metrobus and Ride-On bus lines that effectively and
efficiently link the Project to the rest of the region. Therefore, the Project is well-served by Metro,
Metrobus, and Ride-On bus, all of which will serve to further reduce the demand for parking within
the Project itself.
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{¢) A WMATA public parking facility fewer than 1,000 feet from a proposed building
entrance to the Project has recently been constructed, and contains over 1,000 parking spaces, the
vast majority of which are unused on evenings and weekends. Further, currently there is no charge
for the WMATA spaces on federal holidays and Sundays.

(fH The Project is a model transit-oriented development with excellent proximity to
Metro and bus service. The Project’s proximity to transit will encourage transit ridership and ease
traffic congestion and vehicle-related environmental impacts. Alternative transportation modes
such as Uber, ZipCar, Capital Bikeshare, and other forms of ride-sharing are rapidly gaining
prevalence, and it is expected that usage of these altemmatives will only continue to increase,
particularly in urban, transit-proximate areas such as this. For these reasons, while it is highly
unlikely that there would ever be spillover parking from the Project into neighboring sites, to the
extent that any spillover did occur, it would likely occur at the adjacent WMATA public parking
facility. Spillover parking will likely not occur in any residential neighborhoods, as the nearest
neighborhood is on the opposite side of the CSX/WMATA railroad tracks from the Project, and
there is no east-west vehicular connectivity across the tracks in the vicinity of the Project or the
nearest residential neighborhood.

As such, the Mayor and Council finds that the Application satisfies all of the requirements
necessary to grant a parking reduction and hereby grants, pursuant to Section 25.16.03.h.1, a
reduction in the amount of parking to permit 43% fewer parking spaces than would otherwise be
required for the Project.

b. Retail Floor Area

In accordance with Section 25.13.05(c)(6)(b) of the Zoning Ordinance, the Project Plan
Application includes a request to allow for retail commercial uses by a single tenant occupying
more than sixty-five thousand (65,000) square feet of floor area at the ground level of Building
“1”. The Mayor and Council approves the request since the Project Plan Application qualifies as
a Champion Project, subject to the following conditions of approval: (i} Each of the exterior walls
at the ground level, along any public street or way, must be activated with points of access for
street-fronting retail, restaurants and/or service establishments that contribute to a vibrant walkable
environment; and (ii) The building design must be consistent with the additional design guidelines
set forth in Section 25.13.06. At the time of future site plan applications for the Project, the

Applicant must demonstrate compliance with each of these conditions of approval.
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The Project satisfies all other applicable City laws. The Project provides 15% MPDUSs,
which satisfies the requirements of Chapter 13.5 of the City Code. The Project’s Pre-Application
Stormwater Management Concept Package satisfies the requirements of Chapter 19 of the City
Code by providing environmental site design to the maximum extent practicable (ESD to the
MEP), utilizing green roofs and bio-planters, and stormwater management vaults and fee-in-lieu
to satisfy the remainder of the stormwater management requirements. The Project satisfies the
afforestation requirements of Chapter 10.5 of the City Code through a mix of on-site plantings and
fee-in-lieu. The Preliminary Forest Conservation Plan submitted with the Project Plan Application
demonstrates compliance with these requirements. The Project Plan Application also satisfies the
green building regulations contained in Chapter 5 of the City Code. The Project will meet the
City’s energy conservation standards contained in Chapter 5 of the City Code. The Concept
Landscape Plan demonstrates the manner in which the Project satisfies the landscaping
requirements contained in the City’s Landscaping, Screening and Lighting Manual. In summary,
the Project Plan Application will provide a vast improvement to the environment through the build-
out of Twinbrook Quarter.

As such, the Mayor and Council finds that the Application will not constitute a violation
of any provision the Zoning Ordinance or any other applicable law.

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

the City or surrounding areas:

The Property has few natural resources and no environmental areas on site, and,
accordingly, redevelopment will not impair any existing natural resources or other environmental
resources. Rather, the Project will improve the local environment by installing a modemn
stormwater management system, vegetation, and tree cover far in excess of what currently exists
on the Property.

In accordance with Section 10.5-22(d)(4) of the City Code, the Project Plan Application
requests a minimum tree cover of five (5) percent of the Project’s tract area. The Mayor and
Council approves the Applicant’s request and hereby establishes that the Project Plan Application,
as a Champion Project, will be required to provide a minimum tree cover of five (5) percent of the
Project’s tract area.

As such, the Mayor and Council finds that the Application will not adversely affect the

natural resources or environment of the City or surrounding areas.
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NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND COUNCIL OF
ROCKVILLE, MARYLAND, that the Project Plan Application PJT2018-00011, be and the same
is hereby approved, in accordance with the following terms, conditions and limitations:

L. For the 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:

e Exhibit A — Project Plan Cover and Concept Site Development Plan, dated
October 25, 2018

o Exhibit B — Conceptual Phasing Plan, dated October 25, 2018

¢ Exhibit C - Public Use/Open Area Plan, dated October 25, 2018

s Exhibit D - Proposed Street Sections, dated October 25, 2018

¢ Exhibit E — Preliminary Forest Conservation Plan dated April 24, 2019

2. The proposed development must be designed in a manner generally consistent with
the concept design and associated exhibits of the Project Plan Concept. This includes the proposed
maximum density table provided on the Project Plan Concept cover page. These numbers are
maximums and in no way absolve the Applicant from demonstrating that the specific terms of all
applicable City Ordinances can be met during each site plan submission, except as otherwise
outlined within the approval resolution.

3. The proposed development must be generally consistent with the Conceptual
Phasing Plan, with the understanding that Phase 1 and Phase 2 which may themselves contain
multiple phases, are specifically defined at this time and the sequence of future phases may change.

4. That additiona! information from the Applicant be provided so that a final
determination relative to historic review may be made in accordance with Sec. 25.07.02.a.4(c) at
the site plan phase.

5. The Applicant must comply with the Preliminary Forest Conservation Plan (PFCP)
approval letter dated April 24, 2019.

a. The site is required to show afforestation mitigation of 15% of the Property for
the entire site, less area already subject to the FTPO, per FTP2010-00001.
i. A request for fee-in-lieu, accompanied by a letter of justification was

approved, per Section 10.5-24.(a)(1)iv. The site is required to plant 40% of afforestation square
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footage per City standards. The Applicant may pay up to 60% of the requirement as fee-in-lieu
payment.
b. The project is required to provide mitigation to compensate for all significant
tree removals on the entire site. The replacement requirement is thirty-two (32) trees.
i. Any replacement trees shown within proposed stormwater management
planters are subject to the approval by the City Forester or designee and DPW.
ii. Significant Replacement tree planting may include planting within

private courtyards open at least on one side, on building podiums open at least on one side (i.e.:
above grade courtyards) and on ground level locations over below-grade garages or stormwater
structures; all with adequate soil volume as approved by the city.

