ATTACHMENT A

City of

B3 Rockville

Get Into It

Planning Commission Staff Report:
Project Plan PJT2012-00001, Twinbrook Metro Place

MEETING DATE: January 25, 2012
REPORT DATE: lanuary 18, 2012

FROM: teremy Hurlbutt, AICP, Planner it
Planning Division
240.314.8227
JHurfbutt@rockvillemd.gov

APPLICATION Proposal to redevelop an existing

PESCRIPTION: retail strip center with residential,
office, health club, hotel, ground floor
retail, and structured parking

APPLICANT: Twinbrook Partners LLC
5425 Wisconsin Avenue, Suite 600
Chevy Chase, Maryland 20815

FILING DATE: July 7, 2011

RECOMMENDATION: Recommend to the Mayor and Council approval with conditions to allow for the
construction of a 1,134,500 square foot mixed-use development at 1592 Rockville Pike
(MD 255}, as shown and detailed in the Planning Commission staff report, including: (1)
a reduction in the required number of parking spaces, {2) a maximum building height of
150-feet, and (3) a modification of the street standard for Business District streets.

EXECUTIVE The applicant has submitted an application for a Project Plan pursuant to Section

SUMMARY: 2507.07 of the Zoning Ordinance. The 6.73 acre property is in the City’s Mixed-Use
Transit District (MXTD) Zone. The applicant proposes to construct 811 multifamily
dwelling units, a 190-room hotel, 162,000 square feet of office, a 36,000 square foot
health club, 35,000 square feet of retail, 14,000 square feet of restaurant and 1,278
structured parking spaces. The Planning Commission must review the Project Plan at a
public meeting, and provide an oppoertunity for the public to comment. The Planning
Commission’s comments and recornmendations on the Project Plan shall be prepared
and transmitted to the Mayer and Council. The application is subject to the findings of
Section Sec.25.07.01.3.b.2, as autlined in this report.
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SITE DESCRIPTION

The Site is currently improved with a one-story retail strip development with about 99,000
sgquare feet of restaurant, retail, and office uses. The existing shopping center is made up of five
groups of buildings and a surface parking lot with a small amount of landscaping on the
perimeter of the property. An existing 35-foot wide service drive easement exists on the

Rockville Pike frontage. The property is adjacent to the Metro tracks and the Twinbrook Metro
Station on the east.

Location: 1592 Rockville Pike {MD 355), Rockville MD 20852 {see Attachment #1)

Twinbrook Partners
Applicant: 5425 Wisconsin Avenue, Suite 600
Chevy Chase, Maryland 20815

Land Use
Designation:

Reckville Pike Corridor Mixed Use Development (see Attachment #2)
Zoning District: MXT0, Mixed-Use Tranzit District {(see Attachment #3)
Existing Use: Retail, Restaurant, and Office

Parcel Area: 6.73acres

Subdivision: The Fike, Lot: 24, Block: A

162,000 SF office, 39,000 SF retail, 14,000 5F restaurant {and an additional 2,500 SF
outdoor seating), 36,000 SF health club, 109,000 SF hotel, 2,000 SF hotel assembly
space, 772,000 SF residential

Building Floor
Area:

Dwelling Units: 811 units (mix to be determined at site plan)

Building Height: 150 feet {maximum height subject to Mayor and Council approval)

1,278 structured parking spaces (21% reduction subject to Mayeor and Council
approval)

Parking:
Vicinity
The subject property is located one property north of the intersection of Halpine Road and
Rockville Pike (MD 355). To the east of the site is the Twinbrook Metro Station and Metro
tracks. To the south is 1616 Rockville Pike, which is a one-story retail shopping center with
surface parking. The west side of the property fronts on Rockville Pike and is across from

Congressional Plaza shopping center. There are two properties to the north of the site, which

includes a restaurant at 1584 Rockville Pike {Hooters) and car dealership and other retail at
1500 Rockville Pike,
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Surrounding Land Use and Zoning

Location Zoning Planned Land Use Existing Use
Notth MXTD, Mixed-Use Transit District Rockville F’ike Mixed Use Restaurant, Car Sales,
o R Development Retail
Metro Tracks, service
East I-L, Light Industrial Mixed Use Industrial Industrial, Single Family
_ Residential =~

MXTD, Mixed-Use Transit DIStrict & | ¢y oo i eee
South FD-TC, Flanned Development — Furniture, retail sales

. Development
Twinbrook Commons o

o

) kville Pi ixed U } .

Waest MXCD, Mixed-Use Corridor District Rockville Pike Mixed Use {Congressional Shopping
Development Center)

PROJECT DESCRIPTION

Section 25.07.02 of the Zoning Ordinance establishes a point system to determine the level of
review for development projects. The point system is based upon the size of the site, the non-
residential square footage and amount of residential units of the proposed development, the
proximity of adjacent residential neighborhoods and traffic impacts. Given the scale and
location of this project the points total required that it be processed as a Project Plan. A Project
Pian is defined in the Zoning Ordinance as:

A conceptual plan of development for a major project proposal as determined under the
provisions of Section 25.07.02 that must be approved by Mayor and Council and may
encompass multiple buildings or multiple uses, and which may include a phasing plan
for completion of the development over time.

Previous Related Actions

s April 4, 2011 - Pre-application Meeting Application Submitted

¢ April 28, 2011 - Pre-Application Area Meeting

s Mayb5, 2011 - Pre-Application (DRC) Meeting

o July 25, 2011 — Project Plan Submitted

*  August 24, 2011 - Post Application Area Meeting

+ September 14, 2011 - Project Briefing with Planning Commission

= September 19, 2011 - Project Briefing with Mayor and Council

= October 25, 2011 — Review by Traffic and Transportation Commission

s December 19, 2011 - Review by Traffic and Transportation Commission
¢ December 20, 2011 - Chapman Avenue Stakeholders Meeting
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1592 Rackville Pike
January 18, 2012

Proposal

The project proposes to redevelop the existing one-story retail strip center with a mixed-use
development. The development is proposed to be implemented in three phases. The project
site is located just north of Halpine Road on Rockville Pike {(MD 355). The project proposes five
(5) high rise buildings, located above and surrounding structured parking, and will add new
streets to the existing street network (see Attachment #4). The project will extend Chapman
Avenue north from its intersection with Halpine Road to the intersection of a proposed east-
west street (shown on the plan as “Festival Street”). Festival Street will connect Chapman
Avenue to Rockville Pike {MD 355} and will align with the entrance to the Congressional Plaza
shopping center. Both streets will provide for two-way traffic, on-street parking, street trees,
and other right-of-way improvements. The applicant is seeking a waiver from the road code
{Chapter 21 of City Code) along with this application, which is subject to separate action by the
Mayor and Council. An S-curved curb will be placed in the middle of MD 355 to restrict turning
movements to left turns into the subject property and Congressienal Plaza {1601 Rockville Pike)
from Rockville Pike (MD 355%). Right turns will be allowed from and onto Rockville Pike, but no
traffic would be afllowed to cross Rockvilie Pike or make left turns onto Rockville Pike from
Congressional Plaza or the subject property.

The following is a description of the each of the 5 proposed buildings, with their respective
phases:

Phase One

* Building 1 is a 10-story, 162,000 square foot office building with ground floor retail and a
36,000 sguare foot health club on the second, third, and fourth levels. Building 1 will
front on the MD 355 service drive which will be reserved for future dedication to the
City to allow for the proposed service drive improvements as detailed in the Draft
Rockville's Pike Master Plan. The building will share a parking structure with Building 2,
which is to the east. The parking structure will have 1 level of below-grade parking and
five levels above-grade. The parking structure will be wrapped with retail, office and
residential. The parking structure has three entrances: 1} off the Festival Street, 2) off
Chapman Avenue, 3) access from an alley off the service drive and with access, via an
ingress / egress easement, to Halpine Road. The parking structure has a loading area in
the southwest corner of the building off the service alley.

« Building 2 fronts on Chapman Avenue and “Festival Street” and will have a 14-story (150
foot) multifamily building with retail on the ground floor. The building proposes an
elevated courtyard that will count as part of the open area requirement {see
Attachment #5) and will provide outdoor amenities space for residents.

Phase Two

e Building 3 is a 10-story, 190-room hotel with 2,000 square feet of assembly space, an
elevated courtyard/hotel pool area and ground floor retail. The building will share a
parking structure with Building 4.
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¢ Building 4 is a 14-story multifamily building with ground floor retail. The parking
structure will be two levels below grade with a single vehicular entrance located on the
east side of the building just off Chapman Avenue. Building 3 and Building 4 are
propased to be part of the second phase of the development. Loading will happen on
the north side of the building via an interior drive aisle with access off the service drive
and Chapman Avenue.

Phase Three

e Building 5 is planned to be the third phase of the development and proposes a 14-story
multifamily building with first floor retail. The building will have a 5-level parking
structure, 2 levels below-grade and 3 levels above-grade, with a single entrance off of
Chapman Avenue. Loading and access to the parking structure wili be provided by
separate entrances off Chapman Avenue.

PROJECT ANALYSIS
Master Plan

The 2002 approved and adopted City of Rockville Master Plan recognizes that the property is
part of Planning Area 9 {Rockviile Pike} and is part of the 1989 Rockville Pike Corridor
Neighborhood Plan. The Master Plan finds that the critical issues in this planning area include:
addressing the need for increased housing opportunities within the Rockville Pike Corridor,
particularly within the Metro Performance District; improving pedestrian circulation; new road
alignments or improvements that could be implemented to ease traffic; and the use of urban
design standards to create an attractive streetscape. These issues have been addressed by the
applicant and are also being further developed as part of the Rockville’s Pike Master Plan
process, which will update the current 1989 Rockville Pike Corridor Neighborhood Plan.

The Comprehensive Master Plan makes seven recommendations for Planning Area 9:
1. Encourage a mixture of retail, residential, and office uses.

2. Encourage redevelopment and facade improvements of existing structures to improve
the image of the Rockvilie Pike Cortridor and enhance its physical appearance.

3. Review the Rockville Pike Corridor Master Plan’s design recommendations and
recommend changes to the Zoning Ordinance text as necessary.

4. Continue to monitor the traffic impact of the corridor and implement improvements to
ease traffic congestion.

5. Encourage greater public transit use, including Metrorail, Ride-On buses, and the
Rockville Pike funchtime shuttle.
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PJT2012-00002, Twinbrook Partners
1592 Rackville Pike
January 18, 2012

5. Improve pedestrian and bicycle circulation routes within the Caorridor and encourage
their use.

7. Support mixed-use development, with a strong residential component, in the Metro
Performance District encompassing Twinbrook Metrorail Station property.

The Rockville Pike Corridor Neighborhood Plan makes three recommendations for the Southern
Pike Urban Design area, which the property is located within:

11) The extension of Chapman Avenue north from Halpine Road wili intersect with
Rockville Pike north of Congressional {Airport) Lane.

15) Because the land has multiple owners, assembly of the group of properties between
Devlin Lumber Company (1500 Rockville Pike), the Rocca property {1592 Rockville Pike)
and Chesapeake Plaza {1488 Rockville Pike) may be difficult. If assembled, these
properties might accommodate a Metro-criented mixed-use development. In addition,
the concurrent development would permit the construction of Chapman Avenue with
minimum amount of displacement.

16} A mixed-use development on an assemblage of the Rocca {1592 Rockville Pike) and
Radio Shack {1616 Rockville Pike) properties could incfude apartments, retail space and
office space.

The property is also in the Twinbrook Metro Performance District of the 1989 Plan. A Meatro
Performance District was established near the Twinbrook Metro station to increase
development near the Metro station above the rest of the corridor and to encourage increased
transit utilization.

Land Use Map

The City’s Planned Land Use Map (see Attachment #2) includes the property in the
Rockville Pike Corridor Mixed Use District classification. The project site is surrounded
by property within the same land use classification. As stated, the property is also in the
Twinbrook Metro Performance District.

Master Plan Compliance

The project is generally in compliance with the City’s Comprehensive Master Plan and
the Rockville Pike Corridor Neighborhood Plan. The project will provide a mixture of
uses that include residential, office, hotel, health club, restaurant and retail, although
the density and height permitted in the MXTD Zone are greater than envisioned in the
1989 Plan. The project will bring more building frontage to the build-to-line and will
provide a double row of trees between the buildings and the service drive to enhance
the streetscape. Currently surface parking exists between the service drive and the
buildings.
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1592 Rockville Pike
January 18, 2012

Planning Commisston is currently reviewing a draft proposal of changes to the Rockville
Pike Corridor Neighbarhood Plan. The applicant has made accommodations for those
changes and some of the draft plan goals without violating current requirements. A
transportation report has hbeen reviewed and approved as required by the
Comprehensive Transportation Review and the proposed mitigation has been accepted.
The extension of Chapman Avenue and the creation of a new street parallel to Haipine
Road will help ease congestion by providing additional street network, and provide a
better pedestrian experience throughout the site.

The project also proposes to provide the Chapman Avenue extension and the parallel
street (referenced on the plans as Festival Street) that links Chapman to Rockvilie Pike.
These streets are shown in the Rockville Pike Neighborhood Plan. The applicant has
proposed to move the Chapman Avenue alignment and build a two-way parallel street.
The current alignment of Chapman Avenue, as shown in the Rockville Pike Corridor
Neighborhood Plan, is next to the Metro tracks with a ten-foot landscape buffer. The
new alignment would maintain a 130-foot separation between the proposed Chapman
right-of-way and edge of the Metro right-of-way.

The neighborhood plan provides for flexibility in the urban design recommendations.
Although the Twinkrook Metro Performance District section of the Neighborhood Plan
provides specific recommendations for the Chapman Avenue extension, the
Neighborhood Plan also states:

The recommendations of this chapter offer guidance for the future develepment
through the Urban Design Guidelines and Urban Design Planin the form of
Functional Plans and Sections. They should be used as a guide by developers,
grchitects and the community to understand the aims and intentions of the City,
and for initinl planning and design of any new project in the Metro Performance
District. The format is largely visual in order to clarify the design treatments. It is
further intended that these recommendations in no way restrict fresh, innovative
approaches to design problem-solving, nor hinder flexibility of permitted uses. On
the contrary, it is hoped that because of the concepts set forth in the chapter,
designers will bring to the Metro Performance District the full measure of new
visual experiences.

The proposed street alignment will allow for development on both sides of Chapman
Avenue, a better urban streetscape, and a smaller block that will encourage greater
pedestrian activity. A similar alignment was suggested in testimony {see Attachment #6)
submitted by one other property owner (1500 Rockville Pike) as part of the ongoing
Rockville’s Pike planning process. The applicant also took part in a meeting that staff
conducted on December 20, 2011, to inform all affected property owners of the
proposed alignment changes and to get feedback on the proposal. The applicant held a
follow-up meeting on January 6, 2012, and developed consensus with the three
properties to the north that the proposed alignment is preferable to the master plan
alignment. The applicant provided staff with ematls confirming the agreed upon
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alignment (see Attachment #7). Staff supports the change in the alignment and
recommends that Planning Commission recommend this change to the Mayor and
Council, as not being in conflict with the existing Rockville Pike Plan.

Infrastructure/Adequate Public Facilities Standards (APFS)

Roads and Transportation

Based on the applicant’s completion of the Comprehensive Transportation Review
{CTR), the project will generate a new net 663 AM, 671 PM and 501 Saturday peak hour
auto trips. The proposed project will require the applicant to complete mitigation at
four intersections, of which, three are located within the City limits and one is located in
Montgzomery County. Intersection mitigation will be required at Congressional Lane and
Rockville Pike, Halpine Road and Rockville Pike, and Halpine Road and Chapman Avenue.
The Twinbrook Parkway and Parklawn Drive intersection located in Montgomery County
is also required to be mitigated. When mitigation is completed, the four intersections
will operate within the City's CTR thresholds.

In addition to the required mitigation, the applicant will construct two new roads -
Chapman Avenue extended north and “Festival Street”. Chapman Avenue will be
extended further north through the applicant’s property. “Festival Street,” also located
on their property, will connect Rockville Pike with the Chapman Avenue extension.
These roads will add to the “grid” system near the Twinbrook Metrorail Station.

Water and Sewer

Existing City water mains are located aleng the property’s frontage on Rockviile Pike
{MD 355}, Chapman Avenue and Halpine Road. Water service for the project will be
provided by connecting to, and extending the system through, the limits of proposed
Chapman Avenue. The buildings will connect to the extended main. In addition, the
applicant will be required to construct a water main that will connect the extended
Chapman Avenue main to the existing main in Rockville Pike (MD 355) via Festival
Street. This will provided redundancy to the system in the event of outages in the
system.

Generally, Rockville Pike represents the break between the Cabin John and Rock Creek
sewersheds in this area of the City. Existing City sewer mains are located along the
property’s frontage with Chapman Avenue and Halpine Road. Sewer service for the
project will be provided by connecting to and extending the system through the limits of
proposed Chapman Avenue extension. Individual buildings will connect to the extended
system.
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Water and sewer will be provided pursuant to the Water and Sewer Authorization letter
dated January 4, 2012 (see Attachment #8), which includes conditions for other
upgrades to the sewer system.

Schoois

This property is served by Farmiand Elementary Schooi, Tilden Middle School, and
Walter Johnson High Schoel. No adverse impacts on the Mentgomery County Public
Schools facilities are anticipated as a result of the proposed development.

The project proposes 811 multifamily units. The projected number of new students is
based on Montgomery County Student Generation Rates for New Housing Types (see
Attachment #9). The High Rise/Mid Rise generation ratio was used to calculate the yield
factor {(number of students generated per unit) for multifamily for each school ievel.
Based on these factors the project will create 35 elementary schoal, 32 middle schoal,
and 27 high school students. Approved projects in the City and County’s pipeline are
considered reserved capacity as part of the calculation. Currently there are 11 approved
and unbuilt residential projects in the Walter Johnson School Cluster (see Attachment
#9), and two within the Farmland Elementary School attendance area. The school
program capacity is taken from the City of Rockville FY 2012 School Test (see
Attachment #9) table.

The following calculations were done based on the information provided above:

] Reserved Student
( Projected +  Capacit )+ | #of x  Generation )
Enrollment pacity Units atio _ Thenew%
Students Rate utilization

School Program Capacity

* The new percent utilization (Must be less than 110%)

e e
R OS  RR,  RR ieation |

i Farmland o
| Elormentary (618+16) + (811 x .042)/728 = 92%
| Yearl B . _
I; 2012-13 Tilden Middle (729+72)+(811 x .039)/984 = 85%
' Walter Johnson (22724102)+(811 x 0.033)/2274 = 106%
| High
|
| S {543+16) + (811 x .042)/728 = 96%
I 5 | Elementary

Year — -
| 013.14 | TidenMiddle | (720+72)+(811x 039)/984 = 84%
| !
; AU e (2272+102)+(811 x 0.033)/2274 = 106%
| | High
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The calculations show that there is adequate school capacity for this project, since each
level of schoof is well below the 110% utilization maximum for both test years (2012-13
and 2013-14).

Fire and Emergency Service

No significant impacts on emergency services are anticipated as a result of this project.
The Meontgomery County Fire and Emergency Services (MCFRS) provides fire protection
and emergency response. Rockville dees not provide this service as part of the municipal
government. Of the two fire stations in Rockville, Station 23 serves this area, although
other stations are available to supplement service (such as Station 3 on Hungerford
Drive in Rockville}. Mone of the uses proposed with this mixed-use project are
considered high-risk and do not require a full response from three stations within 10
minutes.

Transportation and Circulation

Parking

The project’s mixture of uses requires that a maximum of 2,199 parking spaces be
provided. The applicant seeks a reduction pursuant to Section 25.16.03(h)(1) of the
Zoning Ordinance to permit 43% fewer (1,278) parking spaces than the maximum
requirement of 2,199 parking spaces for this project. Pursuant to Section 25.16.03(h})(1),
during review of a Project Plan in the MXTD Zone, the Mayor and Council have the
authority 1o reduce the required number of parking spaces, 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 (WMATA) Adopted
Regional Rail Transit System.

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

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

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

e} 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.
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f} For any other good cause shown.
The Project satisfies four of these criteria {(subsections (a), (b), (¢}, and (f)) as follows:

a) The applicant will complete a sidewalk along Chapman Avenue that will provide
a major paint of pedestrian access to the Project. The entrance to the building
on the property the farthest from an entrance to the Twinbrook Metro Station is
approximately 1,250 Feet. Furthermore, the entire property is located within a
quarter-mile {1,220 feet)radius of the Twinbrook Metro Station.

b} Although there are no bus stops on the property frontage, several Metrobus and
Ride-On bus routes are located in close proximity of the Project along MD 355. In
addition, the Twinbrock Metro Station is a hub for numerous Metrobus and
Ride-On bus lines that link the project to the rest of the region. The project is
well served by Metro, Metrobus, and Ride-On, ali of which will serve to further
reduce the demand for parking within the project itself.

c) AWMATA public parking facility located fewer than 1,000 feet from a proposed
building entrance to the Project is being constructed in the next phase of the
adjacent Twinbrook Station project.

d) The applicant has stated that, “The Project is a model transit-oriented
development with excellent proximity to Metro and bus service. Available Metro
ridership data indicates that transit (both Metro and bus) ridership has
significantly increased within the past few years. It is anticipated that higher gas
prices will serve to further increase this usage, and proximity to transit will
encourage transit ridership and ease traffic congestion and vehicle-related
environmental impacts. For these reasons, the Mayor and Council have good
cause to approve the Applicant’s parking reduction request.”

A parking reduction for shared uses is also being used. The applicant has a2 mixture of
uses that allow for a 22% reduction in parking based on the shared use table of Section
25.16.03.h.6. This accounts for a total reduction of 43% of the required parking.

No further reductions will be granted far this project if the requested reductions are
granted as part of this pracess. Pursuant to Section 25.16.03.h.2, the Planning

Commission may not approve a further reduction on site plans that implement all or
part of a Project Plan where the Mayor and Council has previously granted a reduction.
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Access

The site will continue to have access from Rockville Pike, Chapman Avenue and Halpine
Road. The applicant proposes to construct and dedicate to the City a 70-foot wide right-
of-way for Chapman Avenue extended. The 70 feet will include two 13-foot wide travel
lanes, two 7-foot wide parking lanes, two 7-foot wide tree lawns and two 8-foot wide
sidewalks. Chapman Avenue extended wili connect into the existing Chapman Avenue
and run parallel to Rockville Pike. Chapman Avenue will be dedicated to its intersection
with the proposed Festival Street and just north of Festival Street. The applicant will
reserve 70 feet in width for future dedication when the Chapman Avenue alignment is
determined north of the project.

Festival Street will alse be constructed by the applicant and dedicated to the City. This
road will intersect with Rockville Pike and Chapman Avenue extended. ht will consist of a
66-foot wide right-of-way with two 11-foot wide travel lanes, two 7-foot wide parking
lanes, two 7-foot wide tree lawns and two 8-foot wide sidewalks.

Access to the buildings and garages will be provided from the two new roads mentioned
above and existing ingress/egress easements. Pedestrian and vehicular access will
primarily be provided from Chapman Avenue extended and Festival Street. In addition,
the site currently has an ingress/egress easement on the adjacent property to south.
This easement will continue to be maintained and its primary use will be for loading and
trash. Access to the site will also be provided from the service drive along the site’s
Rockville Pike street frontage. The applicant will permit vehicles to travel from the
service drive to the loading areas south and north of the property. The service drive will
also connect to the existing parking lots located north and south of this site.

Traffic

The Transportation Report was submitted in accordance with the City’s Comprehensive
Transportation Review (CTR} analysis {see Attachment # 10} for new development
projects that generate more than 30 peak hour trips. Based on the mix of uses
presented in the Transportation Report, the project will generate 663 AM, 671 PM and
501 Saturday peak hour auto trips more than the current use. The applicant was
required to study 14 existing and three proposed intersections during the AM and PM
commuter peak heurs and Saturday peak hour. The applicant’s Transportation Report
shows that 13 out of the 17 intersections studied would c¢ontinue to operate at
acceptable levels of service during the AM, PM and Saturday peak hours. As stated
above, four intersections need mitigation in order to operate at the City’s acceptable
CTR threshold. Mitigation for the four intersections - Congressional Lane and Rockville
Pike, Halpine Road and Rockville Pike, Halpine Road and Chapman Avenue and
Twinbrook Parkway and Parklawn Drive is listed helow.
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¢ At the Congressional Lane and Rockville Pike intersection, the applicant will re-
stripe eastbound Congressional Lane to allow for one dedicated left turn lane,
one shared left/through lane and one dedicated right turn lane. The travel lanes
are currently striped for two dedicated left turn lanes and one shared
through/right turn lane.

» For the Halpine Road and Rockville Pike intersection, the applicant proposes to
modify westbound Halpine Road from a left turn kane, a through lane and a right
turn lane to two left turn lanes, a through lane and a right turn lane. In addition,
the applicant will modify the fane striping along eastbound Halpine Road from a
left, a through, and a shared through/right turn lane to exclusive left, through
and right turn fanes. Additionally, the applicant is required to modify the signal
phasing and any other related improvements to this intersection.

* For the Halpine Road and Chapman Avenue intersection, the applicant proposes
two majar changes. The first is to add a dedicated right turn lane from
southbound Chapman Avenue onto westbound Halpine Road. The other
improvement will modify the northbound Chapman Avenue from a shared left
turn and through lane to a dedicated left turn lane to westbound Halpine Road
and a dedicated through lane.

¢ The Twinbrook Parkway and Parklawn Drive intersection, located within the
County, also requires mitigation per the City’s CTR thresholds. Any proposed
mitigation for this intersection must be approved by Montgomery County. The
applicant proposes two options for this intersection. The first option is to
restripe the eastbound and westbound approaches and modify the signal
phasing. The second eption is to restripe the southbound approach from one left
turn laneg, three through lanes, and a right turn lane to two left turn lanes, two
through lanes and a right turn lane. Both options will allow the intersection to
operate within City thresholds. However, staff prefers the second option as this
will necessitate modifying the left turn phasing from exclusive/permissive to
exclusive phasing thus eliminating one less conflict point between vehicles and
pedestrians. Staff will recommend that Montgomery County to consider this
option.

