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MEMORANDUM

September 2, 2015

TO: Planning Commission

FROM: Nicole Waltets, Plannes IT, CPDS*MW\\\%

SUBJECT:  DBrlefing on Project Plan Application PJT2015-00005 (Amendment to Approved
Exploratory Application for Planned Residential Unit PRU2005-00022 500 West
Montgomery Avenue, also known as Chestout Lodge Parcel "I, Block A

Backpround:

In accordance with Section 25.15.07.e. of the Zoning Ordinance, the applicant NP Chestnut Lodge
LIC) submits the referenced project plan application: 2 proposal to amend previously approved
Exploratory Application for Planned Residential Unit PRU2005-00022, which was approved by the
Mayor and Council’s adoption of Resolution No. 3-06 on Febtuary 6, 2006, With the adoption of
the new Zoning Ordinance in 2009, the PRU for Chestnut Lodge became a Planned Development,
zoned PD-CL (Planned Development-Chestnut Lodge), but subject to the PRU governing
documents.

Planned Residential Unit Exploratory Application (PRU2005-00022), zllowed for 44 residental
dwelling units on the site, consisting of 36 new single family detached homes with detached parages;
the rehabilitation and the reuse of the Little Lodge as 2 single family dwelling unit, the rehabilitation
and conversion of the Main Lodge into seven multi-family units, and the reconstruction of the
existing Icehouse as an accessory structure. Frieda’s Cottage was conveyed to Peerless Rockville for
use as a single family dwelling unit and the Historic District Commission approved the demolition
of the Upper Cottage and reconstruction of the Icehouse as well as the Stable to used as an
accessory to the Little Lodge. The development standazds for the single family lots were to be
consistent with the R-90 zone development standards with regatds to the lot size, maximum lot
coverage and minitum setback requirements.

The Planning Commission approved Detailed Applicadon PRU2006-00224, which was site plan
approval allowing the construction of the new homes, rehabilitation of Historie Structutes, and Off-
Site Improvements. Several amendments to the approved development have occutred. On July 28,
2010, Major Site Plan Amendment Application STP2011-00048, was apptoved by the Planning
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Commission to allow for Michael Harris Homes, (a.k.a Streetscape) to construct 22-30 smaller
homes with revised designs and optional breezeways.

On September 15, 2010, the Planning Commission approved Major Site Plan Amendment
Application STP2011-00056, to allow for the extension of time to complete the Ice house
renovation/rehabilitation.

Backeroun ific to Parcel “T

The Chestnut Lodge subdivision created Parcel I, which was to contain the rehabilitated Main Lodge
building. The size of the property is 71,510 square feet and is zoned Planned Development-Chestnut
Lodge (PD-CL) with a designated equivalent zone of RMD-15 (Residential Medium Density). The
apptoved Concept Plan application, allowed for the rehabilitation and the conversion of the Main
Lodge into seven multi-family dwelling units. (Exhibit 1).

In 2009, the Main Lodge was destroyed by fire. Parcel “I” has since been sold to a new developer.
The applicant filed PAM2015-00082 on March 4, 2015. Subsequent to that, the applicant held the
required pre-application area meeting on Apsl 21, 2015; which was attended by 17 people. A
Development Review Committee meeting (DRC) was held on April 23, 2015 as required, and a
Historic District Commission Couttesy review (HDC2015-00745) was conducted on June 18, 2015.
On June 25, 2015, Project Plan Amendment Application PJT2015-00005 was filed. As requited by
the zoning ordinance, the applicant held a Post Application Area Meeting on July 28, 2015, which
was attended by 16 people, and met with the Development Review Committee on July 30, 2015.

Proposed Development:

‘The applicant (JINP Chestaut Lodge LIL.C) proposes the following modifications to the previously
approved Planned Residential Unit PRU2005-00022: 1) approval of seven (7) townhouse units
instead of seven multifamily units on the former Main Lodge propetty; 2} approval of the maximum
height to not exceed 55 feet. The approved resolution only allowed for new buildings to be 41 feet
tall, and the undetlying zone for the proposed townhouse use (RMD-15) only allows for new
buildings to be 40 feet tall. (Exhibit 2).

Amendment Process

In order to amend previously approved PRU2005-00022, via implementing the development
modifications as requested, the project plan must be formally approved by the Mayor and Council
following a recommendation by the Planning Commission. In accordance with Section 25.14.07.¢.2
of the Zoning Ordinance —Procedure: Any proposal to amend Planned Development Governing
Documents requires the filing of a project plan amendment application with the Chief of Plinning.
Such Application must comply with and will be processed in accordance with the requitements for a
Project Plan as set forth in Article 7 of the Ozdinance.
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In accordance with Section 25.07.07.6. of the Ordinance, the Planning Commission will receive a
btiefing by the applicant on the requested project plan application on September 9, 2015, followed
by a briefing to the Mayor and Council on September 21, 2015. The purpose of the briefings is for
the applicant to inform officials about the proposal, including a project overview and review
schedule.

Following the Mayor and Council briefing, the applicant is encouraged to make any revisions to the
proposal as needed, putsuant to any comments received at the briefing sessions and area meetings.
Such plan revisions will be made before the request is scheduled for consideration by the Planning
Commission, at a regularly scheduled meeting. The Planning Commission must teview the project
plan application, as revised, at a public meeting and provide an opportunity for public comment.
Given that the property is in a Historic Distdet, the HDC will likely conduct a couttesy teview of
the proposal prot to the review.

After its review, the Commmission shall prepare and transmit its comments and recommendation on
the application to the Mayor and Coundil.

Following the Commission teview, the project plan application will be scheduled for a public
hearing by the Mayor and Council. It is at this stage the applicant is encourage to zevise plans based
on comments and recommendations teceived from the Planning Commission. In accordance with
the information provided and testimony presented during the public heating by the Mayor and
Council, they ate charged with making findings as requited by Section 25.07.01.b.2. of the Zoning
Ordinance, with regard to the final project plan application request. If directed by the Mayor and
Council, the applicant must hold another area meeting and receive comments on the proposed plan.
Upon hearing all such evidence from the public hearing and area meeting, if needed, the Mayor and
Council will render a final decision on the proposed ptoject plan via adoption of a resolution. If the
application is approved, the Mayor and Council will establish 2 time period in which construction of
the approved project plan must commence. The Planning Commission must approve a Site Plan fot
the site, and the HDC must apptove the site and building design priot to the construction,

Attachments:

Exbibit 1 A- Maps (Aerial photo and Zoning Map)
Exhibit 2- Project Plan Application (PTT2015-00005)
Exhibit 3- Approved Resolution No. 3-06
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Exhibit 1: Aerial Man o menA

Case Number: PJT2015-00005 Address: 200 W. Montgomery Avenue Parcel "I"

Rockville
e W Project Name: Proposed 7 townhouse units instead of 7 multifamily units

-
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Case Number: PJT2015-00005

Address: 500 W. Montgomery Avenue Parcel "|"

{ .‘ RE AT
ockville
O\ Besbee S Grend Project Name: Proposed 7 townhouse units instead of 7 multifamily units

=
]
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BULLARD

CIR

LEGEND - Zoning Districts

I:[]] R-400 - Residential Estate

Dﬂ R-200 - Suburban Residential

E] R-150 - Low Density Residential

R-90 - Single Unit Detached Dwelling. Restricted Residential
- R-75 - Single Unit Detached Dwelling, Residential

- R-60 - Single Unit Detached Dwelling. Residential
- R-40 - Single Unit Semi-detached Dwelling, Residential
I:' RMD-10 - Residential Medium Density

ﬂIl RMD-15 - Residential Medium Density

- RMD-25 - Residential Medium Density

MXB - Mixed-Use Business

D MXC - Mixed-Use Commercial

MXCD - Mixed-Use Corridor District

MXE - Mixed-Use Employment

w MXNC - Mixed-Use Neighborhood Commercial
@ MXT - Mixed-Use Transition

- MXTD - Mixed-Use Transit District

- PD - Planned Development

Bl P4RK - Park Zone

m IL - Light Industrial

-
L I Rockville city limits

Zoning Overlays

| Clusters

n Historic Preservation Parcels

-y
R Lincoln Park Conservation Overlay

o
i
Planned Developments
= b
Tovn Center Performance District
™ T Twinbtook Metro Performance Distnict

®  Special Exceplions
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EXHIBIT ftachment A

PROJECT DESCRIPTION AND SCOPE OF WORK NARRATIVE
PROJECT PLAN AMENDMENT ~ CHESTNUT LODGE PARCEL “1”
JNP Chestnut Lodge LLC (Applicant)
500 West Montgomery Avenue, Rockville
The subject property consists of 1.68 acres of land in the Planned Development-Chestnut

Lodge (PD-CL) Zone (with a Designated Equivalent Zone of RMD-15) that is located at 500
West Montgomery Avenue, also known as Parcel “I”, Block A of the Chestnut Lodge
Subdivision.

Backeround / Previous Approval

The property is currently improved with only an asphalt private driveway, but at one time
was the site of the historic Main Lodge building at Chestnut Lodge. The original Chestnut
Lodge Exploratory Application approval (PRU2005-00022) contemplated the rehabilitation and
conversion of the historic Main Lodge structure into seven (7) multi-family luxury condominium
units with an underground garage. The rehabilitation/conversion plan included an addition to the
Main Lodge that would have housed three of the seven multi-family units designed as “one-level
tlats”. The other four units were to be two-story townhouses configured as two-over-twos within
the existing Main Lodge structure.

The original Exploratory Application covering the entire Chestnut Lodge property
approved a total development density of 44 residential dwelling units. The total density
approved by the Mayor and Council was based on the level of development afforded by the then-
applicable RS zoning classification on the property and was deemed consistent with applicable
recommendations found in the City’s Comprehensive Master Plan, which also recommended

application of R-90 development standards as it related to minimum lot size, maximum lot
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EXHIBIT 2Attachment A

coverage and minimum setback requirements. (See pages 2-14 and 2-15, City of Rockville
Comprehensive Master Plan, Adopted November 12, 2002) The present Project Plan
Amendment application continues to comply with all Master Plan recomumendations relating to
the Chestnut Lodge property. The project’s total density of 44 units was calculated by dividing
the property’s total acreage by the minimum lot size in the RS Zone, which was 20,000 square
feet, resulting in a density of 44.4 units (20.4 x 43,560/20,000). Accordingly, the Mayor and
Council approved development of 44 residential dwelling units on the Chestnut Lodge property
as follows: 36 new single family detached homes, the rehabilitation and sale of the Little Lodge
as the 37" single family detached residence, and the rehabilitation and addition to the histaric
Main Lodge building to a create seven (7) Juxury condominiums with underground parking.