6. The Applicant must replace credit shown on FTP2010-00001 with onsite plantings,
not with fee-in-lieu.

7. Beginning with the first site plan submission, the Applicant must submit a Final
Forest Conservation Plan (FFCP) which meets the minimum requirements approved with the
PFCP plan for the proposed limits of the site plan. Plantings for each site plan will occur during
the relevant construction phase or within the next growing season. The fee-in-lieu for afforestation
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 land area being
developed with each site plan, regardless of the amount of forestry 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.

8. The Applicant must obtain a Maryland Department of Natural Resources Roadside
Tree Permit for the removal of trees within the MD 355 right-of-way and provide that permit and

all associated correspondence with MD DNR to the City.
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9. At the time of each site plan submission, the Applicant must submit a landscape
plan for that subject property consistent with all City ordinances, the Project Plan Application and
this Resolution.

10.  The Applicant must construct the extension of Chapman Avenue, Halpine Road,
Congressional Lane, private Festival Street, private alley and Rockville Pike and construct all
public improvements within the Property per City standards and specifications, except as otherwise
approved or waived. Minor deviations from the approved cross-sections require approval from the
Director of Public Works at the site plan phase. The right-of-way for all public roads within the
Property must 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 approving agencies having an
interest in the right-of-way dedication.

1. Street cross-sections:

a. Chapman Avenue
i. The street cross-section and right-of-way dedication for Chapman Avenue
Extended must comply with the following: a 76-foot wide right-of-way, and a two-lane roadway
consisting of a 10-foot sidewalk, a 7-foot landscaped buffer, 7-foot parallel parking and no more
than 14-foot shared travel lane that includes a “shaitow.”
b. Halpine Road
i. The proposed street cross-section for Halpine Road must comply with the
City’s Business District Class | roadway standard and the adopted Bikeway Master Plan
recommendations.
ii. The Applicant must dedicate 12 feet of right-of-way along the entire
Halpine Road property frontage between Chapman Avenue and Rockville Pike, and reconstruct
and improve Halpine Road from the south Property line to the southern edge of the existing
Halpine Road pavement.

c. Congressional Lane

i. The street cross-section for Congressional Lane must comply with the
City’s Business District Class II roadway standard.
ii. The Applicant must dedicate 87 feet of right-of-way and construct

Congressional Lane extended from Chapman Avenue extended to Rockville Pike.
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iii. The proposed I1-foot center turn lane will be further evaluated at the
applicable site plan phase and a determination made whether a turn lane or median is installed.

d. Festival Street (Private Road)

i. The street cross-section for private Festival Street must comply with the
City’s Business District Class II roadway standard (modified by eliminating parking on one side
and adding a center turn-lane/median) and be a consistent easement width from Chapman Avenue
extended to Rockville Pike.

ii. The Applicant must dedicate a consistently wide public access easement
that is 80-feet wide and construct Festival Street from Chapman Avenue extended to Rockville
Pike.

iii. The proposed 11-foot center tum lane will be further evaluated at the
applicable site plan phase and a determination made whether a turn lane or median is installed.

e. Private Alley

1. The cross-section for the private alley must comply with the City’s Alley
roadway standard.

il.. The Applicant must dedicate a 24-foot wide public access easement and
construct the private alley from Chapman Avenue extended to Rockville Pike.

f. Rockville Pike

i. The Applicant must dedicate to public use any property along the
Property frontage that lies within 103 feet from the existing roadway center, of which
approximately 42 feet is located beyond the existing SHA right-of way. The dedicated area
provides for the planned Bus Rapid Transitway (BRT) and a buffered dual 10-foot wide bikeway
and 20-foot wide landscaped buffered sidewalk as required and specified by both the approved
and adopted Rockville Pike Neighborhood Plan and Bikeway Master Plan.

ii. The Applicant must construct the buffered dual bikeway and buffered 10-
foot wide sidewalk prior to buildout of each site plan encompassing that portion of Rockville Pike.

iii. For the proposed access points along Rockville Pike, the applicant must
fully meet and satisfy SHA’s requirements and must construct all required and needed
improvements per SHA standards.

12. Mayor and Council approval of the Project Plan Application does not constitute

approval of the Grade Establishment for all proposed roads, including private Festival Street. The
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Grade Establishment for the proposed roads must be submitted for review with the first phase site
plan submission and must be approved prior to the first phase site plan approval.

13. With the submission of the site plan for the applicable phase, the Applicant must
demonstrate that access to the existing Rockville Pike service drive easement and parking lot on
the adjacent property to the north will be provided subject to the terms of the existing service drive
easement.

14.  Applicant must obtain all necessary approvals and/or permits for all driveway
access points and utility connections proposed on the Project Plan Concept from all agencies with
jurisdiction including MDSHA and the City of Rockville.

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

16.  Comply with the conditions of DPW’s Pre-Application SWM Concept Approval
Letter dated February 4, 2019.

17.  Comply with the conditions of DPW’s Water and Sewer Authorization Letter dated
February 4, 2019.

I18.  Applicant must comply with all requirements of WMATA’s Joint Development and
Adjacent Construction Manual, Design Criteria and the provisions of all existing WMATA
easements on the Property. Prior to submission of any phase’s site plan, the Applicant must identify
all proposed development within the WMATA Zone of Influence on the Property and provide the
City with all correspondence related to compliance with WMATA's requirements. The Applicant
must receive written approval of the design and construction methods for all improvements near
WMATA’s right-of-way prior to the issuance of any DPW permit. Any significant changes to the
proposed development to comply with WMATA's Design Criteria may require the Applicant to
revise the plan to comply with all City requirements.

19.  Prior to the approval of the first phase’s site plan, the Applicant must submit for the
approval of DPW a redesign plan to accommodate access from the WMATA Parking Garage to
Chapman Avenue. Applicant must construct the improvements with the appropriate phase as

approved by the Director of Public Works.
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20.  Prior to the submission of the first phase’s site plan to the City, Applicant must
clearly identify all existing easements and restrictions on the Property and clarify whether the
easements will remain or be extinguished upon the complete build-out of the Project. The Mayor
and Council must authorize the termination of any existing easement that is dedicated to the City
of Rockville. 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 prior to the submission of
the site plan phase applicable to the easement.

21.  Applicant must construct all necessary public infrastructure to support each
phase’s site plan, including the dedication of right-of-way. Prior to the submission of a site plan
that proposes dead-end roadways, the Applicant must submit to the DPW for approval by
the Director, a plan demonstrating how roads will terminate when the full road is not constructed
in a site plan.