Mitigation for all intersections within the City limits is required to be completed prior to
issuance of the first occupancy permit. Mitigation for the intersection outside the City

limits (Twinbrook Parkway and Parklawn Drive} will require approval from Montgomery
County. The chart below shows the results of the mitigation at the four intersections.
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Measure of Existing Background Total Future With Improvements
Performance Lo s
Intersection CLyv i
LOS AM PM Sat AN %] Sat AM PN Sat AM PM Sat
Congressional CLv 989 | 1152 | 1338 | 1300 | 1464 | 1524 | 1329 | 1495 | 1556 | 1337 [ 1523 | 1527
Lane/ Rockville LOS B C D D E E D E F D E E
Pike | wicRatio 064 | 074 | 086 | 084 | 094 | 098 | 086 | 096 | 1.00 | 0.86 | 0.98 | 0.99 |
Halpine Road / Ctv 916 1099 12-27 1216 1506 1414 1303 1679 | 1597 | 1303 | 1625 1563
Rockyille Pike LOS A B C C E D C F E C 3 E
V/C Ratio 056 | 067 [ 074 | 074 | 091 | 086 | 079 | 1.02 | 0.97 | 0.79 | 098 | 0.95 |
Halpine Road/ cLv 380 462 476 575 1060 752 960 1248 | 1317 651 469 346
Chapman LOS A A A A B A B C D A A A
| Avenue V/C Ratio 0.24 | 0.25 | 030 | 0.36 0.66 0.47 060 | 078 | 082 | D41 | 029 | 053
Twinbrook cLv 922 | 1134 | 739 | 1328 | 1636 | 1079 | 1348 | 1669 | 1096 | 1130 | 1451 | 1190
Parkway/ LOS A C A D F C D F C C E C
Parklawn Drive V/C Ratio 0.59 0.73 049 0.85 1.06 0.72 .87 1.08 073 | 0.73 0.94 Q.79
(Option 2
improvement) .

Bicycle/Pedestrian Access

The applicant will provide pedestrian access to and through the site. They will construct
8-foot wide sidewalks adjacent to streets and buildings. In addition, the applicant will
provide a 20-inch wide hardscape panel with adjacent parallel parking. This will allow
people to avoid stepping into the tree lawns when getting out of their car.

The applicant will comply with the current Bikeway Master Plan and bicycle parking
standards. They propose to widen the sidewalk between the service drive and Rockville
Pike to six (6) feet in order to comply with the Bikeway Master Plan. In addition, the
applicant will comply with the bicycle parking requirement in the Zoning Ordinance and
provide leng term and short term spaces. The final number of spaces and locations will
be determined at Site Plan stage.

Additionally, both proposed streets will accommodate bicycles. The existing Chapman
Avenue is proposed for bike lanes. However, since Chapman Avenue extended and
Festival Street will be a reduced paving width, “Share the road” signs will be used. In
addition, Chapman Avenue will also have “sharrow” lane markings as the travel lanes
will be wider than Festival Street.

Transit
As stated previously, the site is currently served by seven Montgomery County Ride-On
bus service routes and two Metrobus routes. The site is also 1,000 feet from the

Twinbrook Metrorail station. Ride-On bus routes 5, 10, 26 and 46 provide service to and
from the Twinbrook Metrorail station seven days a week. Ride-On routes 44, 45 and 93
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operate Monday through Friday from the Metrorail station. Metrobus routes C4 and 15
also serve the Twinbrook Metrorail station,

Traffic and Transportation Commission

The applicant presented their project to the Traffic and Transportation Commission an
October 25, 2011, Following the presentation, the Commission made a motion to
recommend apgroval to the Planning Commission. At the December 13, 2011 meeting,
the Traffic and Transportation Commission changed their recommendation (see
Attachment #11} to the Planning Commission and recommended that the Planning
Commission further review transportation impacts of the proposed Twinbrook
Metroplace development in conjunction with the proposed project at 1800 Rockville
Pike {Twinbrook West). The motion made on December 13, 2011, supersedes a motion
recommending approval of the project from the Octaber 25, 2012 meeting. The Traffic
and Transportation Commission recommends the Planning Commission to be cognizant
of concurrent applications that, based on their geographic location, create impacts to
the same intersections.

Historic Resources

The site has been reviewed by the City’s staff to the Historic District Commission as part of the
Natural Resource Inventory/Forest Stand Delineation approval. The site is not in a historic or
landmark district and there is no indication that the site, or existing buildings, would be
considered for historic designation.

Environment
Environmental Guidelines
There are no streams, wetlands or floodplains an-site, nor any significant forest areas.
Forest

The 6.74 acre site is subject to all of the Forest and Tree Preservation Ordinance
requirements including:  Forest Conservation, Significant Tree Replacement and
Minimum Tree Cover. The Preliminary Forest Conservation Plan (FCP) was approved on
December 8, 2011. In addition, a fee in lieu request was approved by the City Forester
for a portion of the forest conservation reguirement. A copy of the approved
Preliminary FCP and approval letter (see Attachment # 12) as well as the applicant’s fee
in lieu justification {see Attachment # 13} request are included in this staff report.

Under the approved Preliminary FCP the project will meet the significant tree
replacement requirement and Minimum Tree Cover requirement on site. Almaost three-
quarters of the forest conservation requirement will be met on site. The applicant
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submitted a fee in lieu justification letter stating how the project is not able to meet the
entire forest conservation requirement on site in accordance with Section 10.5-24.{a) of
the FTPQO. The letter dated November 30, 2011 outlines how on-site planting space is
fimited by right-of-way dedications, site access, utility connections, and other City
development standards. These justifications were reviewed by Forestry staff in
consultation with Department of Public Works and Planning staff.  The City Forester
determined that the project met the criteria for a partial fee in lieu payment and
approved the applicant’s request.

Forest Canservation

Since there is no forest on site the project is required to meet the afforestation
requirement of 15%, or 1.01 acres (44,000 s.f.). The Preliminary FCP provides for 71% of
the forest conservation requirement or 0.72 acres (31,400 s.f.} to be met on site with
the remaining requirement of 0.29 acres (12,600 s.f.) to be met through a fee in lieu
payment. A total of 85 trees, including 28 street trees within the proposed Chaprman
Avenue extensicn and connecting side street (Festival Street) rights of way will be
planted for forest conservation credit. Specifically the forest conservation credit
planting consists of: 7 shade trees, 13 ornamental trees, 37 evergreen trees and 28
shade/street trees.

Minimum Tree Cover

The Minimum Tree Cover (MTC) requirement for the MXTD zone is 10% or 0.67acres
(29,400 s.f}. Minimum Tree Cover must be met through the planting or retention of
on-site trees. Trees located within street rights of way cannot count toward the
requirement. All on site trees counting for forest conservation or significant tree
replacement can also count toward minimum free cover. The project proposes to
provide 0.68 acres of MTC credit utilizing fifty-seven (57} of the forest conservation
credit trees as well as twenty-four (24) trees to be planted within the stormwater
management bio-retention planters.

Significant Tree Removal and Replacement

Significant trees are defined as trees having a diameter at breast height (DBH) of 12"
and greater. The project will remove all seven significant trees on site resulting in a
replacement requirement of 8 trees. All & replacement trees will be planted within the
stormwater management bio-retention planters. The final type and location of these
trees will not be determined until the detailed stormwater management plan is
approved by the Department of Public Works.
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Public Street Trees

The project proposes to remove nine street trees within the Rockville Pike / MD 355
right of way. A Roadside Tree Removal permit must be obtained from the Maryland
Department of Natural Resources (MD DNR). Replacement of these streeat trees will be
coordinated by Maryland State Highway Administration and MD DNR. Fourteen (14)
street trees are proposed within the current Rockville Pike / MD 355 right of way and
eleven (11} are shown to be planted within the Rockville Pike / MD 355 service drive
easement/reservation area. The street trees shown within the Chapman Avenue
extension and side street (Festival Street) rights of way will be City of Rockville street
trees. The final locations and types of these trees will be determined at the Site Plan
stage.

Natural Resources Inventory

The Natural Resources Inventory/Forest Stand Delineation {NRI/FSD) (see Attachment #
14) for the site was approved on July 11, 2011, a copy of which is included in this report.

Stormwater Management

Stormwater Management (SWM) for this project will be provided in compliance with
the Pre-Application SWM Concept approval letter dated December 20, 2011 (see
Attachment #15). Environmental Site Design to the Maximum Extent Practicable (ESD to
the MEP} is provided through ten micro-bioretention facilities located throughout the
site. SWM for the remainder of the site and the portion of the adjacent rights-of-way
subject to SWM is provided via three underground structural facilities and monetary
contribution,

The future Site Plan, or Plans if the project is phased, will be required to go through the
second level of the City's SWM Concept approval process, Development SWM Concept.

Green Building

Article XIV (Green Building Regulations) of Chapter 5 (Buildings and Building
Regulations) of the City Code, requires that new buildings achieve 25 points with at feast
5 points earned from the list of Rockville priority credits. The applicant has submitted
the required City of Rockville Commercial Green Building Checklist {see Attachment
#16) for New Construction and Major Renovations, based on the Leadership in Energy
and Environmental Design (LEED) 2009 rating system. The applicant plans to attempt 37
points, which includes 8 Rockville Priority Points. Staff has reviewed all supporting
documents for those points classified as Development Plan Review Phase (24 of the 37)
to verify that all requirements are being met. The peoints classified as Development Plan
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Review phase will be reviewed again as part of the Site Plan process. The remaining
credits will be verified as part the Construction Plan Review.

The applicant’s points will come from:

Paints | Credit Credit Name
1 55 Credit 1 site Selection
5 S5 Credit2 Development Density and Community Connectivity - '
6 55 Credit 4.1 Alternative Transportation - Public Transpertation Access
1| sSCredit4.1 | Alternative Transpartation — Bicycle' Storage & Changing Rooms
3 55 Cradit 4.3 Alternative Transpartation - Low Emission and Fuel Efficient Vehicles
= SS Credit 5.2* Maximize Open Space* 7
1 SS Credit 6.2* Stormwater Design ~Quality Control*
o 5$ Credit 7.1 Heat island Effect — Non-Roof*
1* S Credit 7.2* Heat istand Effect - Roof*
2 WE Credit 1 Water efficient Iandscapihg
2t ‘We Credit 3* Water Use Reduction™
2 | MR Credit 2% Construction Waste ma na'éement*
2 MR Credit 5 Regional Materials B
2 MR Credit 4 Recycled Content e
1 IEQ Credit 3.1 Construction IAQ Management Plan — During Construction
1 IEQ Credit 4.1 Low Emitting Materials — Adhesives and Sealants
1. |lEQCredita2 | Low-Emitting Materials - Paints & Coatings o
1 IEQ Credit 4.3 Low-Emitting Materials _Flooring Systems
1 [EQCredit 7.1 | Thermal Comfort - Verification -
1 1D Credit 1.5 Innovation/enhanced Performance
1 ID Credit 2 LEED Accredited Professional ]
37 Total *=Rockville Priority Credits

Credit requirements are detailed in Attachment #16
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Zoning Crdinance Compliance

The subject property is zoned MXTD (Mixed-Use Transit District), which allows the proposed
mixture of uses. The purpose of the MXTD zone is for use in areas near Metro stations, as it
allows for high-density development of retail, office, and residential uses consistent with the
recommendations of the Plan. The proposed development meets the purpose and
requirements of the zone as detailed below.

Zone Maximum | Open Area and Public Use Space Minimurm width at frent lot line
Height
{MXTD} )
Total Open Area Public Use Space
Required TS (if residential
a 120 dwellings arc 10% 10
S provided)
Propased 150° 34.2% 12.5% 469’
Setbacks
Public Right-of- Side Rear
v & Residential Non-Residential Residential Non-Residantial
Land Abutting | land Abutting | land Abutting | land Abutting
None 2% or height of None. 25’or height of None.
building whichever 14" min. building whichever is 10" min.
is greater If provided greater If provided
Q0 nfa 10° n/a o

"* Height is subject to the provisions of Sections 25.13.05.b.2(c)

Section 25.13.05.b.2(c} of the Zening Ordinance allows a development seeking project plan
approval to exceed the 65-foot height at the street, and the 120 feet height limit if approved by
the Mayor and Council. The height may be increased beyond 120 feet up to a maximum of 150
feet under the following conditions:

A} The public use space requirement must be provided on the site.
The project will provide 12.5 %, which is more than the 10% required.

B) The building footprint cannot occupy more than 80% of the net lot area.
The applicant will be dedicating over 19% of the site, and the additional sidewalk and
landscape areas limit the building footprints to less than 80% of the net ot area.
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C) The building design exceeds the urban design recommendations of the applicable
Master Plan.
The project goes beyond the urban design recommendations as noted in the maoster
plon compliance section of this document.

D) The building must exceed any energy conservation standards set forth in the code.
The applicant will be required to meet energy code requirements, but does not state
how they plan to exceed these energy conservation requirements in their buildings.
This will be addressed at the buifding permit stage.

This project is also in conformance with the requirement of Section 25.13.05 that at least 70
percent of the length of the building wal! facing the Rockville Pike’s build-to-line (which is 135
feet from the center line of the right-of-way) must be set to that build-to-line.

The development will be the first large-scale project developed under the revised 2009 MXTD
zoning regulations. Most of the surrounding area is developed with one-story commercial or
with mid-rise office or hotel uses. The height of this project will be similar to future phases of
the Twinbrook Station development and is in line with the vision of the master plan of providing
more density near the Metro station.

Landscaping, Screening and Lighting Manual

The project does not contain any surface parking lots and is therefore not subject to the
landscaping requirements of the Manual. The applicant has provided street trees,
landscaped areas around the building, and a courtyard for residents and hotel guests.
Trees will provide a landscaped buffer sereening of the Building 5 parking structure
between the property and Metro train tracks. A double row of trees will provide
screening for outdoor seating areas behind the service drive along the Rockville Pike
frontage (see Attachment #17). Lighting requirements are not reviewed at this stage
but will be reviewed at Site Plan. The applicant will provide details of street lighting and
other on-site lighting at Site Plan.

Design Guidelines

The project’s architecture (see Attachment # 18) and site design will be required to
conform to the general mixed use design guidelines and the specific Mixed-tUse Transit
District (MXTD) design guidelines. The proposed building projects will be reviewed at
the time of Site Plan review. The applicant has been made aware of the design guideline
requirements. Massing, mater ials, colors and facades will need to be maodified a nd
reviewed at the site plan stage. Access and parking guidelines are already in general
conformance but will be reviewed in detail at Site Plan. A number of buffer and
screening guidelines do not apply because the property is not adjacent to residential.
Compliance with the design guidelines is not needed for Project Plan approval. The
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buildings and site design at this stage do not provide the details needed to determine if
guidelines are being met,

COMMUNITY OUTREACH

The applicant conducted the required pre-application area (see Attachment #19) meeting on
April 28, 2011, which 7 people attended. The applicant conducted the required post-application
area meeting (see Attachment #20) on August 24, 2011, which 8 people attended. 5taff also

held a meeting on December 20, 2011 seeking comments on the Chapman Avenue alignment,
which 19 people attended.

FINDINGS
{see Project Plan: Sec.25.07.01.3.b.2)

A Project Plan application may be approved only if the Mayor and Council find that approval of
the application will not:

a} Adversely affect the health or safety of persons residing or working in the neighborhood
of the proposed project;

The proposed uses are permitted in the MXTD Zone and will allow residents to work and
live in close proximity te public tra nsit. Furthermore, th e project will introduce an
additional street grid with smaller blocks and ground-floor retail on both sides of the
street. The proposed sidewalks and streets will provide a safer environment for
pedestrians and bicyclists, as well as provide an active street life with ground floor retail.
The access to transit should increase Metro ridership, walking, and biking. The project
will be within walking distance to at least one gracery store, which provides access for
all residents and local workers to fresh foods. Based upon the analysis provided, and
subject to the conditions proposed, there is nothing associated with this project that will
adversely affect the health and safety of residents or employees in this neighbarhood.

b) Be in conflict with the Plan;

As discussed in the “Master Plan Compliance” section above, the application meets the
goals of the Plan by proposing a transit-oriented mixed-use development. The project is
consistent with, and implements the Land Use designation of “Rockville Pike Mixed Use
Development”. The application increases the density near the Metro station and adds
residential to the Rockville Fike corridor as suggested in the Plan, The project also
complies with Rockville’s Pike Neighborhood Plan through compliance with urban
design standards of the Plan. The applicant has complied with existing requirements as
well as trying to accommodate recommendations of the draft Rockville’s Pike Corridor
Plan. The applicant has also worked with staff and adjacent property owners to come to
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consensus on an alternative alignment of Chapman Avenue that furthers the goals of
the plan.

¢} Overburden existing and programmed public facilities as set forth in Article 20 of this
Chapter and as provided in the adopted Adequate Public Facilities Standards;

As detailed in the “Infrastructure/ Adequate Pubiic Facilities Standards (APFS)” section
above, the project will not result in overburdening public facilities. The project is in full
compliance with the Adequate Public Facility Standards. There is no anticipated negative
impact upon public facilities as a result of this project. Full compliance with the
Department of Public Works’ requirements will further ensure that there is no impact
on public sewer and water facilities as a result of this development. Schoal capacity is
under the 110% limit, traffic mitigations have been accepted and will maintain an
acceptable level of service, the site is within a fire station service area and
improvements will be made by the applicant to improve the water and sewer system.

d) Constitute a violation of any provision of this Code or other applicable low; or

This project is seeking waivers, which are allowed by code for the required parking, and
building height. The applicant is also seeking a waiver from the street standards of the
Road Code. 5taff has reviewed these waivers and supports them, but these waivers
must be approved by the Mayor and Council. If all of these waivers are approved, the
project will be in full compliance with all applicahle codes.

e} Adversely affect the natural resources or environment of the City or surrounding areas.

The site is currently developed with a one-story shopping center and surface parking lot.
There is minimal existing landscaping around the perimeter of the property and no
streams, habitat, or natural resources on the property. No other environmental
concerns are known that would affect the natural resources or environment in the
surrounding area. The proposal will add tree cover, stormwater management and
inerease pervious area on the project site. Subject to the conditions proposed there is
no evidence that the project would have an adverse impact on natural resources or the
environment.

CONDITIONS
Approval is recommended, subject to the following conditions:

1. Submission, for approval of the Chief of Planning, of twelve {12) copies of the Project
plan {on sheets no larger than 24 inches by 36 inches) to be submitted prior to
submission of a Site Plan application,
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2. Submission, for approval of the Chief of Planning, of twelve (12) copies of the landscape
and architectural plans (on sheets no larger than 24 inches by 36 inches) to be
submitted prior to submission of a Site Plan application.

a. Revise the plans to show that no structures are located in the chamfered corners
of the right-of-way or in any other part of the right-of-way.

3. Submission, for the approval of the Planning Commission, of a Final Record Plat or plats
to subdivide the property into record lots and dedicate land to public use, after related
Site Plan approvals and prior to issuance of a building permit.

4. That the applicant work with the Washington Area Metropolitan Transit Authority
(WMATA) and the Department of Public Works to come to agreement on a final design
for Chapman Avenue that accommodates the needs of WMATA around the entrance to
the WMATA parking garage and leading to the Metro Station.

5. That the applicant work with State Highway Administration to abandon the section of
MD 355 known as the old Halpine Avenue.

6. Applicant must design and construct the proposed improvements in Phase 3, (Lot 1,
Block B) in accerdance with WMATA's Adjacent Construction Project Manual, and the
applicant must obtain WMATA’s written approval of applicant’s design and construct
methods prior to the start of any construction or excavation activity on Lot 1, Block B.

7. Show the chamfered corners of the property lines at all intersections.

Department of Public Works (DPW)
8. Comply with the conditions of DPW’'s Development Stormwater Management (SWM)
Concept Approval Letter dated December 20, 2011,

9. Comply with the conditions of DPW’s Water and Sewer Authorization letter dated
lanuary 4, 2012.

10. show the type, location and species of trees in SWM facilities that are being used ta
meet other landscape and/or forestry site requirements on the Site Plan, and to be
approved at final engineering.

11. The Applicant must work with the dry utility companies (i.e. gas, telephone and electric)
at Site Plan stage to determine the location of utilities and any special treatments (i.e.
conduit). When not located in a Public Utility Easement (P.U.E.), dry utilities will only be
permitted to be located under the eight foot sidewalks. The Applicant must provide
confirmation that the utility companies will be able to locate their facilities in this
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limited area prior to Site Plan review by the Planning Commission. The location of dry
utilities outside of a P.U.E. must be shown on the Site Plan.

Traffic/Pedestrian circulation and Traffic Mitigation
12. Safe and adequate access for all modes of transportation must be provided throughout
all phases of development.

13. Pedestrian Access

a. The Applicant is required to construct a six (6} foot wide sidewalk along its
Rockville Pike street frontage.

b. Sidewalk widths along Festival Street and Chapman Avenue extended must be a
minimum of eight (8) feet in width. No building structure, awnings, doors or
windows may extend into the 8-foot free and clear width. Outdoor cafes,
providing table and chairs for eating and/or drinking, shall only be permitted on
private property.

c. All internal sidewalks must maintain a minimum of 8-foot clear width with the
exception of Condijtion #2a.

14. Traffic Mitigation
a. The Applicant shall design, construct and obtain permits from Montgomery
County, State Highway Administration (SHA), and/or the City of Rockville as
required for mitigate at the following intersections.

i. Congressional Lane and MD 355 — The Applicant will re-stripe eastbound
Congressional Lane to allow for one dedicated left turn lane, one shared
left/through lane and one dedicated right turn lane. The Applicant will
also be reqguired to modify the corresponding overhead signage
accordingly.

ii. Halpine Road and MD 355 - The Applicant will create two left turn lanes
from westbound Halpine Road onto southbound Rockville Pike. In
addition, the Applicant will modify the lane striping along eastbound
Halpine Road from a left turn lane, a through lane, and a shared
through/right turn lane to an exclusive left turn lane, a through lane and
a right turn lane. This will also require the Applicant to modify the signal
phasing for the exclusive left turns along Halpine Road and any
associated overhead signage and marking refated to this improvement.

fii. Halpine Road and Chapman Avenue - The Applicant will construct a
dedicated right turn lane from southbound Chapman Avenue onto

westbound Halpine Road. The Applicant will also modify the northbound
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Chapman Avenue shared left turn and through lane to become two lanes
- a dedicated left turn lane to westbound Halpine Road and a dedicated
thraugh lane.

b. Plans for the mitigation must be approved prior to issuance of the first building
permit for the site. Mitigation for all intersections is required to be completed
prior to occupancy of any building on the site.

c. The Applicant is required to work with Montgomery County to mitigate the
Parklawn Drive and Twinbrook Parkway intersection, subject to Montgomery
County approval. The applicant must submit a letter to the Cty from
Montgomery County stating their requirements for mitigation. If Montgomery
County decides not to allow mitigation at the intersection, the Applicant is
required to make a contribution in the amount of the design and construction of
the improvement to the City’s Transportation Improvement CIP prior to the
issuance of the first building permit. The design and construction cost will be
based on an estimate provided by the Applicant and agreed to by City staff. If
within five {5} years the County decides to improve the intersection, the
contribution would be used to help fund that improvement. However, if the
County does not use the funds within five (5} years, the City will use the
contribution in the Rockville Pike Planning Area for transportation
improvements.

15. The Applicant shall pay the County's Development Impact Tax, as applicable, subject to
allowable credits allowed by Montgomery County, prior to the issuance of a building
permit. The Applicant shall submit a receipt of payment to the Ins pection Services
Divisicn of the Department of Community Planning and Development Services and the
Traffic and Transportation Division of the Department of Public Works prior to issuance
of a building permit.

16. The Applicant and the City must enter into a Trip Reduction Agreement for the
development and implementation of a Trip Reduction Plan consistent with the Trip
Reduction Tool prior to the issuance of the first building permit. Al fees and costs
associated with the Trip Reduction Agreement must be the sole responsibility of the
Applicant and may not be credited in whole or in part against the Montgemery County
Development Impact Tax.

17. The Applicant must pay the City's Transportation Improvement Fee as provided in the
Comprehensive Transportation Review (CTR). The fee is $1.50 per square foot of non-

residential gross floor area and $900 per multi-family unit and must be paid prior to the
issuance of any building permit for that building.
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18. STREETS
a. Chapman Avenue
i. The Applicant must dedicate a 70 foot right-of-way and construct the Chapman
Avenue extension from its South property line through Festival Street.
Chapman Avenue extended must be constructed in conformance with City
standards and specifications.

ii. The street cross-section for Chapman Avenue shall be in accerdance with the
Project Plan to include 13-foot travel lanes, 7-foot parking lanes, 7-foot tree
lawns {from face of curb} and 8-foot sidewalks. The approval of the roadway
cross-sections shall constitute a waiver of any requirements of Chapter 21
“Streets and Public Improvements” of the Rockville City Code, pursuant to
Section 21-20 of the Road Code, that may be inconsistent with the proposed
cross-section,

iii. The Applicant shall reserve land for future dedication of a 70-foot wide
Chapman Avenue extended north of its intersection with Festival Street as
shown on the Project Plan. Future deducation to be made at the reguest of the
City.

The Applicant must construct Chapman Avenue extended from Halpine Road to the
south property line including any access points to adjacent properties. The Applicant is
required to obtain at its own expense, any additional right-of way or easements needed
to complete the construction.

b. Festival Street
. The Applicant must dedicate a 66 foot wide right-of-way and construct Festival
Street from Rockville Pike to Chapman Avenue extended. Festival Street must
be constructed in conformance with City standards and specifications.

ii. The street cross-section for Festival Street shall be in accordance with the
Project Plan to include 11-foot wide travel lanes, 7-foot wide parking lanes, 7-
foot wide tree lawns {from face of curb) and 8-foot wide sidewalks. The
approval of the roadway cross-sections shall constitute a waiver of any
requirements of Chapter 21 “Streets and Public Improvements” of the
Rockville City Code pursuant to Section 21-20 of the Code that may be
inconsistent with the proposed cross-section.,

c. Final road design and alignment for Chapman Avenue extended and Festival
Street shall be approved at the Site Plan stage. City utilities shall be placed within

the right-of-way or within easements as determinad by Department of Public
Works during detailed engineering.
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d. Service Driveway - The Applicant shall reserve for future dedication its street
frontage along Rockville Pike as shown on the Project Plan.

15. DPW supports the proposed rights-of-way delineation (per Zoning Ordinance
25.21.16.b.9) specifically:

a. The truncation of the right-of-way at the intersection of Festival Street and
Chapman Avenue (extended) will be defined as the chord that is created by
connecting the twa points 15 feet back from the artificial extension of the right-
of-way lines.

b. All right-of-way dedication must be reflected on a Final Record Plat to be
reviewed by staff and approved by the Planning Commission and any other
appraving agency having an interest in the right-of-way dedication,

20. The Applicant wiil be required to abandon the area of old Halpine Road right-of-way as
reflected on the Project Plan in a manner acceptable to SHA and the City Attorney.

21. No buildings wili be permitted to be in the right-of-way at the surface level. Any use of
the aerial and/or subterranean rights under or over the rights-of-way of Chapman
Avenue extended and/or Festival Street, if permitted, will be subject to an agreement
with the City. Said agreement must be prepared by the Applicant at their expense and
approved by the City Attorney prior to recordation of any Final Record Plat for the
project.

22. Submit a phasing plan for pedestrian access, construction access, staging and parking for
review and approval of DPW prior to issuance of any building permit. The pedestrian
access plan for construction period shall include, but not be limited to, the methods of
maintaining pedestrian safety and access on the existing sidewalks, temporary closing of
sidewalks for work in the streetscape zone, and pedestrian detours, as well as efforts to
minimize closure of sidewalks.