The single family detached portion of the Chestnut Lodge project has been completed.
Unfoi'tunately, however, due to the loss of the historic Main Lodge structure in a catastrophic fire
in 2009, it has become infeasible to achieve the seven (7) remaining multi-family condo units as
originally contemplated.

Project Plan Amendment

Accordingly, the current property owner of Parcel “I” has filed a Project Plan
Amendment application that proposes to construct a total of seven (7) townhouse units on Parcel
“I” in a configuration similar to what the original Main Lodge and new addition would have
occupied on the site. Careful attention has been given to the propesed architectural design of the
new structure. As evidenced by the Preliminary Building Elevation provided with this Pre-
Application Meeting submission, the proposed design exudes a refined Victorian-era style that is

not only reminiscent of the historic Main Lodge that once graced the site, but specifically
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incorporates certain architectural elements, such as the tower and wrap-around porch, that had
made the Main Lodge so visually distinet,

The proposed Project Plan submitted with this Amendment application continues to
comply with the development standards previously approved in the Chestnut Lodge Exploratory
Application for the Main Lodge parcel as follows:

APPROVED IN CHESTNUT LopGE PROPOSED BY PROJECT PLAN
EXPLORATORY APPLICATION
(PRU2005-00022)

Lot Area Min. 9,000 SF 71,510 SF
Building Height Max. 63 feet Bldg: 48 feet
Tower: 55.5 feet
Lot Coverage Max. 25% _ 17.71%
Setbacks '
Front Yard (Bullard Circle) Min. 30 feet Min. 30 feet (closest point is at NE
corner of Unit 7)
Side Yard
Min. 11 feet 68 feet
Rear Yard
Min. 25 feet 52 feet

Compliance with Comprehensive Master Plan

As previously indicated, the subject Project Plan Amendment complies with all
recommendations relating to the Chestnut Lodge property found on page 2-15 of the City’s
Comprehensive Master Plan cited below. In particular, it does not exceed the total level of
residential density (44 dwelling units) originally afforded by the property’s former R-S Zone and
approved for the Chestout Lodge property in PRU2005-00022.

“A residential use on the property may be acceptable if the historic buildings and
trees are protected, Development under a Special Development Procedure, such

as... Planned Residential Unit (PRU), is recommended if the historic and tree
preservation goals are achieved. Development under the Planned Residential
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Unit development procedure is preferred for its flexibility in site design. However,
the number of new residential dwellings on the property should be limited to the
base level of development afforded by the R-S Zone, and by the goal of this plan
1o retain the setting of the historic structures and treed area along West
Montgomery Avenue with as litile disturbance as possible. The governing
mininum lot size, maximum lot coverage and minimum setback requirements that
apply fo the property shall be those of the R-90 Zone in order that the new
development be compatible with existing surrounding neighborhoods, In addition,
landscaped buffer areas must be provided on the eastern, southern and western
property boundaries, adjacent to existing residential dwellings. Given the
property’s relationship to the historic character of the West Montgomery Avenue
streetscape, it is appropriate for an expanded portion of the property to be
located within the West Montgomery Avenue Historic District, and for addjtional
design review of new structures on the remainder of the site by the HDC to ensure
their compatibility....”

Moreover, “townhouse dwellings” are a permitted use under the property’s Designated
Equivalent Zone of RMD-15. (See Section 25.11.03.a of the Zoning Ordinance)

The Project Satisfies All Other Applicable City Laws

Landscape, Screening and Lighting Manual — The Landscaping Plan submitted with this
Amendment application fully complies with applicable provisions of the Landscape, Screening
and Lighting Manual. The tree cover and other landscaping measures shown on the Landscaping
Plan incorporate requirements of the Forest and Tree Preservation Ordinance as further reflected
on the Project Plan’s associated Amended Forest Conservation Plan. The existing lighting along
Bullard Circle, approved and installed as part of the original Chestnut Lodge Exploratory
Application, will remain unaffected by the subject Project Plan. No additional lighting is
proposed, other than building mounted fixtures that will not produce glare or trespass onto

adjacent properties.
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Adegquate Public Facilities — The Property will be served by adequate public facilities as

follows:

>

Water and Sewer: The Applicant has filed a water and sewer anthorization
request,

Roads: A Traffic Impact Study is not required for this project as the proposed
use is projected to generate less than 30 net new peak hour trips. Rather, a
Transportation Statement has been prepared and submitted in conjunction
with this Project Plan Amendment application as required by the City’s
Comprehensive Transportation Review manual.

Utilities: Electric and gas service connections are proposed at the distribution

lines in the right-of-way immediately adjacent to the property line.
Schools: The subject property is served by the Richard Montgomery Cluster —
in particular, Beall Elementary, Julius West Middle School and Richard

Montgomery High School. In accordance with the Montgomery County
Student Generation Rates for Housing Types utilized by Montgomery County
Public Schools (dated December 6, 2013) and applied by the City to assess
student generation of proposed residential projects, the proposed seven (7)
unit townhouse project will generate the following number of students: 1.162
students at the elementary grade level, 0.504 students at the middle school
level, and 0.693 students at the high school level. Based on the recent
amendment of the City’s APF Schools Test to be consistent with the Count'y"s
methodology, there is adequate capacity at all grade levels to support the
subject Project Plan Amendment.

Parking - In accordance with Zoning Ordinance Section 25.16.03.d., two parking spaces

are required for each townhouse dwelling unit with 3 or more bedrooms. All of the proposed

townhouse units will have 3 or more bedrooms. As such, a minimum of 14 parking spaces are

required. The two (2) “end” townhouse units will have a three-car garage, while the remaining

five (5) units will have a two-car garage, for a total of sixteen (16) private garage spaces. All the

units will be able to accommodate at least two additional guest parking spaces behind their
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respective garages. Three (3) additional visitor spaces are proposed to be located along the west

side of the private driveway. No bicycle parking spaces are required.

Signage — Signage for the Chestnut Lodge development currently exists at the front

entrance of the site on West Montgomery Avenue, which is not proposed to be changed.

Public Use Space — Not applicable.

Conclusicn

The subject Project Plan Amendment satisfies all the required findings of Section

25.07.01.b.2 in that it:

L.

Does not adversely affect health or safety of persons residing or working
in the neighborhood;

Is not in conflict with the Plan;

Will not overburden existing and programmed public facilities as provided
in the adopted Adequate Public Facilities Standards;

Will not constitute a violation of any provision of this chapter or of pther
applicable law; and

Will not adversely affect the natural resources or environment of the City

or surrounding areas.
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For the reasons identified herein and based on all plans and supporting materials submitted in

conjunction with this subject application, we urge the Mayor and Council’s approval of the

foregoing Project Plan Amendment.

Respectfully submitted,

MILLER, MILLER AND CANBY

By:

So .

/ Soo Lee-Cho, Esq.

AZ13

200-B Monroe Street
Rockville, MD 20850
(301) 762-5212
slcho@mmeanby.com

Attorney for the Applicant
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EXHIBIT &tachment A

Maximum
Maximum Misimum Building . -
Zone Pensity — Trf%;.‘::w Tract Coverage Setbacks Mﬁﬁ"}::m }J:e dillgtoil;?:ls
DUfAcre ' Frontage {percent of 5 g
fract area)
. 25 feet from a public street
Mms.q2{k000 or tract boundary, except 50
R;;;?;i:::l 10 acres fee;zzzlzzc;m); of Accessory buildings
o -~ o
Density 10 max. unless 50 f. 25% designation. Setbeck from a 351, fimited to 15 feet building
otherwise : height.
RMD-10) recommende public street may be reduced
d in the Plan where recommended in the
Master Plan,
25 feet from a public street
or tract boundary, except 50
feet from a roadway of
Residential arterial or greater e
v L Accessary buildings
Medium o designation, Setback from a . Lo
Density 15 1 acre 50 ft. 30% public strect may be reduced 401t limited 10}: e5]_ é‘:l:.t building
(RMD-15) where recommended in the
Master Plan,
Maxinum
Maximum Minimum Building . .
Zone Density — Trf ?\E}[ﬁ:w Tract Coverage Setbacks Mﬁﬁ;ﬂr:m 1‘;: dcll:!:: ‘0;115
DU/Acre ' Frontage (percent of = &
tract area)
Accessory buildings
[imited to 15 feet building
height,
Where the tract adjoins
25 feet from a public street property within any Park
or tract boundary, plus 3 feet Zone or within any
for each 1 foot of building residential zone where
A leight above 45 feet. single unit detached or
R;;'i‘f:;al semi-detached
D° n 25 2 acres 100 1, 30% Main buildings must be set R development exists,
(Rl\jg)mgyﬁ back from each other ¥ the N buitding height must not
-23) height of the building, plus 3 exceed a 30 degree
feet for each 1 foot of proximity slope that
building height above 45 begins at the common
fect. property boundary
See Sec. 25.17.06
regarding building
shadow regulations.

b. Moderately Priced Dwellings — The Mayor and Council in approving a Project Plan
application, may authorize an increase in the maximum number of dwelling units
herein permitted where moderately priced dwelling units are included in the

City of Rockville, Maryland 5
Zoning Ordinance — Article 11
Aldg



O O
Appligation for

) Project Plan Application/Amendmeff

Gity of Rockville

Department of Community Planning and Development Services

111 Maryland Avenue, Rockville, Maryland 20850
Phone: 240-314-8200 « Fax: 240-314-8210 « E-mail: Cpds@rockvillemd.gov Web site: www.rockviliemd.gov

Type of Application; _
I Project Plan ¥ Project Plan Amendment (major) ¥ Project Plan Amendment (minor)

Please Print Glearly or Type

Praperty Address Information 500 West Montgomery Avenue, Rockville, MD 20852

Subdivision Chestnut Ledge Lot (§) Parcel "I" Block A
Zoning PD-CL Tax Account (S} 04-03594801 ‘ ,

Applicant Information:
Flease supply Name, Address, Phone Number and E-maiil Address

Applicant JNP Chestnut Lodge LLC - James Proakis, 2428 38th Street NV, Washington DC 20007, (240) 876-00885;
iproakis@jnpcap.com

Property Owner_Same as Agplicant

Architect_Creaser/O'Brien Architects - Randy Creaser, 1420 Q Sireet NW, Suite 300, Washingtan DC 20008,
(202) 289-b00T1; randy@creaserobrten com

Engineer_Dewbenv —~ Dan Pino, 201 Gaither Road, Suite 340, Rockville, MD 2085Q; (301} 337-2863;
dpino@dewberry.com

Attorney Miller, Milter & Canby, Chartered -- Son Lee-Cho, Esa., 200-B Monroe Street, Rockville, MD 20850
{301) 762-5212; slcho@mmcanby.com

Project Name CHESTNUT LODGE - PARCEL "I
Project Description Amendment of Chestnut Lodge Exploratory Approvals in re Main Lodge New Construgtion

STAFF USE ONLY

Application Accepta ce; Application Intake:

Application # I Tpdols= sopnt OR DateReceived 4 /‘-.?5' g
Pre-Application Reviewed by /

Date Accepted Date of Checkiist Review

Staff Contact Deemed Complete: Yes D Ne D

A%420



Application Information:

Level of review and project impact;
This information will be used to determine your projects impact, per section 25.07.02 of the Zoning Ordinance for Projgct Plan
and Site Plan appfications oniy.