22.  With each site plan, the Applicant must submit a phasing plan for pedestrian
access, construction access, staging and parking for review and approval by the 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.  Prior to the signature approval of the submitted Project Plan Application, the
Applicant must prepare and submit a Trip Reduction Agreement, approved by City staff. The
agreement will establish the goal of reducing single occupant vehicles by 40% during the AM,
PM, and Saturday Peak hours at the full build-out for the entire development. The total
development on the Property will be limited to a mix of allowed uses and intensities that with the
assumed/allowed 40% peak trip reduction, will generate (sum of all driveway counts) no more
than 993 (828 new + 165 existing), 2,095 (1197 new + 635 existing + 84+179 pass-by), and 2,186
(1202 new + 756 existing + 83+145 pass-by) vehicle trips during the AM, PM, and Saturday peak
hour, respectively, at the build-out or at any subsequent site plan submittals.

24, Theappropriate trip reduction strategy(s) from the list included in the executed Trip
Reduction Agreement will be determined at each Site Plan approval. The Applicant must submit
recent driveway counts at site plan submission.

25,  As part of the first site plan submission or earlier:
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a. The Applicant must submit full signal warrant studies for full build-out,
including weekdays and Saturdays, conducted in accordance with the City requirements using the
same trip distribution applied in the August 2018 study, or using a modified distribution approved
by the Director of Public Works, and per MD MUTCD procedures and standards for the following
intersections:

i. Chapman Avenue at Halpine Avenue

ii. Chapman Avenue at Thompson Avenue

iii. Chapman Avenue at Bouic Avenue

iv. Festival Street and MD 355
For any deemed warranted location, if approved by MDOT/SHA if MDOT/SHA approval is
required, and prior to issuance of any occupancy permits, the Applicant must submit design
drawings for the warranted signal(s) and fully bond the entire cost for the installation of the new
traffic signal with all necessary geometric and signage modifications per the City standards and
specifications. The Applicant must install the signal(s) prior to issuance of the occupancy permit
of the site plan triggering the warrant.

b. The Applicant must analyze the following intersections for full build-out
conditions and for weekdays and Saturday to determine if any phasing pattern modifications are
needed:

i. Rockville Pike (MD 355) at Halpine Road

ii. Rockville Pike (MD 355) at Congressional Lane
If it is determined that signal modifications are warranted, prior to issuance of any occupancy
permit, the Applicant must prepare and submit revised signal plans along with any additional
required improvements, and fully bond the entire cost of required traffic signal(s) phasing
modifications with all necessary geometric and signage modifications per MDOT/SHA standards
and specifications. The Applicant must complete the required modifications, if approved by
MDOT/SHA if MDOT/SHA approval is required, prior to issuance of the occupancy permit of the
site triggering the need to modify the signal phasing.

c. The Applicant must submit a detailed queue length analysis for all approach
movements and for the projected AM, PM and Saturday peak hours vehicle trips as reported in the
August 2018 study for the following intersections:

1. Halpine Road/Chapman Avenue
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ii. MD 355/Halpine Road (turn queue)

iii. MD 355/Congressional Lane (turn queue)
Prior to issuance of any occupancy permit and for any movement at the intersections listed above
where the projected turn queue exceeds the available storage, if approved by MDOT/SHA if
MDOT/SHA approval is required, the Applicant must identify and submit for approval appropriate
mitigation measure design plans, and construct and/or install the approved improvements when
deemed needed by the City, or at the build-out, whichever occurs first.

26.  The appropriate road and street network, including bicycle and access
accommodation shown on the approved Project Plan Concept and as modified by DPW, including
bicycle facilities per the 2017 Bikeway Master Plan, will be determined at each site plan approval.
The Applicant must design, construct, and have them open to traffic prior to issuance of the
occupancy permit for any part of the development contained within the site plan.

27.  The Applicant must construct the 20-foot wide pedestrian walkway/tree lawn and
10- foot wide bike facility along the entire Property’s frontage with Rockville Pike as shown on
the approved plans, and per the City's requirements and standards. Construction must occur
commensurate with the build-out of each site plan encompassing that portion of Rockville Pike.

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

29.  The Applicant must pay the City’s Transportation Improvement Fee as provided in
the Comprehensive Transportation Review (CTR). The one-time fee is equal to $1.50 per square
foot of net new gross floor area for commercial uses and $900 per unit of multi-unit residential
development. The fee will be due before the building occupancy permit is issued and will be at
the rate applicable at the time of payment.

30.  The Applicant must pay the County's Development Impact Tax, as applicable,
subject to the credits allowed by Montgomery County. The 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 the Department of Public
Works, prior to the issuance of the occupancy permit.

31.  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

mustcomply with the latest edition of the Manual on Uniform Traffic Control Devices (MUTCD).
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The signing and pavement marking plans must be submitted to DPW and approved by the Chief
of Traffic and Transportation Division prior to each building permit. The approved plan must be

included in the signature set.
32. In accordance with Section 25.07.07.18(a) of the Zoning Ordinance, a site plan

application implementing a portion of Phase 1 of the Project Plan Application must be filed within
twelve (12) months of the date of this resolution. The implementation period for all other portions
of the Project Plan Application will remain valid for thirty (30) years from the date of this

Resolution.

% ok ke ko ok ok ok k Kk ok Kk 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 29,2019,

= e

— t )
Sara Taylor-Ferrell, Cityélﬁ%irector of Council Operations




Sy Mt i

TWINBROOK QUARTER

—
Dis WM e 1

B e ORI R TN

el bad b

SAUIL HOLDINGS
PROJECT PLAN S
7501 WISCONSIN AVE
SUITE 1500
ee MD st
e aprd
VICINITY MAP 1008 Fukiae -
B4 35 COMLA 1AM
ARCHITECT
TOATI GALLAS
(Area Tabaetien v P Mo ey ok g M GEMWERAL NOTES _Sh%puznﬂlz
FtY Mo - “ | Tl WA CT aORtRIY P e A 4TH FLOQR
h e m—— ik ot W SR
TN 0 Vo) langh
n L Y CLEARAE T BT incentn
; P VIKA MASIYLANDLLC
] ....,...:a.:..«..u_.a!...:l..i_.ﬂ 20251 CINTURY BLvD
o YL i LodO8t 43 L )}
s Tt et e s et __..F«ﬁ_ SUITE 400
Lt GoR L SR I F Cos T O Seou ha ae
BTy el
Yool AR i, G D O T TOLI OIS WD, L0
T Lo T "o artoaey
e T v
ch%ﬂ;&u#n::!.?ﬂl!#ﬁa G 7200 WISCONSIN AVE
CLEVATIN + 347 1] 1L DA AR 1P BRI wchthdl .
"
ORI e e n ks
20tn) lr-!-.»..!hhw.r \ ——;
A e e T
R v e R an o %a
¥ MUY IO | IPGETOLF 0G {1 WWky Sdwmiivis Sey.
A