Next Steps
The Planning Commission is asked to make a recommendation to the Mayor and Council. This

recommendation will be forwarded to the Mayor and Council in advance of a public hearing,
tentatively scheduled for Monday, February 27, 2012.
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VICINITY MAP

SCALE: 1"=2,000"

AREA

TWINBROOK METRO CENTER: PUBLIC USE & OPEN SPACE

PROJECT DATA TABLE FOR MXTD ZONE

TRACT AREA ACRES SQFT,
GROSS TRACT AREA 875 AC OR 283983 SF
ROW DEDICATIONS
DEDICATION FOR CHAPMAN AVENUE 0.68 AC 28.840 SF
DEDICATION FOR FESTIVAL AVENUE 0.85 AC 28,103 SF
TOTAL AREA OF ROW DEDICATION 1.31AC 55,943 SF
LOT AREAS
LOT 1 BLOCK B 118 AC 51,981 SF
LOT 26 BLOCK A 288 AC 117,385 SF
LOT 27 BLOCK B 108 AC 47,041 SF
FUTURE DEDICATION FOR ROCKVILLE PIKE 0.33 AC 14,534 SF
FUTURE DEDICATION FOR CHAPMAN AVENUE 014 AC 5,099 SF.
TOTAL AREA OF LOTS & FUTURE DEDICATIONS 5.44 AC 237,040 SF
DEDICATIONS & LOT TOTALS B.75AC 263,983 SF
NET LOT AREA 5.44 AC 237,040 SF
PUBLIC USE SPACE ON-SITE 0.68 AC 28738 SF
12.5% OF NET LOT AREA
CPEN AREA 1.88 AC 81,115 8F

34.2% OF NET LOT AREA

PUDBLIC USBE GPACE ON 9 TE

OPEN AREA

7§

TWINBROOK
METR OPLACE

PLOCK A
FON S FRICY

taor 2
STHILIL

ROCKVHLE,
MARYLAND

OWNER

Northwestern Murtual’

Narthwestern Mutual Life
720 Wisconsin Avenue
Milwaukee, Wi 53202

APPUCANT/DEVELOPER
TWINBROOK
PARINIRS LLC

5425 Wisconsin Avenue - Suite 600
Chevy Chase , MD 20815
301.951.2744
Contact: James A. Alexander
Email: jalexander@albermarlagroup.com
ARCHITECT

1300 Spring Street, 4th Floor
Silver Spring Maryland 20874
301.588.4800
Contact: Daniel Ashtary

CONSULTANTS

20251 Century Boulevard - Suite 400
Germantown, MD 20874
301.916.4100
Contact: ines €. Vega

LINOWES!
ano i BLOCHER ue
7200 Wisconsin Avenue - Suite 800
Sethesda, MD 20814
301.961.5208
. Robert Dalrymple

170 Jennifer Road - Suite 260
Annapotis Marylend 21401
410.266.5723
Contact: Nancy Randalf

AON

5305 vy Lane - Suite 220
Greentelt Maryland 20770
301.220.1212
Contact: Jennifer Zaworski

1) REVISED 9/13/11 PER DRC COMMENTS.
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Holland & Knight

3 Bethesda Metro Canter, Suite BOD | Bathesda, MD 20814 | T301,654.7800 | F 301.656.3075
Haotand & Knight LLP' | www.hidaw.com

Robart R. Harrig
(301) 215-8607
fobart hams@hklaw,.com

July 12, 2011

City of Rockville Planning Commission

¢/o Long Range Planning

Community Planning and Development Services
111 Maryland Avenue

Rockville, MD 20850

Re:  Rockville's Pike - Envision a Great Place
Dear Chairman Tyner and Planning Commissioners:

We represent Rockville Associates, Inc., the owner of the former Devlin Lumber Yard
property located at 1500 Rockville Pike. This 7 acre property now contains a small, retail
shopping center, a restaurant and a car dealership as wetl as a large surface parking lot. The
purpose of this letter is to support redevelopment of the Property under the draft of Rockville's
Pike - Envision a Great Place (the "Draft Plan") with certain changes.

BACKGROUND

The subject property is located very near the Twinbrook METRO Station. As such, in
2009, the City rezoned the Property from the RPC zone (Twinbrook METRO Performance
District) to the MXTD (Mixed Use Transit Development) zone. The MXTD zone, like the RPC-
Twinbrook METRO Performance District designation, recognized the redevelopment potential
of this property both in conjunction with the neighboring Twinbrook METRO Station and its
frontage along Rockville Pike. The Property is irregularly shaped with a significantly longer
frontage along the WMATA right-of-way than along Rockville Pike. It is essentially flat with a
very slight slope from north to south. It also is separated from single-family residential uses by
the combined rights-of-way for both the CSX Railroad and WMATA. Given the low intensity of
existing uses, the large surface parking lot, and its location, the Property presents a prime
redevelopment opportunity that could help make Rockville Pike the "great place” envisioned in
the Draft Plan.

Neighboring properties on both sides of the railroad/WMATA tracks are in the process of
redevelopment to high density mixed uses. Development of Twinbrook Station, on the east side
of the tracks, began several years ago with the conversion of former industrial land and WMATA
surface parking to a very desirable residential location with accessory retail use. Additional
residential and retail will be taking shape in the near future. On the west side of the tracks, major

Aliznta | Bethesda | Boston | Chicago | Fort Lauderdais | Jacksonvilke | Lakeland | Los Angeles | Miami | New York
Northem Vimginéa | Orlando | Portiand | San Franciseo | Tallahasses | Tampa | Washingion, D.C. | West Pam Beach
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office development is planned as a later stage of the same project. Most recently, the old
Fuddruckers/Rocca property was purchased for redevelopment as a high-density, mixed-use
project featuring residential, retail, hotel and office uses. Approval of that Plan iz now pending.
The Rockville Associates Property is the largest remaining property within the Twinbrook
METRO Station Impact Area. As such, it presents the opportunity to complete the transit-
oriented vision established for this area years ago by both the City of Rockville and Montgomery
County. Rockville Associates has engaged DNC Architects and other consultants to help them
better define the future development of this Property as a project to be known as "Devlin Place.”
This redevelopment could proceed with appropriate recommendations in the Draft Plan.

ASSESMENT OF THE DRAFT PLAN ON THE DEVLIN PLACE PROPERTY

General

Rockville Associates strongly supports the objectives of the Draft Plan. Rockville Pike has
been a great shopping destination for years and more recently has become both an office venue
and a desirable place to live in a multi-family environment. Today, however, portions of
Rockville Pike, including the Devlin Place site, bring to mind images of an auto-oriented area
with too many signs, driveways, surface parking lots and strip retail. Other sections of the Pike,
however, have shown the redevelopment potential for the area and the many ways in which the
entire Rockville Pike experience can be improved. For example, the recently-adopted White
Flint Sector Plan defines this vision for the Montgomery County portion of Rockville Pike. The
Rockville Town Center also shows the great potential for such areas. The Draft Plan now can do
the same for that portion of Rockville Pike within the City between White Flint and the Town
Center. To ensure its success, however, we suggest some limited but itnportant changes to the
Draft Plan,

Specific Considerations
Extending Chapman Avenue and Congressional Lane

The City has long planned for the extension of Chapman Avenue northward, ultimately
contiecting with Congressional Lane. This extended road will provide a critical paratlel route to
Rockville Pike while, at the same time, enabling the large blocks on the east side of Rockville
Pike to be divided into more walkable, pedestrian friendly redevelopment parcels. Rackville
Associates supports the extension as part of the redevelopment of Devlin Place and neighboring
properties. At the same time, because of the unique configuration of the Devlin Place property,
extending the road will take away a disproportionate amount (between 25 and 40%5) of the
developable land. This can be accommodated if the development standards and the
recommendations in the Draft Plan enable sufficient height, and the development standards
under it provide sufficient flexibility for the property to be redeveloped. This would enable the
owners to provide land required for these road extensions.

Secondly, the alignment of Chapman Avenue must allow for reasonable redevelopment of
the Devlin Place property. Although the alignment for this road was not set specifically when it
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was first recommended in the Rockville Pike Corridor Neighborhood Plan in 1989, the diagrams
suggested that the road might follow the WMATA right-of-way, but have an alignment
approximately 50 or 60 feet from that right-of-way. As the attached plans show, we believe the
best alignment for Chapman Avenue thorough Devlin Place would be one that is a buildable site
of just over 120 feet deep from the WMATA right-of-way. This would allow for efficient
parking and building construction. It also relates well to the proposed alignment of Chapman
Avenue now being considered as part of the Fuddruckers/Rocea site redevelopment. This option
allows construction of one or more buildings between Chapman Avenue and the WMATA o ght-
of-way, including possible garage structures that would shield the remainder of the property from
those tracks. It also would provide for a more regimented configuration of buildings along both
sides of Chapman Avenue, rather than creating a single-loaded situation with buildings facing
the tracks.

If, for some reason, Chapman Avenue could not be located at least 120 feet from the
WMATA right-of-way, rather than placing it only 50 or 60 feet from that right-of-way and
thereby leaving an undevelopable sliver of land, we recommend placing it directly adjacent to
the tracks. Under this configuration, even though the loss of land for the right-of-way still would
be significant, at least it would allow for redevelopment of the remaining portion of Devlin
Place,

Building Height

Three years ago, after considerable discussion, Rockville adopted a new Zoning Ordinance
that included the new MXTD zone, It then applied that zone to the Devlin Place property with
the anticipation of its redevelopment under those new standards. Those standards provided the
opportunity for mixed-use development at sufficient heights and densities to Justify demolition of
existing strip retail centers and to create a transit-oriented, mixed-use center. The MXTD zone
in particular recognized the importance of redeveloping those properties within the impact area
of'a METRO Station at heights and densities greater than sites more distant from METRO. As
such, the zone provides for a standard height limit of 120 feet and a maximum of 150 feet if
approved by the Mayor and Council as part of a project plan, in order to achieve densities
appropriate for key, METRO station sites like Devlin Place. In both cases, the MXTD zone
provides certain standards such as build-to lines and variations of height for larger buildings.
These standards coincide very closely with the form of development that has been successful
around METRO stations elsewhere in Montgomery County as well as in northemn Virginia.

We belicve the Draft Plan should reflect and embrace the standards of the MXTD zone for
Devlin Place. Any reduction in the allowable height through the Draft Plan would have a
significant detrimemal impact on both the redevelopment potential and, ultimately, the land use
form if and when redevelopment occurs. Equally important, reductions in height would mean
that the important resource provided by the METRO Station would not be used to its ful] effect.
Buildings of 12-15 stories in great METRO areas like Baliston/Clarendon show how buiidings of
this scale work in terms of urban design while supporting the desirable mix of housing, office,
retail and amenities. Properties such as Devlin Place, located within a METRO Station Impact
Area, with frontage along Rockville Pike and separated from single-famnily residential areas, are
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important opportunities to cluster new development at the highest possible densitics and heights
consistent with METRO Station areas. We suggest that the Draft Plan use the MXTD standards
for Devlin Place to allow achievement of the MXTD zone capacity up to the full allowable
height of the MXTD zone.

Form Based Code

We suggest the chapter in the Draft Plan that consists of & Form Based Code be reviewed.
We believe the recent Zoning Ordinance Amendment that established the MXTD zone after
considerable study and public impact is the proper zoning tool for this area. We do not believe it
is necessary to write a new Code. Rather, design objectives that are reflected in the Form Based
Code chapter of the Draft Plan could be rewritien in terms of guidelines and design principles to
be used with the MXTD and MXCD zones, with the recognition that the Mayor and
Council/Planning Commission could use them flexibly when reviewing specific projects. This
would enable individual creativity and architecture to make Rockville Pike a special place while
also ensuring the pedestrian friendly, walkable environment the Draft Plan secks. We are
concerned that some of the specific Form Based Code standards are so rigid that they could stand
in the way of such projects. As time passes, we believe such rigidity in design will only become
more of a challenge,

MISCELLANOUS CONSIDERATIONS

In addition to these primary recommendations, we suggest that the Plan recognize the
potential for development above and/or below the new road nights-of-way. This would offset
some of the land being lost to the proposed new roads. More importantly, it would enable
buildings to be connected below grade, for example, via underground parking, thereby
potentially reducing the depth and cost of underground parking facilities. The same approach
raight allow the right to develop in the air rights above a right-of-way, probably not with
buildings, but with the right to install connector bridges where desirable.

Similarly, we believe the City should consider modifications to both its stormwater
management regulations and its forest conservation requirements for redevelopment along
Rockville Pike. The majority of this area has been itnpervious for more than 50 years and there
are virtually no trees other than those along Rockville Pike. The City's current stormwater
management regulations, combined with its forest conservation requirements, are very difficult
to implement in dense urban developments, particularly with underground parking structures.
On the other hand, such dense urban development is good for the environment and should be
encouraged both because of its transit-orientation and because of its improved impacts on
stormwater under any conditions. We are not suggesting that either stormwater management or
forest conservation goals be ignored but, rather, that the City better recognize the improvement
to both conditions that will result from redevelopment of the property while, at the same time,
recognizing that treatment of these properties more like undeveloped suburban conditions will
make compliance with regulations very difficult if not impossibie.
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Third, the Draft Plan recognizes that mixed-use development of a more urban, walkable,
compact nature, such as contemplated by the Draft Plan, requires a different approach to the
adequacy of public facilities. Montgomery County, and many other jurisdictions, have adopted
standards that treat urban areas more flexibly in terms of measuring transportation capacity. This
includes considering the availability of transit to a greater extent and accepting some levels of
congestion on roadways. The recognition generally is that the provision of choices in the forms
of transportation by locating housing near employment, retail and other uses, and by clustering
all uses near major transit facilities, results in a reduced demand overall for additionat highways.
The smart growth and environmental benefits from such a policy are increasingly more
significant as we move towards & greener economy. We strongly support changes to the City's
APFO and APFS provisions, Without such changes, the transformation of Rockville Pike into a
more pedestrian-friendly, architecturally attractive area cannot happen.

Fourth, the City's calculation of public use space and the requirements for providing it in
connection with new development may need some adjustment as well. Not every project should
be providing major public use space. In some cases, clustering public use areas has proven to be
a better strategy. Montgomery County learned years ago that extensive demands for public use
space from every project result in too many, relatively unusable public use areas. Both the
percentage of public use space required for new development and the consideration of what
maybe considered public use space should be examined,

HYPOTHETICAL DEVELOPMENT MODEL

DNC Architects has prepared a hypothetical development model for consideration by the
City as part of the Draft Plan, The attached plan reflects redevelopment of Deviin Place at a
density of approximately 4.5 FAR, consistent with similar areas elsewhere in Montgomery
County and along transit corridors/major highways elsewhere in the region. The model also
assumes redevelopment that would be a combination of residential, with some retail and office
components. This model uses the proposed alignment for Chapman Avenue, 120 feet from the
WMATA right-of-way, and a height of 150 feet as allowed in the MXTD zone for part of the
site. These diagrams are basic in nature and are far from specific concept plans. They do,
however, show at least one way in which redevelopment of Devlin Place could help to make
Rockville Pike "a great place."

We look forward to working with the Planning Commission as your worksessions
continve. We also plan to speak with your Staff in order to ensure efficient and effective

consideration of our comments and those from others. In the meantime, we welcome any
questions you or Staff may have,

Cordially yours,

i
/

Robert R. Harris
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Enclosures

ce:  Mr David Levy
Ms. Dorothy Sullivan
Ms. Betsy England
Ms. Penny England
Ms. Stacey-Sullivan Rigg
M. Jef Fuller
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CHARTERED

September 30, 2011

Via Electronic aod First Class Mail

City of Rockville Planning Commission
¢/0 Community Planning Department
111 Maryland Avenue

Rockville, Maryland 20850

Re:  Rockville Pike Plan

Dear Chairman Tyner and Members of the Planning Commission:

We represent Shellhorne Rockville, LLC, (“Shellhorne”) the owner of the
Chesapeake Plaza, located at 1488 Rockville Pike. Kap Kapastin of Shellhorne
testitied at the public hearing on the draft Rockville Pike Plan in June, Since that time,
we have continued to follow the work of the Commission on the Plan and have
reviewed the public testimony submitted by others. This letter conveys some
additional concerns on behalf of Shellhorne.

The most pressing concemn, and the issue with the greatest potential impact, is
the location of Chapman Avenue. The proposed location for Chapman is difficult to
establish exactly based on the draft Plan. The Plan appears to recommend that
Chapman Avenue extended be aligned approximately 60 feet to the west of the railroad
‘ right-of-way.  This location would have a very negative impact on the future
' redevelopment of the Chesapeake Plaza site (and probably on the ather sites along the
| tracks), because it would result in approximately 1/4 of the site being lost to this
|
l
|
|

roadway and the undevelopable remainder, With required set-backs, this could grow to

173 of the site. Instead, we recommend that the road right-of-way be located directly

adjacent to the railroad right-ot-way, to allow more of the site to be redeveloped. In
. addition, as was stated in Shellhorne’s public testimony, owners must be given the
| density from any land which is lost due to dedications for roadways (unlike traditional
| FAR-based zones like the MXCD and MXTD, the Form Code proposed in the Plan
- only provides density tor land that is actually developed). If consideration is not given
| to these factors, there will be no incentive for these sites to redevelop.

We have reviewed, for example, the letter submitted to the Commission on
behalt’ of Rockville Associates, Inc. That letter suggests that the Chapman Avenue
right-of-way be placed 120 feet from the WMATA right-ot-way to allow a developable
floor plate on their site. Shellhorne has not yet had a chance to evaluate in detail the
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City of Rockville Planning Commission
September 30, 2011
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impact that this location would have on the Chesapeake Plaza site, but that impact

* should be fuily evaluated by the staff and the Commission with respect to- all-sites
along the railroad right-of-way. If a decision is made that the road should be 120 feet
from the WMATA right-of-way within the Rockvitle Associates property, then the road
should be placed this same distance from the right-of-way along the Chesapeake Plaza
site. and others. In short, the placement of the road should be reviewed in a
comprehensive manner that takes into account its impact on all owners along the
WMATA night-of-way, and the road alignment should be established so as to assure
parcels are viable for development between the new road and the railroad.

The decision on the road location should not disadvantage or negatively impact
some owners to the benetit of others. The characteristics of all of the sites along the
right of way should be evaluated to ensure that all owners will have the ability to utilize
their properties in a realistic and economically viable manner. We look forward to
working with you on this ettort,

Thank you for consideration of these concerns.
Very truly yours,

LERCH EARLY & BREWER, CHTD.

- F . N
William Kominets oy,

/'-' ' Lty B
LDl Y Ky

Cynt{ia M. Bar

WK/CMB/lyn
¢ Mr. David Levy
Mr. Fred Wine
Kap Kapastin, Esquire

R 1K
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FW: Email to property owners to the north
Dlhopolsky, Heather - FIXD

to:

Jhurlbutt@rockvillemd.gov

01/10/2012 03:28 PM

Ce:

"Dalrymple, C Robert - CRD"

Show Details

[listory: This message has been forwarded.

Jeremy,

Per the below, John Brennan (on behalf of the Vito party) and Bill Herman (on behalf of the Steinberg
party) both support what is shown as the purple "Alternate Alignment” (#2) in the email below. We are
awaiting confirmation from the Devlin property that they support this alignment, but it is aur
understanding that their entire consuiting team does support this alignment and we are awaiting word
from Bob Harris, their attorney, that this is the case. We will let you know as soon as we speak with
Bob Harris. In the meantime, can you please confirm that we can maintain the January 25% Planning
Commission hearing date?

Thank you Jeremy.

Heather

Heather Blthopolsky

Linowes and Blacher LLP
(301} 961-5270

hdthopolsky@ knowes-law.com

From: Dalrymple, C Robert - CRD

Sent: Tuesday, January 10, 2012 3:20 PM

To: Dlhopolsky, Heather - HXD

Subject: FW: Email to property owners to the north

From: jfbrennan@srbclaw.com [mailto; ifbrennan@srbelaw.comn]
Sent: Tuesday, January 10, 2012 2:20 PM

To: ‘rrharris@lerchearly.com’; Jill Klein; jwooldridge@bainbridgecompanies.com’; "mavito@vitoservices.com';
William Herman; Dalrymple, C Robert - CRD; jfuller@dncarch.com': Steve Steinberg

Cc: jalexander@albematlegroup.com; Tim Eden (timeden@starrcapital,.com)
Subject: Re: Email to property owners to the north

To all concerned:

On behalf of the Vito party, we are in agreement with Bill's comments below, and support the
Altemnative 2 alignment as reflected in Bill's comments and Exhibit.

John F. Brennan

71
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On January 10,2012 at 11:19 AM William Herman <wherman/@uradvisors.com> wrote:

All (again):

[t appears that my email was confusing a bit (largely because of the color assignments) as it scems we
only support what had been called the 3rd alignment (Purple) and [ don't think that works tor Rockville
Associates, but let me restate our position:

1.Proposed alignment (Green on the attached exhibit) left land slivers as well as reduced development
potential on both Steinberg and Vito that make an economic consideration a requirement to support that
plan and difficult to evaluate that now. It does however benetit Rockville Associates the most as it gets
them the deepest developable site and Chapman off the current masterplan location (which renders their
site useless and doesn't give Vito/Steinberg frontage on Chapman). This is not to say we wouldn't agree
to it in the future if Rockville Associates wanted to figure out what the economic consideration might
be.

2.Alternative alignment (Purplc on the attached exhibit) places the eastern face of Chapman on the
existing property line between Rockville Associates and Vito/Steinberg and leaves Rockville Associates
with their requested 120 feet of developable site which their architect said was acceptable (however, we
have heard that a track casement on their easter edge may scrunch that a bit). It resulted in no slivers of
land left over and acceptable developable sites on Vito/Steinberg.

3.0Other alignment {(not shown on any exhibit but discussed at the meeting) straddles the existing
property line between Rockville Associates and Vito Steinberg. While this is most advantageous for
Vito/Steinberg because it gives Vito/Steinberg the largest developable site it is the least advantageous
for Rockville Associates as its just another version of the existing masterplan location and renders
Rockville Associates unusable.

Becausc my biggest fear is the City of Rockville and the potential burcaucratic rigidity that this
alignment get locked in, we will support The Alternative Alignment (#2) and that will satisfy everyone
tor now. If'in the future Rockville Associates wants to revisit based on a development plan they come
up with that shifts Chapman cven further west, they can come to Vito/Steinberg.

Sorry if I confused anyone.
Bill

William Herman

Urban Realty Advisors
1615 M Street, NW, Sta. 700
Washingtgn, DC 20035
202-204-7031 direct
202-204-7030 main
202-577-7057 mabile
whenman@uradvisars.com

From: William Herman < wherman@uradvisors.com >
Date: Tue, 10 Jan 2012 08:46:35 -0600

7_2
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To: "C. Dalrymple” < bdalrymple @linowes-law.com =, " 'ifuller@dncarch.com " < jfulier@dncarch.com », "
‘rrharris@lerchearly.com ' < rrharris@lerchearly.com >, " 'mavito @vitoservices.com " <

mavito@vitoservices.com >, " '[fbrennan@srbclaw.com ** < [fbrennan@srbclaw.com >, "

wooldridge@bainbrideecampanies.com '™ < jwooldridge @bainbridgecompanies.com >, Stave Steinberg <
steveD0123@verizon.net >, lill Klein < jill.r.klein@gmail.com >

Cc: " jalexanderg@albemarilegroup.com ” < jalexander@albemarlegroup.com >, "Tim Eden

{ timeden@starrcapital.com }" < timeden@starrcapital.com »

Subject: Re: Email to property owners to the north

All:

As representative of the Steinberg's, | have these concerns. While we are supportive of the re-alignment concept, we
spoke at length at the meeting that from our perspective (and we assume Vito's as well), we cannot support the
alignment scheme that leaves the small slivers of land on the eastern side of cur property ine. At the meeting we
supported, at a minimumn, the eastern face of Chapman to be aleng the eastern side of our property line which was
described as the arange scherme. We did not support the green alignment (the initially proposed alignment that
leaves the slivers of land). We understand this differs with Rockville Associates desire to push towards the west to
maximize their depth of their property. In fact at the meeting, we suggested a 3rd alignment of straddling the
existing property line as the centerline of Chapman as a compromise to all. That is the position we can support.
Please revise the letter to the City of Rockvitle to reflect this and we will confirm our support.

Should you have any question, please do nat hesitate to contact me directly.
Bill

William Herman

Urban Realty Advisors
1615 M Sireet, NW, Ste, 700
Washington, DC 20036
202-204-7031 direct
202-204-7030 main
202-577-7057 mehile

whermangagg:radwsors.ccm

From: "C. Dalrymple" < bdairymple@iinowes-law.com »

Date: Mon, 9 Jan 2012 16:25:22 -0600

To: " 'jfuller@dncarch.com " < jfuller@dncarch.com >, " ‘rrharris@!lerchearly.com " < rrharris@lerchearly.com
= " 'mavito@vitoservices com " < mavitp@vitgservices.com >, " 'ifbrennan®@srbclaw.com "' <
fforennan@srbclaw.com >, " 'jwooldridge@bainbridgecompanies.com ™ <
lwooldridge@bainbridgecompanies.com », Steve Steinberg < steveQQ123@verizon.net >, William Herman <
wherman@uradvisors.com >

Cc: " jalexander@atbemarlegroup.com " < jalexander@albemarlegroup.com >, "Tim Eden
{timeden@starrcapital.com )" < timeden@starrcapital.com =

Subject: FW: Email to property owners to the north

Gentlemen: as | indicated | would at the end of our meeting last Friday, here is a letter confirming general
support for the alignment thru the TMP project (with further alignment going northward to be determired
based upon further discussion among you as development options get sorted out. We need to give this ta the
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City to maintain our hearing date for later this month. Thank you for you cooperation, and please advise if you
do not agree with what 1 have stated (though | am sure it is what we all agreed upon)}. Thanks. Bob

Heather Dihopolsky

Linowes and Blocher LLP

7200 Wisconsin Averwe, Suite 800
Bethesda, MU 20814-4842

(301) 461-32 1} {direct phone)
(301) 654-0504 {switchboarg)
{301) 654-2801 {fax)
hdlhopolky@linowes-faw.com
wiww.linawes-faw.com

This electronic message transmission cantains information from the law firm of Linawes and Blocher LLP which may be confidential or privilegad, B you are not the
intended recipient of this message, be aware that any disclosure, copying, distributien or use of the cantents of thisinfarmation is prohibited. if you have recaived
this elactranic transmissian in errar, please notify the sender at the phene number fisted above, immediately, and delete the communicatian fram any computer or
metwork system, Although this e-mail (including sttachments) s balieved to be free of any virus or other defect that might negatively affect any computer systerm
inta which it is received and apenad, it 15 the respansihility of the recipient ta ensure that it is virus free, and no cesponsibility is accepted by the sender for any loss
or damage ariding in any way in the event that such a virus or defect exists. Thank you.

Intermal Revenue Serviee Circular 230 Disclosure: As provided for in Treasury regulations, advice {if any) relating to fedoeral raxes that is centained in this
communication (including attachments) is not intended ar written to be used, and cannot be used, for the purpose of {1) avoiding penalties under the internal
Revenue Code ar {2] promoting, marketing or recormmending to another party any plan or arrangement addrgssed herain.