Tract Size 1.68

Residential Area Impact

acres,

100 %

Traffic/ Impact/trips 2 et new peak

9

S

# Dwelling Units Total 7

@

Square Footage of Non-Residential 0

EXHIBIT ftachment A

Proposed Development:

Retail 0 _ Sq. Footage
office 0 Sq. Footage
Restaurant © 8q. Footage
Other Sq. Footage

Existing Site Usa(s} (to include office, industrial, residential, commercial, medical efc.)
The site is currently vasant, but was once home to the historic Main Lodae building, which was lost in a fire in 2009,

Detached Unit

Duplex

Townhouse

Attached

Multi-Family

Live

mpoy ©

Pafkiﬂg SpaGBS 3 visitor spaces

Handicapped

# of Long Term 0

# of Short Term ©

Estimated Points Tolal:
To complete the table below, use the information that you provided above to calculate your total points from the chart below.

Points/Elements 1 2 3 3 - Points
Tract size - Acres 1 or fewer 11t025 26105 5.1 or greater 2
Dwetling Units 5 or fewer 61050 5110 150 151 or greater 2
Square Footagé of 5,000 or fewer 5,001 to 10,000 10,001 to 50,000 60,001 or greater 0
Non-Residental Space square feet square feet square feet stuare feet
No resigential 35% of area within | G65% of area within  { Developmant is within 4
Residential Area development ina | 1/4 mile of the preject | 1/4 mile of the project | single-unit detached
impact residental zone within { area is comprised of | areais comprised of unif area.
1/4 mile of the project| single-unit detached | single-unit defached
residental units residential units
Trafic impact - Net | Fewsr than 30 trips 30-74 trips 75-149 trips 150 or more trips
new peak hour ttips 1
Points Total*
The total of the poinis determine the level of nolification and the approving authority . 9
PJT Page 2
10010

AL



; m EXHIBIT Zttachment A

Based on The Impact Total Your Project will he:

1 Praject Plan Amendment
¥ Project Plan Amendment (major)
Q Project Plan Amendment (Minot)

Previous Approvals: {if any)

Application Number Date Action Taken
PRUZ005-00022 (Resolution No. 3-06) February 6, 2006 Approved

A lefter of authorization from the owner must be submitted If this application is filed Biy anyone other thap the owner.
| hereby certify that] have the authority to make this application, that the application is complete and correct and that | have

read and understand all procedures for filing this application,
—<<—;—’S d—bu/é’

Please sign and date

James Proakis, JNP Chestnut Lodge LLC
June 24,2015

PJT | Page 3
1610
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Application Checklist:
The following items are to be furnished as part of this application:
Compieted Application

Filing Fee {to inciude Sign Fee)

& Pre-Application Meeting Number ~12015-00082

July 28, 2015 @ 6:30pm

and Documentation (Development Review Commitige Mig. notes)
City Hall, Mayor and Council Chamber

Proposed Area Meeting Date including location

™ Concept Site development plan, prepared and certified by a professional englneer. (Twelve (12} copies - Fiftegn (15} ifona
state highway: (size 24 x 36)(folded to 81/2 X 11)

?Lfezfr; peded Approved NRI/FSD (Natural Resources Inventory/Farest Stand Delineation Plan)

Preliminary Building Elevations & Flaor Plan (3 copies)

CTR {Comprehensive Transpartaticn Review) Report ~with fee acceptable fo Public Works (copy to GPDS).
Concept Landscape Plan (6 copies) (size 24" X 36"} {folded to 8/1/2" X 117},

Prefiminary Forest Conservation Plan (FCP)

Submitted iqa Appreved Stormwater Management Concept Plan (Approved SWh Concept not required per B. Ray) |
DPS,

Project natvative to include statement of justification that addresses compliance with all relevant Sections of the Zoning
Ordinance, Including but not limited to:

~Gomprehenslve Master Plan and other plan regulations
~Master Plan other Plans and Regulations

sMixed Use Development Standards, including Layback slope and shadow study (Section 25.13)
<Landscaps, Screening and Lighiing Manual
-Adequate Public Facilities (Section 25.20)

-Parking (Section 25.16)
-Signs (Section 25.18) JUN 9 % 201
-Public use space (Section 25.17) oMUY ? LANNING :

-Water and sewer information for hydraulic review r 410 DEVELOPYENT SERVICES BIER
[ Additional lnformation as requested by staff
¥ Electronic Version of all materials (pdf format acceptable)

Fire protectton site plan

Comments on Submittal: (For Staff Use Only)

PJT ' Page 4
\ 10/10
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K RANSPORTATION ransporiation Planning

Site Access Analysis
El oLuTIONS, inc.

1] NTE.GRATED Q (‘) EXHIBIT Zyttachment A

C. CRAIG HEDBERG

President
To: Mr. Emad Elshafei
Chief of Traffic and Transportation
From: C. Craig Hedberg PTP
Date: June 24, 2015

Subject: Transportation Statement ~ Chestnut Lodge Project Plan Amendment

This Transportation Statement summarizes the trip generation and transportation amenities associated with
the Chestout Lodge Project Plan Amendment. This Amendment involves substitution of 7 Town House
Dwelling Units (THDUs) for the 7 Luxury Condominiums that were included in the Chestnut Lodge Project
Plan approval.

A. Introduction, a_nd Trangportation Context

The Chestnut Lodge Property was originally approved. for 37 Single Family Dwelling Units (SFDU’s) and
7 Luxury Condominiums. The SFDU’s have been constructed, and, in light of current market conditions,
7 Town House Dwelling Units (THDU"s) are being proposed as a substitute for the Luxury Condominium
units (the multi-story structure that was to be renovated to accommodate the Luxury Condomininms has been
destroyed by fire). Exhibit  shows the location of the Chestnut Lodge Property.

The site is served via a single public residential strest, Bullard Circle, which intersects West Montgomery
Avenue (MD 28) opposite Laird Street at a signalized intersection. The northbound approach of Bullard
Circle to West Montgomery Avenne consists of a through/left tum lane and a dedicated right turn lane. The
posted speed on West Montgomery Avenue is 30 mph. West Montgomery Avenue consists of 2 single
through lame in the east-west direction, as well as a center left turn lane. The MD SHA traffic volume map
shows the 2014 AADT on West Montgomery Avenue to be 27,622 vehicles/day. Accessible Pedestrian
Signals (APS) and Countdown Pedestrian Signals (CPS) have recently been installed at this intersection, and
the traffic signal heads are also being upgraded.

There are brick sidewalks on both sides of West Montgomery Avenue, with concrete aprons in the south

quadrants of the intersection containing curb ramps. There are bus stops immediately east of Laird

Street/Bullard Ciicle, with a bus shelter located in the southeast quadrant of the intersection. There are

additional bus stops fo the east and west along West Montgomery Avenue. Ride On Routes 54 and 63 serve

the stops located adjacent to the Chestnut Lodge access point. Within Rockville, both routes largely serve

the area west of 1-270 before traversing West Montgomery Avenue en route to the Rockville Metro Station.
_ Schedule/route information for both Ride On routes are included in Attachment B.

a). Ride On Route 54 links the Lakeforest Transit Center in Gaithersburg with the Rockville Metro

10440 Little Patuxent Parkway, Suite 900
Columbia, Maryland 21044-3502
(410) 740-8784 FAX (410) 740-8704
email: itsmd@verizon.net

A8 24
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s p—l

station. Sexvice is provided from approximately 5:00 AM to 12:00 AM at half hour headways during
the week, 7:00 AM to 10:00 PM on Saturday, and 7:00 AM to 8:00 PM on Sunday.

b). Ride On Route 63 runs between the Shady Grove Metro station and the Rockville Metro station.
Route 63 provides weekday service between approximately 6:30 AM to 8§:30 PM. Buses run at 30
minute headways.

B Trip Generation,

Table A below summarizes the weekday peak hour trip generation comparison between the 7 THDU s that
are proposed and the previously-approved 7 Luxury Condominium Units. The trip generation rates for the
THDU’s were taken from the M-NCPPC LATR/TPAR Guidelines; the trip generation rates applied to the
7 Luxury Condominium units are from the Institute of Transportation Engineers {ITE} (9" Edition) Trip
Generation Manual, which includes a category (Code 233)- specifically titled “Luxury
Condominium/Townhouse™. The trip generation sources are included in Attachment A.

Table A
Weekday Peak Hour Trip Generation
7 THDUs vs. 7 Luxury Condominiums

AM Peak Hour PM Peak Hour
Weekday Peak Hour Trip Generation Comparison
7 THDU s vs. 7 Luzury Condominiums In Out { Totalf In Out | Total
7 Town House Dwelling Units (THDU's)
M-NCPPC Trip Generation Rates (<100 DU’s) 0.08 | 040 | 048 || 0.56 | 027 | 0.83
A. 7 THDU’s Weekday Peak Hour Trips 1 3 4 4 2 6
7 Luxury Condominiums
Luxwry Condominiums Trip Generation Rate 0.13 1 043 { 056 || 0.35 | 0.20 | 0.55
(ITE Code 233)
B. 7 Luxury Condominiums Weekday Peak Hour Trips 1 3 4 3 I § 4
m*%

Net Weekday Peak Hour Trip Change (A - B) 0 0 0 1 1 2

The substitution of 7 THDU’s for 7 Luxury Condominiums will result in a no projected peak hour trip
increase in the weekday AM peak hour and a projected increase of 1 inboumd trip/1 outbound trip in the
weekday PIM poak hour, The weokday trip intpaet is thorefore de minimis vwith this substitution.
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C. On-Site Transportation.