.. TWINBROOK
] L]
n_t ER— QUARTER
L) CTCTPL SITE DIV DS i
P all - ™ O ROOUD T WO A5 LTI DT
- LE POV D AIRY [ WLTI0RN WO GO T COUNTY,
Pirtong & - 3 wa FLAMM UV WPALT [OPPI AR Fapart
[yry s ORCAAT et
- B A M) Ll AU WA LD WO
Bty - » 3 bn eTiEhON TP s
i = o ORI A T ——
By - - CONCIPNOM Prid L] | i)
e el - = PRI LNDLCAS B
p—— FRCR T kb FORE VT CONM RV TION FLAR WGRIBCARY [ APECAAEN Tol] MR
b e PICPT PR FORLT OO TN FLAN SROPCTL -4 AT
e PRI PREAAARARY FOULAT QU MATEMY T4

PROJECT
PLAN
COVER




PLAN LEGEND

LT rorein ressscainn (carces
E FOHEmi Ml bl RO (Ol N

J SEEW0m CUT OG1 SEETS PR30 000 P

= i
e

®f _ “ovmine

7| Haws wausad

I T

an

bt i rarvatn e v

el i

SAUL HOLDINGS

LIMITED PANTHERSHIP

7501 WISCONSIN AVE

ENGINTER
MVIKA MARVLAND,LLC

SUNTE 400

ATTORNLY
UROWLS & BLOCHER
] 7200 WISCONSIN AVE

|07 TWINBROOK

Ja..:u,.,./.. .,, /Wu;

Ty =
U
- gﬂrﬁl

" concepysme !

QUARTER
AW EIECIION DinFRCT
MR IOMY T COUNTY,

ALY
WHC D P
YL
TAX MUSCALED

DEVELOPMENT




NOTE: AT THE TIME OF PROJECT PLAN SUBMISSION
THE L'MITS ANMD SCOPE OF PHASE 1 AND PHASE 2 ARE
DEFINED. THE SEQUENCE OF REMAINING PHASES IS
SUBJECT TO CHANGE. SPECIFIC IMPROVEMENTS OF
mbnz PHASE WiLL BE DETERMINED AT EACH SITE

PARK COMMENSURATE WITH RELEVANT SITE PLANS.

133015 WAILSH

AT

Al et et et

PPt O Hou

SAUL HOLDINGS
LIMITED PARTNERSHI®
T501 WISCONSIN AVE

T NGREER

VAKA MARYLAND LLC
20¥5L CENTURY BLVD
SUITE 400
Gt v, W JOUD
=m0

L=y

TWINBROOK

CONCEFTUAL
PHASING EXHIBIT u




LEGEND

—
[ L
i oy 1ot e Fonal O]
Hgﬁ..ﬂma..l.:lﬁ [ Ee Ty %.h.l._ A8 s
taer nt 81 v
Lasl  temiy | uew
e ot bl s bt 1 g A
et B 8 b
‘ - s S o
et
~— [P Eetepm

b g e -

s it b, Gty vy e ol n v b o

SE DTN Dl IO IeY
@ rentmnuc asacr v Lo .

E POTRIIR, PSTUAR R W (el CTimd

WNIATA TRACS

133415 TPAILSIS

VICINITY MAP
SCALL. 1° » 200"

VoY INIdIVH

ok W =

-

i

3

ROCKVILLE PIKE

L LINQWIS & BLOCHER

(]
S |
—

| | TWINBROOK

i MW GORE BT COUNTY,

e Pmren,

A S
it mamyr .
SALL HOLDINGS:

e

L¥00 SPRING STREET
At FLOOR

VIKA MARYLANDLLC

ATIORNLY
TI00 WISCONSIN AVE

FEEETEA

QUARTER
ATHRLECTION Drehiect
WAL GG M.

PUBLIC USE/
OPEN AREA
PLAN

o™ vmiasM

wmtven P4



N :e.i:e s
R ) e )
¥ -’

LY H _D )
_M.rm Mu_ o

= = =
= o 1 3 o
PROPOSED CHAPMAN AVENUE ==
NORTH OF FESTIVAL STREET
PROPOSED PRIVATE FESTIVAL STREET >
el Y B iy _ | o ooe 20151 CENTURY BV
Vear m th!l.Il e g = o (T o = : I P SURTE 400
- o | s TN SR, L Lo, WeToke LS o
h S 4 o Tornta .....I..r. |-|‘Ilr w : ll{-.]u-llﬂlﬁ V e LA LR e .. Eet e
. )
H * - | e N ATTONNEY
o e H LINOWES & BLOCHIA
1 | m. ' S & mUw .m ==+ s 2200 WISCONSIN AVE
! " ; _ SUITE 800
Mo, v e
1
= = 11 B e
— B s
| e —
= o ._ = =l o (=
PROPOSED CHAPMAN AVENUE = %%
NORTH OF FESTIVAL STREET PROPOSED PAIVATE FESTIVAL STREEY w
Aot

g PG S . et o 14

ay " s QUARTER
-y - m LASTIon bt
BAOA TOOATRY COUNITY,
PROPOSED ROCKVILLE PIKE e g

EAST OF THE = W G ] ik

MERCADD CENTERUNE [ S
== A8 AP G
L ]

TR

PROPOSED
STREET
SECTIONS

TR

i

P . -
L]
SIS

!E’

' wn1625M

waving  PPIA p




Snmmie Adawe

Satramnion

SAUL HOLDINGS
LMMTED PARTNERSH®
7501 WISCONSIN AVE
SUIE 1500
iiiiii

\l! b VICINITY MAP S

I sem, 1 - e T P A 4 Lan 8 £ DN
Ao e —
v G,
r, £Y AMNICY
= TORT) GALLAS »
PARTHERS
- _u_ 1300 SPRING STREET
x T S ROk
D
o

= EROHHER
s

v, | [

e

VIKA MARYLAND,LLC

(M ]

aftommty
LINOWFS & BLOCHFR
1200 WISCONSIN aVE

-

L

o

i il

]

=

A

g =5
YT
3

oo

PROPOSES CONGRESSIONAL LANE w

. v Inf o cmyams 0/ a P i
w [ r—

: = ' o oy - ™ o ——
St B ) 7. TWINBROOK

QUARTER

o
s !‘

i
s
i
B s

4ii
—1-
B
B
B 9
¥4
x|
i:
E
i

1

PROPOSED
STREET
SECTIONS

O

e B
Ball AP _SNZNTEI

) VIA1RI5M

sunac PPN




SURVEY NOTES: PFCP NOTES:

e - [ I b bl M B Rk S A

I Mat & M AAL oo ey | ST S P s s

i i & R B S T L da. o o 0Vl -3 p
L -

i . s et e 1 8 Y A A * it s e e ” v
= s s ] - S h A i

St Ml ek ) | T T ey L 8 e
T T o P e i s o 1 ek ] i T A
..... " 0 L A N i S i Bl o B e 1

i o — B it q T T
B et ] b2 0 13 i ) (e
4 N S WL Y LA Wk wed e ity dhy Mrkact, e

M WA R LS R D . = > PO R

3 g 2
oo ot 1y R B ] AL TR .l“.u.l...l.zil-a.ﬂ.-ﬂl!.ll.“l.ill . , vl .
oot 14, e i A . AU . i L - s i o A Al e ST = et - = LMITED PANTHERSHIP
L] - A ¥ - o e e T501 WISCONSIN AVL