Schmidt, Roth, Brennan & Carroccio
107 W. Jefferson Street

Rockville, MDD 20850

Tel: (301} 424-~3035

Fax: (301) 27%-9088

Email: jfbrernanlfsrbelaw.com

7.1
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.I, Fw: ON BEHALF OF ROBERT HARRIS/Chapman Avenue Extension -
—_— Rockville Pike Master Plan
__ Jeremy Hurlbutt, Jim Wasilak, Bobby Ray, Craig
David Levy to: Simoneau, Peter Campanides, Emad Elshafei, 01/11/2012 12:11 FM
Cynthia Kebba, Mayra Bayonet
Cc: Andrew Gunning, Susan Swift

Folks --

Here's an email from Bob Harris, send by his Legal Assistant. It's on one of our recent favorite
topics....Chapman Avenue.

David

David B. Levy

Chiet of Long Range Planning and Redevelopment

Dept. of Community Planning and Development Services
City of Rockville

111 Maryland Avenue

Rockvilte, Maryland 20850-2364

Desk: 240-314-8272

Main: 240-314-8200

dlevy@rockvillemd.gov

-~ Forwarded by David Levy/RKY on 01/11/2012 12:10 PM e

From: “Titman, Dorothy R." <drtitman@lerchearly com:
To: <dlevy@rockvillernd.gov=
Cc: <jbrennan@srbclaw.com=, <timeden@twinbrookpartners.coms,

<jalexander@albemarlegroup.coms>, <jwooldridge@bainbridgere com:,
<jimvito@vitoservices.com>, <jfuller@dncarch.com=, "Betsy England” <eengland@mpplaw.com:,
"Dorothy Sullivan® <hattatack@aol.com=, "Penny England” <englandfla@aol.coms>,
<htaarigg@yahoo.com=, <bdaltlymple@linowes-law.com=, <hpatersong@crowngroup.us>

Date: 01/11/2012 11:33 AM

Subject: ON BEHALF OF ROBERT HARRIS/Chapman Avenue Extension - Rockville Plke Master Plan

Thank you for including me and my clients (Rockville Associates, Inc.) in the meeting
you hosted on December 20 to discuss the alignment for the future extension of Chapman
Avenue, both through the Twinbrook Metroplace project, and beyond that property, through to its
anticipated future connection with Rockville Pike. We have followed up with the other attendees
since that meeting in order to seek a jointly supported alignment for this extension.

As you are aware, we wrote to you on July 12, 2011, to provide comments on various aspects of
the Rockville Pike Master Plan, including the extension of Chapman Avenue. That letter
indicated the preference on the part of Rockville Associates for an alignment of Chapman
Avenue that was separated from the Metro tracks/railroad tracks by a distance thal would best
ensure efficient redevelopment of the various properties. Alternatively, we sought un alignment
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that would be directly adjacent to the tracks so as to avoid creating an undevelopable strip
between the road and the tracks. The Twinbrook Metroplace project now reflects the first option
and demonstrates the reasons for it, reinforcing our initial thoughts. We recognize that the 1989
Rockville Pike Master Plan considered an alignment approximately 10 fect from the railroad
track property, but do not believe any particular thought was put into that alignment and believe
that neither Rockville Associates nor the other property owners endorsed it. To the contrary, we
believe it was just a genera! line drawn on the Plan, subject to further reflection if and when any
of the subjeet propertics redeveloped. That time appears to have arrived in the form of
Twinbrook Metroplace.

More than 20 ycars have passed since the earlicr concept and we sec from the Twinbrook
Metroplace project that an alignment further to the west, leaving a developable area to the east
and allowing for a double-loaded street front is superior. We also note that the draft Rockville
Pike Plan reinforces this idea, by calling for walkable, pedestrian-friendly blocks that are not too
deep (250 fect is often used as a benchmark). The Rockville Associates property is
approximately 500 feet dcep, demonstrating the current design benefits of a “mid-block”
alignment for Chapman Avenue. This alignment best ensures maximum aceess to all buildings
for pedestrians and vehicles alike whilc at the same time making thosc blocks
pedestrian-friendly.

We are reiterating our position on the alignment at this time both in the context of the
Master Plan and in connection with the Twinbrook Metroplace project itself, The Twinbrook
Metroplace project is set for action later this month. Approval of the Chapman Avenue
alignment through that project will effectively establish the alignment of Chapman Avenue, not
only for that project but also for properties further to the notth. To the extent that plan deviates
from the 1989 alignment, and we believe this revision is appropriate, the City should
simultanecusly conclude that this alignment will carry through further to the north. By contrast,
an alignment for Chapman Avenue through the Twinbrook Mectroplace project as shown in their
plans, but then reverting to an alignment along the railroad tracks as previously considered,
would result in poor urban design and inefficient connectivity. A single, consistent alipnment
should be set now for the entire road.

In terms of the specific “mid-block” alignment north of Twinbrook Metro Place, we
recognize that the precise location will have to be engineered more carcfully when the individual
properties through which it will run are proposed for redevelopment. We do believe the
alignment should ensure a developable parcel east of the alignment and west of the railroad track
that is at least 120 fect deep to ensure that development of it will be efficient and cnsure a
double-loaded corridor. Given that any mid-block alignment will require right-of-way from
multiple properties in order to be constructed, it is clear that these property owners will have to
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work together at the time one or more of them proposes redevelopment. The exact location of
the road can be established through those discussions. We do believe, however, that the City of
Rockville can play an important intermediary role in assisting property owners in land
exchanges, density transters or other actions that will ensure construction of the road and
achievement of the development objectives for each property.

Finally, in terms of Twinbrook Metro Place, we propose that Twinbrook Metro Place
construct Chapman Avenue the entire way through its property, to the southern property line of
the Steinberg property. This will ensure that the properties to the north of that project will have
access to the road and will be able construct the continuation of it without further participation by
Twinbrook Metro Place. To the extent the road alignment shifts once it reaches a point north of
the Twinbrook Metro Place property, that can still be accomplished.

Ultimately, this area of Rockville Pike, within the shadow of the Twinbrook Mctro Station,
presents a wonderful redevelopment potential for the City. An appropriate alignment for
Chapman Avenue is ¢ssential to those plans.

Robert R. Harris - Attormey
Lerch, Early & Brewer, Chtd. ideas that work

(301) 841-3826 - rrharris@lerchearly.com

Dorothy R. Titman - Legral Assistanc

Lerch, Early & Brewer, Chtd, ideas that work

3 Bethesda Metro Center - Suite 460 - Bethesda, MD 20814

Tel: (301) 841-38258 Fax: (301) 986-0332 - Email: dritman@lerchearly.com

Please consider the environment before printing this message,

Attention: This message is sent from a law firm and may contain information that is privileged or confidential. 1f you
received this communication in error, please notify the sender by reply e-mail and delete this message and any

attachmenis. Thank you. www Ierchearly com
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Twinbrook Metraplace - Chapman Avenue Alignment Exhibit
DIhopolsky, Heather - HXD

to:

Jhurlbutt@rockviilemd. gov

01/1272012 01:39 PM

Show Details

History: This message has been forwarded.

Jeremy,

Per our call from a few minutes ago, attached is the exhibit we have prepared indicating the agreed-
upon ‘Purple/Alternative Alignment” per our emails with Bill Herman and John Brennan from the other
day that | had forwarded to you. In addition, per your request we have also shown the current Master
Plan alignment on this exhibit. Please let me know if you have any questions.

Thank you.

Heather

Heather Dihopolsiy

Linowes and Blocher LLP

7200 Wiscensin Avenue, Suite 800
Bethesda, MD 20814-4842

{307) 961.527( (direct phone}
(301) 654-0504 (swilchboard)
(301) 654-2801 (fax)

hdihe potskyi@lingwes-aw com
www lincwes-law.com

This electranic message transmission contains infermation from the law firm of Linowes and Blocher LLP which may be confidential or privilaged. If you
are not the intended racipient of this messaga, be aware that any disclosure, copying, distribution or use of the contents of this information is prohibited.
If you have received this electronic transmission in errar, please notify the sender at the phone number listed above, immediately, and deleta the
cammunication from any computer ar network system. Although this e-mail (inctuding altachments) is believed 1o be free of any virus or other defect
that might negatively affect zny computer systern into which itis received and opened, it is the respansibility of the recipient ta ensure that it is virus
free, and no responsibility is accepted by the sender for any 10ss or damage arising in any way in the event that such a virus or defect exis{s, Thank
you.

internal Revenue Service Gircular 230 Disclosure: As pravided for in Treasury regulations, advice {if any) retating o federal taxes that is cantained in
this communication {including attachments) is not intended or written 1o be used, and cannot be used. for the purpose of (1) avaiding penalties under
the Internal Revenue Coda ar [2) promating. marketing or recommending to another party any plan or arrangement addressed hergin,
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>
R
Rockville

T e U ey

PHE Maryland Avenue | Rochville, Maryland  20850-2364 I 240-314-5000

www rockyillemd. gov
January 4, 2012

Mz, James Alexander

Twinbrook Partners, LLC

5425 Wisconsin Avenue, Suite 600
Chevy Chase, MD 20815

RE: 1592 Rockville Pike, Twinhrook Metroplace, Water and Sewer Authorization, PJT 2012-00002

Dear Mr. Alexander:

A conditional water and sewer authorization is being granted based on the Engineering Division of
the Department of Public Wotks (DPW) review of Twinbrook Partners, LLC’s (Applicant) request
for the abave referenced proposed development to connect to and utilize City water and sewer.

Aecording to your application, the proposed development consists of the following uses:

162,000 sq. ft. office space

39,000 sq. fr. retad

14,000 sq. ft. restaurant

25,000 sq. ft. outdoor restaurant seating
36,000 sq. ft. health club

2,000 sq. ft. hotel assembly space
109,600 sq. ft. hotel in 109 rooms
721,000 sq. ft. residental in 811 units
L136,500 sq. ft. total area

Development Applicatiog

Water — The Applicant is requesting setvice for the project by connecting to the existing water main

at the intersection of Chapman and Halpine Avenues and extending the systemn through the Limits of
proposed Chapman Avenue extended. The buildings are proposed to connect to the extended main.

Sewer - The Applicant is requesting service for the project by connecting to and extending the
system through the limits of proposed Chapman Avenue extended. Individual buildings are proposed
to connect to the extended system.

My Phyllis Marcueoio | Councilimemnbers John EHl. i, Tarn Macre, 3erdzer Donnell Mewran, Marle Piarrca
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Mr. James Alexander
January 4, 2012
Page 2

Existing Conditions

Existing Ciry water mains ate located along the property frontage in Rockville Pike (MDD Route 335)
and Chapman and Ialpine Avenues. Existing City sewer mains are located along the property
frontage with Chapman and Halpine Avenues.

FINDINGS

The City Adequate Public Facilities Ordinance and $eandards (APFQ) requires certain public
infrastructure, including watet and sewer, to be assessed for adequacy whenever a proposed
development is being cansidered tor approval. The City, through modeling of the sewer systern, has
deterrmined that the current Rock Creek sewer system does nothave adequate capacity to serve the
proposed development.

The model analyzed the adequacy of the system utilizing measured base flow plus anticipated flow
from previously appraved, but not yet constructed, development projects and compared 1t to the
adequacy in the system once the flow from this development was added. Through the modeling,
three areas were identfied where there are deficiencies in the system’s adequacy created by flow from
this proposed development. Therefore, some form of mitigation would be required for the City to
make a finding of adequate sewet to service this project. The special conditicns associated with these
measures are identified below.

CONDITIONS OF APPROVAL
The tollowing is a list of conditions, which must be addressed ac the appropriate development stage
as indicated below, for this project’s water and sewer authorzation.

Special Condirions

Off-Sire Sewer Upgrades

As noted, DPW has determined that portons of the City’s existing sewer system do not have
adequate capacity to serve your proposed development. This occurs in three locations as shown on
the enclosed plan ¢ntitled “Areas of Sewer Deficiencies, Twinbrook Metroplace.”” Therefore, the
authorizanon to connect to and utilize the City’s sewer system is dependent on mitigating the
deficiencies in the following areas:

Arez of Sewer Deficiency A — Manholes R1I061F4, R1062F4, R10613F4
Area of Sewer Deficiency B — Manhole R1076F4
Area of Sewer Deficiency C — Manholes R1085F4, R1086F4

The City recognizes that there are several different methods that could be employed to mitigate the
deficiencies. Based on the sewer system’s dynamics, an upgrade in one of these areas of deficiency
may result in a determination by the City that not all three areas require upgrades. However, it will be
the Applicant’s responsibility to work with staff to demonstrate, to the City’s satisfacton, that
mitigating measures and/ or subsequent modeling of the system will provide adequate capacity in the
system for the proposed development.
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Page 3

Proposed mitigating measures must identfy locations, required upgrades, pipe sizes, pipe slopes and
limsts of the impacts. The Applicant wiil be required to obtain approvals and permits and obtain
easements, If required, 25 detailed below.

On-site Sanitacy Sewer Setvice Conditions

Required Sewer Main Sizes

All sewer mains are to be gravity and 8-inch in diameter unless otherwise approved during final
engineering. Location of the sewer mains, manholes and appuctenances must be shown on the Site
Plan, but wilt be approved and permitted with final engineering.

Ejector Pumps

Based on information provided on the proposed development plans, the City has determined that
ejector pumps may be tequired in order to service some portions of the buildings. If that is the case,
the Applicant must provide additional informaton regaxding the need for ejector pumps at the Site
Plan stage and additional conditions may be imposed at that time.

Extra Depth Sewer

Lt is not anticipated that the proposed project will require extra depth sewer; however, any sewer pipe
deeper than 20 feet (trench bottom) will require a special design and easement limits that take future
maintenance into consideraton.

Service Dependent on Other Approved Developments

This project 15 not dependent on construction of improvements by other already approved, but not
constoucted, developments. However, please be advised that as a condition of approval for the
U'reliminary Development Plan (PDP) for Twinbrook Comimons, that applicant received the
following conditicn of approval, which has not yet been constructed:

“Design and construct an upgrade 1o the existing 10-inoh sewer arvand the Twinbrmok METRO Stutions.
The rew seser main shail be designed to minimize bends and masinise slope in the pepes. Pepe sives and
stape recpuirements shall be determined during detailed engineering phase. Pubiic Ulilities shall be derigned
wsing the most recemt City of Rockville and WSSC viandards and speafivations. DPW shall review and
upprove these design plins.”

In sddinon, since a portion of the Twinbrook Commons project lies within the City, but within the
Washington Suburban Sanitary Commission’s (WSSC) District, WSSC has imposed the requirement
for additional upgrades and realignments of their sewer in order to authotize service to the project.
The WSSC contract assoctated with the required upgrades is Contract DA 4159, At this ume, only a
porton of the required upgrade has been construcred. This information is being provided for
informational purposes to the Applicant.

Proposed Sewer Service Connections

The location, size and number of connections to the bulldings must be in compliance with applicable
sections of the Rackville City Code and must be approved and pertitted by DPW,
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Sewer Main Abandonment

The Applicant must investigate the potental presence of sewer house connection(s) connectng to
the existing sewer main along the southern property line (formner Halpine Avenue rght-oFway). The
investigaton and the abandonment, if required, must be coordinated through and approved by
DPWY. If no connections are present, the Applicant must abandon the main for 2 it and in a
manner approved and permitted by DPW. If easements exist, the Applicant may be required to
extinguish all or a portion of those ¢casements. Please allow sufficient ime because extngnishing
eagements that have been granted to the City require Mayor and Council action, which may ke up
to three monzhs.

[f sewer house connections are present, the Applicant must continue to provide service connectons
to the sewer main, including granting easements, if necessary.

On-Site Water Service Condidons

Required Warter Main Sizes

The Chapman Avenue extended and “Festval Street” water mains are to be sized at 12-inch. The
location of the water main and appurtenances must be shown on the Site Plan, but will be approved
and permitred with final engineenng.

Limits of Required Water Main Extensions
In order to provide redundancy to the City’s water system and increased water flow and pressure, the
Applicant will be required to construct water mains in the following locations:

s Chapran Avenue — Extend the proposed 12-inch water main past the intetsection with
“Festival Sereet™ to the northern property line.

® “Festival Streer” — Construct 2 12-inch water main running from the constructed main
in Chapman Avenue and connecting to the existing water main in Rockville Pike,

Locaton of the water extensions must be shown on the Site Plan, but will be approved and
permitred with the final engineenng,

Water Meters

The Applicant must install new water meters in a location acceptable to DPW, Inspection Services
Division (ISD) and the Fire Marshal. Meter sizes will be determined by 1SD. Meter locations, with
associated easemnents if required, must be shown on the Site Plan, but will be approved and permitted
with the final engineering,

Proposed Water Service Connectons
The locaton, size and number of connections to the buildings must be in compliance with applicable
sections of the Rockville Ciry Code and must be approved and permitted by DPW.

Water Main Abandonment

The Applicant must investigate the potential presence of water house connection(s) connecting to the
existing water main along the southern property line (former Halpine Avenue right-of-way). The
investigation and the abandonment, if required, must be coordinated through and approved by DPW.

f.A
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I£ 0o connections are present, the Applicant must abandon the main for a limit and in a manner
approved and permutted by DPW. I easements exist, the Applicant may be required to estinguish all
or 1 portion of those easements. Please allow sufficient time because extinguishing easements that
have been granted ta the City require Mayor and Council action, which may take up to three months.

[f water house connectons are present, the Applicant must continue to provide service connections
to the main including granting easements, if necessary.

Pressure Reducing Valves
The need for Pressure Reducing Valves wall be assessed and determined at the Site Plan stage.

Baooster Pumps
The need for Booster Pumps will be assessed and determined at the Site Plan stape.

Fire Hydrants

The number and locations of fire hydrants will be determined by DPW and ISD at the Site Plan stage
and approved and permitted by DPW in conjunction with the final engineering. Fire flow
requiremnents per the Maryland State Fire Prevention Code, in affect at the time of building permit,
mmust be met.

On-Site Easement Conditions
Easements that may be required for sewer and water main extensions, water meters and other
apputtenances must be provided at no cost to the City.

Off Ptoperty Easement Conditions

The current Project Plan site plan does not indicate the need to obtain off property easements to
construct the water and sewer for the proposed development. However, if easements are needed the
Applicant must obtatn them at no cost to the City. If casements required to satisfy the sewer
deficiency miggation condition, the Applicant also must obtain them at no cost to the City.

Capital Conttibution

‘The Applicant will be required 1o pay water and sewer Capital Contribution charges priot to
obmining a Building Pesimit. The charges, which are based on the domestic water meter size, must be
pad to I5D ia accordance with the fee schedule in place at the time of building permit issuance.

DPW Final Engineering and Permitting

The Applicant must submit associated fees and water and sewer construction documents and
applicanions, including proposed connections to the buildings and off-site improvements, to DEW
tor review, approval and permitting at the final engineering stage. The Applicant must obtain permits
from DPW, ISD and any other agency having jurisdiction. Phasing of the off-site improvements, if
perrmitted by DPW, will be determined at the Site Plan stage. [f phasing is requested, the Applicant
may be requiced to submit information and pay a fee to the City for modeling of different
development phasing,
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Any substantial changes or revisions to the proposed development information, as shown on the
plan received December 20, 2012, may require a modification, tevision or deletion of these
conditions.

[f you have any questions, please contact Mary Fertig, Civil Engineer 11, at 240-314-8535 or at
mfertig@rockvillemd.gov.

Sincerely,

_\jﬁu}é’pﬁ e ,j-é(i:_

Susan T, Straus, PE
Chicf of Engineering

Enclosures:
L. Areas of Sewer Dehctencies, Twinbroak Metroplace, dated January 4, 2012,
2. Overal] Project Plan, received December 20, 2012,

STS/MMF/sef

oc C. Robert Dalyrymple, Linowes and Blocher
[nes Vega, VIKA
Jagdish Mandavia, VIKA
Bobby Ray, Principal Planner
Jeremy Hurlbutt, Planner [I
Matt Shanks, Fire Marshal
Mark Wessel, Engineering Supervisor

wMary Ferdg, Civil Engineer I

Permit plan
Water and sewer authorization file
Day file
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ATTACHMENT A

ATTACHMENT 9

Montgomery County Student Generation Rates for New Housing by Type
2008 Census Update Survey

NORTH
Factors (number of students generated per unit)
Housing Type Elementary Middle High Total K-12
Single Family (442 0.160 0.184 0.786
Townhouse 0.181 0.114 0.156 0.450
Multi-Family Garden 0.133 0073 0.051 0.257
SOUTHWEST
Factors (number of students generated per uhit)
Housing Type Elementary Middle High Total K-12
Single Family 0.341 0.136 0.089 0.575
Townhouse 0.254 0112 0.127 0.493
Multi-Family Garden 0.119 0.034 0.043 0.196
EAST
Factors (number of students genarated per unit)
LHc:vusing Type Elemeniary Middle High Totat K-12
Single Family 0.236 0.091 0.125 0.452
Townhouse 0.155 0.078 0.137 0.370
Multi-Family Garden 0165 0.088 0.107 - 0.358
COUNTYWIDE HOUSING STUDENT YIELD FACTORS
Factors (number of students generated par unit)
Housing Type Elementary Middle High Total K~12
Single Family 0.334 0.127 0.133 0.59%4
Townhousa (.188 0.106 0.147 0.440
Multi-Family Garden 0,142 0.069 0.071 0.282
High Rise/ Mid-Rise" 0.042 0.039 0.033 0.114
with structure parking

Source: 2008 Census Update Burvay, Regearch Division, Montgomery County Planning Department
"2008 sample tog smali for High Rise/Mid-Rise with structurs parking, These rates are bazed on 2005 Survey,

Single family, townhouse, and mutti-family rates based on "mover housenclds® (moved in within 5 years.)
High risa rates for sub-areas of county not available due to small sample size.

NORTH inciudes general "upcounty” areas including: Ctarksburg, Damascus, Gaithersburg,
Magrudar, Northwast, Poolesville, Quince Qrchard, Seneca Valley, Sharwood, and Watking Mill clustars.

SOUTHWEST includes: Bethesda-Chevy Chasa, Churchil, Walter Johnson, Richard Montgomery,
Rockville, Whitman, and Woatton clusters.

EAST includes: Downcounty Consortium {Blair, Einstein, Kennedy, Morthwood, and Wheaton, and
Northeast Consortium (8lake, Paint Branch and Springbrook), clusters,
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ATTACHMENT A

ATTACHMENT 9

Project Name County Master Pfan Area Development Total Units Approved Units Singe-famil ingle-Fami Expiration Date
Type Approved Unbuift ingfe-family | Single-family aulti-family
[Detached) (Attached)
GARRETT PARK, SEC. 2 Morth Bethesda Garrett Park  [Residential 2 1 1 - - nfa
LONE QAK Narth Bethesda Garrett Park Residential 3 1 i - - nfa
SYMPHONY PARK Horth Bethesda Garrett Park Residentiat i12 82 - 82 - 10f24/16
LOCUST HILL ESTATES Bethesda Chevy Chase Residential 2 1 1 - - nfa
KENSINGTON PARK Kensington Sector Plan Residential 3 1 1 - - nfa
HOLLYOAX PROPERTY North Bethesda Garrett Park Residential 5 3 3 - . 10/14/16
WHITE FLIMT VIEW White Flint Mixed 183 182 - - 182 176417
WNORTH BETHESDA TOWN CENTER White Flint Miixed 1,350 1,038 - . 1,038 12/02/19
ROCK SPRING CENTRE Narth Bethesda Garrett Park Mixed 1,250 344 - 844 11725415
OURISMAN FORD MONTGOMERY MALL Potomac Subregion Mixed 340 339 - - 339 1115416
TWINBROOK STATION {WEST) Rockyile Mixed 38D 380 - - 380 8/30/12
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Pipeline Prajects
Frojsct Hama _bun__nu.n_e: {Address [Residantizi units Studants generated School Cluster
Iapproved Projects i t | SFD [SFA]™ MF_ |{per 2008 Conwus Survey) ES ] WS [ HS
Fo ES M5 HS
Galthersourg Cluster
Upper Rock Distniet Future Phasas POP2004-090007 | Choke Charry Road 292 33 21 15[ Rosemont Forgst Gak Garhershurg
Uppar Rock Dnslrict (Phases 3 and 4) USEZ06-00696(1,2 3 Choke Charry Boad 532 i) 40 28[Rosemomn Faoresi Cak Gaithershig
Resdences at Okds Towne Garth ‘Wast DHamone Averise 215 42 23 15| Rosemaont Forast Oak, Gailneraturg
Crown Farm Gaith Fiakds Road 87 437 1625 37H, 195] 185|Rosamont Froeost Qak Gerhersbury
Broadsions Apadments Gaith Fradenck Road 15 14 10 Garhersbueg Faras| Cak Gakhershug
Archstona al Qkds Towne Gerh Easi Diameond Averug 8% 28, 0 Om.&m&ﬁ..d Fares| Dak Gaithersburg
Residences at Hiddan Crask Sadh Summit Avanus 306G 22| 15 Strawbamy Kol [Forest Oak Gaiharsburg
Amber Conimons Gaith Yiast Dear Park Road 156, 14 10; Summi Hait Ferast Oak Gadbarsburg
Casay at Mill Creak honi Chy Areity Drave 22 92 57 25 31| Washington rave [Forest Oak Gaithersineg
Shady Grova Phase I IMon Chy Crabbs Branch Way 163 {77 53 32 34| Washinglon Grove [Forest Qak Gailhersburg
i Talal 79 652 A0 4.3 418 365
Waltsr Johnson Cluster |
Twirdrook Statron (West) USEXNS- 00685 ) Chapman Ave 380 35 15 13{Farmlarad Talden Waiter Johnsan
Symphoay Past Meont Cly Strathmone Avemug Bz 9 10| Garret Far:, Tiidan Waltar Johnson
Maorth Bathesda Town Centar Menl Ciy Rockyille Pike 10348 Z0 34[Gaman Park Tildan Walter foknson
Whita Flinl Yiaw dord Chy 351t Muchofson Lane 82 7 5| Garret Park Tilden \Warer Johnsor
Rtk Spnng Gentrg Maon! Chy Rock Forasl Drive 24 28] Ashburton HNosth Belhesda  |walter Johnson
Qurisman Foed Mant Cty tator City DHive 338 11 [Ashburton Merih Bechasda | Walter Johnson
Totel 2 2783 1] 72 10Z
Richard Montgomary Cluster
Rockyille Centar PDOPS4-0001 41 Maryland Averve 117 Bl s 4|8eall Julius Wesi Richarg Montgomery
Duball (Lats 25 & 23 LFSE2006-00559] 196198 E Montgomary dvd 485 20 13 3£ |Beat huilinss e se Puchard Montgomery
Chestrul Eadgs iRemsiming phases) PRLUZ00EL022 B Baltard Circle 31 7 1 B 2|Beal Julius Yest Richard kanlgomery
KT LISEI006-00657) 255 M Washnigton 5t 233 13 1% ._D"wcw__ Juius Wast Ruhard Monigomey
Tower Oaks - Holal/Conda CRO2005-0001M 2250 Tower Caks Bted 104, 4 4 3fR-Achia Park Jukus Yesi Richarg Montgamary
Twintvook Station JEasly LISE2005-00684 | Fishars La 206 9 8 7| Twrbrodah Juliss Wese Richard Montgomary
Twsnbrook Salion (Futura Phases) PDP2004-00005 | Fishers La 51| 32 29 25| Twinbrook Julius YWest Richard Mentgomary
Tatal 31 of 1g58] o3 81 &4
Rockvllle Clustar
Gresnbner 3l Morbeck Monl Chy Horbeck Road 23] 95 144 h] 21[Flower Yallgy Ears B b Raockyille
Townhouses st Smel s Nursaey Mam Cly Theatfebradge Driva 18 2] 2| Flowas watlay Eartke B. Whood Rockwilla
Rock Cresh Oyveriook Monl Cty Baliimora Raad 30 8 3 4° Meadow Hall Eare & Wood Rockweite
Total 23] t4d4 144 8 24] 27!