As seen on the site plan accompanying this submission, the linkage between the site and the surrounding
roadway network is provided by Bullard Circle. At the intersection with West Montgomery Avenue, Bullard
Circle consists of a single 14' inbound lane and two 11' outbound lanes. South of this intersection, Bullard
Circle narrows to a pavement width of 26" associated with a secondary residential street. This roadway
provides the vehicular access to the single family residences within the Chestnut Lodge commuaity. A five
foot brick paver sidewalk on the east side of Bullard Circle provides pedestrian access between the Chestnut
Lodge community and the brick sidewalks along both sides of West Montgomery Avenue, The brick paver
sidewalks extend on both sides of Bullard Circle as it extends through the single family residences of
Chestnut Lodge.

The subject Town House section of Chestnut Lodge is located on the west side of Bullard Circle in the
location previously occupied by the multi-story structure that was to house the Luxury Condominium Units
(which has been destroyed by fire). Seven units are proposed, with all the units facing Bullard Circle. The
two end units have three car garages, while the remaining five units have two car garages. The garages are
located to the rear of the units and will have access from the existing 18’ private driveway currently serving
asingle family residence located southwest of the Town House site. This private driveway intersects Bullard
Circle approximately 200 feet south of West Montgomery Avenue. There are three (3) guest parking spaces
located on the west side of the private driveway, immediately northwest of the THDU’s.

Pedestrian access from the Town Houses will be integrated into the pedestrian network serving the existing
single family section of Chestnut Lodge. A semi-circular pedestrian walk is planned in the front of the Town
Houses that will align with the lead-in walkway conuections between the existing pedestrian walkway to the
east of Bullard Circle and the pavement edge. The aligned pedestrian cormections on each side of Bullard
Circle are handicapped accessible. In addition to the semi-circular pedestrian walkway in front of the Town
Houses, a pedestrian connection is planned between this walkway and the guest parking located on the west
side of the private drive.

Bicycle access is provided on strest within the development, Bicyclists from Chestout Lodge residences can
access the existing designated shared use lanes on Anderson Avenue by crossing at the Bullard Circle
signalized intersection at West Montgomery Avenue and then proceed up Laird Street.

The Town House section of Chestnut Lodge will be served by the same trash pickup as is currently being
provided to the single family section of the Chestnut Lodge community. Trash pick-up locations, utility
infrastructure, right-of-way lines, buffer areas, lighting, ete. are illustrated on the accompanying site plan.

ce: My, Jim Proakis
Soo Lee Cho, Esq.
Attachments

461 chestmitCTR3
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Ride On Route Schedules
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ATTACHMENT B

Trip Generation Sources
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Table A-3
Fast Food Restaurants

| Formula/Rate . Directional Distribution
Weekday peal-hour Develop trip-generation rates AM PM
trip-generation rates of  based on driveway counts from

o L Enter Exit Enter  Exit
fast food restaurants exisling similar  fast food

vary based on theirtype restaurants at similar locations 53% 47%  B3% 47%
of menu selection {e.g., (&.g. McDonald's Restaurant on
hamburgers vs. tacos major highways} if data are
vs. chicken) and their available or can be obtained

location relative to from previous studies.
traffic volume on the
adjacent roadway. Otherwise, use ITE trip-

generation data.

Table A-4
Residential

. ApplicableSize ' Formula/Rate Directional Distribution
. Under 75 units 75 units or over AM PM
Single-Family AN T=0.95 () A
Detached BN T= 141 U) AM: T=0.82(U) + 25 Enter Exit Enter Exit
' - PM: T=0.82(U)+21 25% 75% 64% 36%
Under 100 units 100 units and over AM M
AME: T=0.48 {0 T =
Townhouses o T 0,85 iU AM: T=0.83(U)- 5 Enter Exit Enter Exit
 T=0.83) PM: T = 0.48 (U) + 35 17% 83% 67% 33%
Garden and Mid-  Under 75 units 15 units and over AM M
Rise Apartments AM: T=0.44 (U
p- ) ) AM: T=040()+3 Enter Exit _ Enter Exit
{one to nine stories) PM: T=0.48{U} PM: T=0.47 (U} + 1 0% 80%  66%  34%
AH}gh-Rlse Under 100 units 2100 units and over AM PM
partments -
aM: T=0.40 {U) AM: T=0 + .
»T=029(U)+ 11 Enter Exit Enter Exit
{ten or more PM: T = 0.46 (U)
stories} ) ’ PM: T=0.34{U)+12 o8%  TE%  61% 39%

= waekday peak-hour vehicle trips U = housing units

Note: For residential units In the Bethesda, Friendship Heights, and Silver Spring CBD Policy Areas, use
Appendix C. For residential units in all other Metro Station Policy Areas, the number of trips in Table A-4 may be
reduced by 18 percent.

Page 50 Local Area Transportation Review and Policy Area Mobility Review Guldelines  M-NCPPC
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\_J 4 chment A

Luxury Condominium/Townhouse
(233)

Average Vehicle Trip Ends vs: Occupied Dwelling Units
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Number of Studies: 4
Avg. Num. of Cccupied Dwelling Units: 110
Directional Distribution: 23% entering, 77% exiting

Trip Generation per Occupied Dwelling Unit

Average Rate Range of Rates L Standard Deviation
0.56 0.50 - 062 -
Data Plot and Equation Cauttion - Use Carefully - Smail Sample Size

a0

T = Average Vehicle Trip Ends

40 T ¥ T T T : v ; T T T 7 ? v
80 90 104 110 120 130 140 150 160

X = Number of Occupied Dwelling Units

X Actual Data Points Fitted Crve ~ Teeee Average Rata
Fitted Curve Eguation: Ln(T) = 0.76 Ln{X} + 0.54 A% =0.93
Ttip Gane@tyn. gth Edition @ [nstltute of Transportation Engineers 437
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Luxury Condominium/Townhouse

O

b

(233)

Average Vehicle Trip Ends vs:
On a:

Numbper of Studies:
Avg. Num. of Occupied Dwelling Units:
Directional Distribution:

Occupied Dwelling Units

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

4
110
63% entering, 37% exiting

Trip Generation per Occupied Dwelling Unit

Average Rate

Range of Rates

Standard Deviation

0.48

0.55

- 0.63

0.74

Data Plot and Equation

Caution - Use Carefully - Small Sample Size

100

I R

au-« PR

Average Vehicle Trip Ends

T=

30 T = i

100 130

¥ Actual Data Paints -

Fitted Curve Equation: T = 0.78(X) - 25.28

120 130 t60

X = Number of Occupied Dwelling Units

Fitted Curve Average Rate

R% =009

438
B3

R936

Trip Generation, 8th Edition e institule of Transportation Enginesrs
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EXHIBITAttachment A

Re.sél-ution No. _3-06 _ ~- RESOLUTION: To ap;;-rove, with conditions, the .
: exploratory application for Planned
Residential Unit Application No.
PRU2005-00022, as modified,
Chestnut Lodge Properties, Inc.,
Applicant
WHEREAS, Chestnut Lodge Properties, Inc., 7979 Old Georgetown Road, Suite 800,
Bethesda, Maryland 20815, filed Planned Residential Unit Exploratory Application PRU2005-
00022, for a residential development on the approximately 20.43-acre Chestnut Lodge site
iocat;:d at 500 West Montgomery Aveﬁue. The site is generaliy south of West Montgomery
Avenue, west of Thomas Street, ﬁorth of Autumn Wind Way and east of Tall Grass Court andl
Henson Oaks Lane, including appro:;imately 7.69 acres (335,093 sq. ft.) located within the West
Montgomery Avenue Histc;ric District as well as the Rose Hill Bamn portion of the Rose Hill
Farm Historic District consisting of approximately .80 acre (35,000 sq. ft.). The site is currently
improved with seven structures of historic .signiﬁcance, including the main Chestnut Lodge
hospital facility known as the “Main Lodge,” the former home of Dr. Bullard known as the
“Little Lodge,” the former home of Frieda Fromm-Reichmann known as “Frieda’s Cottage,” the
former Nurses’ residence known as the “Upper Cottage,” the Icehouse, the Stable, and the Bamn
with an attached Creamery; and
WHEREAS, as originally filed, Exploratory Application PRU2005-00022 requested
approval of 44 residential dwelling units on the site consig%ing of 36 new single family detachec‘l
homes with detached garages, the rehabilitation and reuse of the Little Lodge as a single family
dwelling unit and the rehabilitation and conversion of the Main Lodge into seven multi-family

units, with the reconstruction of the existing Icehouse as an accéssory structure. The Application

also proposed conveying Frieda’s Cottage to Peerless Rockville, Inc. for its use as an
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EXHIBIT 3\ttachment A
* Resolution No. _3-06 T .
eleem;)synary %ns.timﬁ;)n, conveying the Bam/Creamery to the owners of the adjacent Rose Hill l
Mansion property, and placing the 8 acre open space within the West Montgomery Historic
District in a conservation and maintenance easement; and

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

WHEREAS, on July 21, 2003, the Rockville Historic Di.strict Commission approved the .
Applicant’s request (HDCZOOS-eOOISBG) to demolish‘ the Upper Cottage and reconstruct the Icehouse
at £he Chestnut Lodge property; and

| WHEREAS, consisten.t with the Histt.)ric District Commission’s actions, the Applicant

modified its proposal to L;rovide for the .reconstruction of the Stable as an accessory use 1o the
Little Lodge; and | :

WHEREAS, pursuant to Seﬁtioﬁ 25-556 of the Zoning and Planning COrdinance, the '
Planning Commission, at its meetings of August 15, 2005 and September 14, 2005, revie‘wed the
subject applica;tion as modified and on a motion approved by a 5 to 1 vote recommended
approval of the proposed development, as modified, and subject to certain conditions. By
memorandum dated September 23, 2005 the Planning Commission’s recommendation was
transmitted to the Mayor and Council; and