L Mt 150 w4 . -7 i e : - = SUITE 1500

i — . e Lo b i i B £ et
rhan L s a8 s B O ..l!..l e R oy s o e e rikal

ARCHIECY
TOATIGALLAS +
PN INERS

1L 130U APRING STREET

20751 CENTUKY BLYD

Sullk a0
rperrataat D

- %ﬁ/ TWINBROOK
it J QUARTER
A1 [L1C M08 DK TeCT

X .zl..i_._x M7 KT CCUMTY,
N .f 4= MAARAND

WL GhiD, Iy
oy A 1THnDY
TAr MAP CaSEL
I
PRELIMINARY
FOREST
CONSERVATION
LEL TN TH PLAN
——— HGNIFICANT/
e mran R g iyl S s © i, X e SPECIMEN
e ] e M — rimfatear fal ] e TR et TREE REMOVAL
T it =T P i oy & =T
imrm i = e P el O om———— ——
e T e iy il [ rage —
. T R i o L e 1..............-. o [ — HEL LIWED oo e
s g = vy FiEEy e, Yy s 1130 T vaeish
i g o e
e b - arnran i € ———
E ik s A oW

warrm FCE ]

Er L e L

T AR R R T



= e

“@ 0

L '.-_

INTEEARRTA ;
s Tl e

—_ = i
DO O

_f#..‘.. frny e ot

Igiglilﬁn

SR o

e A, A R AL A M UV A wel L R
L B wtD 08 s OGN0 CETRMS AT v -

\ 7
Y
VeV L

Whves. £HG
Thaden

WA

* ¥

I

VICINITY MAP

AT ey

NS
-

X
Ly

(=)
e’

TR

O
=

in's..lT:'_":m.
S .

) |
— 1
| y— e,

S i

B0
L .ﬁ.r.n....l._.._.‘_..q_.f“.h_n_.ﬁ._L

="
L

7

. ..
AN R RN

L B . B =

= e s

Srmmsa e

P R

...'==_.4-.:'-rr--—-,_ ,'
R %

avoy IkkNTH

4TH FLOOR

—_ InGEER
WVIKA MARYLAND, | LC
#0251 CeNEURY BavU

PRELIMINARY
FOREST 3
CONSERVATION [

a1 MR

TWINBROOK
QUARTER

ATH TLLCTIN DtH T




O U AR FLAE B LA BN LR M |
HATURAL NS TALLL - ON SITE J.l-l._.lln.ln.l.luv[lvll.' ;
T A
Ll n BAVES [ QU oo @
COMA AN e, oun . . " 10 I i S
B =t [T 3 (o =g T . - b w-. iy
: motimez ] PP SNy e IRy 15" et he, Y nampes s i s
i 20 Py T oy Py e [ oran th ety
2 v b L L e FEAR AT PR R AR it WL AL Pu et
" [orr=n ra ..“ R et e . [CArT) | g [ra—
e o iy P (o -
. il 4 fmerirs p 0 ) N pbosien e SAUL HLDINGS
& = e Sy e : HMITER) PARTHERSHI
] bre ity [ TR et Py P R — WASCONSN
(DM Yoty iy Pl ) ) [l el S i ..s
e e e el T o
2 ), — Saa a L] a L]
o vimar s I s = peip-lntey
= e T VICINITY MAP Frrrer
L S " T ey | | toe [ra— . - 2
1) LT Lt P = [rerpeirm - ==y I —— - W4 B SCAIE ) m Ay ——————
kL3 iy Friy A TR 155 ] v b b T e rem U M AR RIS
T g el iy [T ] - eyt L e
] e e fms g : b PR Rl ey (L AR ITET
] ateriitaa et TR 1 (i p
i £ =y T m o gy P A R v el o o (] TORTI GALLAS +
= ran I £ 5 iy W ST vl ] M e—— e o= PARTNCRS
- o i ry 1Yo e 130U SPHING STREET
g —p— s it [y e . ATH FLUOK
|3 S I LI T 1| —4 G ——— L | A, SRRA Lrl, o R
[ T I T Gl B n LR,y A U
2 i lnme . i H T x| e 3 e fa— - W frfyeridl
L) FTl
el .
e USED MOFA G . b '
NATURAL TRALS FABLE - STARE) HULY FRGWETR
i e . ™ VIKA MARYLAND, LG
= b o St s 5 awe
wn Hae saniva s [N o, o [N Reivol Meniuepoad 10251 CLNILRY BIVD
AT FLOUFRIR T} SANFE AD0
Apo—~ i LA LWL Sl 10
= r— i o = = =
e al o e o mat b e v =
® o Ay s Iz, s g s o [ ] W Arbevalsi L Loy e e S & poa [
L e o theem e - Firiogl v P - am
7 iy preveyr a1 iR gt sy » 5 P ALANEY
T A Ty T Y B e imecya = oA 5 b1+ CINCWES & BLOTHER
2 Dy X R Be Cot W P STy i Sl t P ra—
Kt} vt Trers | Y opsn n [t | eame e e e e . i 100 WISCONSIN AVE
il L] it » e e e | e | e o
ey LTy ity ey AL e v e ety f Nama T ety cmsap Ty M-__._..—mnsm.li_r!.
Lﬁ-ﬂ. I!u.-\#“lﬁ!iil? | k- .lu.»l “I l-vu‘"I\-'\.-”\!.J-IAI-...\Uflvﬂ“.‘uI Awgn L aks e
—— =t T4 o ittt o el sl R i Lomaratag YFH {1 R ] eyt
Horm ot ) SOy Ak I [PaeT. e g § e Py Y L A . = ey,
m LS 7 = T : [Ty =S ST T RO ST
= fi i o Y B
TR e prapma d P i % o Gt ahem et 8 e m———
NATURAL RLAOURGLY INVEMTORY THLLS SUMMALY TABLL - OFF ST - i
[y e
— | awg| oo T = PRI TRy
Coran b SEANIUL mabi W 1Y i P KT Fres r CE
1= - - e R ] e et | s Sata e 3 o it b mm aiEs | T
PN Py T i | ey I T n 5
Ay, AL A sy prea Lo . n ™ N
L re. e & o ) ~ | Fsrerimrm e D
Eiiae B Ty - va —
e S—— e P - =
P
» | wwy| mam—e
Ay EE-‘I_
o bt = FHD ERIY € @ IB) (HART. bl Fyahlihg] ALY 1M IR BT
eyl (e ' s = 3 S I— L ALAEL o R
g e : | = 2 . .
T - —— L I R R AT RN
- ' E s HEERERIHIFH B TR enl s [el a.m freym— wig[at
TN Ry H 83 | § mo I HHET ial : mﬂwm“._. mmm its
LD ey . F ] 4] u.m PR E N P HEH FetA T
=l et = - FTi oo B TV LT Tl Propo ey v Wi
PN T 1 o e L it e x| = -
.Hll!! IR =, T T 3 ¥ ] [] ) ) S T -y P e ] Py ...I.Mﬁ e i
oe i | st b - - T T i M M X, Lo | amk | yen i .
= T = T B < m TN EhF e TG B - D TR [FTU SO SR TWINBROOK
} et 4 3 pe L e | 5 n LI IR ey ey ™o e [ T T Tty v v
._IL....1 e L — M.P x"ullm.-u - B u 0 e | e - e PO IR R - o.c>x._-mx
=t LRt it sty et | 2 - ] ry 3 r] —-
o e [ R o T o ot o o B2 R S PO O espseesspid S et sucme s
AR o T (et PO m G pampmbinuiogiiend Sl b (TR )
==t pri AP 1" BT I Y oy m T[] nemeurnnin Py oy ) aarmay
e == e o sl (e PR o 3 o e s i - i
s oaws | i o OO T ey R ] . em [ )re it
! 1 higads mm A | _ LD XD TAR MAPGR 581
T T TR rrr——
a.-\ia.i,".t‘ilrv-—g-\ﬂi. W I e a A b o] et e
PREUMINARY
. FOREST
DL 1 1 T CONSERVATION