‘Wootlen Clustar
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City of Rockville F¥Y 2012 School Test - in effect from July 1, 2011, through June 30, 2012

Projected Enroliment and Utilization at Schools With Service Areas Completely or Partly Within the City of Rockvlile*
MCPS Program Capacity Compared to Frojected Enroltrmnt - Reflacts County Councll Adopted Amended FY 2011=2018 CIP

June 30, 2011
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Enroiirtwm from PROGRAM | ENAGLLMENT YEAR |
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ATTACHMENT 10

City of Rockville
MEMORANDUM

December 29, 2011

TO: Jeremy Hurlbutt, Planner (11

FROM: Peter Campanides, Civil Engineer [ ‘ch o
Rebecea Torma, Vransportaton Planner [T /- |
Mark Wessel, Engineering Supervisor [\/\. wr

VIA: FEmad Elshafei, Chief, Traffic and "Tmns;;ortntiun Division & 2

SUBJECT:  Transportation Staff Report, Twinbrook Metroplace
PIT2012-00002, 1592 Rockville Pike

“his memorandum presents the Traffic and Transportation Division’s recommendation on the
submitted Transportation Report, which proposes (o construct buildings located at 1592 Rockville
Pike. These recommendations incotporate and addtess comments and concerns expressed by Ciry
staff and the Applicant as part of the review process.

PROPOSED DEVELOPMENT:

‘The Applicant, Twinbrook Partners, LLC (Notthwestern Murual Life Tnsurance Company),
submitted a Transportadon Report proposing to construct five {5) butldings with 60,000 square foot
retail space, 36,000 square foot health club, 190,000 square foot office space, 850 mutti-family
dwelling units and 200 hotel rooms. Parking will be provided in above- and below grade garages
with 2 toral of 2,199 spaces. In addidon, the Applicant will construer and dedicate ovo roads,
Chapman Avenue to be extended notth of Halpine Road and “Festival Strect” that will connect
Rockville Pike to Chapman Avenue extended. A mare formal service drive along the site's Rockville
like street frontage will be constructed for prvate use unl it is dedicared as per the current and the
revised Rockville Pike Plan. Access to the buildings will be provided from rhe two streets, the
service drive along Rockville Pike and the ingrcss/cgress eascrnent on the site 1o Halpine Road. All
iccess points will operate under “stop” control and with the exception of the access point to
Rockville Pike, all will permit full movements. The access point at Rockville Pike and the proposed
“Festival Street” will permit lefr-in, right-in and rght-out only movements.

10_1
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ATTACHMENT A
ATTACHMENT 10

I'winbrook Metra Plage
Page 2

SITE ANALYSIS:

The 6.75-acre site s situated along the east side of Rockville Pike (MD 355), just north of Halpine
Road and adjacent to the Metrorail tracks. ‘The sice curreney developed with several one-story
buidings containing 77,605 square foot of retall space and 21,200 square foot of atfice space. There
1s one aceess point from Rockville Pike, one from Chapman Avenue and an ingress/ egtess easement
from Halpine Road. None of the access points are signalized and all permit full movements.

Roadway Network Analysis:

The Applicant completed an analysis chat included examining the vehicular traffic operations, safety
of pedestrians and bicychsts and transit facilines. The Applicant studied typical AM and PM
commuter peak hours, and the peak hour on Saturday at the 17 intersecions listed below:

Rockville Pike/MID 355 and Templeton Road

Rockville Pike/MD 355 and Conpgressional Lane

Rockville Pike/MD 355 and Congressional Plaza Driveway/Proposed Festival Street
Rockville Pike/MD 355 and Halpine Road

Rockville Pike/MID 355 and Bouic Avenuc

6. Rockville Pike/MD 355 and Twinbrook Parkway/Rollins Avenue

7. E. Jetferson Street and Halpine Road

8 L. Jefferson Street and Rollins Avenue

9. Proposed “Festival Street” and Chapman Avenue extended

10. Chapman Avenue and Halpine Road

11. Chapman Avenue and Bowc Avenue

12. Chapman Avenue and Thompson Avenue

13. Chaprman Avenue and Twinbrook Packway

t4. Twinbrook Packway and Parklawn Drive

15. Proposed “Festival Street” and Parking Garage “A” access

16. Proposed Chapman Avenue extended and Parking Garage “A” and “C” accesses
17. Proposed Flalpine Road and Packing Garage “A’ access

oo

These intersections were studied for intersection capacity and craffic volumes using three different
scenarios: (1) existng year traffic conditions; (2) background traftic conditions; and (3) 2015 total
tuture tratfic conditions at the project completion. A one (1) percent annual growth rate along
Rockville Pike and "I'winbrook Parkway was calculated. Intersection capacity analyses were
conducted utilizing the Crtical Lane Volume (CLV) method as tequired per the Comprehensive
Transportagon Report (CTR) Methodology.

The Applicant’s Transportation Report shows both the existng and background traffic volumes of

rhe studied intersections operanng at acceptable levels dunng AM and PM commuter peak hours
and Saturday peak hours.

10-2
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ATTACHMENT A
ATTACHMENT 10

Twinbrook Metro Place
Page 3

Trip Generation;

Tratfic volumes generated by the site were caleulated using Maryland National Capital Park and
Planning Commission (M-NCPPC) for residential, office and retail uses during the AM and PM
commuter peak hours. The Institute of Transportation Engineers (ITE) 8" Edition was used for
hotel uses and all uses for Saturday peak hour. Below ts the proposed bullding’s peak hour tHp
generarion:

AM Peak PM Peak Saturday Peak—‘
Proposed Development
Crffice 190,000 sf 315 294 78
Residennal (high nise) 850 units 258 301 352
Horel 200 rooms 97 118 142
Health Club 36,000 sf 50 126 50
Retail 60,000 sf 116 464 615
Total Net New ‘Trips 836 1,303 1,237
Existing Development
Retail 77 605 sf 145 -581 =727
Office 22,200 sf -2§ -51 -9
Exisning Total -173 -632 -736
[ Net New Peak hour trips 663 671 S01

Under total future traffic volumes, the results indicate that the proposed butdings will increase the
volume to capacity atio above the CTR’s permitted threshold at four of the 17 intersections rhus
requiting mitigation at Rockville and Congressional Fane (#2), MD 355 and Halpine Road (#4),
Chapman Avenue and Halpine Road (#10) and Twinbrook Parkway and Parklawn Drive (#14). The
table below presents the results of how each intersection operates with existng, background, and
total future traffic volumes. It also shows the results of the mutigaton ac the four intersectons.

1N-3
A-75



ATTACHMENT A

ATTACHMENT 10
Twinbrook Mutro Place
Page <
. . Background Total Future
Intetsection PM(;RSU]’.’C of Pristing Traffic Traffic Traffic
CUOMMANCE | AM | PM | Sar | aM | PM | saT | AM | PM | Sar
I. MD 355/ Templeton CLV 105 | 1168 | 1057 | 1420 | 1485 | 1249 | 1448 | 1516 | 1282
Place LOS B [ B D I3 o ) E C
V/O Rage .67 n71 (Lo4 R6 0,90 074 .38 0492 .78
2. MD 355 /Congressional LV 989 [ 1152 | 1338 [ 1300 | 146% | 152+ | 1329 | 1495 | 1556
Lane LOS B C D 8 f E D P F
V/( Rano .64 0.74 0.86 0.54 034 .98 0.86 0.94 1.00
With improvements CLV 1337 | 1523 | 1527
LOS 1D I |58
V/(C Ratio 0.36 98 1,99
3. MD 355/ Site CLV a89 BES | 1032 | 1226 1232 1240 [ 1305 | 1307 | 1280
Drveway/Congressional [105 ) A A B C C L D D D
i ’ V/{ Rauo .56 0,53 0.65 .77 0.77 n78 0.82 | 082 (.80
Plaza Driveway
4. MD 355/ Halpine Road CLV 916 | 1099 | 1227 | 1216 | 1506 | 1314 | 1303 | 1679 | 1597
LOS A B C C | I (: g E
V/( Ratio .56 .67 074 0,74 N9l 0.86 nra 1.02 0.97
With improvements LV 1303 | 1625 | 1563
LOS [ E B
V/C Rado 179 | 098 0.95
5. MD 355/ Bouic Avenue LV 837 | 744 | 014 | L1011 | 1080 | 1113 | 1133 | 1087 | 1142
LOs A A A B B C C B C
V/C Rutio 052 047 .57 .69 N.68 0.70 .71 .64 171
6. MD 358 / Twinbrook CLYV 892 | 1111 | 1100 | 1158 1531 1446 1189 | 1547 1483
Parkway/Rollins Avenue LOs A B B C R L C k E
: V'/CC Ratio NS4 | 067 | 067 | D70 0.93 088 | 072 | 004 | 090
7. F. Jefferson Street/ CLV 419 | 900 [ 1166 | 460 | 935 | 1208 | 327 | 1045 | 1292
Halpine Road LOS A A & R B D A B D
VA Rado .28 .56 (.78 0.31 .60 .81 .35 .65 n.36
8. B Jefferson Stecet/ LV 738 | 050 | 1067 | 833 | 1128 | 1152 | 871 | t167 | 1190
Rollins Avenue LOS A B C i [ D 3 C D
V/(C Rano 0.54 .63 0.76 .60 075 .32 0.62 075 (385
9. “Fesuval Streer”/ LY N/AA N/ N/ | NN/ | N/ T iz | s | 1o
Chapman Avenue [:05 . A A A
V/C Ratia 07 | 007 0.07
extended
10. Chapman Avenue/ CLV 380 462 1 4T6 4 573 | 1060 | 732 | 900 [ 1248 | 1317
[’[lepiﬂﬁ Road 1.8 A A A AY B A I3 o D
V/AC Ratdo 0.24 0,29 .30 0.36 .66 147 N.an 0.78 0.82
With improvements CLv 651 | 69 B
) L.OS RY A A
/0 Rarlo 041 | 029 D53
11, Chapman Avenue/ Bouic Ay 3| a0 455 542 753 676 633 | 368 826
\venue LOS S A T A RO SR B A
. \/C Rano 022 N.31 0.28 N34 047 042 0.0 1134 052
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[ntersection Measure of | Existing Traffic Background Total Future
Performance Traffic Traffic
AM | PM | Sat | AM | PM | Sat AM | PM | Sat
12. Chapman Avenue/ CLV IG5 500 F T [ 9T | 794 | 769 | was | &74
o . . . . A A B A
lhompson Avenue LO3 b \ b 4 B -
mpson Aver V/C Ratio 025 | 029 | 031 | 045 | 062 | 050 | 048 | 069 | 035
3. Chﬂpmﬂn j\w:nue/ {LY 781 1176 337 1263 1440 1266 1312 | 1487 1303
Twinbrook Parkwa [.Os A C B D E ] ) E D
Vinbrook Fatkway V/CRato 4 050 | 076 | 062 | 081 | 093 | 084 | 083 | nos | op
4. Twinbrook I)ﬂrk\vﬂy/ CLV 922 1134 739 1324 1636 1079 1348 1 1669 1096
: - K [B] F C D F C
Parklawn Drive LOs A c A :
“ V/(C Raticr .39 02.73 .49 (185 .04 072 .87 1.8 0.73
With improvements — CLV 1200 | 1447 T 1033
; LOS [ E B
opton 1 .
pron V/C Ratio 083 | 093 | 069
With improvements — CLV 1130 | 1451 ] 1190
; LOS C E C
option 2
ph V/C Ratio 073 | 094 | 079
L5. “Festival Street”/ CLv 63 147 86
Carage “A” access LOS A A A
TATage V/C Ratio 004 | 009 | nos
16. Chapman Avenue CLV 45 54 75
LOS A A A
extended/ Garage : i
“AT 1cce:{s/J G .ﬁﬂ;e v/ Ratio 005 | 003 | 003
g H Tdrti
“C7 Access
7. Halpine Road; LV 531 | 785 | g8t
Garage A7 Access LOS A A A
! V/C Ratio 033 | 049 | 043

Based on the rable above, the Applicant is required ro completed mitigation at three intersections
located within City limits and onc intersection located outside the Ciry. Below is a list of the
proposed mutigation for cach of the four intersections.

Rockville Pike/MD 355 and Congressional Lane: The Applicant will re-stripe
eastbound -ongressional Lane from a double lefe, and shared through /right lane to
one left turn lane, a shared Ieft/rhmugh lane and one tight tuen lane.

Rockville Pike/MD 355 and Halpine Road; The Applicant will restripe
westbound Halpine Road from one left rugn lane, a through lane and one right furn
fane 1o two left tuen lanes, one through lane, and one right tum lane. This will
necessirate restriping eastbound Halpine Road from one ieft turn lane, one through
lane, and one shared through/right rutn lane to one left lane, one through lane,
and one right turn lane. "This will tequire modifying the signal phasing to provide
exclusive lefe turns along Halpine Road.

Chapman Avenue and Halpine Road: Two modifications for the intersection are
proposed. The first is to add a dedicated right turn lane from southbound Chapman
Avenue onto westbound H alpine Road. The second is to modify the northbound

10_K
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Chapman Avenue approach from a shared left/through lane to a two lane approach,
an exclusive left turn lane and an exclusive through lane.

* Twinbrook Patkway and Parklawn Diive: Two optons are proposed for this
intersection. Since the intersection is located in Montgomery County, they will need
to apptove any mitigation. The first option is to restripe the eastbound and
westbound approaches and modify the signal phasing. The second option is to
restripe the southbound approach to from one left turn lane, chree through lanes,
and a ught turn lane to two left m lanes, two through lanes and a right turn lane.
Both oprons will allow the intersecton to operate within City thresholds. However,
staff prefers the second option as this will necessitate modifying the left ruen phasing
from exclusive/permissive to exclusive phasing thus eliminating one less conflict
point between vehicles and pedestrians and will recommend Montgomery Couaty
consider this option.

The proposed mitigation will allow all of the intersections to operate at an acceptable level of service
as permitted by the C'IR. Staff is satsfied with the proposed mitigation and requires the Applicant
to complete it ac all of the intersections located within the City limits prior to the issuance of the first
occupancy permit for the site.

Since the Twinbrook Parkway and Parklawn Drive intersection is not located within the Ciry limuts,
the Applicant will need to provide a letter from Montgomery County priot to the issuance of the
buiding permir statng thetr position on the proposed mitigation, [f Montgomerv County decides
not to tequite the mitigation, then the Applicant must make a contribution to the City’s
Transportation Improvement CIP prior to issuance of the first occupancy permit. This contrbution
will be based on a cost estimate agreed to by the City that includes full design and construction costs
for option 2. I within five (5) years the Counry decides ro improve the intersecton, the contribution
would be used to help fund it. However, if the County does not use the funds within five (5) years,
the City wilt use the contribution in the Twinbrook Planning Area for other transportarion
Improverments.

Street Sections:

Pursuant to section 21-20 of the Rockville City Code (Code), for Chapman Avenue extension and
“Hestival Street,” the Applieant is requesting a warver from the standard Business District street
cross-secnon, This waiver must be approved by the Mayor and Council. Per Section 21-60 of the
Cade, a Business District steeet shall be constructed with the tollowing minimum requitements:

¢ 'T'he right-of-way shall be at least seventy (70) feet wide;

*  DPuving shall be at least forty-eight (48) feet wide; and

» Sidewalks shall be built from the property line to the back line of the curb.

The Applicant 1s requesting a waiver from the 48-foot wide paving section for Chapman Avenue.
The Applicant will construct a 40-foot wide paving section consisting of two 13-foot travel lanes
and two 7-foot parking lanes. In addinon, within the 70-foot wide right-ot-way, the A pplicant will
construct two seven foot tree lawns and rwo eight foot wide sidewalks,

10-6
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Along “Festival Street” the Applicant is requesting a waiver from both the 70-foot wide right-of-way
and from the 48-foot wide paving section. The right-of-way would be reduced to 66 feet wide with a
36-foot wide paving section. This right-of-way section would include two 11-foot travel lanes and
two 7-foot parking lanes. In addition, within the 66-foor wide night-of-way, the Applicant will
construct two 7-foot tree lawns and two 8-foot wide sidewalks.

Staff supports the Applicant’s request to waive the Code along Chapman Avenue extended and the
proposed “Festival Street.” The proposed street scctions provide modem design standards for an
urbanized area. The Applicant is providing wide sidewalks, a tree lawn to soften the environment
and on-street parking. [n addition, “shate the road” signs for bicyclists will be provided on both
proposed streets and “sharrow” pavement markings will be included along Chapman Avenue
axtended.

Access and Circulation:

A, Pussenper Vebicle: ‘There are three access points to the site - one from Rockviile Pike, one
from Chapman Avenue and one from Halpme Road. The Applicant proposes to construct
and dedicate ewo sereets located on their site - the extension of Chapman Avenue further
north and “Fesaval Street.” The Chapman Avenue extension will run parallel to Rockville
Pike and connect to the existing Chapman Avenue. “Festival Street” will run parallel to
Halpine Road and connect Rockville Pike o the extension of Chapman Avenue. Access to
the parking structures will be provided from these two new roads. Al access points with the
exception of “Festival Street” from the service drive will permit full movements and ate not
signalized. The access point at Rockville Pike and “Festival Street” will be designed such that
lefes our of the site to travel southbound on Rockville Pike will not be purmittéd.

B. Ueavy Vebicfe (Tricks): "The Applicant has proposcd loading areas throughout the site for all
buildings. Access to these loading areas is provided from the existing casements, the service
drive and from the two new streets. Staff will continue to review circulation through the site
and access to the loading areas by trucks through the Site Plan process.

C. Pedestrian/ Bigyele ~lecess: "The Applicant will provide new pedestrian connections to and
through the site. The Applicaat will construct an eight (8) foot wide sidewalk adjacenr to a
seven (7) foot wide tree lawn along the proposed strects. In addidon, the Applicant will
provide a wide sidewalk abutting the proposed buildings and fronting along the service drive.
This sidewalk will connect to the exsting Rockville Pike sidewalk which will be widened to
six (6) feet 1n order to comply with the Bikeway Master Plan.

The two proposed new roads, Chapman Avenue extended and “Festival Street” will
accommodate bicycies. The travel lanes for Chapman Ave extended will provide 13-foot
travel lanes that will be delineated with “sharrow” pavement markings in addition to $1g0s.
“Fesuval Street” will also accommodate bicycles and will be designated with signs only as
this road will have 11-foot wide travel lanes.

107
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To comply with the City’s bicycle parking standards per the Zomng Ordinance requirements,
the Applicant will install and mainrain long- and short-term bicycle parking spaces on the
site. Final details of the sidewalk and bicycle parking will be determined at Site Plan stage. [n
addition, staff will continue to work with the Applicant through the Site Plan process to
ensure that there are adequate pedestrian and bicycle connections to and within the site.

The CTR also requires developments that generate 30 or more trips to pay a Lransportation
Improvement Fee. The one-time fee is $1.50 per square foot of non-residential gross floor
acea and §900 per unit of multi-unit residential development. The fee will be used to
implement multimodal improvements throughout the ‘ity of Rockville, to provide
transportation information and services to employers and commuters in Rockville, and to
monitot employer Trip Reduction Plans to ensure compliance with trip reduction goals. The
fee will ot be used to Increase automobile capacity.

Lastly, the Applicant will also be required to implement a Trp Reduction Plan that is
consistent with the Trp Reduction Tool for the site. The Applicant will be required to
teduce trips to and from the site and monitor the program. This plan must be approved by
(ity staff and recorded priot to the issuance of any building petmit.

Transit Agess: "The site is currently served by seven Montgomery County Ride (On bus
service routes and two Merrobus routes. The site is located 1,000) feet trom the Twinbrook
Merrorad station. Ride-On bus roures 5, 10, 26 and 46 provide service wo and from the
Twinbrook Metrorail station seven days a week. Ride On routes 44, 45 and 93 opetate
Monday through Frday from the I'winbrook Metrorail station. Metrobus routes C4 and |3
also serve the Twinbrook Metrortail station. There are currently no bus stops along the site’s
street frontages.

CONDITIONS OF APPROVAL:

Based on our review, taking into account the needs of motorists, bicyclists, pedestrians, and transit
users; City staff recommends the following conditons of apptoval for the subject developtment
application, PJT2012-00002;

1.

2

Safe and adequate access for all modes of rrausportation must be provided throughout al
phases of development.
Pedesrman Access

2. The Applicant is required to consrnet a six (6) foot wide sidewalk along its Rockville
Pike street frontage.

b. Sidewalk widths along “Festival Srreer’” and Chapman Avenue extended must be a
minimum of eight (8) feet wide. No building structure, awnings, doots or windows
may extend into the 8-foot free and clear wideh. Qutdaor cafes, providing tble and
chairs for eating and/or drinking, shall only be permitted on private property.

1N_
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3.

C.

Al inrerna] sidewalks must maintain 2 minimuam of 8-toot clear width wich the
exception of Condidon #2a.

Tratfic Mitigation

a.

b.

The Applicant has satisfied the requirements of the Comprehensive Transportation
Review (C'TR) based on the Transportarion Report submitted by the Applicant. The
Applicant shall design, construct and obrain perrmits from Montgomery County,
State Highway Administration (3HA), and/or the City of Rockville as required to
mitigate at the tollowing intersections,

.. Congressional Lane and MD 355 The Applicant will te-stripe eastbound
Congressional Lane to allow for one dedicated left turn lage, one
shared left/through lane and one dedicated right turn lane. The Applicant
will also be required to maodify the corresponding overhead signing
accordingly.

t. Halpine Road and MDD 355 ‘The Applicant will create rwo lefr turm lanes
from westbound Flalpine Road onto southbound Rockville Pike. In addition,
the Applicant will modify the lane strping along eastbound Halpine Road
from a left turn lane, g through lane, and a shared through /right turn lane to
an exclusive left turm lane, a through lane and 3 right turn lane. This will also
tequire the Applicant to maodify the signal phasing for the exclusive left tums
along Halpine Road and any associated overhead signing and macking related
to this improvernent.

. Halpine Road and Chapman Avenue - The Applicant will construct a
dedicated rght turn lane from southbound Chapman Avenue one
westhound Halpine Road. The Applicant will also modify the northbound
Chapman Avenue shared left tum and through lane to become rwo lanes - a
dedicated left tum lane to westbound Halpine Road and a dedicated through
lane.

Plans for the mitgation must be approved prior to issuance of the firse building
permir for the site. bitigation for all intersecsions s required to be completed prior
to occupancy of any building on the site.

‘The Applicant is required to work with Moatgomery County to mitigate at the
Patklawn Drive and Twinbroolk Patkway intersection and is subject ro Montgomery
County approval. A letter must be submitted to the City from Montgomery County
stanag their requirements for mutigation, If Montgomery ¢ -ounty decides not to
mitigate the tnterscction, the Applicant is tequired ro make a contibution in the
amount of the design and construction of the improvement to the City’s
Traasportation Improvement CIp prior 1o the issuance of the first butlding permit.
The design and construcdon cost will be based on an estimare provided by the
Applicanc and agreed to by City staff. If within five (5) years the County decides to
improve the interscction, the contabution would be used 1o help fund it. However, if
the County does not use the funds wirhin five (5) vears, the City will use the
contribution in the Twinbrook Planning Area for ansportation improvements.

+. The Applicant shall pay the County's Development Impact Tax, as applicable, subject to

allowable credits allowed by Montgomery County, prior to the issuance of the bulding
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6.

permit. The Applicant shall submir a receipt of payment to [nspection Services and Trattic
and Transportation Division prior (o issuance of the bullding permit.
The Applicant and the City must enter into a Trip Reducton Agreement for the
development and implementation of 2 Trp Reduction Plan consistent with the Trip
Reduction Tool prior to the issuance of the first building permit. All fees and costs
associated with the Trip Reduction Agreement must be the sole responsibility of the
Applicant and may not be credited in whole or in part against the Montgomery County
Development Lmpact Tax.
The Applicant must pay the City’s Transportation [mprovement Fee as provided in the
Comprehensive Transportation Review {CTR). The tee is $1.50 per square foot of non-
residential gross tloor area and $900 per muld-family unit and must be paid prior to the
ssuance of any building permit for that building.
STREETS
a. Chapman Avenue
. The Applicant must dedicate 70 foor right-of-way and conseruct Chaprman
Aveaue extension from its South property line through Festval Street.
Chapman Avenue extended must be constructed in conformance with City
standards and specifications,
. The street cross-section for Chapman Avenue shall be in accordance with the
Project Plan o include 13-foot travel lanes, 7-foot parking lanes, 7-foot tree
lawns (from face of curb) and 8-foot sidewalks. The approval of the roadway
cross-sections shall constirute a waiver of any inconsistent requircments of
Chapter 21 “Streets and Public Improvements™ of the Rockville City Code
pursuant to section 21-20 of the Road Code.
it The Applicant shall reserve for furure dedication 70-foot wide Chapman
Avenue extended north of its intersection with “Festival Street” as shown on
the Project Plan,
iv. The Applicant must consrruct Chapman Avenue extended from Halpine
Road to the south propetty bne including any access points to adjacent
properaes.
‘The Applicant is tequired to obtain at its own expense, any additonal rght-
of way or easements needed to complere the construction.
b. Festival Street
1. The Applicant must dedicate a 66 foot wide right-of-way and construct
“Festival Streer” from Rockville to Chapman Avenuc extended. “Festval
Street” must be constructed in conformance with City standards and
specifications
il The street cross-section for “Festival Streer™ shall be in accordance with the
Project Plan to include 11-foot trave] lanes, 7-foor patking lanes, 7-foot tree
lawns (from face of curb) and 8-foot sidewalks. The approval of the roadway
cross-secrions shall constitute a waiver of any inconsistent requirements of
Chapter 21 “Steeets and Public Improvements” of the Rockville City Code
pursuant to secton 21-20 of the Code.

10N_1n
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¢ Final road design and alignment for Chapman Avenue extended and “Fesnval
Street” shall be approved at the Site Plan stage. City utilities shalt be placed within
the right-of-way or within casements as determined by Department of Public Works
during detailed cngineering,

d. Service Driveway - The Applicant shall reserve for future dedicagon its street
trontage along Rockville Pike as shown on the Project Plan.