WHEREAS, pursuant to Section 25-557 of the Zoning and Planning Ordinance, the
Mayor and Council gave notice that a public hf;aring on said Application would be held by the
Mayor and Council of Rockville in the Council Chambers at Rockville City Hall on September
26,2005, at 7:00 p.m. or as soon thereafter as it may be heard, at which parties in interest and

citizens would have an opportunity to be heard;and . .
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EXHIBITAtachment A
Resolution No. _3-06 -3- .
l WHEREAS, on September 26, 2005, the said Application came on for hearing at the time
and place indicated in said notice; and
WHEREAS, on December 13, 2005 the Mayor and Council conducted an on-site meeting
s0 as to better understand the site conditions and to discuss issues pertaining to the proposed
development; and
WHEREAS, the Mayor and Council further considered the Application at its meetings on. -
November 28, 2005 and January 9, 2006; and
WHEREAS, the Applicant further modified the proposal so.as to provide for the
rehabilitation of the Barn/Creamery for use as an accessory structure to one of the new single
- family detached houses, along with certain other modifications to address concerns raised by the.
Mayor and Council; and
: . WHEREAS, said matter having been fully considered by the Mayor and Council, the
Mayor and Council having found and determined that the proposed development, as modified,
and subject to the requirements and conditions set forth herein:
1. WILL NOT AFFECT ADVERSELY THE HEALTH OR
SAFETY OF PERSONS WHO WILL RESIDE OR WORK IN
THE NEIGHBORHOOD OF THE PROPOSED
DEVELOPMENT.
2. WILL NOT BE DETRIMENTAL TC THE PUBLIC
WELFARE OR INJURIOUS TO PROPERTY OR
IMPROVEMENTS LOCATED OR TO BE LOCATED IN OR
ADJACENT TO THE DEVELOPMENT AND IS
COMPATIBLE WITH THE ADJACENT AND
SURROUNDING COMMUNITY.
The proposed single~family and condominium residential development, as conditioned

l below, is comparable to the density of the surrcunding neighborhoods while providing adaptive

reuse-of the major historic structures on the site as dwelling units — the Main Lodge building,.the
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EXHIBIT 3l\ttachment A

Resolut.ion No. _3-06 -4

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

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

Extensive landscape buffers surrounding the new development will mitigate any negative
aesthetic impacts of the development, including the size and height of the new homes and

| garages, on the surrounding neighborhoods.
3. WILL NdT BE CONTRARY TO THE REQUIREMENTS
CONTAINED IN DIVISION 5 OF ARTICLE X OF THE
ZONING AND PLANNING ORDINANCE.

The proposed development contains certain common areas that will be owned by the
Homeowners Association or similar entity (hereinafter referred to as “Homeowners Association”
or “HOA”), which will serve as open space and neighborhood passive parks. The Mayor and
Council finds that these areas are consistent with the requirements for open space and common

" areas. The Mayor and Council further finds that the location, size, shape and topography of such
areas are well suited for their intended purposes and that preservation of the common area

located in the West Montgomery Historic District portion of the site (identified as Parcels A and
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EXHIBITAtachment A
Resoiution No. _3-06 -5-
l " B onattached Exﬂibit “A”) in its natural state would minimize disruption of the environment and
foster protection of wildlife, natural features, and historic vistas.
4. WILL NOT BE INCONSISTENT WITH THE INTENT
OR PURPOSE OF ARTICLE XiI OF THE ZONING AND
PLANNING ORDINANCE.
The intent and purpose of the Planned Residential Unit (PRU) Special Development
Procedure is to promote a creative approach to development; accomplish a more desirable
environment than would be possible with the strict application of the requirements of the Zoning
and Planning Ordinance, including ‘preserving natural features and providing more open space
than standard requirements; promote the efficient use of land; enhance the appearance and value
of neighborhoods; and provide a cohesive neighborhood that is campatfble with existing
l neighborhoods. The proposed development, with the conditions imposed herein, satisfies these
requirements by producing an attractive and cohesive neighborhood environment with significant
open space and buffers and parkland, while also preserving, through rehabilitatién and lreuse,
significant historic features of the site. ’fhe proposed developrment blends well and is compatible

with the surrounding properties and the adjacent historic districts.

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

The proposed development will be adequately served by City water and sewer service.
The proposed development'is comparable to the density that would be available under '

l the standard development in the R-S Zone. There is no appreciable difference between the
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EXHIBIT Jtachment A

Resolution No. _3-06 -6
minimal number of vehicular tﬁps generated on West Montgomery Avenue by the proposed o .
development under the PRU procedure and the trip generation of a standard development at the
density recommended in the Master Plan for the site. The City and the State Highway
Adminis—tration have an established policy of not expanding West Montgomery Avenue o
accommodate additional vghicular traffic. The various on-site and off-site ir;:lprovements and
other traffic mitigations will help minimize the traffic impact 'o.f the lproposed development by
promoting alternative modes o_f tfansportgtion and facilitating pedestrian access and connectivity.,

Both on-site and off-site storm drainage will be improved as a result of the proposed
project. The use of the two stormwater management ponds, Great Falls and Bullards Park,
Jocated within the Rose Hill community will provide channel protection volume and water
quality volume for the proposed development in accordance with the latest Maryland
Department of Environment’s regulations and guidelines as detailed in the 2000 Maryland ' l
Stormwater Design Manual.

6. WILL NOT PROVIi)E FOR ANY C-1 ZONE USES PER THE MALSTER
PLAN RECOMMENDATIONS
The Master Plan does not recommend any €-1 uses for this development and no C-1 uses
| have been provided; and

WHEREAS, the Applicant has requested and the Mayor and Counecil has agreed to, and

does by virtue of this Resolution, waive and/or modify certain developme;nt standards for the

residential lots and structures thereon, including but not limited to modification of setback

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

! Ordinance 24-05, adopted on November 1, 2005, exempts this development from changes made to the required
findings for a Planned Residential Unit Development pertaining to the adequacy of public facilities.
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EXHIBITAttachment A

Resolutio.n No._3-06 -
only in the rear yard, as reflected on attached Exhibit “A” and in the conditions and requirerﬁe'nts
set forth herein; and

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

WHEREAS, the Applicant has requested and the Mayor and Council has agreed to, a;ld
does by virtue of this Res'c;lution, waive the requirement of section 25-553 of Chapter 25, entitled
“Zoning and Planning,” of the Rockville City Code that land be conveyed to the City as a ppblic
park; stuch waiver being subject to the condition that a public access easement and forest
conservation easement be placed on approximately 213,500 square feet of the front portion of
the development, identified as Parcels A and B on attached Exhibit “A”; and

WHEREAS, the Mayor and Council of Rockville, having made the above-referenced
findings based upon the entire record in Planned Residential Unit Application No. PRU2005-
00022, the Planning Division Staff Report dated Septerlnber 8, 2005, the July 21, 2005 action of
the Rockville Historic District Comunission, the memorandum dated September 23, 2005 to the
Mayor and Council from the Islanning Commission, and including the public hearing held on
September 26,2005 and the December 13, 2005 site visit, has determined that the subject
Application, as modified by the requirem'ents and conditions set forth herein, would promote the
healtﬁ, safety and general welfare of the citizens of the City of Rockville.

NOW, THEREFORE, BE IT RESOLVED BY THE MAYCOR AND COUNCIL OF

ROCKVILLE, MARYLAND, that the Planned Residential Unit Development Application No.
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EXHIBIT Jttachment A

X kesolution No. _3-06 -8-
PRU2005-00022 as modified, be, and the same is, hereby approved, subject to the conditions - '
and requirements set forth herein.

1. The Exploratory Plan. The property shall be dt;:veloped substantially in accordance with
the revised exploratory plan dated January 20, 2006 and attached hereto and incorporated herein
as Exhibit “A” (the “Exploratory Plan™). To th;a extent that there is a conflict between any ;)f the
written terms and conditions in the body of this Resolution and any of the exhibits attached
hereto, the written terms and conditions i'n the body of this Resoiution shall control.

2. LandUse.

a. Tﬁe development shall consist of not more than 36 new single family detached
dwelling uni'ts with detached garages and other related accessory structures, 7 residential _

condominium units (in the Main Lodge building), and two rehabilitated buildings (Little Lodge

and Frieda’s. Cottage) each to be used as single fmnily,detéched ho;:nf:s.g New garages serving .
. the new single family dwelii.ngs outside of the Historic Districts shall be used as garages only and

shall not be converted to any other use. This condition shall be contained in a Homeowners

Association Declaration of Covenants and/or in a covenant recorded on each lot. The

construction of the 36 new single family detached dwelling units is conditioned upon the
reconstruction/rehabilitation of the historic structures as described herein.’ The Planning

Commission and the Historic District Commission may not impose any condition at Detailed

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

process and requirements for that use, _
? Per Section 16.¢. of this Resolution, the reconstruction/rehabilitation of the historic structures shall be completed in

2 Frieda’s Cottage may also be used for any other use allowed in the R-S zone, subject to the applicable approval l
accordance with a construction phasing plan to be approved by the Plannihg Commission.
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EXHIBITAtachment A
Resolution No. _3-06 R B
reduce the number of new single family dwelling units to less than 36 unﬁs or the multi-~family
dwelling units to less than seven (7) units,

b. The development shall also include the reconstruction of the Stable and the Icehouse,
and the rehabilitation of the Rose Hill Barn/Creamery to be used as accessory structures as
approved by the Historic District Commission and Planning Commission at the Detailed
Application stage consistent with the terms and conditions contéined herein,

c. The development shall also include‘ open space to bg conveyed to a Homeowners
Association as common area. Such open space shall include, but not necessarily be limited to
that property identified as Parcels A, B, C, and [ in attached Exhibit “A.” The final boundaries of
the open space areas shall be determined by the Planning Commission at the Detailed '
App‘lication stage. Such open space shall include such improvements and easements as appro‘;ed
by the Planning Commission at the Detailed Application stage consistent with the conditions and
requirements of this Resolution.

3. Development Standards.

The development shall comply with the development standards and uses set forth below
and with those development standards of the R-90 Zone not inconsist_:enf with the standards and
uses set forth below:

a. The new single family detached dwelling units:

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

panels encompassing the street trees.)