TABLES

e

KECTIVED DAL LMD WV
e

- T AMIBTSM
————

L Lo
P A s w il

« TR T ST R KT



By Comar - ban ppr g

Tdd DA

WSZITWA | =
—
VIRZRENS  cans g

PTG A8 OO R

T uiNevao
—————————

H3AQD
NY1d
123r08d

954DV kYL
SOMNLILY
SOMNTIL ‘ORID FThM
Lt
"MMN02 ke INOSLH O
LIS HOUI T WLt

H3LYYND

ACOYENIML

AINYQLIY

00 ILN%

QA8 AWNLNID TST0T
JTTGNYIAEYIN TIA
WIINIDNI

I NISNODSIM 00CL 1
HIHD01 3 SIMONM

vl
woRnOY Wt

i wss ror

TLAB B s 1A
PO WP

L133ULS SN1YAS DOET
SHINLHYY

* SYTWD 1LdOL
LI

_______ "
00SE JLAS

3NV NISNDOSIM 1052
JINSYINLYIY QLW
SONINOH 1NYS

o ORI

SALON WHINID

2007 & N ITWE

d¥IN ALINIDIA

SIVE NOUAYRMOD IV W01 S Dk ot
DMLY O S0V Lo WOLIVAS H D) |4 I Apricnmi g Eddm
Ao F e men T e
MY WYOLONYT LA DD - e LS
LB DO TN LT 0 o = B ]
T T LA L —_— = Sty |
MW 1K NOTLY IO WA -dd o 7
AMEE ) NCHLYINOID B LNAN A dt - ks
P ._-__!:!l-;uln ™ Ll [ s
R WL 3TV I ONeNd da
NOUTK NN TRo0nd 06 de - 2 b
SWGLLS INS A0 vd T L Cnid
S BT I 0D € e e
daia0 T ol L !
— =
K30HI LIHE
e

1

A ...‘
) G AT 0o _y
\ ; B : e ; 9, ! L )
01y alis soawd 40 I Jet 1w ILAINIGH s Ly \\\l:_ _\nw, i o g i, m‘m‘! b,ﬁ\\@1 -ﬁ F f oL R ) i o -
k- i e NG el ?,mw,. gm S, \»\%V\m TSI

HOLUY AW IV

\ % t@%@\

NV1d 133r04d

d31HVNO NOOHYINIML




THRTTE s wva | : h .C Hl h e YO g

5 e — et e SebURSR 1 {2 N\ | WEVTEERERE 1y BT o W
e — e 1 d _ i - , y d L= = A . ; ..‘l.so...,..l...:lnlt... :

NYd E
1N3IWNJOT13A30
3115 143INO>

T LA - At e Tk Wy

=

== ~ 78 RSSO L Y S _.__d:: :|___
] B T Al L e o = DG LA e G =i e
T

HE— i I , : — :
RN [ * |
* % ) & PP '
. : ~§.\|\li .: T e Uil . ;ﬁ:....
! e\l % = ; i
I ; g amer §
o 2 W | %

HIlgvnD
JA00YSNIML )
— 3

P UL
=

-

°]

waPeysl}
O progan el

FESTIVAL STREET

§§
+*
[/

1
=
| . HALPINE ROAD
ey
—

008 2nS.
3AV NISNDISIM 00T
WIHOOTD T SIMONN

AINNOLLY

VAPTNW i =L
GOCE-E-LS

LB G HADLN T
00 3LINS

OATE AUNLNID 15207
IVONYIANYIN VIIA
ATINDONR

) e - R io_an.u!.ﬂ!-...:r.-lsi
PO VPO 000 £000x oL 13TV35 o= e e Ay | ¥ |1.. S Bl oo

AY NISNOOSIM 1051
dIHSYINLYYd Q3LInn

SONITIOH NS
WO ARvaId

S———— B

T Yo i) ozsovond (T ANCWCTRA S ST,

W) WL VAR DM ) OV
LT MYV IUCILS DAL -

R e ot ooy s s peonee s

o sond MILE Sty TR TR L T

iyebgtdaprivbepempiare] LM erbia 131 2ol )

'I-!,JP—.‘IHE-E STWA CYIHIDAD DML N
B s wourro0n mcn waumio o

e T

10T T Wwiivh D501
ot Tivds Dbvutai}

13T 20 Y003 Senrand
LINGNC WORELINT DD
AIY ] et RO g 4GP 0340 WA DHILTIE] —

ONIDITNYI |




1401 s

—
WSZOTHA |,

e
A

Tl el TSR T O

LI9IHY ONISYH] ©
TWNLdIZNCD

s220,y barer - Vv S sarmy

LTSNO- YL
SOHELY
SOANG 1 Z 0T 29LM
Ll
"AENNOD ATINODL OV
LN HOUTAN ML

H3ILYVYNo
AOQYANIML

Fri SHOISATY

PROY M1 MDA LA TS
Feava 808

WD P10

EAOF O PISHLIS

008 LIS

1AY NISNOJSIM 0022
YIHIOTA '3 SIMONN
ANaLIY

AW AMNINDD NSZOZ
T ONVIANYIA WILA
HIINONT

L3341 ONINLS OOET
SUINLEVY

+SYTWD LLHOL
Lo3lmidiy

LMVLWIHOS MO K]