DPW supports the waiver request from Zoning Ordinance 2521 {659 regarding the rights-
of-way delineation specifically:

a. The truncation of the right-of-way at the intersecrion of “Festval Street” and
Chapman Avenue (extended) will be defined as the chord that 1s created by
conneeung the two poiats 15 feet back from the araficial extension of the right-of-
way lines,

b. Al right-of-way dedication must be retlected on a Record Plart to be reviewed by
staff and approved by the Planning Commission and any other approving agency
having an interest in the fight-of-way dedication,

‘The Applicant will be tequired to abandon the area of old Halpine Road fght-of-way as
reflected on the Project Plan in a manner acceptable to SHA and the City Attorney.

No butldings will be permitted to be in the right-of-way at the surface level. Any use of the
aerial and/or subterranean tights under or over the rights-of-way of Chapman Avenue
cxtended and/or “Festival Street”, if permitted, will be subject to an agreement with rhe
City. Said agreement must be prepared by the Applicant ar itg expense and approved by the
City Attorney prior to recordation of any Record Plat for che project.

- Submit a phasing plan for pedestrian access, construction access, staging and parking for

teview and approval of DPW prior to issuance of any building permit. Pedestrian access
plan for construction petiod shall include, but not be limited to, the methads of maintainin
pedestrian safety and access on the existng sidewalks, temporary closing of sidewalks for
work 1n the streetscape zone, and pedestrian detours, as well as effores to munimize closure
of sidewalks.

TMnNo11
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MEMORANDUM

December 19 2011

TOx John Tyner, Chair, Planning Commission
FROM: Jobn Telesco, Chair, Traffic and Transportation Commission
SUBJECT: Twinbrook Metroplace Developmene 1392 Rockville Pike

This memorandum summarizes the Trattic and Transportation Commission recommendation that the
Planning Commission Farther review transporation knpacts of the proposed Twinbrook Metroplace
development based nn the anucipated approval of 1800 Rockville Pike (Twinbrook Wesr),

Recomimendarion

The Traffie and Transportation Commission, by unanimous vote on Drecember 13, 2011, withholds its
recommendation o approve Twinbrook Metroplace until the applicant revises the HAnsportation report 1o
tefleet new background trips generated by Twinbrook Wes and demonserares thae alt affected ntersections
can be mitigated as per -Adequate Public Facilities Standards (APFS). This motion supereedes a motion
recommending approval of the Project ar the Qcrober 25, 2011 meeting,

Since Twinbrook Mettoplace requites “Project Plan™ approval and Twinbrook West tequires “Site Plan”™
approval, the Tratfic and Transporration Commission anticipates that Twinbrook West will be approved
prior to Twiabronk Metroplace. Based on the seale of these owo developments and the fact that both affect
the same intersections, the Traffic and Transportation Commission canaar ensure mitigation required by the
AAPFS i uccurately caleulated withour ope development assuming mpacts of the other, Furthermore, the
Lrattic and Transportation Commission recommends that the Plinning Commission be cognizant of
concurrent applications that, based on their grographic location, propose impacts to the same intcrsections.

Profecy Presentation; Traffic [mpact and Proposgd Mitigation

Twmbrook Pattoers presented the proposed Twinbrook Merroplace development to the Commission on
Oetober 25 2001 At that meering, the Tratfie and Transportarion Commission was bricfed on che pruposed
scope of development and informed that the proposed developmenr would generate 663 new AM Penk hour
trips, 671 new IV Peak hour trips, and 501 new Saturday trips.

Based on the scope of impact projected ia the transportation report, the applicant was required to study 13
intersections. Three of the intetsections srudied tequired mitigation as a cesult of thig project. These
intersections are; MID 355/ Congressional Ln, MD 355/ Halpine Road, Chapman Avenue/ Halpine Road,
and Twinbeook Patkway/ Parklawn Drive. s per the CTR, offsite non-autn improvements will be funded
through the City’s tanspottation improvetnent fee: $900 per residential unit/ $1.50 per square foot of non-
residential space.
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11 Maryland Avenue | Rockville, Maryland 20850-2364 | 240-314-5000
www.rockvillemd.gov

December 7, 2011

Mr. James Alexander

Twinbrook Partners, [LI.C

545 Wisconsin Avenue, Suite 600
Chevy Chase, Maryland 20815

Dear Mr. Alexander:
Re:  Approval of Twinbrook Metroplace Preliminary FCP, FTP2011-00020

The Preliminary Forest Conservation Plan (FCP) submitted on November 21, 2011 for the
Twinbrook Metroplace development project located at 1592 Rockville Pike has been
apptoved. Under Section 10.5-13(c)(4) of the Forest and Tree Preservation Ordinance
(FTPO), the approved Preliminary FCP “shall remain in effect, and shall serve as the basis
for the Final FCP with respect to forest and tree retention for the duration of the validity
period of the undetlying approval, unless the City Forester determines that site conditions
have changed to the point where the preliminary approval is no longer accurate.”

Forest Conservation
"The Preliminary FCP shows an initial forest conservation tequirement of 44,000 square feet
or 1.01 acres based on the following:

®  Tract Area: 294,030 s.f./6.75 ac.

*  Site zoning: MXTD

* Hxisting forest: ()

*  \fforestation required: 44,000 s.£/1.01 ac. (15% threshold)

The project proposes to meet 71 percent of the forest conservation requirement through the
planting of seven shade, 13 ornamental and 37 evergreen, and 28 street trees. The fee-in-lieu
justification request for the temaining 0.29 acres of forest conservation has been approved
by the City Forester. This approval was granted in accordance with the criteria outlined in
Section 10.5-24(a)(1) of the FTPO and was due in large part to the project’s zoning, MXTD,
which is the highest density zone within the City, the amount of open and public use space

provided and the significant amount of dedication tequited for both Chapman and the side

RN . N4 e
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street (Festival Street) right- of-ways. The final forest conservation requirement will be
confirmed during review of the Final FCP and detailed engineering drawings

Minimum Tree Cover
The Minimum Tree Cover (MTC) requirement of 10% or 29,400 square feet is based on the
following:

o  Tract Area: 294,030 s.f.

s Site zoning: MXTD

The project proposes to meet the MTC requirement through the planting of 94 on site trees
for a credit of 29,800 s.f.

Significant Trees

The Preliminary FCP shows all seven on-site significant trees as being removed for a
replacement requirement of eight trees. Significant replacement trees shall be a minimum of
2.5-inch caliper for shade and ornamental trees and 7-8 feet high for evergreen trees. The
proposed eight replacement trees are located within the stormwater management bio-
retention planters and are subject to approval by the Department of Public Works at the
detailed engineering phase of the project.

Priority Trees

The site does not contain any priotity trees.

City of Rockville Street Trees

The project does not propose to remove City street trees. The street tree types and locations
proposed within the Chapman Avenue and side street (Festival Street) right-of -ways will be
determined at site plan and permitted under the Public Works permit issued by DPW.

Other Street Trees

The project proposes to remove 10 street trees within the Rt. 355 right-of-way. A Maryland
Department of Natural Resources Roadside Tree Permit shall be obtained for removing and
replacing trees within the State right-of -way. Maryland State Highway Administration shall
also be consulted for street tree types and locations.

Final Forest Conservation Plan

A Final FCP must be reviewed and approved by the City Forester’s office ptior to release of
the Forestry, Building and Sediment Control Permits. This plan shall be submitted with the
site plan application to ensure consistency with the approved Preliminary FCP, but will not
be approved untl the signature set site plan and detailed engineering drawings are approved.
A completed application, checklist and review fee shall accompany the plan submission to
the City Forester’s office.

12-2
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Eorestry Permit

The applicant is required to obtain a Forestry permit (FTP) prior to Forestry sign-off on the
Building and Sediment Control Permits. The following items are required for issuance of the
Forestry Permit:

1. Submission of the FTP permit application and fee.

2. The applicant must execute and record, among the Land Records, a Forest and Tree
Conservation Fasement and Declaration of Covenants (FCE) in a form suitable to
the City. The FCE must be submitted in an electronic format acceptable to the City
Forester’s office.

3. The applicant must execute a Five-Year Warranty and Maintenance Agreement in a
form suitable to the City.

4. The applicant must post a bond or letter of credit approved by the City.

The Preliminary FCP approval does not infer or supersede other required project approvals
and is contingent upon meeting all other City tequirements, including but not limited to
stormwater management, erosion and sediment control, water and sewer, traffic and
transportation, and zoning and building codes.

Any significant modification or revision to the approved Preliminary FCP must be
consistent with the Site Plan approval granted by the Planning Commission.

Sincerely,
g = T
We P (/(,q&aN
Elise Polydoroff Cary {
Assistant City Forester

Cc: Mary Fertig, Civil Engineer 111
Jeremy Hurlbutt, Planner I11
Wayne Noll, City Forester
Bobby Ray, Principal Planner
Jim Wasilak, Chief of Planning
Mark Wessel, Engineering Supervisor

C. Robert Dalrymple, Esq., Linowes and Blocher LLP
Cynthia Todd, RLLA, VIKA Inc.
[nes Vega, VIKA Inc.

HEAPORESTRYVFCPY \pprove Twinbrook Merroplice Prel, FCPradogs
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SURVEY NOTES:

1) THE SUBJECT PROPERTY IS LOCATED ON TAX ASSESSMENT MAP NO. GO83 WTH A TAX. ‘-OT"-BUQCKA
ACCOUNT NO. OF 4-03074041 (LOT 243. STH ELECTION DXSTRICT
2) THE PROPERTY 13 ZONED “UXTD", ROCKVILLE,
3 THE SUBKCT Pwmwumwmmzwz'r(muﬂm BE OUTSIDE

THE 02% MO GUNCE FLOCO ) AS SHOW ON FLOCD INSURANCE RATE AP (FIRW) AP MARYLAND
HO. 24051003830, FOR UMY, UARTLARD, Do SEPTEMBER 28,

4.) mammmmmwmummmmmmm
BW-D'NQ) ADOITIONS WITHIN RECENT MONTHS.

i)MWMﬂAMBWWMWWWmSTAm(Nﬂ%
WSSC SURVEY DISK IN A CONCRETE MONUMENT FOUND
9 MB‘;ROMNM WITH WEST MONTGOMERY AVENUE NORTH 51341318 EAST

g&m WSSC SURVEY DISK [N A CONCRETE MONUMENT FOUND AT THE PARKOING AREA AT
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CITY OF ROCKVILLE
PARKS AND FACILITIES

November 30, 2011 C. Robert Dalrymple
301.96).5208
bdakrymplef@linowes-law.com

Heather Dihopelsky
301.961.3270
hdfhopolsky@linowes-law.com

VIA HAND DELIVERY

Ms. Elise Cary

Assistant City Forester. City of Rockville
14625 Rothgeb Drive

Rockvilie, Maryland 20850

Re:  Twinbrook Metroplace, Project Plan Application No. PIT2012-00002 (the “Application™)
— Supplemental Justification for Payment in Licu of On-Site Tree Replacement and
Reforestation/Afforestation

Dear Ms. Cary:

On behalf of Twinbrook Partners LLC and The Northwestern Mutual Life Insurance Company
(collectively the “Applicant™, and in response to comments received at the November 10™
Development Review Committee (“DRC”) mecting on the Application, we are providing
supplemental justification supporting the Applicant’s request to partially satisfy requirements for
on-site tree replacement and a portion of on-site reforestation and afforestation by payment of a
fee-in-lieu {the “Payment in Lieu™). We have outlined below how the Payment in Lieu request
meets the justification standards specified in Section 10.5-24(a) of the City Code. To briefly
summarize, the Application proposes redevelopment of a 6.75-acre (gross tract arca) site known
as 1592 Rockville Pike, located directly adjacent to Twinbrook Metro Station (the “Property™).
The Applicant seeks to transform the outdated existing single-story cormmercial uses and surface
parking into a vibrant transit-oricnted, mixed-use “destination location” composed of five
separate but integrated buildings all with activating ground-floor retail uses, along with a
landscaped pedestrian promenade adjacent to Rockville Pike, underground and aboveground
structured parking, open areas and public use spaces, and related amenities (the “Project™. The
Property is located within the boundaries of the 1989 Rockville Pike Corridor Neighborhood
Plan (the 1989 Plan™) as well as the draft “Rockville Pike: Envision a Great Place” plan (the
“Draft 2011 Plan™). With the Property being immediately adjacent to the Twinbrook Metro
Station, both the 1989 Plan and the Draft 2011 Plan recommend the redevelopment of the
Property applying fundamental urban design principles, including higher density, a mix of uses, a
grid-like vehicular circulation system combined with separate and safe pedestrian eirculation.
public amenities, and street edges framed by buildings, all of which is intended to create a strong
urban environment.

FRLEEY 1603 TE0v2/1I00 1 0001t

7200 Wisconsin Avenue | Suite 800 | Bethesda, MD 20814-4842 | 301.654.0504 | 301.654.2307 Fax | www.linawes:law com
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CITY OF ROCKVILLE
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As a general policy matter, while the requirements for on-site tree replacement and reforestation
and afforestation as sct forth in the City Code and Zoning Ordinance apply City-wide, including
to the Property, the practical ability to satisfy the requirements entirely on-site will vary
depending upon where a property is located and what other policies and objectives exist relative
to desired land uses for that location. When a property is located in an area in close proximity to
Metro where strong urban redevelopment of the property is not only allowed but encouraged (as
with the Property), the competing objectives of urban redevelopment and on-site forestation must
be balanced, allowing as a matter of good public policy the partial satisfaction of forestation
requitements through a Payment in Licw when necessary to facilitate and accommodate urban
redevelopment objectives.

Despite its location adjacent to the Twinbrook Metro Station, a significant number of trees will
be planted on the Property. The Applicant is proposing to provide the entire 10% tree cover
reguirement on-site, while also providing 71% of the reforestation and afforestation requirements
on-site. In total the Applicant is planting 155 individual trees on the Property, where only seven
significant trees currently exist today. This is in addition to the other major improvements the
Applicant is making to the Property, including providing a new grid-like vehicular ¢irculation
system and pedestrian-friendly sidewalks and streetscaping, significant public use space and
green roof area, and stormwater management utilizing environmental site design to the
maximum extent practicable. The Applicant is requesting the Payment in Lieu pursuant to
Section 10.5-24 of the City Code relative to on-site tree replacement requirements and the
remainder of the on-site reforestation and atforestation requirements {the remainder of the on-site
reforestation and afforestation requirements would amount to approximately 32 shade trees).

Section 10.5-24(a) states that if an applicant provides justification demonstrating that tree
replacement, retorestation, or afforestation cannot be accomplished on-site, the applicant may,
with the approval ot the City Forester, contribute to the City’s Forest Conservation and Park
Maintenance funds an amount in lieu as set forth in ihe City’s Conservation Manual. Section
10.5-24(a) sets forth the following information that must be addressed in the Justification
staterment;
(N How planting space is limited to accommedate one (1) or more of the following:

{1) Right-of-way dedications;

(i1} Site access,

(i) Utility connections;

(v}  Other City development standards.

SLATY LORTTIOvIL IO DU



ATTACHMENT A

ATTACHMENT 13
LINOWES BLOCHER
LLP
A v oanEvs At Low RECEIVED
Ms. Elise Cary
November 30, 2011 Ny = 0o

Page 3

CITY OF ROCKVILLE
FPARKS AMND FACILITIES

(2) Why the development cannot be allered to provide adequate planting space. Cost,
alone, or the desire not to alter prelerred site desipn shall not be sufficient
justification for not altering the development to preserve priority retention areas,

(3 How the minimum tree cover requirement, as determined by the afforestation
threshold, is being met on-site.

The Project sutisfies the requirements that must be met in order to justify the requested Payment
in Lieu relutive o on-site tree replacement requirements and the remainder of the on-site
reforestation and afforestation requirements as follows:

(1)) Right-of-way dedications,

Because ot the Property’s significant right-of-way dedications, in conjunction with its
contiguration and public use space requirements, and because it 1s only 6.75 acres in size, there
is simply insufticient land area to fully comply with all on-site forestation requirements while
ialso achieving a true transit-oriented, mixed-use project. Of the Property’s 6.75 acres, 19% is
being dedicated to public right-of-way. In addition, 15% is required to be reserved for open area
and 10% is set aside for public use space. That leaves only 56% of the Property remaining to
accommodate an urban, built environment as recommended by the 1989 Plan and the Draft 2011
Plan. Urban projects with greater land area (for instance, the Twinbrook Station project consists
of over 26 acres) may have enough land to satisfy most tree planting requirements on-site, but
smaller urban infill sites cannot given other mandates for creating an urban cnvironment through
the provision of new streets through significant right-of-way dedications, streetscapes, upgraded
stormwater management features, and the like.

{1)i1) Site access.

As described above, the Project is providing significant right-of-way dedication per the
recommendations of the 1989 Plan and the 2011 Draft Plan in order to provide sitc access and
improve overall circulation within the southem part of the Rockville Pike Corridor.  The
Applicant has utilized these required dedications positively in order to break the Project up into
human-scaled blocks with a strong strect edge that are conducive to walking and bicycling
through the Project to and from Twinbrook Metro Station and to provide an attractive public
realm with plazas and streetscaping.

Strict adherence to all on-site forestation requirements will have the effect of pushing buildings
away from the street edge by requiring in their place large tree planting areas and open area and
public use space that is readily accessible to the public (typically right at the street edge), thereby
conflicting with the 1989 Plan and the Draft 2011 Plan visions of creating an urban environment

LT LORST IR/ 1901 D001
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with buildings forming the street edge and adverscly affecting site access and pedestrian
clreulation.

Further, the Applicant cannot plant additional trees in the open areas and public use space in the
Project without adversely affecting the experience of visitors to those spaces. The Zoning
Ordinance itself in the definition of “open arca™ indicates that it should “be avaitable for entry
and use by the occupants of the building involved,” while public use space is an open arca that is
“aceessible for use and enjoyment by the general public” — the common theme being that these
areas should be open 1o use and enjoyment, [urther planting of these areus will be contrary to
principles of good urban design that mandate more open, li%,ht, and bright areas that invite in the
public. Anexample of this is reflected in the November 10" DRC comment from Planning Staff
that some of the areas previcusly identitied as public use space (a total of approximately 4,700
square feet) may no longer be counted towards public use space because they are heavily planted
and no longer deemed accessible,

(1)iiiy Utility connections,

Utility connections are located adjacent to the Chapman Avenue Extension, Festival Street, and
Rockville Pike, and the Applicant is providing required public utility casements in which to run
the utilities and connections. Tree plantings may not be located within public utility easement
areas, and thus the Applicant is significantly hindered in the locations il may utilize to fulfill the
trce replacement and reforestation and afforestation requirements on-site,

{1)(iv) Other City development standards.

[n addition to the extensive forestation being delivered with the Project, the Project will also be
previding stormwater management utilizing environmental site destgn to the maximum extent
practicable (in place of the antiquated structural stormwater management facility in place on the
Property today)', 48,330 square fect in green roof area (where none exists loday), and a reduction
in imperviousness (the Property is currently 97% impervious with no tree cover). In addition,
15% of the Property 15 required 10 be reserved for open area and 10% 1s set aside for public use
space. The Applicant is also required 1o provide significant sireet tree ptantings_2

' Environmental site design techniques being utilized include placement of micro-bioretention facilitics
and bio-filtration planters throughout the site. [t should be noted that while the bio-filtration areas will be
planted, the trees planted in those areas may only be used for tree cover eredit and may not be used for
refarestation and afforestation credit,

! While a portion of the street tree plantings within the public rights-of-way does not count towards the
on-site forestativn requiraments, the plantings nevertheless strongly contribute to the overall forestation

LA 1ROSTIOVT TN 0
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(2} The Project cannot be altered more than has already cccurred in order to provide
additional planting space.

[n order to accommodate as many tree plantings on-site as possible, the Applicant has already
reduced the southern half of the retail portion of Building 5, sacrificing urban density for
forestation. While accommodating the objectives of the City’s forestation requirements, losing
this strong “strest edge™ at this location (while also sacrificing density) compromises the
pedestrian experience along the Chapman Avenue Extension, To accommeodate the entire tree
replacernent and reforestution and afforestation requirements on-site (which would require
12,700 square leet of additional planting space), hall of Building 5 would have to be eliminated.
However, because Building 5 is 14 stories tall, elimination of half of Building 5 would remove
177,800 square feet (12,700 square feet x 14 stories) from the Project’s development program.
Such a reduction to further accommodate forestation objectives sacrifices desired urban density
and further degrades the desired pedestrian experience and the urban environment. In addition,
this represents the removal of approximately 200 multi-family, smart-growth, transit-proximate
residential units, whose future residents would most likely end up residing elsewhere in the City
in a far less transit-proximate location than the Property.

Rather than further sacrificing urban density and geod urban design principles on this relatively
small parcel, the Payment in Lieu will still be used to accomplish the goals and objectives of the
City’s forestation requiremenis, for example by planting cnvironmentally sensitive areas
elsewhere in the City. It should be remembered that the Payment in Lieu does not result in fewer
trees being planted an the City. Rather the Payment in Lieu is deposited into either the City’s
Forest Conservation Fund or the Park Maintenance Fund, funds which under State and City law
are requircd to be spent on specified planting purposes. Granting of the Payment in Licu helps to
strike the needed balance on the Property between planting reguirements and urban design
principles, and in the end results in a net gain of plantings within the entirety of the City.

(3} The mimmum tree cover requirement, as dJetermined by the afforestation
threshold, is being met on-site.

The Project provides the minimum tree cover requirement of 10%% on-site,

The Applicant is proposing an appropriate balance between satisfying the goals and objectives of
the on-site forestation requirements with the urban design goals and objectives oulilined in the

objectives. For example, the Applicant is planting 74 street trees, only 28 of which count towards
forcstation requirements; 46 of the street trees are not allocated any credit towards furestation, but
nonetheless contribute significantly to the overall environmental enhancement of the site,

AR PAYSTIN2ATGDL D00
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1989 Plan and the 2011 Draft Plan as well as generally well-known principles of good urban
design. In order to bridge the difference between what can be accommodated on-site and the
total planting requirement, and in the interests of promoting viable, sustainable urban
redevelopment of the Property, we request that the Payment in Lieu be approved. Thank vou for
your consideration of the Application and this supplementary information; we are available at
your convenience to meet with you and the City Forester to discuss the merits of this request
further.

Very truly yours,

LINOWES AND BLOCHER LLP

RECEIVED
Heather Dlhopolsky

e Mr., Wayne Noll NGV 0

Mr, Jim Alexander

Mr. Tim Eden CITY OF ROCKVILLE

PARKS AND FACILITIES
L& TAUS T2 190 000
1264
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Get Into It

I'H1 Maryland Avenue | Rockville, Maryland 20850-2364 | 240-314-5000

www.rockvillemd.gov

December 20, 2011

Mr. Jagdish Mandavia

VIKA Incorporated

20251 Century Blvd, Suite 400
Germantown, Maryland 20874

Re: 1592 Rockville Pike, Twinbrook Metro Place
Development SWM Concept Approval, PJT2012-00002, SMP2011-00027

Dear Mr. Mandavia:

The Development Stormwater Management (SWM) Concept for the above referenced site is
conditionally approved. Staff has determined that the Development SWM Concept, as detailed
below, achieves on-site Environmental Site Design to the Maximum Extent Practicable (ESD to the
MEDP). The Development SWM Concept approval establishes ESD to the MEP for this project to be
50 percent of the required ESD volume (ESDv).

The site is 6.77 acres and is identified as The Pike, Lot 24, Block A. The proposed development
consists of structured parking, office, retail, restaurant, hotel and residential development in five
buildings and associated infrastructure. The project also extends Chapman Avenue and constructs
“Festival Street”, an east-west public street connection between Chapman Avenue and MD
355/Rockville Pike. The property is split between the Rock Creek and Cabin John Watersheds,
approximately 80 percent and 20 percent respectively, and is zoned MXTD.

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

In accordance with Chapter 19, Sections 19-49 and 19-50 of the Code, SWM is required to be
provided for the entire site because the land disturbance activity involves more than 50 percent of
the site. According to the submitted concept, the total on-site impervious area subject to SWM
before reservation or dedication is 6.2 acres. The total on-site impervious area subject to SWM after
dedication and reservation will be 4.47acres.

Mayor Phyllis Marcuccio | Councilmembers John F Hall, Jr, Tom Moare, Bridget Donnell Newton, Mark Pierzchala
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This Development SWM Concept is conditionally approved reliant upon the following conditions
that must be addressed at the stages in the process as indicated below:

1.

)

If the project is phased, each phase of the development must individually and independently
meet all SWM requirements. This includes the ESD to the MEP level (50 percent) and on-
site structural facilities regardless of future project phasing.

The use of SWM Alternatives as a method for providing on-site Qp10 SWM for the portion
of the site that does not drain to an on-site SWM measure is acceptable to the Department
of Public Works (DPW). The applicant shall make a monetary contribution to the City
Stormwater Fund, and/or design, permit and construct improvements to the off-site storm
drain system as deemed necessary by DPW to achieve safe conveyance of runoff from the
site during the ten-year event. At the rate of $20,000 per impervious acre, the fee-in-lieu is
estimated to be $124,400 based on 6.2 impervious acres. The requirement for off-site storm
drain improvements and/or any monetary contribution payment will be determined at final
engineering. The monetary contribution payment and/or permitting of off-site storm drain
improvement are required prior to DPW Stormwater Management Permit (SMP) issuance
for the total project, or per phase, if the project is phased. If the project is phased, the on-
site Qp10 monetary contribution can be paid based on the impervious area of an individual
phase. Monetary contributions are required to be paid in accordance with the fee structure at
the time of payment.

The applicant shall make a monetary contribution to the City Stormwater Fund as a SWM
Alternative to providing on-site Cpv and Wqv SWM for mperviousness in proposed
“Reserved ROW?”, Chapman Avenue extended and “Festival Street” ROWs. At the rate of
$32,000 per impervious acre, the fee-in-lieu is estimated to be $55,360 based on 1.73
impervious aces. The impervious area used to calculate the monetary contribution will be
determined at final engineering and will be based on the fees at that time. The monetary
contribution payment is required prior DPW issuance of the first Stormwater Management
Permit (SMP) for the project.

The applicant shall make a monetary contribution to the City Stormwater Fund as a SWM
Alternative to providing on-site Cpv, Wqv and Qp10 SWM for the portion of the adjacent
existing ROWs that do not drain to 2 SWM measure. At the rate of $52,000 per impervious
acre, the fee-in-lieu is estimated to be $22,360 based on 0.43 acre of imperviousness. The
impervious area used to calculate the monetary contribution will be determined at final
engineering and will be based on the fees at that time. The monetary contribution payment is
required prior to DPW issuance of the first Stormwater Management Permit (SMP) for the
project.

15-2
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9. Submit a SWM Easement, Inspection and Maintenance Agreement (Agreement) to be
executed by the property owner and other parties of interest for review and approval by
DPW and the City Attorney’s Office. Access to all aspects of the SWM facilities will be
determined in conjunction with final engineering review and must be included in the SWM
Agreement. Review of the Agreement is cootdinated through DPW staff, and the
Agreement must be recorded in the Montgomery County Land Records prior to SMP permit
issuance.