* The Applicant may install temporary construction/sales trailer(s) on the site, subject to comp[iancé with zll
applicable permitting requirements.
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EXHIBIT Jttachment A

Resolution No. _3-06 -10-
iii. Minimum rear yard set back: ' l
A. Lots 28 and 37: 11-feet.
B. Lots 17, 18, and 19: 35 feet.
C. All other lots: 25 feet.
iv. Minimum front yard setback measured from the right-of-way line. (Right-of-
way line generally begins at tﬁe front of the sidewalk.) |
A. Front yards abutting Aut}]mn Wind Way (Lots 14, 15 and 16): 30 feet.
B. All other lots: 23 feet.
v. Minimum side yard setback: 11 feet.
vi, Maximum height’ of single family detached dwelling units: 35 feet.

. vii. New detached garages, will bé permitted in the side yards, e}'ccept for lots '
abutting Autumn Wind Way (identified on Exhibit “A” as Lots 14, 15 and 16), where new '
detached garages will be permitted in the front yards abutting Autumn Wind Way and in the side

“yards. New detached structures are subject to the following limitations:
A. Height: not to exceedhljs feet and one story
B. Minimum front yard setback from the public right-of- way:

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

C. Minimum rear yard setback:

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

% Height shall be measured in accordance with the definition of “Building, height of” as contained in Chapter 25, l
“Zoning and Planning” of the Rockville City Code in effect as of the date of adoption of this Resolution, All height
measurements shall be made from the development’s internal road (Bullards Circle).
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Resolution No. _3-06 -11-

(3) All other Iots: 3 feet.

D. Minimum side yard setback: 3 feet.
viil.  Except for the new detached garages and the Icehouse, accessory
structures are pe.rmitted only in the rear yard of thé single family lots.®
ix. Encroachments in the setback areas on the new single family detach.ed'
dwelling units may be allowed as permitted by the Zéni'ng and Planning Ordinance as contained

in Chapter 25 of the Rockville City Code, except that bay windows, vestibules, and balconies

that are less than 10 feet in width may project no more than three (3) feet into side yards, and in

no event shall the separation between any two houses be less'than 19 feet measured at the closest
points. '
b. The Main Lodge containing the residential condominium units;
i. Minimum lot area: 9,000 square feet.
ii. Maximum height:
A. Existing building: 63 feet tall.
B. New addition: 41 feet tall.
* iii. Maximum lot coverage: 25 percent.
iv. Minimum setbacks:
A. Front yard: 30 feet.
B. Side yard: 11 feet.
C. Rear yard: 25 feet.

¢. Frieda’s Cottage, to be renovated for single family use or other use allowed in the R-8

Zone:
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Resolution No. _3-06 - -12-

i. Minimum lot size: 9,000 square feet. I

ii. Minimum front yard setback:- 12 feet.
iii. Maximum height: 35 feet.
iv. Maximum coverage: 25 percént per lot.
d. The Little Lodge, to bé renovated for single family use:
i. Minimum lot size: 9,000 square feet. |
il. Minimum front yard setback: 23 feet.
iii. Minimum rear yard setback: 25 feet.
iv. Minimum side yard setback: 11 feet,
v. Maximum height: 35 feet.

vi. Maximum coverage: 25 percent per lot.

e. Reuse of existing historic buil&mgs as accessory structures:

i. The Stable may be located in the ree;r yard and shalll be
rehabilitatedfregonstructed for use as an accessory structure to the Little Lodge. No accessory."
apartment will be permitted in the Stable.

A. Maximum height not to exceed 23 feet or two stories.
B. Minimum rear lot line setback: 0 feet.
C. Minimum side lot line setback: 0 feet.

ii. The Icehouse may be locate& in the front yard and shall be reconstructed for

use as an accessory structure.

A. Maximum height: 15 feet.

% Should it be determined that the location of the Barn as shown on Exhibit A is deemed to be in the front vard of a
lot, such location shall be permissible, and the minimum front yard setback for the Barn shall be 7 feet.
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B. Minimum front yérd setback: as determined by the final location of the
internal road (Bullards Circle} as approved by the Planning Commission at the 'Detailed
Application stage.

C. Minimum siae g;ad rear yard setback: 3 feet.

iii. The Rose Hill Barn/Creamery shall be rehabilitated for use as an accessory
structure to one of the new single family detached dwelling units, as generally shown on Exhibit -
“A.” No a_wcessoiy apartment shall be permitted in tﬁe Bam/Crcarpery.

A. Minimum rear yard setback: 7 feet.

B. Minimum side yard setback: 11 feet.

C. Maximum height: 22 feet,

D. Maximum gross floor area: 3,550 square feet, which includes the
Creamery.

E. Aneasement, in a form accepté.ble to the Cit.y Attorney, shall be
placed across the land located between the Barmn/Creamery and the Rose Hill Mansion property
line so as to protec:t and preserve the historic relationship between the two structures in
accordance with the recommendations of the Chestnut Lodge Design Guidelines. The easement
shall prohibit placement of any structure or improvement {including but not limited to fences and
landscaping) in the easement area without the approval of the Historic District Commission .

f. The parcel of land identified as Parcel J on attached Exhibit “A” shall be included in
. the easement described in the preceding section 3.e.1ii.E . If the owners of the Rose Hill Mansion
do not coiasen,t to the acquisition of Parcel J, said parcel shall become the prope@ of the
Homeowners Association and maintained as part of the deveIOpment’s‘commbn area, or, if

approved by the Planning Comimission, may be incorporated into an adjacent single family lot.
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-g. Parcel C as shown on Exhibit “A” must have a minimum lot area of 8,000 square feet, I
and shall become tile property of the Homeowners Aséociation and maintained‘as part of the
development’s common area. The amenities to be provided on this parcel will be approved at
Detailed Ap'plication stage. A public pedestrian access easement, in a form acceptable to the City
Attorney, shall be placed across Parcel C prior to the issuance of the thirtieth (30&‘) building
perrmit, - |

4. Historic District

a. Those portions of the development located. within the West Montgomery Avenule and
Rose Hill Farm Historic Districts (including but not ﬁmited-to the Main Lodge (Parcel I), the
Little Lodge (Lot 1) Frieda’s Cottage (Parcel H), the Stable, the Barn/Creamery, the Icehouse,
Parcel ], portions of Lots 10, 11, 12, and 13, and the iree lawn within Parcels A and B as shown |
in attached Exhibit “A”) are subject to review and approval by the Historic District Commission l
as required by applicable law.
b. Appropriate conservation easements shall be placed across these areas as may be
required by the conditions and requirements of this Resolution in a form acceptable to the City
Attorney prior to the issuance of any grading permit. In addition, a public pedestrian access
easement in a for;n acceptable' to the City Attomey shall be placed across all of P.aIceIs Aand B
prior to the issuance of the thirtieth (30") building permit,
c. The Historic District Ct;)mmission shall provide a. “courtesy” review of the following:
i. Detailed Application; and
ii. The architectural designs (inclusive of size, scale, massing, and materials) of
structures that may be constructed on those lots along the perimeter of the West Montgomery l

Awvenue and Rose Hill Farm Historic Districts. The Applicant may request this review either at
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the Detailed Application stage or at the Certificate of Approval stage to satisfy the requirements
of the Citj}’s Technical Guides for.Extcrior Alteration for review of new construction along the

perimeter of historic districts, except that nothing herein shall prevent the H1stonc District

Commission from requestmg additional information deemed necessary to compiete its review.

5. Architectural Design. At the Detailed Application stage and following applicable review
by the Historic District Commission, the Planning Commissioﬁ shall review and approve the
architectural desigqs for the project generally consistent with Exhibit “A” and \szith the proposed
Victorian architectural style, details, and elements as set forth in the “Chestnut Lodge” project
- brochure submitted on April 27, 2005.

6. Forest Conservation.

a. All tree preservation and planting requirements of the City’s Forest and Tree
Preservation Ordinance (FTPO) shall be met on site.

f b. The Applicant shall work closely with the City’s Forestry staff to develop a Forest
Conservation Plan to facilitate preservation of quality specimen trees within the Historic District.
A conservation easement shall be placed over Parcels A, B, H and I, and Lot 1 to ensure long-

" term protection of trees within the Hisﬁoric Districts designated for prese?vation in accordance
with the Forest and Tree Preservation Ordinance (FTPO).

c.. Invasive exotic tree and plant species shall be removed and eradicated throughout the
site, except that, subject to the appfoval of the City Forester, such trees and/or plants may remain
where they are deemed to be integrai to the historic fabric and context of the landscape.

7. Landscape Plan

a. The Applica'nt shall submit a detailed landscape plan for approval by the -Planning

Commission at the Detailed Application stage. The landscape plan shall be generally consistent
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with the conceptual landscape plan attached hereto as Exhibit “B” (the “Conceptual Landscape l
Plan™), and with the streetscap; design and landscape amenity features shown on the conceptual
drawings provided in the “Chestnut Locilge” project brochu.r-e submitted on April 27, 2005,
b. The detailed landscape plan shall provide for, ‘t;ut I;.Dt be limited to, the following:.

i. Three (3) trees per each single family residential lot as required by the
Subdivision Regulations of the Zoning and Planning Ordinance. Required street trees may not be
used to meet this requirement. |

ii. Stre.et trees as required by the Zoning and Planning Ordinance, consistent
with the following: -

| A. The street trees in the portion of the site outside of the West
Montgomery Avenue and Rose Hill Faﬁn Historic Districts shall have a seven foot tree papel
(measured from face of curb to front of sidewali'c) with street trees planted at a minimum size of .
2.5 inches in caliper in accordance with City specifications for planting alongsifie streets.
B. No utilitie's can be placed within the tree panel except for lateral

connections and, if a;laproved by the Department of Public Works, underground transformer
vaults. The location of utilities shall be determined at the Detailed Application stage.

iil. Screening of all mechanical equipment from view from the public rights-
of-way,

iv, The 10 foot and 20 foot landscape buffers described below.
v. Landscaping of Parcels A, B, C, H, and I and Lot 1.
¢. The landscape plan_ shall include standards for the design and location of fencing

within the development. ' . l
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8. Historic District Tree and Landscape Maintenance Plan.

a. The Applicant shall submit, for approval by the City, a comprehensive tree
maintenance and landscape maintenance plan providing for the protection, preservation,
maintenance, and replacement of mature trees and landscaping within the West Montgomery
Avenue Historic District portion of the development (Parcels A, B, 1, H, and Lot 1 as shown on
Exhibit “A”)7, and the prepaljation of a budget to maintain the trees and landscaping.

b. The maintenance plan shall include, among other items, the submission of a three-
year work program highlighting:

| i. Tree maintenaﬁce measures.
ii. Lawn maintenance program, particularly the lawn area fronting West
Montgomexiy Avenue,
ili. A budget containing the estimated costs of the maintenance programs and the
means by whicﬂ such programs will be funded.