— 3
0TI SPORIA M O0UL o0aLs § I s o A L T
womevia oo dYIN ALINDIA T Al S e
#1002 0N V130 A
5L NS
IAY NISNODSIM 105
dIHSHIMLYY G3L1AT

SINICIOH INYS
VOO IT

SNYd 3115 INVATTIH HLIM ILYHNSNIWWOD NYvd
HVYIND 0 DNISYH "NY1d 3115 H3'v3 Ly Q3NIWgG3130
38 THM ISYHd HI¥3 NIHLIM S35¥HJBNS "Ny d

3LIS H¥VI LY QINHNEILI0 38 171M, 3S¥HA HIVI

30 SINIWIA0YIWI 1312345 IDNYHD O1 LIIANS

S1 $3SWH ONINIVIWEY 40 3ININD3S 3HL '0INII30
34V T IS¥HJ ONY T 35¥Hd 30 34005 ONY SLIWI aHL
NOISSIWANS NY1d L33r08d 40 3Wid 3HL 1Y ‘310N




gty Uwear - b gy Sy g gy

rdd  mLiBR

WSTOTIWA |

—
ATUANTS ™ owrh v

TTra  mabenig
]
————

o N e L -
VIUV¥ NIdO e — R
/3snan8nd

e i Tl g

g = e ————

v__n.w.._._.__.axun_x

(o
N
\

e e Ny

|

1

I Ly

1190 WY Wit
HILHYND
AQOYINIML

e R L A

FESTIVAL STREET

LI R T

el

w><z_m:8m§oo~n
HIHIOTE F SIMONN
AINVOLLY

i

O0F LINS —

QATE AMNUNID 15702
IMONWIABYIAL 1A
WENONG

§! ;!§ '

;! il

I | — -
(— RAPREROAE)

133415 ONIH4S SOET
SUINLYVA

+SYTIVD LIOL
ALY

00L = L 1 TTIS
d¥IN ALINIDIA

AN NSRODSIM TOSL
dIHSHINLWY A O3LIWIN
SONKIYOH NS
WHOTVT

WM LK WYY 20 L 4L 1Y OB W T

e T WY 10w Ly AL v B S 1Y SHOLIVDO
iy = AN 10 TN
NALTINNUD LT T8N N4 TVILW [ a
THOLYION MINE I TLNLed (D)
swoneact et minne 3
rritieptt i e sea i s w1 e o e el
i, i g
- -
o e it [Poemirey
sty

e rer— .
M 1k ot oy s Sy oy,

[('EBEY




Vidd MO

——
WSISTIA |, 0
—_—

L
m SNOLLI3S
133uls
§  asodove
i
:
THNO W Ky "m
oMY ANMEAUND 0AVININ
B = L 40 15v3
s, = 014 INHAYDON Q35DIDN
LRGN HIP ] PO D o B e
Y¥3alyvnd = e

HOOYBNIML sonasampre [&] =

Tord| 04 WYL LK HOTS Searid D ILSIVDY 39 TRANYD
OHY SHOUYIOT LITRITIN THY BAAIHS A ML T

T Kl e R e P A
..# : Y &

s, wom.

L
e uom 2D I
T

i
Lr A
Tk
&
)
iy

L3FULS TYALLSH 20 HIYON
SINIAY NYWAYHD 03504084 .
— — ==
] | o} 1= == ==
I - b _
a3 s ancne P = | o e = = =
L) K b _ _ ¢ v
‘v v 1ot .
iR _ * _
008 3LINS } ]
IAY NISHOISIM 002¢ j !
HIHO18 T SIMONTT ./
AINNOLLY

i
%
£
i
\ bt 1 ]

:
H
f
i

OATH ABNIRTD L5202
DITANYIATIA Vi
AIINON]

/ PR
]

=F
i
of

X
i

133005 ONIUIS 0DET
SUINLYYY
+ STV HIBOL

L33U4S TWALLS3S 20 HLUON
Ldrmour

= = HINIAY NVINGYHD 0350408d

i

A —— b
502 QW) oY 001 PRICP 3 TS

ey 4YINALINIDIA

0058 JLNS
AV NISNQJSIM 1052
dIHSHINLYYd GILIWI
SONNIOH WYS

e dhrarse

e N

R s
S

=
i
ik
RS
i
el
H i
Iy
i
§
FVW|




Bnk e ey P iy

IR

GEgd  OMUME

WSZOTMA | o
NSAALE O3 YD
TR M aWOHR
e ]

SNOLLD3S
133415
a350404d

19508 FL.
W TY
YOMKITE ok e
DRV UAYI
“ALNNOZ A4 IMODLNOM
ADRLTHE ML ML

HILHYND
AOOYINIML

e e oy S

00% 3LtNS
IAY NISNODSIM 00T
YIHIOTE 7 SIMONIT
AINFOLIY

GATE AWNLNID 1STDT
ITTONYIAEYIN V1A
WIIMDNY

) SYTRILRA LSO TIOWY
oY Ty

A3YLS SIS QQET
SHINLEYA

+5YNYE 1LLHOL
LIUHINY

LUNYLINGS WO

AW NISHOJSIM TOSL
dIHSHIN LBV QINIT

SONIOIOH 1S
WA OV

IV DHAT DN )
T 0N Y 14T HOY) DHISNG QIISATY M TRANTY
Qv ML aafrtewr T Tty s W Ty

T

m INY TUNOISSIUINGS GESOA0Rd

QVOU INITIVH 02504044

Il

TONITING
QLNI NENL 1437 1Y
aYOY ANKITVH 03S0d0Nd

mmeped LIRRS I
e K




TYACWIH 3341
NIWI23dS
JLNVDIHINDIS
NYd
NOUVAMISNDD
A53¥0d
AdYNIWINIEd

445 W b - MV pYA L YT

1

i

F

i
il

1]