10. Obtain approval of a Forest Conservation Plan (FCP) from the City Forester. The FCP must
be approved prior to DPW issuance of SMP and SCP permits.

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

Any significant change to the approved types, methods, locations and sizes of the SWM measures
approved with this Development SWM Concept may result in the requirement to submit a revised
Development SWM Concept with review fee for approval by DPW.

[f you have any questions, please contact Mary Fertig via e-mail at mfertig@rockvillemd.gov or via
telephone at 240-314-8535.

Sincerely,

Auvoe T A—

"Susan T. Straus, P.E.
Chief of Engineering

STS/MF/kec
Attachments:  Development Stormwater Management Concept Plan, received December 20, 2011

cc: James A. Alexander, Twinbrook Partners, LI.C
C. Robert Dalrymple, Linowes and Blocher
Jim Lapping, VIKA
Courtney Morgan, Chief of Inspection Services

#Jeremy Hurlbutt, Planner ITI
Elise Cary, Assistant City Forester
Mark Wessel, Engineering Supervisor
Mary Fertig, Civil Engineer II1
SWM Concept file
Permit plan
Day file

O:\Secrerinies Folders\Susan Srraus\FY2012\8W'M Coneept 1392 Rockville Pike dratt December 20 2011.docx
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GRAPHIC SCALE

s0 ° 2 = 100 200

{ IN FEET )
1inch = 50 1

VICINITY MAP TWINBR OOK
METROPLACE

LOT 2 BLOUK A
HIHELEC HON DISTRICY

ROCKVILLF,

LEGEND MARYLAND

PROPOSED SHADE
TREE (92 TREES)

THE FIKE
51,981 SQLFY.

It PROPOSED ORNAMENTAL
T CHAPMAN @ TREE (26 TREES)

AVENUE

. O PROPOSED EVERGREEN
R TREE (37 TREES)

< PROPOSED SHRUBS
(142 SHRUBS)
£ * PROPOSED LIGHTS
BOLLARD LIGHT CWNER
EX. TREE

Northwestern Mutual Life
BIO~RETENTION PLANTERS 720 Wisconsin Avenue
(SEE SWM PLAN FOR DETARLS) Milwatkee, Wi 53202

APPLICANT/DEVELOPER
:‘ GROUND FLOOR BUILDING AREA TWINBROCK
PARTNERS LLC
5425 Wisconsin Avenue - Suite 600
[ ] euone seowe flgstogpirytioty
B § 301951.2744
N H

VEGETATED ROOF Contact: James A. Alexander
(SEE SWM PLAN FOR DETAILS) £mail: jalexander @alberm ariegroup.com

BUILDING 2
MULTLFAMILY
RESIDENTIAL:

DU FTORES:
FF R, % 39800

o EXSTINC FKRESS - FSRESS
1 EASEMENT T B LSED FOR.
ALCESS TO FRNATE ALLEY,

UILDING 4
MULT FAMLY.
. REPIDENTIAL

4 STORIES:
Frev.- 3856

ARCHITECT.

S

bk

sw
pr4

1300 Spring Street, th Floor
Silver Spring Maryland 20874
301.588.4800
Contact: Daniel Ashtary

RESIDENTIAL
LOBBY.

CONSULTANTS

A

20251 Century Boslevard - Suite 300
Germantown, MD 20874
301.916.4100
Contact: nes E. Vege

PARKING GARAGE
T JLEVEL BELOW GRADE

‘ GFFICE BUILDING:
Kk 6 STORIES:

FEELEV, v 33%

AV INIATVH

LiOWES?
aogal BLOCHEH cow

7200 Wisconsin Avenue - Suite 800
: Bethesda, MD 20814
T T T : 301.961.5208

Contact: C. Robert Dalrymiple

s
e SR g
AR

170 Jenrufer Raad - Suite 260
Annapolis Maryland 21401
410.266.5723
Contact: Nancy Randall

6305 vy Lane - Suite 220
Greenbelt Maryland 20770

. 301.220.1202
- - { Contact: Jensifer Zaworski

o - .
: ROCKVILLE PIKE
PROFESSIONAL CERTIFICATION:
B . { HEREBY CERTIFY THAT THESE DOCUMENTS WERE PREPARED OR
APPROVED BY ME, AND THAT | AM A DULY LICENSED REGISTERED
LANDSCAPE ARCHITECT UNDER THE LAWS OF THE STATE OF
SURVEY LEGEND MARVLAND.
CABLE TELEVISION CONDUIT SANITARY CLEANOUT SANITARY MANHOLE CONCRETE SHEET TITLE
ELECTRICAL CONDUIT STORM DRAIN MANHOLE TRAFFIC CONTROL BOX - CURB AND GUTTER
L A L eies e
o g I ) i -
NATURAL GAS CONDUIT FIRE DEPARTMENT CONNECTION CABLE TELEVISION PEDESTAL ELECTRICAL TRANSFORMER
OVERHEAD WIRES FIRE HYDRANT UNKNOWN_ UTILITY MANHOLE ) EASEMENT LINTHIA A TODD, RLA FLETEMBIR 2013 re oate o
oo X AR EXFRATON BATE SCALE 00
TELEPHONE /COMMUNICATIONS CONDUIT GAS MANHOLE WATER METER RCP REINFORCED CONCRETE PISE igit!a?asc%:no; ANNING XETRATION DATE
PROPERTY LINES GUY POLE WATER MANHOLE Cup .. CORRUGATED METAL PIPE =50 6152011 M1B254
PUBLIC UTILIMES EASEMENTS GAS VALVE WATER VALVE BUILDING RESTRICTION LINE LCENSE No. 3025 R,
SANITARY SEWER CONDUIT LIGHT POLE BOLLARD RIGHT-OF - WAY FROJECT PHASE:
STORM DRAIN CONDUIT PHONE PEDESTAL SIGN POST

17_1

A-111



LR

K067\ st RIS  MMOSU AT g~ w21, 7000 A

ATTACHMENT A

ATTACHMENT 17

A d M B

:‘S\ ;J #gq \\ . SCALE 1"=20"
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: ga8 DETAL 1 ELECTRIC UTILITIES
da¥ . ‘ -
5 e - S - —— - TOBEREMOVED. | |
-4 /k A Y Vs ™~ ‘

N\

e\

EXISTING INGRESS / EGRESS
EASEMENT TO BE USED FOR
ACCESS TO PRIVATE ALLEY.

PLANTING VICINITY MAP . TWINBR OQOK

AREA SCALE: 1"=2,000

i«
poAg
I i
g METROPLACE
i
3 [O1 28 MUK A
STHELEC TN DISIRKC
ROCKVILLE,
MARYLAND
PLANTING AR
P - -—-
FOR DETAIL PLAN
SEE DETAL —__ |
HARDSURFACE](_- .
- OWNER
BIO»PLANTEGLL Northwestern Mutuat Life
720 Wisconsin Avenue
PLANTING AREA 7Y Mikwaukee, W) 53202
|"\ DETA".. 2 AMWT{D{VEI?PGR ;
] SCALE 1-w20" TWINBROOK
\{l PARTNERSLLC
Ay 5425 Wisconsin Avenue - Suite 600
RPN, LEGEND S i
. 4 CROSSING X 301.951.2744
K\JM o PRV DTSR £E% proposen sHaoe ' BOLLARD LIGHT Contact: James A. Alexander
s e 0 DIFFER FROM TREE (92 TREES) £X. TREE Emaif; jalexander@albermarlegroup.com
e s s SIDEWALK & ROAD, . ARCHITECT.
* ; BIO-RETENTION PLANTERS e
S (SEE SWM PLAN FOR DETALS) bk

1300 Spring Street, 4th Floor

PROPOSED EVERGREEN o) Silver Spring Maryiand 20874
TREE (37 TREES) E EEOMCIABOVE, 201.588.4800

LEVEL CROSSING, -
PAVING MATERIAL
TO DIFFER FROM

SIDEWALK & ROAD.

PROPOSED ORNAMENTAL el
TREE (26 TREES) ‘:} GROUND FLOOR BUILDING AREA

Contact: Daniel Ashtary
~.  PROPOSED SHRUBS PR VEGETATED ROOF
({142 sHRruRS) _ | (SEE SWM PLAN FOR DETALS) CONSULTANTS

7

20251 Century Boulevard - Suite 400
Germantown, MD 20874
301.916.4100
Contact: ines € Vegs

LINOWESS
ks ELOCHER (om0
7200 Wisconsin Avenue - Suite 800
Bethesda, MO 20814
301.961.5208
Contact: C. Robert Dakrymple

GRAFPHIC SCALE

T, G

Y a . 8w © -
o 170 ennifer Road - Sutte 260
Annapolis Maryiand 21401
( IN FEXT ) 410.266.5723
1inch = 30 Contact: Nancy Randall

6305 tvy Lane - Suite 220
Greenbelt Maryland 20770
301.220.1212
Contact: feanifer Zaworski

PROFESSIONAL CERTIFICATION:

| HEREBY CERTIFY THAT THESE DOCUMENTS WERE PREPARED OR
APPROVED BY ME, AND THAT | AM A DULY LICENSED REGISTERED
LANDSCAPE ARCHITECT LINDER THE LAWS OF THE STATE OF

MARYLAND. 13 REVISED 913/11 PER DRC COMMINTS.
Pralaa ettt
SHEET TITLE.
SGNATURE — 7Y [ a—— CONCEPTUAL LANDSCAPE
& LIGHTING PLAN
CYNTHIA A._TODD, RLA SEPTEMBER 2013
INTED A HATION SCAE DATE PROUS
TITLE: DIRECTOR OF PLANNING T T
30 6152011 M16254
LCENSE No. 3025 —
PROJECT PHASE:
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View 1
View 2
View
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LINOWES: EGCEIVIE
AND I BLOCHER LLP APR 13 201

ATTORNEYS AT LAW

GOMMUNITY PLANNING
AND DEVELCOPMENT SERVICES 1.

Aprit 13, 2011 Samantha L, Mazo
301.961.526)
smazo(dlinowes-luw.com

ViA HAND DELIVERY

Mr. James Wasilak

Chicl of Planning

City of Rockville

111 Maryland Avenue, Room 217
Rockville, Maryland 20850

Re:  Twinbreok Metro Center - PAM Nozol 1-00042: Affidavit of Public Notice for
April 28, 2011 Pre-Application Area megting for 1592 Rockville Pike (the “Property™)
Dear Mr, Wasilok:
Enclosed herein is a signed and notarized “Affidavit of Public Notjce” lor the public notices of
the April 28, 2011 Pre-Application Area meeting for the above referenced case. Also enclosed

are copies of the notice letter, mailing list and notification area map and a CD containing
clectronic copies of those documents,

I1 you have any questions, please feel free to contact me,

Very truly yours,

LINOWES AND BLOCHER LLp

e . 7 /7
. ,,-/, Lg/y/ Pl
“ ,.-—-'T“——-—-_-_

" Samantha L, Mazo =

Iinelosures

ee: Me, Jeremy [Hurlburt
Mr. Jim Alexander (w/o enclosures)
Mr. Tim Eden (w/o enclosures)
C. Robert Dalrymple, Fyyq.

LI 35768 H V0] 00D .
TN ernnein Avinnin  ©ai

LE T Lak s} Mrtlh - d. MAF Snnay aman [E

10 1
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APPENDIX M

City of Rockville
Department of CPDS
AFFIDAVIT GF AREA MEETING COMPLIANCE

I hereby certify that, pursuant to the City of Rockville Zoning Ordinance 18-08, | did hold the required Area
Meeting on this_ day of _/bpo | + 20P8 1 solemnly affirm that the said Area Meeling was held
in accordance with the aforemantioned Zoning Ordinance and that ail Area Meeting guidelines as set forth in City's

Dave}u ent Review Manual were followed and adhered to. %M/ %
T 00" Oode i JC7 N

Application # Applicant

Subscribed and sworn to before me, a Notary Public in and for the State of

\_7/}(%;' Lol , County of _ Mﬂn
this 3ed day of ﬁ}j%{ , 2009

Kl..-d;;?, e

d
Notary Public

My Commission Expires: 9411

1. AFFIDAVIT TO BE SIGNED BY THE APPLICANT

2. PROVIDE A COPY OF THE MEETING NCTIFICATION LETTER, MAILING LIST USED FOR NOTIFICATION,
AND A GOPY OF ALL MATERJALS DISTRIBUTED AT THE MEETING (FROVIDE IN ELEGCTRONIC FORMAT)

3. PLEASE CALL THE PLANNING DIVISION AT 240-314-8200 IF YOU HAVE QUESTIONS ABOUT THE
REQUIREMENTS

DEVELOPMENT REVIEW Procedures Manual | 85

1Q0_7
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ECiEivIE
LINOWES D APR 13 201 /
ANDIBLOCHER LLP 1

L ITY PLARNING

ATTORNEYS AT LAW AND DEVELOPMENT SERVICES !

C. Robert Dalrymple
301.961.5208

bdalrymple@linowes-law.com

Samantha L. Mazo
301.961 5261

smazo(@linowes-law.com
April 13,2011
VIi4 FIRST CLASS MAIL

Re: Twinbrook Metre Center: Pre-Application Area Meeting at 700 pm on Thursday, April 28,
2011 at the City of Rockvilie City Hall for Introduction of the Redevelopment Proposal for
1592 Rockville Pike

Dear Property Owner or Resident;

Please be advised that Pre-Application No. # 2011-00042 has been submitted to the City of Rockville by
Twinbrook Partners and Northwestern Mutual Life Insurance seeking approval of a Project Plan for
redevelopment of 1592 Rockville Pike. The property is located 600-feet away from the Twinbrook
Metro Station, is approximately 6.75 acres in size and is bordered by Rockville Pike to the west, the
WMATA train tracks to the east, the Diener Property to the south and Parcel N160 to the north. The
property is zoned Mixed-Use Transit District and is located within the boundaries of the 1989 Rockville
Pike Corridor Neighborhood Plan. ‘The property is currently improved with single-story commercial
and offices wses and surface parking, and the surrounding properties are similarly commercial in nature
and use.

The applicant is asking the City to approve this application to allow redeveiopment of the existing,
outdated surface parking and single-story retail use into a lively, five building, transit-oriented, mixed-
use destination. The project proposes a mix of office, retail, health club, restaurant and residential uses
as well as a pedestrian promenade along Rockville Pike. To enhance the existing Rockville Pike street
grid, the owner proposes to construct a new east-west Festival Street connector road and a north-south
extension of Chapman Avenue.

In compliance with the City’s Zoning Ordinance, an Area Meeting will be held to provide you an
opportunity to become fully aware of our development intentions and to give YOUu an opportunity to
provide input into the propesed development.

Notice of Area Meeting
Date: Thursday, April 28, 2011
‘Timg: 7:00 pm
Location: Mayor and Council Chambers at the City of Rockville City Hall, 111 Maryland Avenue,
Rockville, Maryland 20850

At this mceeting, Lhe applicant will make every effort to illustrate how the praperty will be developed and
answer any questions. For your information, included with this notice is a copy of the City’s “Citizen

Guide to Development Review in Rockville,” a property location map and a proposed Site Plan,

Should you have any questions, please contact Samantha Mazo at 301-961-5261.

10_2
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LINOWES
ANo | BLOCHER LLr

ATTORMNEYS AT LLaw

Property Owner or Resident
April 13, 2011
Page 2

The project’s Pre-Application Development Review Committes Mecting is scheduled for Thursday,
May 5, 2011 at 10:00 am. The praject anticipates going before the Planning Commission in late
October, 2011 with a hearing before the Mayoer and Council in late November, 2011 and a final decision
by the Mayor and Council in mid-January, 2012. You may track the status of the project on the City's
website at; www.rockviIlcmd.gov/zoningjdcvelopment/indcx.html.

In addition, if you are intercsted in attending “Planning Academy” classes hosted by the City to learn
about the City’s Zoning Ordinance and Development Review Process, please contact Joe Thompson,
City planner, at 240-314-8225 or ithomnsun{’@mckvillcmd.g@. Additional information regarding the
City’s development review process may be found on the City’s website at:
www.rockvilIcmd.guv/government/cDds/devc]cmmcnt~manual.htr_n_l,

Very truly yours,
LINOWES AND BLOCHER LLP

C Reobeot Zh/ﬁlfhnpé /gcm

C. Robert Dalrympie

ML. MaQ/

ce: Mr. James Wasilak, Chief of Planning, City of Rockville
Mr. Jeremy Hurlbutt, Planner [I, City of Rockyille
Mr. James Alexander, Twinbrook Partrers
Mr. Timothy Eden, Twinbrook Partners

1Q0_1
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g

e ]
-

L ACITIZEN'SGUIDE .~ 7% oo

" Department of Community Plannin

i ta Development Reviewe in Rockville: - &5 . oeisiooment services

What is development review?

Development review is a general term for the City's various procedures to review proposed developments and ensure they comply
with the City's requlations. These include land uses, engineering, ulilities, stormwater and sediment contro, and tree preservation to
achieve consisient design of the site and related public infrastructure. As autlined in the Rockville Zoning Ordinance, the Cily works
with the surrounding property owners, businesses and the applicant during development review. During this process, the City staff
reviews applications for compliance and surrounding neighborhoods and property owners review and comment on proposed plans.

Rockville's development review procedures are intended to help assure the heaith and welfare of citizens and achieve high-
quality development that complies with the design regulations of the City Code and addresses the needs of the surrounding
community, These procedures govern all development projects except single—unit, detached residences.

How is development reviewed?
Rockville's development review process includes four phases.

Pre-application

During the pre-application phase, City staff meet with the developer lo discuss the proposal; outline the project’s size and
potential impact on neighbors, green space, transportation, stormwater management, and other public infrastructure; leam abeut
the roning process; and ask questions. In most cases the developer will be required ta notify the community of their plans and
hold a public meeting for residents to comment on the project.

Application

{luring the application phase, the developer files the appropriate application materials and meets with City staff o discuss the
proposal and any changes made as a result of the pre-application phase. In most cases the developer will be required to notify the
community of their plans, hold a public meeting for residents to comment on the project and, in the case of very large projects,
brief the Planning Cemmission and/or Mayor and Council. Also during this phase, City staff raview the application package and
coordinates with other government agencies and ulifittes that review the application.

Public Meeting

During the pubiic meeting phase, the designated approving authority reviews the proposal and any changes made as a result of
community feedback and decides whether to approve or disapprove the project. The designated approving authority depends on
the project’s potential impact and couid be the Chief of Planning, Planning Commission or the Mayar and Council,

Decision

During the decision phase, City staff issues a decision letter based on the final action of the Approving Authenity. Such action
may approve the project as is, approve the project with specific conditions, or denying the project. The developer signs the letter
acknowledging the decision and returns it with a final set of plans for inclusion in the public record.

Who reviews and approves development?

Rockville's Zoning Ordinance outlines four levels of development review based on the project's size and pofential impact. Each
project is assigned points based en acreage, number of dwelling units, square footage of non-residential space, residentiai area
impact and traffic impaect.

Depending on the number of points earned a project will require one of the following levels of review;

Site Plan Leved 1- Heview by the Chief of Planning

Site Plan Level 2- Raview by the Planning Commission at one meeting

Site Plan Level 3- Review by the Planning Commission at two meetings; one for review and comment, the second for action

Projeet Plan- Review by the Planning Commission and Mayor and Council at three meetings; ane for an initial briefing of both,
one for review and recommendation by the Planning Commissian and one for review and action by the Mayer and Council.

19-5
A-142



ATTACHMENT A
ATTACHMENT 1

Hdow can | get invoived?

¢ Check the City's Web site at www.rockvitlemd.qov for status updales on development projects in your neighborhood and the
City. ;

* Attend public meetings held by developers to learn more, ask nuestions and express your opinions about potential projects.

= Attend public meetings heid by the City, Meeting schedules, agendas and informational packets for the Mayor and Council,
Planning Commission, Historic District Commission and Appeals Board are available on the City's Web site. In addition, for

most cases the developer is required to provide notice by first class mail to the property owners and residerts of the area
surrounding the proposed development. The plan review level abave determines the notice area.

How can [ learn more?

Community Piarning and Refer to: Rockville City Code, Chapter 25-Rockville Zoning Ordinance
Development Services Pepartment www.rockvillemd.gov/zoning

City Hall, second floor, 111 Maryland Rockville Development Review

Avenue, Rockville, MD 20850 Procedures Manual

Phone: 240-314-8200 fefer to: Rockville City Code-

E-mail: cpds@rockvillemd.gav Chapter 25 - Rockville Zoning Ordinance

Web site: www.rockvillemd.goy Chapter 5 - Building Gode

Chapter 10.5 - Forest and Tree Preservation
Chapter 19 - Sediment Control and Stormwater Management
Chapter 21 - Streets and Roads

Note: This brochure provides an overview of development review in Rockville, It does not supersede the Rockville City Code and
it shauld not be relied on as a substitute for such regulations.

Development Review at a Glance
Pre-application Phase 5. City staff and the developer brief the

1. The developer submits pre-application Planning Commission and Mayor and
materials and fees. Council if necessary.

2. City staff and the developer assess the Public Meeting Phase
project's potential impact. 1. The designated approving authority
3. City staff holds a pre-application meeting reviews the application and issues a
with the developer, decision,
4. The developer notifies the community a. Mayor and Council
about the plans, if necessary, b. Planning Commission
5. The developer holds a pubiic meeting for ¢. Board of Appeals

comments, if necessary. d. Historic District Commission

Application Phase e. City staff,i.e. the Chief of Planming
1. Application and fees submitted. Decision Phase
2 The developer nofifies the community 1. City staffissues a decision letter based on

bout the plans, if nece L . . : .
] :hod elp nsh'l;:c Sszlw tind 1 the final action of the Approving Authority
. e a i i

8 clave oper o pubiic meeting for 2. The developer acknowledges the decision

comments, if necessary. ) .
) essary. o and files a final set of project plans i
4. City staff evaluates the application and approved,

issues a repart.
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RESIDENTIAL AREA IMPACT ANALYSIS

TWINBROOK METRO

LOT 24, BLOCK A THE PIKE
PLAT NO. 19548
ROCKVILLE ELECTION DISTRICT
MOMTGOMERY COUNTY, MARYLAND

0 250 sov 1000
I eyl ———")

i

FHUIMEERS @ FUANMEAS @ LANDSCARE ARCHITECTE MELRVETORL @ GHS SERVILES

NOTE: 20X OF LAND AREA WITHIN 1/4 MHIE SINGLE-UMIT DETACHED LOTS
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ATTACHMENT A

ATTACHMENT

Twinrbogk Metro Center - PAM # 0011-0042 Meeting Miputes/Summary from April 28, 2010
Area Meeting

Loecation: City of Rockville City Hall, Mayor and Council Chamber
Time: Meeting started at 7:05 and ended at 8:10

Attendees D EGCEIY E ﬁ!
juL2sdn b
i

Development Team: 'i

« ] i_m Alexander: Twinbrook Partners Y PLANAING !l‘ )
Tim Eden: T mnbr.ook Partners AN{E%@VME%PMEN; MG .

Bob Dalrymple: Linowes and Blocher, LLP

Samantha Mazo: Linowes and Blocher, LLP

Ines Vega: Vika

Nancy Randall: Wells and Associates

Daniel Ashtary: Torti Gallas and Partners

Elizabeth Maeder: Torti Gallas and Partners

Michael Parker; Torti Gailas and Partners

:
|

L I ]

T ® & » 2

Neighhors;
s Dan Ryan: 5916 Halpine Road
» Judy Miller: 5920 Halpine Road
» Christina Ginsburg: 1204 Simmons Dr.
e John and Jenny Hyuli: 12600 Twinbrook Parkway
¢ Dan Quten: 1800 Rockville Pike
+ Matt Hurson: 641 Kent Orks Way, Gaithersburg, MID 20878

Development Team Presentation

Boards

The development team displayed 12 boards in the front of the room for attendees to review.
These boards include images of the project massing, site location, planned street network,
existing uscs on site, ground floor plan, third floor plan, fifth floor plan, building height
diagrams, project site plan, and three boards of photos of similar developments throughout the
region.

Jim Alexander
Jim briefly introduced the owner, Northwestern Mutual, the development tearn and the Project.

Tim Eden
Tim provided a Project overview. He first explained the owner and Twinbrook Partners were
attracted to the Property because of its proximity to the Twinbrook Metro Station. The owners
and the development partners concluded the Property required a comprehensive redesi gn that
included enhancing the Rockville Pike grid and surrounding pedestrian circulation system by
constructing the Chapman Avenue extension and Festival Street.

Tim explained the Project is designed with five separate buildings with different heights to
provide variety on the Site. The buildings will have ground floor retail tailored towards smaller

]
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a 4
Speaker | Question/Comments Twinbrook Response
Christina | This morning, [ attended the DRC for the 1800 | We are not familiar with JBG’s
Ginsburg | Rockville Pike project, and they are only project, but we understand the
planning 350 residential units. Why are you property is about ¥ the size of our
proposing 8507 Property.
Judy We just don’t think it is realistic to put this We strongly feel this is a real
Miller many new residential dwellings on Rockville | opportunity to create transit-
Pike. Between the Twinbrook project and the | oriented development. For this type
1800 Rockville Pike project, we have almost of development to be successful,
1600 new residential units going up in one you need a certain residential
place. That is almost as many as Twinbrook density at the Meiro station.
Station.
Christina | How many dwelling units are being proposed? | Dwelling units; 850
Ginsburg | How many parking spaces? Will Festival Parking spaces: Approx, 1400
Street be as wide as Halpine? Festival Street will be two, 11-foot
travel lanes and two parking lanes.
Halpine is wider because it has 3,
12-foot travel lanes,
Christina | At the DRC for 1800 Rockville Pike, Staffis | We are building to the 1989 Plan,
Ginsburg | not recommending the 1989 OR the new but our Project meets many of the
Rockville Pike plan, how are you dealing with | Development Principles of the new
this issue? Rockville Pike Plan. Particularly,
we are kecping the 135-foot
setback, and we are locating a green
plaza along Rockville Pike,
Christina | If the new Rockville Pike Plan gets approved, | No. The green plaza will remain if
Ginsburg | will you lose the green plaza? the Rockville Pike Plan is
approved. This Project (and the
green plaza) will remain unchanged
irrespective of Staff (or the
Planning Commission’s)
determination on the design of
Rockville Pike {i.e- whether it has
BRT down the middle or BRT/bus
L lanes down the side).
Christina | We do not want the BRT to stay running along | Twinbrook prefers the service-lane
Ginsburg | the sides because we do not know how that design proposed in the draft
will work with bikes, Also, we do not think Rockville Pike Plan because it is
the money will ever be there to construct the more reasonable and likely to
BRT system because Doug Duncan promised | happen. But in the cnod, the design
$60,000 a year for rapid transit and that never | of Rockville Pike will not impact
materialized. the tinal design of this Project.
Christina | What is the rationalc for putting restaurants or | We would like to start to create an
Ginsburg | retail on Rockville Pike? urban road network. There is very
little connectivity on the Pike.