¢. The first maintenance plan shall be submitted and approved at the Detailed Application
stage and shall serve as a baseline for future maintenance plans. With re;peot to the submission
of subsequent maintenance plans, the City shall have 30 days from the date of submission to
review and approve the maintenance plan and work program. Following consultation with-any
professional arborist, forester, landscaper or other similar professional retained by the Applicant
or its successor Homeowners Association, the City may require modifications to the maintenance

plan and/or work program. If the City does not provide any written comments within 30 days of
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. receipt of the submission, the maintenance plan and work program shall be deemed to be - l
approved by the City.

iti. The City may requir;a the Applicant, or a successor Homeowners Association,

to submit annual reports to the City ﬂescribing conformance with the work program.

iv. The requirement that Applicant submit a work program every three years for the
City's review will be perpetual, uﬁless modiﬁea or terminated-\;fith the épproval of the City.’

v. In addition to the right of the City to take enforcement action pursuant to the
Rockville City Code for the violation of any conditions or requirements set forth herein,® if the
City determines that Applicant or ilts successor Homeowners Association has failed to adopt or
fully adhere to an approved maintenance program for Parcels A and/or B, the City shall, after

notice to the Applicant or successor Homeowners Association, have the right (but not the

obligation) to enter the property and perform the repairs and maintenance as the City deems -
necessary. Amy such repairs and/or maintenance performed on the site may be assessed to the
Applicant or its successor Homeowners Association and collected as a debt owed the City.
9. Buffers. |
a. The Applicant shall plant or reinstall the landscaping within the 20 foot buffer area
"between the Rose Hill development and the Chestnut Lodge site, as generally shown on attached

Exhibit “F”) (the “Rose Hill Landscape Buffer”)’, consistent with, or exceeding the requirements

7 Planting of significant trees and fandscaping in the West Montgomery Avenue and the Rose Hill Farm Historic
Districts and removal or substantial cutting of historically significant trees in the Historic Districts requires the
approval of the Historic District Commission.

# Failure to comply with any condition or requirement of this Resolution, including but not limited to the Historic
District Tree and Landscape Maintenance Plan, shall constitute a violation of the City’s Zoning and Planning
Ordinance as contained in Chapter 25 of the Rockville City Code, and as may be subsequently amended or
recodified. . .

? The entire 20-foot buffer area along Autumn Wind way is located on the Chestnut Lodge site, In the remainder of
the buffer area, 10 feet of the buffer is located on thé Chestnut Lodge site and 0 feet is located on property within
the Rose Hill development.
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of, the approved 'Rose Hill landscape Plan; Applicant shall install additional plantings within the
Rose Hill buffer to enhance screening qualities of that buffer. Any changes to the Rose Hill
landscape plan must first be submitted to and approved by the Chief of Planning. The Applicant
shall be relieved of the réquirement to plant on any portion of the Rose Hill Buffer located on
property within the Rose Hill development where the owner of said property fails to give
Applicant permission to piant. |

b. The Applicant shall install a.lo-fpot landscape buffer alorig the rear property line of .
the lots (Lots 21 through 24 as shown‘on Exhibit “A”) that back up to the properties at 11, 12,
.and 14 Henson Oaks Lane in the Thirty Oaks development, as generally shown on attached
Exhibit “F* (the “Thirty Oaks Landscape Buffer”).
¢. An easement(s), ina form'acceptable to the City Attorney’s office, shall be placed

across the Thirty Qaks Lan&scape Buffer area and that portion of the Rose Hill Landscape Buffer
area located on the Che'stn;lt Lodge site. This easement(s) shall be in addition to the required
Forest Conservation easement. The Homeowneré Association shall be responsible for the .
maintenance of the Thirty Oaks Landscape Buffer and that portion of the Rose Hill Landscape
Buffer located on the Chestnut Lodge site, and such requirement shall be included in the
Homeowners Association Declaration of Covenants. The easement(s) shall not prevent the
installation of fences in either the Thirty Oaks or Rose Hill Landscape Buffer areas, provided that
the fences are in compliance with the design standards for fences to be approved at the Detailed
Application stage, the requirements of the Homeowner; Association Declaration of Coveﬁants,
all Cit)l( perritting requirements, and further provided that no fence may be placed in any area
subject to a Fore.st and Tree Conservation Easement without the written approval of the City

Forester, which approval is rarely granted.
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d. AtDetailed Applicatioﬂ stage the Planning Commission may require additional . I

 sereening as deemed necessary and appropriate, without substantially altering the site layout as
- generally represented in Exhibit “A.”

e. The Applicant shall install &; split-rail fence along the southern boundary line of
these properties in the Thirty Oaks (Buckingham) neighborhood that are adjacent to that portion
of the proposed development designated as Lots 21, 22, 23, and 24 on Exhibit “A.” The fence
must be in.stalled prior to the issuance of the.occupancy penﬁit for any one of Lots 21, 22, 23 and
24. The Applicant must give the affected adjoining Thirty Oaks property owners written noti-ce
seeking their consent to the installation of the fence. The. Applicant shall be relieved of the
requirement to install the fence to the extent that any affected property owner fails to consent to

the installation, or the timing of the installation, of the fence on his or her property within thirty

(30) days of receipt of the written notice from the Applicant, or fails to obtain all necessary
approvals for the fence installation from the Thirty Oaks Homeowners Association or other
required approvals. Once installed, maintenance of the fence shall become the ;:esponsibility of
the afi‘ected property owner.

10. Vehicular and pedestrian ways.

a. A publicly owned and maintained internal road identified on attached Exhibit “A” as
“Bullards Circle” (the “internal road™) shall be constructed so as to provide access from West
Montgomery Avenue through the site. The internal road shall comply with the secondary road
standards contained in Chapter 21, “Streets and Public Improvements,” of the Rockville City

Code and with the City of Rockville Standards and Details for Construction, except as modified

herein. . : l
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i. The portion of the internal road located within the West Montgomery Avenue
Historic District:

A. Standard curb and gutter, or modified curb as approved by the .
Department of Public Works,‘ shall be provided along bothi sides of the road to be shown on plans
to be approved at the Detailed Application stage.

B. The dedicated right-of-way may be-lc;,ss than 60 feet. Final road design
and alignment shall be approved at the Detailed 4pp1icaﬁ0n stage, City utilities shall be placed
within the right-of-way or within easements as determined by the Dejaartmen.t of Public works
during detailed engingering.

C. A sidewalk shall be constructed on the east side of the internal road so
as to provide pedestrian access to the Lodge while preserving as many significant trees as
possible. The sidewalk shall be located outside of the right-of-way, and shall be owned and
maintained by the Homeowners Association. Final design and alignment of the sidewalk shall be
determined at Detailed Application stage.

il. The portion of the internal road located outside of the Historic Districts:

A. A 40 foot right-of-way shall be dedicated from front of sidewalk
(behind the seven (7) foot tree lawn as measured from face of curb per City standards) to front of
sidewalk to encompass the roadway section, curb and gutter, driveway aprons and seven (7) foot
tree lawn panel. (A typical roadway section is attached hereto as Exhibit “C.”)

B. Water meters, sewer cleanouts and other City appurtenances shall be
placed within the right-of-way in front of the sidewalk (within the seven (7) foot tree lawn).
Electric transformers shall not be placed within the public right-of-way unless such placement is

approved by the City’s Department of Public Works.
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C. Driveway aprons within the right-of-way are permitted to be brick, l

provided that the Applicant and/or its successor Homeowners Association assumes responsibility
to maintain, repair, and replace said aprons. The City Attorney may require the execution of a
driveway maintenance agreement.
D. A ten (10) foot Public Utility Easement (PUE) must be provided
behind the right-of-way. No non-utility related permanent struclztures are permitted within the
PUE. Sidewalks shall be permitted in the PUE.

b. An.emergency vehicle access and paved pedestrian path connecting Autumn Wind
Way and the internal road shall be constructed on a parcel of land located between Tall Grass
Court and Summer Garden Way. The parcel and the emergency access and pedestrian path

located thereon shall be owned and maintained by the Applicant or its successor Homeowners l

Association. The parcel shall be reserved for a potential future road and sidewalk, and upon the
written request of both the Rose Hill Homeowners Association and tin? Chestnut Lodge
Homeowners Association, with the consent of the City, the parcel shall be dedjcated to the City,
at no cost, as a public right-of-way. The Declaration of Covenants for the Homeowners
Association shall authorize the Homeowners Association to make such dedication and prohibit
the transfer of the parcel to any other entity except the City, without the consent of the City. The
final dimensions and location of this parcel shall be determined at the Detailed Application stage
and shown as an exhibit as part of the Detailed Application approval. The Planning Commission
may waive or modify the setback and lot coverage standards and/or reduce the buffer
requirements set forth in this Resolution to the extent reasonably necessary to accommodate, on
any adjoining lot that may be impacted by the final location and dimension of this parcel, a new .

single family residence generally consistent with the size, massing, and Victorian architectural

B2 58



EXHIBIT Attachment A
Resolution No. _3-06 -23-
style, details and elements shown in the "Chestnut Lodge" project brochure submitted on April
27, 2005.
c. All alleys shall be constructed in accordance with Chapter 21, entitled “Streets and
Public Improvements,” of the Rockville City Code and the City’s Standards and Details for |
- Construction.
d. A minimum six (6) foot wide pedestrian com;ection shall be provided between
Bullards Circle and Thomas Street as shown on Exhibit “A”.
e. All sidewalks, alleys, and pedestrian paths will be privately owned and maintained-
by the Homeowners Association. A Public Access Easement (PAE) shall be granted across the
sidewalks, alleys, and pedestrian ways in a form acceptaBle to the City Attomey.

11. Traffic and Transportation.

a. A signing and pavement ﬁaking plan shall be submitted to the Departmen.t of
Public Works and approved by the Chief of Traffic and Transportation before the issuance of a
Public Works Permit. All internal and external traffic control devices (i.e. signs, signals,
marking, and devices placed on, over or adjacent to a roadway or pathway to regulate, warn, or
guide pedestrian.s and/or vehicular traffic) shall comply with the latest edition of the Manual on
Uniform Traffic Controi Devices (MUTCD).

b. The Applicant shall contribute $6,500 to the City’s bus shelter CIP Fund for
instaliation of a bus shelter in the vicinity of the development. The contribution must be paid
prior to the issuance of th;a first building permit.