3
val

t

1]
P
bt
¥l
e

.1'
1

EURESSERNT
3
A

=

EoTTE B

e

-~
|
[

1
¢

‘.l—_

TTILL Tt

\\\“‘
e a
=
=

QAW AAINTI TSZ0Z .
FITANVIAHVIN VELA

-t L P e
Sy Lo e g | ! YR LICWE "W TR Wi
P/ VTR 40 1) 1 T4 B LAY W o T
" QO W0 S0P | AFOE™ KA Y 091 R
e man R 500 R s, e R AN P P
et B o 1.2 e 2w P Lot
AN D B ) 2 e w0
IAY NISNODSIM [05L e — ) RIS B 1 B AL IR RO 4 B O 3 e s
JIHSYINLYYS QLW T s L Wk i ey ) S - Doy oL ol W15 KO S R MO T
SONKIICH 1NVS e 2 o TR YO ¥ I (LTS SO [ R . i\ RN T SR AECH P (I« HORTATU THROW ML
g 4 L AT £ Iy smiudie) o i e 0 A il St 1) et e
E L PFN PP LI JERE L AL DM DO B VB ey mh Ly B L4 i Ih
AN N ST SOND A SI-L MRAR. POV U R DY waum i
W by T LIS (O LYY AT T G DR Cr N
- D) Send gg;!.% TN W
s ) B e 1 T TR 0 e Bl e
I!‘-l’!}ll.l’_ﬂ‘ v S o) 7 G VUGN RECMT ¥ O B S DEAL
| Do b VL0480 L TR 7P R — 14108 EFAMICY L9V 4CTVIYEN ALIGR LI BUSETGRRY 54
oo ety plpridy el T AT oLl WAL LV bt S e LRI i ST T ) e e
LB B T e BT IS, BROR W B e S At e o e e P N e e s e et P
. RV A ksl rOv) IO o) TR SLLIMTPAOLOMN
L L T PO IO WA WA TIVO RO T ’ U YT
N M | () TS B T WS FIMRISLEM N 4Ll Hevi) & Urets ey v ¥
B LIV LYY SERWMITORT DAY B L M

“SALON d3d4d $1L0N AJAINS




e g

I S LT e A A L a0

: " — =
i e it it
TTEe T ot R @ =] et . . e

—_—
Bl il ..ﬂi.aﬁlll.._t.}
v D
B s
———— WY | T e e O P Vma s e s oy [,
WSIOTWA | wssamonn [T ot =
————— - L et — e
TEATT_ owku ion AT TR —maa — ar 2w Trndrm ruserd ek W s 4T bt
e e gy S s e TR SRR iiminid rory
e g ey pom iy R O i A A Y
———eeeen
(—
13l L
| PN

Lo ] [l i .
234 Y [ b e gt v fumyart
onwa T Aeeojumpasg canice, e () —— R Foamlinatn e R =
NYld AON3D3TNYd
NOUYAYISNOD e T
153804 e N
AHVYNINNIYD
= ._lln-—:l:!ugb!:.t-g'_uu. -3 &
_gupi!.nﬂ: 1 1 o : —: . sk - : ,_...T = : — = F e B rlnf! B |1|.l||.|h.-lphl||.|. i rer——Y
. x i 1 X o B Y AN T P 'y o i
ﬁﬁgna.c- 0 k “.J.\..“.i.........\fffd..\h};.fﬂ oy e i
#

* "

YILWYND |
JoowsNImL | 1

FAY NENOOSIAN TOSL
JHSHINLIY QILIWI




Aot am o e i YR Foriy PO

[T P r—
LT SO
AFRLTWN £ AkE
i L_JR
WSTHTINA |0
TR awke uvg ERTERE L]
TR e
e ——

SIevL i
NOLLYAYISNOD ES L) RIPHUET L i
15S3HOS L I 1= s
- il
AUYNIWIMINA RN ECE IR R IPtirhiied
=
v e [ [ |
TS0 4400 0 0 DY ST ol 5 4 T 1R A W 0 1k vim | v | wm | v | v | l!El._
= I I P
2 ww | v b owm | v | v | e e s e
TSN v K |
CRREIE T .s.._ .!..Sﬂ Dol _ = L ) - wiw | e [ e [ e ] v [ e oo s
SmNPLE e DTS i — e Y Bidalt p—
e s I o e Lo S — T 5 =1 ww [ om o | o T e | oo
P || AR e ety |~ e A I - - —
tlsu..s!!".az..ﬂ ool B eSS eyt e | |H-|Tﬁﬂy ——|-v 7 : e s “..m T m F ) e =
3 D P e e = ¥ T T 13 * ;e i L feowewnant jime
gaLyvn o |5 o R s o s . - ii: & wva srwnoms |
HOOYENIML o | [ e T e EE - |
M 2 - o O . e e 1 o o . 22 o
A T e L T e — AR T RV 1225 o T T
w | m N ST T g T
T[XT L HEFL ] =z x —
HEY T T _
255 S IO L 2T MOV m-mmnu %7 |ga[a €2 Mmm w H m E o
HE IR R R s
€ € Er 4 = H] 3 E] T
5 - = - —
. 47 1101 Q4L SO I FONILAY N UM -T¥VHD 21038 1 .
fave
LI L]
T s ]
PO AT WACHTME | el e T "y
) 0 T o]
i —=
ot ey T
007 3LINS ' [me
AAY NISNOTSIM 002 %z Lt ]
BIHDOM '§ SIMONN wr (i o vy =]
AINWOLLY 000 T s
®o g ) ey 2y ) t Sy
RN poys e I —
e =13 e s e Bt m oo o
T SEE
I naITT
o0F LS h
OATH ANMINDD 15702 w0 - P oAy ey, y | TTMOOT | vy
INANVTAIYIN AN -1 - T
130
OO SV TIV RO OO TPAAIFD 190 J OICIONA
Crdbl 3" e oo | ST L I T 5]
[T s privey L i o] — e Py
OO HLF 1 Y v kTR Tl T s )
L3345 ONIYS O0ET e L RN 3 3
SUINLYY o - v AR T S —m =
o o 13 - [ H | T e S i
Luscwv o i | TR )
SISO HERS I S i adrviiner] =T ivevres emrne g a2 wioerdr =
e 30 N 2.7 NS O S N 4 AT C)
®i e o i == s e . LY
PREYVIFWTYS e Yy Ll (1 mamy | wiml = I B | i P ST 1T ] L3
sty i | o [ ) v CL LTS -.
e o —— e L ML S O T L g
FEROL 0N IR 0 L) =g T | T = Bead Gt ] L
ey | AT ervey rvencs o T 11 T skgdri e gl el wmam 1 ]
L L o] T |G - & TR T L
— e | il b iy TR A S
4IHSYINLYYd 03Lwn - il vy | ﬁ e T ) ...,n.ll..w v
SONKIICH 1Nvs ! il o ] s D] T R
vy i ..v::.“.a.:ﬂ.... How L4 b Aon— P e L) S e
B B gy i S e DAINAHH SO W WY G Oee T ol B e [ —VC o T b ™ Ealli, i
rereaiian RO WY 0N el e 3 0 L L) AT AT
2ot ) ey o w T
oY T BT St ot = . Sy g g e g st e T feeaLt
Lo w0 e ey =
gy =B Lis R - HND | neg | e davans T e
Y 19 L
oy
E i s e —
£ ar