10 17
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Christina
Ginsburg

E?Beﬂker 1 ues[ionf(iom_mgnts

Twinbrook Response

How are you handiing water run-off?

We are working with the City to
finalize the stormwater
management plan, but we anticipate
a mixture of green roofs,
biofiltration pools and underground
vaults,

Christina
Ginsburg

What kind of Green Roofs do you propose? [
don’t see any difference between run-off that
comes off of surface parking and run-off from
the tops of buildings. All of the run off goes
into the creek behind our homes.

We propose green roofs that will
act as effective stormwater run-off
management systems. These green
roofs will be both passive and
active spaces. But no matter how
the green root'is used, between the
green roofs, biolfiltration pools and
vaults, we will drastically improve
the quantity and quality of run-off
coming off the sife.

Christina
Ginsburg

Will you be seeking LEED Certification? | am
net happy with the Green Building Code the
City adopted. I think it intended to evade the
requirements, and [ don’t think it is useful,

We understand your position. We
will meet the City’s point criteria
for LEED Certification,

Dan
Outen

Is this a phased project? What kind of
residential? What is the market?

| Yes, the Project will probably be
phased. We will probably construct
the office building and the first
residential building of 400 units ip
the initial stage. Then we will

I construct the hotel and the other
residential building. The third
residential building against the
WMATA tracks will probably be
built in the final phase. We
anticipate the residential units will
be high-quality and contemporary
in style.

Dan
Ryan

How much retail is being proposed, and how
does that compare to what is there now?

We are proposing about 1/3 less
retail than what is currently on the
site,

Christing
Ginsburg

Will the parking garages all be above grade?

No. All three parking garages will |
include between one and two levels
of below-grade parking. J

Iim Alexander asked if anyone else had any questions. Seeing none, the meeting concluded
around 8:10 pm.

The above minutes/summary was written by Samantha L. Mazo, Esq., an attorney at Linowes
and Blocher LLP and accurately represents the proceedings of the April 28, 2011 area meeting,

1
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LINUWES
AND I BLOCHER LLP

ATTORNEYS AT Law

August 31, 2011 Heather Plhopolsky
301.961.5270
hdlhopelsky@linowes-law,com

VIA HAND DELIVERY

Mr. Jeremy Hurlbutt

City of Rockville

111 Maryland Avenue, Room 217
Rockville, Maryland 20850

Re:  Twinbrook Mectroplace, Project Plan Application No. PJT2012-00002 (the “Application™)
— Affidavit of August 24, 2011 Post-Application Area Meceting

Dear Mr. Hurlbutt:

Enclosed and pursuant to Section 25.07.07(5) of the City of Rockville Zoning Ordinance and
Chapter 3 of the City of Rockville Development Review Procedures Manual, please find the
following materials pertaining to the Post-Application Area Meeting for the above-referenced
Application, held on August 24, 2011

¢ Signed and notarized “Affidavit of Arca Meeting Compliance”
* A copy of the notification letter

* A copy of the mailing list

* A copy of the post-application area meeting sign-in sheet

* A copy of the mecting minutes, prepared by an objective outside source (more
specifically identified in the meeting minutes)

* (D containing clectronic copies of these documents
Please do not hesitate to contact me should you have any questions.

Very truly yours,

IJINOWES ND BLOCHER LLp

A7 (’9 -
Heather Dlhdpolsky
Linclosures —,-;.
cc: Mr. Bobby Ray D IS CE 0V =

Mr. Jim Alexander (w/o enclosures)

Mr. Tim Eden (w/o enclosures) SEP 0t 201
C. Robert Dalrymple, Esq. I COMMUNITY PLANNING
AND DEVELOPMENT SRvices

FLEB 1608513v1/11901.0001
7200 Wisconsin Avenye  Suite 800 Bathesda, MD 20814-4842 201 RRA OBO4 - 301 ARA 2601 Eaw L
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ECEIVE
] SEP 0 t 2011
Appendix L 1 o oEveLomEnT SeRviss

Affidavit of Area Meeting
Compliance

City of Rockville
Department of Community Planning and Development Services

AFFIDAVIT OF AREA MEETING COMPLIANCE

| hereby certify that, pursuant to the City of Rockville Zoning Ordinance 19-08,
! did hold the required Area Meeting on this ) 1 '~ day of_Ay gusd 20 40
| solemnly affirm that the said Area Meeting was heid in accordance with the
afarermentioned Zoning Ordinance and that all Area Meeting guidelines, as set forth in
City's Developrnent Review Manual, were followed and that the meeting minutes were
prepared by an objective outside source.

CIT DCiA- OGO X - Hegihey Plheop e

hoy /\“J‘\Lu‘c\/ A S v e g
Application # Applicant 1/:/74‘\
Subscribed and sworn to hefore me, a Notary Public in and for the

stateof [Vl langt , County of A
Temd
on this 3 day of prua 0s b ,20_L1
,__._,
Notary Public / CC’ Nota r?%vuAb'fii?&;ryland

Charles County
My Commission Expires

My Commission E)(plres. Decembar 17, 2012

1. AFFIDAVIT TO BE SIGNED BY THE APPLICANT

2. PROVIDE A COPY OF THE MEETING NCTIFICATION LETTER, MAILING LIST
USED FOR NOTIFICATION, AND A COPY OF ALL MATERIALS DISTRIBUTED
AT THE MEETING (PROVIDE IN ELECTRONIC FORMAT)

3. PLEASE CALL THE PLANNING DIVISION AT 240-314-8200 IF YOU HAVE
QUESTIONS ABOUT THE REQUIREMENTS

Community Planning and Devefopment Services

M0-_7
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LINOUVVES iu
AND | BLOCHER wLpP ]

COMMUNITY PLANNING
ATTORNEYS AT LAW

AND DEVELCPMENT SERVICES

SEP 0 t 201! U

August 8, 2011 C. Robert Dalrymple
301.961.5208
bdalrymple@linowes-law.com

Heather Dihopolsky
301.961.5270
hdlhopolsky@linowes-law.com

VIA FIRST CLASS MAIL

Re:  Twinbrook Metroplace: Post-Application Area Meeting for the Project Plan Application
for Redevelopment of 1592 Rockville Pike, City of Rockville

Dear Property Owner or Resident:

Please be adviscd that Projeet Plan Application No. PJT2012-00002 has been submitted to the
City of Rockville by Twinbrook Partners L.I.C and The Northwestern Mutual Life Insurance
Company seeking approval of a Project Plan for redevelopment of 1592 Rockville Pike. The
property is located 600 fecet away from the Twinbrook Metro Station, is approximately 6.75 acres
in size, and is bordered by Rockville Pike to the west, the Metro tracks to the east, Parcel N160
to the north, and the Diener property to the south. The property is zoned Mixed-Use Transit
District (MXTD) and 15 located within the boundaries of the 1989 Rockville Pike Corridor
Neighborhood Plan. The property is currently improved with single-siory commercial and
offices uses and surface parking, and the surrounding properties are similarly commercial in
nature and use.

The applicant 1s asking the City to approve this application to allow redevelopment of the
existing, outdated single-story commercial and office uses and surface parking into a lively, five-
building, transit-oriented, mixed-use destination. The project proposes a mix of residential,
office, hotel, health club, retail, and restaurant uses, as well as a landscaped pedestrian
promenade along Rockville Pike. To cnhance the existing Rockville Pike street grid, the
applicant proposes to construct a new cast-west Festival Street connector road and a north-south
extension of Chapman Avenue.

In compliance with the City’s Zoming Ordinance, an Area Meeting will be held to provide you an
opportunity to become fully aware of the applicant’s development intentions and to give you an
opportunity to provide input into the proposed development.

Notice of Area Meeting

Date: Wednesday, August 24, 2011
Time: 7:00 pm
Location: Black IZyed Susan conference room at the City of Rockville City Hall, 111

Maryland Avcnue, Rockville, Maryland 20850
Al this meeting, the applicant will make every effort to illustrate how the property will be

developed and to answer any questions. Additionally a meeting with the City’s Development
Review Coramittee (IDRC) is scheduled for Thursday, September 1, 2011 at 10:00 am at the City

L& 3927 3vI/TI901 000]

7200 Wisconsin Avenue - Suite 800 Bethesda, MD 20814-4842 * 301.654.0504 * 301.654.2801 Fax ' www.linowes-law.com
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LINOWES
AnND | BLOCHER LLp

ATTORMEYS AT LAW

Property Owner or Resident
August 8, 2011
Page 2

of Rockville City Hall. Members of the public are invited to attend these meetings to observe,
howcver these are not public hearings and no testimony will be received. The applicant
anticipates that brictings on the project will be held by the Planning Commission on Scptember
14,2011 and by the Mayor and Council on September 26, 2011 (both to be held at the City of
Rockville City Hall). Public hearings before the Planning Commission and Mayer and Council
will likely be held in late October and November. You may track the status of the project on the
City’s website at: www.rockvillemd.gov/zoning/development/index.html.

Should you bave any questions, please contact Heather Dlhopelsky at 301-961-5270 or
hdlhopolsky@linowes-law.com.

Very truly yours,

LINOWES AND BLOCHER LLP
€ Roterd FPaligmpl, o

C. Robert Dalrymple
;o ,
Heather Dlhopolsky

enc:  Location Map
Project Plan
A copy of “A Citizen's Guide to Development Review in Rockville”

cer Mr. James Wasilak
Mr. Bobby Ray
Mr, Jeremy Hurlbutt
Mr. James Alexander
Mr. Timothy Eden

L&D 15927 13v1/11901.0001
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Twinbrook Metroplace

ATTACHMENT A
ATTACHME

Project Plan Application: PJT2012-00002

ECEiIVIE

Post-Application Area Meeting Sign-In Sheet ’P

August 24, 2011, 7:00 pm

! SEP 0t 2011

COMMUNITY PLANNING
AND DEVELOPMENT SERVICES

City Hall, 111 Maryland Avenuc. Rockville

NT 20

Name

Organization (if any)

Contact Information (Address/Phone
Number)
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Organization (if any)

Contact Information (Address/Phone

Name
Number)
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Project Plan Application — PiT2012-00002 Meeting Minutes/Summary from August 242011
Post-Application Area Meeting

Location: City of Rockville City Hall, Black Eyed Susan Conference Room
Time: Meeting started at 7:05pm and ended at 8:04pm

Attendees

Development Team:

* Jim Alexander: Twinbrook Partners

* Tim Eden: Twinbrook Partners

* Bob Dalrymple: Linowes and Blocher LLP

* Heather Dihopolsky: Linowes and Blocher LLP
*  Chuck Irish; Vika

* Daniel Ashtary: Torti Gallas and Partners

* Elizabeth Maeder: Torti Gallas and Partners

Neighbors:

* Brigitta Mullican: 1947 Lewis Ave

* Chuck Gambrill : 14665 Rothgeb Drive

* len Allen: 15968 Rockville Pike

* Anieur Raspara: 15968 Rockville Pike

* Marguete Sug: 10036 Avenel Farm Drive
* Jeremy Hurlbut: 111 Maryland Ave

* Brian Martha : 1401 Matthews Drive

* Bobby Ray: 111 Maryland Ave

* Daniel Quten: 4445 Willard Ave

* Doug Smallwood: 1592 E. Rockville Pike

Development Team Presentation

Boards

The development team displayed 12 boards in the front of the room for attendees to review. These
boards include images of the project massing, site location, planned street network, existing uses on
site, ground floor plan, third floor plan, fifth floor, plan, building height diagrams, project site plan, and
three boards of photos of similar developments throughout the region,

Tim Eden - e
fimten NECEIVE
Tim introduced the development team members present. ;D
SEP 0 1 2011
'} COMMUNITY PLANNING

AN DEVELOPMENT SFRutrre
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Tim started out the meeting stating that Twinbrook Metroplace is a mixed use site that is a transit
ariented project at the Twinbrock Metro, a good transportation corridor for both the county and city.
The project is located at Halpine Road and Rorkville Pike, Tim revealed the address of the building is
1600 Rockville Pike. The building will be used for residential, office space, hotel, and retail located on
the ground floor,

There are 180 hotel rooms, the residential buildings were designed to be used as apartments but can be
used as condos depending on the market. All streets have residential presence due to the location. The
name of the new street will be called “Festival Street”, it lines up with the entrance to Congressional
Plaza.

In addition the site plan was then explained further, there will be retail on the ground floor of all the
buildings. Tim &lso stated the importance of parks and amenities, as well as “street life” to help
differentiate the community. It will be called Twinbrook Metroplace. Tim then turned the meeting over
the Jim Alexander, who will give specifics on the site plan.

Jim Alexander

Jimn started off with the history behind Twinbrook Metroplace. He mentioned that this is the second
community meeting and that the pre-application submission was filed on April 8th 2011 and the first
community meeting was held on April 28" 2011, Jim described the revisions have been made since
then.

He stated that Festival Street will now be & public street instead of private. The sidewalk widths have
been changed and adjustments have been made. The service alley access route has been telocated
from Chapman Avenue to Halpine Road to previde a much easier access route to the parking garage. All
storm water management vaults have been located within the buildings. Jim also added that the
building is wrapped by retail stores, parking cannot be seen.A section of retail space at the end of the
extension of Chapman Avenue i has been relocated to Chapman Avenue to allow flexibility. Tree
coverage has beenincreased and added in additional areas. Revisions have been made to reduce
building garage footprints.

He concluded that the project will be “greener” and environmentally friendly once completed. The
project plan has been submitted to the city for review. Jim turns the meeting over to Dan Ashtary, the
project’s lead architect,

Dan Ashtary

Dan explained that he will focus on the character and design of the project, He gave details of the urban
design of the site. He stated that all three streets, Festival Street, Chapman Avenue, and Rockville Pike
will become a “park like” experience with seating, plants, and restaurants. He also stated that the there
is also potential for a fountain or a “gathering place” as the focal point of the building. He mentioned
that it is to create a place where people will gravitate to. The focus is to create a place that has a great
entrance for parking, and provide a beautiful entrance to the hotel and better courtsides. He concluded
that he went for a contemporary design that will complement the area.

20-8
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Neighbor Questions/Comments and Development Team responses summarized in matrix form:

After the presentation, the floor was opened to neighbor comments and questions.

Speaker

Questions/Comments

Twinbrook Responses

Brigitta Mullican

She asked about the height of
the buildings?

Jim answered and demonstrated
on one of the twelve boards that
the residential building is 146ft,
the office building is 125ft, the
hotels are 105ft, another
residentiz! building is 144ft, he
then pointed out the height of
another building that is 145ft.

Brian Martin He asked how the WMATA Jim answered that the WMATA
garage entrance affects the garage is already under
project. construction and will not affect
the project.
Brian Martin He asked what the garage above | It will have 3 levels and screened
grade would look like? behind trees. There will be an
attractive apartment building
behind the garage.
Brian Martin He is concerned about the lim stated that it will be a “first
design of the residential building | class” and contemparary
facing the railroad tracks and building design.
behind the building and that it
would take away from the
beauty of the place.
Brian Martin Is there a sense of impact that Jim answered that it is located in

the residents will have regarding
schools?

the Walter Johnson school
district.

Doug Smatlwood

He asked if there will be a traffic
light that will go up at Festival
Street.

There will not be a light at
Festival Street and Rockville Pike.

Babby Ray

When will the next meeting be
held?

Heather Dlhopotsky answered
September 8 --The DRC meeting
will be held.

September 14 — Planning
Commission Briefing.
September 19™ - Mayor and
Council briefing,

Oct/Nov ~ Public hearings,
before Planning Commission and
Mayor and Council,

The dates for Octoher and
November will be determined.

N0
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lim Alexander asked if anyone had further questions, seeing none, the meeting con¢luded arcund
8:04pm.

The above minutes /summary were written by Paula Anderson Client Services Director at Carr
Workplaces., The minutes accurately represent the proceedings of the August 24, 2011 area meeting.
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—_ -

RESIDENTIAL AREA IMPACT ANALYSIS

TWINBROOK METRO m

LT 24,. BLOCK A THE PWE ENGNEERS B PLANNERS MLANDSEAFE ARCHITEC TS M SURVEYORS BGPS SERVICES
PLAT NO. 19548
e O ELE(',(HCI.HON e 20200 CENTURY EOLHEVA%AS&L}#EOF’:OOUH:TE?HMANMW MD 20874
MONTGOMERY NTY. MARYLAND (3011996 - 5100 W FAX (3019162767

GERMANTOWH, WO McLEAN, VA

e

B

230" 3007 1000”

AT 85 cond e il 1 BT SO ALRIAL T = Apr 4 Z0TT AT 75

NOTE: 20X OF LAND AREA WITHIN 1/4 MILE SINGLE—UNIT DETACHED LOTS
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ATTACHMENT 21

LINOWES
AND I BLOCHER LLP

ATTORNMNEYS AT LAW

January 13, 2012 Heather Dlhopoelsky
301.961.5270
hdlhopolsky(@linowes-law.com

VIA EMAIL AND FIRST CLASS MATL
Mr. Jeremny Hurlbutt

City of Rockyville

111 Maryland Avenue, Room 217
Rockville, Maryland 20850

Re:  Twinbrook Metroplace, Project Plan Application No. PIT2012-00002 (the “Application™)
— Affidavit of Public Notice for January 25, 2012 Planning Commission Meeting

Dear Mr. Hurlbutt;

Enclosed and pursuant to Section 25.07.03 of the City of Rockville Zoning Ordinance and
Chapter 4 of the City of Rockville Development Review Procedures Manual, please find the
following materials pertaining to notice of the Planning Commission Meeting for the above-
referenced Application, to be held on January 25, 2012:

» Signed and notarized “Affidavit of Mail Notice”

= A copy of the notification letter and attachments

» A copy of the mailing list

» A copy of the notification area map (included in notification letter)
» (Elsctronic copies of these documents transmitted to you via email)

Please do not hesitate to contact me should you have any questions.

Very truly yours,
LINOWES ANPp BLOCHER LLP

Mo/ D

Heather Dlhopotéky
Enclosures

ce: Mr. Bobby Ray
Mr. Jim Alexander {w/o enclosures)
Mr. Tim Eden (w/o enclosures)
C. Robert Dalrymple, Esq.

**L&R 1723894%1711901.0001

72060 Wigconsin Avenue | Suite 800 | Bethesda, MD 20814-4842 | 301.654.0504 | 301.654.2801 Fax | www.linowes-law.com
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Afildavit of Mail Notice n

Appendix K
Affidavit of Mall Notice

City of Rockville
Dapartment of Community Plarning and Development Services

AFFIDAVIT OF PUBLIC NOTICE

| heraby certify and affirm that, pursuant to the City of Rockville Zoning Ordinanca
MNe. 19-08, | did give notice by mail of the subject application for development approval
to the owners and residents of property that may be affectad by the application as
reflected on the attached mailing list. The names and mailing addresses of the property
cwners were obtained from the most current tax assessment records.

| further affirm that the said notice containg the address and/or other readity
identifiable description of the property logation of the prepossed development and the
date, time and place of the meeting (o be held on the proposed development.

Tuwsinpecook Metcoplace, PIT20OVW-0000 ,wﬁ ’
Application # Applicant Heaiheo Dihopolish

Subscribed and sworn to before me, a Notary Public in and for the Addocne .y fac
State of MWW,«‘LA County of MOW*'%UWWLQ. Aeplicoal
onthis__| "51—%’" day of \\J_MAJWF-{ , 20 (&

Konsr, D, Mot

Notary Public ¢

My Commission Expires: /0 /525[20 (s

’7 1. AFFIDAVIT TO BE SIGNED BY THE APPLICANT

2. ATTACH COPY OF THE NOTIFICATION LETTER, MAILING LIST AND
NOTIFICATION AREA MAP (PROVIDE IN ELECTRONIC FORMAT)

3. PLEASE CALL THE PLANNING DIVISION AT (240) 314-6200 FOR ANY
I QUESTIONS ABOUT THE REQUIREMENTS
[}

Community Planning and Development Services

717
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ATTACHMENT 21

LINOWES
ANDI BLOCHER LLP

ATTORMNEYE AT LAW

January 10, 2012 Heather Dihopolsky
301.961.5270

hdlhopolsky@linowes-law.com

Vid FIRST CLASS MAIL

Re;  Twinbrook Metroplace: Planning Commission Public Hearing for the P'roject Plan
Application No. FIT2012-G0002 for Redevelopment of 1592 Rockville Pike, City of
Rockville

Dear Property Owner or Resident:

Please be advised that Project Plan Application No. PIT2012-00002 has been submitted to the
City of Rockville by Twinbrook Partners LLC and The Northwestern Mutual Life Insurance
Company sceking approval of a Project Plan for redevelopment of 1592 Rockville Pike. The
property is located 600 feet away from the Twinbrook Metro Station, is approximately 6.75 acres
in size, and is bordered by Rockville Pike to the west, the Metro tracks to the east, Parcel N160
to the north, and the Diener property to the south. The property is zoned Mixed-Use Transit
District (MXTD) and is located within the boundaries of the 1989 Rockville Pike Corridor
Neighborhood Plan. The property is currently improved with single-story commercial and
offices uses and surface parking, and the surrounding properties are similarly commereial in
nature and use.

The applicant is asking the City 1o approve this application to allow redevelopment of the
existing, ouidated single-story commercial and affice uses and surface parking into a lively, five-
building, transit-oriented, mixed-use destination. The project proposes a mix of residential,
office, hotel, health club, retail, and restaurant uses, as well as a landscaped pedestrian
promenade along Rockville Pike. To enhance the existing Rockville Pike street grid, the
applicant proposes to construct a new cast-west Festival Street connector road and a north-south

extension of Chapman Avenue.

I compliance with the City’s Zoning Crdinance, the applicant is providing the following
notification:

Notice of Public Hearing/Meeting before the City of Rockville Planning Commission
Date: Tanuary 25, 2012
Time: 7:00 pm

Location: Mayor and Council Chambers
Rockville City Hall
111 Maryland Avenue
Rockville, Maryland 20850

FHLER [707381v1/11901.0001

7200 Wisconsin Avenue | Svite 200 | Bethesda, MD 20814-4842 | 301.654.0504 | 301.654.2801 Fax | www.lintwas-law.com
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ATTACHMENT 21

LINOWES
_ Aanp | BLOCHER e

ATTORMNEYE AT LAaWw

Property Owner or Resident
January 10, 2012

The applicant anticipates that a public hearing before the Mayor and Council will be held within
several weeks of the January 25™ Planning Commission meeting. You will receive a mailed
notice of the Mayor and Council public hearing date as well. You may track the status of the
project on the City’s website at: www.rockvillemd. pov/zoning/development/index.html.

Should you have any questions prior o the meeting, please conlact the assigned City project
olanner, Jeremy Hurlbutt, at (240) 314-8227 or jhurlbuti@rockvillemd.gov. Additional
information regarding the City’s development review process may be found on the City’s
website at; www rockvillemd.pov/povernment/cpds/developmentmanual htmt.

Sincerely,
LINGWES AND BLOCHER LLP
Heather Dlhopolsky

enc:  Locaton Map

Project Plan
A copy of “A Citizen’s Guide to Development Review in Rockville”

ce: Mr. James Wasilak
Mr. Bobby Ray
Mr. Jeremy Hurlbutt
Mr. Jarnes Alexander
Mr. Timothy Eden

&R 170738 1v1/1901.0008

a1 A
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ATTACHMENT 21

RESIDENTIAL AREA IMPACT ANALYSIS

TWINBROOK METRO
LOT

24, BLOCK A THE PIKE EMGINEERE m P AMHCRS w LAWDSCAFE ARCHTECTS  SURVEYORS M GRS SERVICES
FLAT NO, 19548
ROCKWILLE ELECTION DISTRICT 20031 CEMTURY SOULEYAND SINVE 100 8 GERUANIDW, MD 20874
MONTGOMERY COUNTY, MARYLAND : (361)7IE= 4100 M FA (30V)96- 7263

EERMANTNN, WD

HELEAN, YA
> -~ : — =

ANY ~ Rpd O JRIL AT £ 071 &K

250 200 1000°

" — HOTE: 20X COF LAND AREA WITHIN 1/4 MILE SINGLE-UMT DETACHED LOTS
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| A CITIZEN’S GUIDE B Rockvill

Cet Into

to Development Review in Rockuville

What is development review?

Development review is a general term for the City's various procedures to review proposed developments and ensure they comply
with the City's regulations. These Include land uses, engineering, utiliies, stermwater and sediment contral, and treo preservation to
achieve consistent design of the site and refated public infrastructure. As outlined in the Rockville Zoning Ordinance, the City works
with the surrounding property owners, businesses and the applicant during development review. During this process, the City staff
reviews applications for compliance and surrounding neighborhtoods and property owners review and comment on proposed plans.

Rockville’s development review procedures are intended to help assure the bealth and welfare of citizens and achieve high-
quality development that complies with the design regulations of the City Code and addresses the needs of the surrounding
community. These procedures govern all development projects except single—unit, detached residences.

How is development reviewed?
Rockville’s deveiopenent review process includes four phases.

Pre-application

During the pre-application phase, City staff meet with the developer to discuss the proposal; outline the project’s size and
potential impact on neighbors, green spacs, transportation, stormwater management, and other public infrastruciure; learn about
the zoning process; and ask questions. In mest cases the developer will be required fo notify the community of their plans and
hol¢ a2 public meeting for residents to comment on the project.

Application

During the application phase, the developer files the appropriate application materials and meets with City staff to discuss the
propesal and any changes made as a result of the pre-application phase. In most cases the developer will be required to notify the
community of their plans, hofd a public meeting for residents to comment on the project and, in the case of very large projects,
brief the Planning Commission and/or Mayor and Council, Also during this phase, Gity staff reviews the application package and
coordinates with other government agencies ang utilifies that review the application.

Public Meeting

During the public meeting phase, the designated approving authorlty reviews the proposal and any changes made as a result of
community feedback and decides whether 1o approve or disapprove the project. The designated approving authority depends on
the project’s potential impact and could be the Chief of Plansing, Planning Commission or the Mayor and Counctl.

Decision

During the decision phase, Cliy statf issues a decision letter based on the final action of the Approving Authority. Such action
may approve the project as is, approve the project with specific conditiens, of deny the project. The developer signs the letier

acknowledging the decision and returns it with a final set of plans fer inclusion in the public record.

Who reviews and approves development?

Rockville's Zoning Ordinance outlines four levels of development review based on the project's size and potential impact. Each
project is assigned points based on acreage, number of dweliing units, square footage of non-residential space, residential area
impact and traffic impact.

Depending on the number of points earned a project will require one of the following levels of review:

Site Plan Lavel 1- Review by the Chief of Planning

Site Plan Level 2- Raview by the Planning Commission at one meeting

Site Plan Level 3- Review hy the Planning Commission at two meetings; one for review and comment, the second for action

Project Plan- Review by the Planning Commission and Mayor and Gouncil at three meetings; one for an initlal briefing of both,
one for review and recommentation by the Planning Commission and one for revlew and action by the Mayor and Council,
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