¢. Bicycle lockers providing a total of at least five (5) bicycle parking spaces shall be
provided for the condominium units at a safe and convenient lopa’gion as determined at the

Detailed Application stage. The bicycle lockers may be located in the reconstructed Icehouse if
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the Historie District Commission apl;roves the relocation of the Icehouse to the Main Lodge site, l
'and if deemed appropriate by the Planning Commission at the Detailed Application stage.

d. The Applicant shall contribute $6,000 to the City’s Transportation Improvement
* CIP Fund ft;r the upgrading of the existing traffic signals to include pedestrian countdown signals
(12 signal heads @ $500 each) at West Montgomery Avenue and Great Falls Road and at West
Montgomery Avenue and Laird Street. The payment must be n-llcxde prior to the issuance of the
first bui_lding permit. The Applicant shall relocate and/or cherwise modify the traffic signals if
such relocation or modification is necessary to accommodate the construction of the internal
road.

e. The Applicant shall make a Transportation Demand Management {TDM)

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

various programs designed to reduce the number and impact of vehicle trips within Planning _ '
Area 4 (West End and Woodley Gardens East-West). A payment of $600 shall be made before
the issuance of each single family dwelling building permit. A payment of $4;200'sha11 be made
prior to the issuance of the building permit for the Main Lodge.
12. Off-Site Improvements.
a. The Applicant shall construct the off-site improvements described in this section 12
per the City’s Standards a;1d Details for Construction. The phasing and details of the
improvements will be fmalizpd during Detailed Application review. The Applicant shall provide
the City with'the information necessary for the City to acquire all rights of ways, easements,
and/or authorizations that may i:e needed for the construction of the improvements.
b. The Applicant shall install a five (5) foot concrete sidewalk along the west side of l

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

¢. The Applicant shall construct a five (5) foot concrete sidewalk‘on the east side of
Luckett Street from Anderson Avenue to Beall Avenue, along with any necessary .and incidental
improvements, including, but not limited to, curb and gutter, stl:eet pavement, driveway aprons,
and tree/ grass panels where feasible, per the City’s Standards and _Defails for Construction.

d. The Applicant shall construct a five (5) foot concrete sidewalk on ohe side (to be
determined at Detailed Appllication stage) of i—Iarrisozi Street between Forest Avenue and North
Van Buren Street , along with any neces'sa.ly and incidental improvements, including, but not
limited to, curb and gutter, driveway aprons, and tree/grass panels where feasible, per the City’s
Standards and Details for Construction,

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

f. The Applicant shall upgrade Thomas Street as described in the concept below and as
generally shown on attached Exhibit “D,” or as modified by the City pursuant to subsection g, of
this section 12. Final design and timing to be approved by the Department of Public Works
.during detailed engineering and subject to the City’s acquisition of any necessary rights-of-way,
- construction easements and/or authorizations from abutting property owners. Tpe upgrade will

include the following, to be constructed per the City’s Standards and Details for Construction:
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i. East side improvements include a four (4) foot brick paver sidewalk, curb and l

gutter, driveway aprons and necessary and incidental drainage improvements including pavement
replacement and grading from West Montgomery Avenue to the dead end of Thomas Street.

ii. West side improvements include a five (5) foot brick paver sidewalk from the
proposed path on the north side of Frieda’s Cottage on Parcel B (as shown on Exhibit “A”) to the
dead end of '}g’homas Street. Improvements shall also include cu'rb and gutter, driveway aprons,
and necessary anc‘i incidental drainage improvements including pavernent r‘cplacernent and
grading from the end of the'a asphalt curb to the dead end on Thomas Street. Thomas Street shall
be widened to the standards of a City seconda;'y residential street in front of the three proposed
new homes and Frieda’s Cottage. This \yidenjng shall occur on the west side of Thomas Street.

iil. The design of the improvements shall provide for adequate draiinage and shall l

be reviewed and approved by the Department of Public Works during detailed engineering.
Drainage for the entire street will be reviewed during detailed engineering. | ‘
g. If the Department of Public Works determines that the Thomas Street improvements
are not able to be constructed as generally shown on Exhibit “D,” the Department of Public
Works will require modification of the improvements as necess;ary to faciiitate the improvement -
_of Thomas Street, which modified improvements shall be constructed by the Applicant.
h. The Applicant. shall, in consultation with City staff, coordinate outreach to the
adjacent property owners and surrounding neighborhoods so as to provide information and solicit
" input with respect to the improvements required by this section 12. The Applicant shall submit |
concept éra“dngs for all off~sitc; improvements, including Tht‘amas Street, prior to submission of

the Detailed Application. o '
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13. Utilities. '

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

of the City’s Department of Public Works that:
i tile water capacity and pressure is sufficient to serve the development; and
‘ii. the receiving pipes for the sanitary sewer are of sufficient capacity to serve the

development. | |

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

14. Stormwater Menagement,

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

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

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

15. Publicly Accessible Art In Private Development. -
a. The Applicant is required to provide for art for the Chestnut Lodge development in

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

accordance with the current rates is $15,684.90:

Single family residential units

38 units x $323.40 per dus = | $12,289.20
Multi-family Residential units )

7 units x $485.10 perd.u. = $3,395.70
Total $15,684.90

b. Many options for compl%alncc are available to the Applicant. dptions may incl}lde,
but are pot limited to visual art on-site, donation to the City’s Friendg of the Arts fund or 1o an
eligible arts organization, build arts infrastructure or space for arts activities or partner with
another development within the same planning area. The Art in Private Development manual is

available o1l the City’s website (www.rockvillemd.gov) under the Cify Business section.

16. Construction Management and Phasing.

a. The Applicant shall develop a plan for ingress and egress of constructioln traffic for

' reviev-.r and approval by the Planning Commission at the Detailed Application stage. This plan
shall identify temporar.y sidewalks, interim lighting, fencing -around the site and construction
vehicle parking and routes. Tﬁe plan shall ensure safe pedestrian and vehicular travel outside the
site during construction.

b. The Applicant shall identify a designee(s) and alternate designee(s) who will serve
as liaison to the community throughout the duration of construction. The designee or an alternate
designee shall be accessible throughout the hours of construction, including weekends. Prior to
the issuance of the first grading permit, the Applicant shall provide in writing a contact name and

phone number to the Chief of Planning and to residents whose property abuts the site and to the l

presidents of surrounding Homeowners Associations and civic associations.
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¢. With the submission of the first Detailed Application for the development, the
Applicant shall submit for review and approval by the Planning Commission a phasing plan that
shall include the timing of the rehabilitation of the Chestaut Lodge main building, the Rose Hill
Barn, the Little Lodge, the Stable, and the Icehouse and the construction of the new 36-single
family homes. Completion of the rehabilitation of the Main Lodge building, Rose Hill Bamn,
Little Lodge, the Stable, and the Icehouse shall occur prior to tht; earlier of the following events:
(1) the issuance of the 33™ buil‘ding permit for a new single family home or (2) a date certain as
specified in the ghasing plan. The phasing plan shall also provide for the timiné of the

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

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

1. Pre- demolition. Before issuance of the clearing, grading-and-demolition permit
the Applicant shall submit views of north, south, e.ast and west facades of the buildi;ags to be
demolished or reconstructed, as well as at least one photo of the site before any clearing or
grading including the existing physical relationship with adjacent buildings and streets. The

. photographic record shall also include all historic aspects of the facades of the building to be
demolished or reconstructed. Applicant must comply fully with documentation and other
conditions of HDC Certificate of Approval Application HDC2005-00336 as approved July 21,
2005.

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

the cleared site facing north, south, east and west, with adjacent buildings and streets included.
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iii, Site Completion. Prior to the issuance of the final occupancy permit, the l

Applicant shall submit views of the north, sbuth, east and west facades of all completed building
or buildings, as well as at least one view of the completed project in context of adjacent buildings
and streets.

17. Homeowners Association (E_IOA)

a. A Homeowners Association (HOA) or similar enti%y shall be created by the
Applicant for this development. Prim:_ to the issuance of the fourth (4") building permit for a new
single family dwelli'ng, but in no event later than the issuance of the first occupancy permit for a
dwelling unit in the development, the documents establishing the Homeowners Association shall
l;e reviewed and approved by the City Attorney for consistency with the intent, conditions, and
purpose of this Resolution and the approved Detailed Application . |

b. The Applicant shall subject the development to a declaration of covenants, which .
covenants, among other things, shall set forth the obligation of the Homeowners Association.
These obligations shall include, but are not limited to (i) the maintenance of the areas owned by
the Homeowners Association as labeled on Exﬁibit A as parcels “A,” “B,” and “C,” and by the
condominium association for Parcel “I1,” as well as the private sidewalks, alleys, pedestrian paths,
retaining walls; (ii) the maintenance of the Rose Hill Landscape Buffer and the Thirty Oaks
Landscape Buffer; (%ii) the maintenance of brick driveway aprons located within the public
rights-of-way; (iv) the maintenance of the emergency access road and related pedestrian path; and
(v) at the request of both the Rose Hill and Chestnut Lodge Homeowners Associations, and with
the consent of the City, the dedication of the parcel encompassing the emergency access road to
the City as a public right-of~way. The Homeowners Association documents shall establish a l

mechanism for funding the cost of maintaining the areas that are the responsibility of the HOA
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under this Resolution. The Homeowners Association documents shall also include provisions
that prohibit the Homeowners Association from abrogating its responsibility for the maintenance
of the trees in the Historic Districts and its other obligations imposed by the conditions of this
Resolution. The Homeowners Association documents shall be approved by the City Attorney.

c. Prospective purchasers of property in the developxﬁent will be provided with copies
of the Homeow;zers Association documents and declaration of c;ovenants prior to entering into a
contract to purchase property in the developmeut as required by applicable law. In addition, the
Applicant and its sales and marketing agents shall clearly identify for prospective homeowners
those sections in the Homeowners Association documents that relate to how the Homeowners
Association will manage the landscape buffers and Parcels A and B.

d. The property to be owned by the Homeowners Association shall be conveyed to the
Homeowners Association prior to the issuance of the fourth (4™ building permit for a single
family dwelling unit in the development, but in no‘event later than the issuance of the first
occupancy permit for a dwelling unit in the development. The conveyance documents are subject
to the review and approval of the City Attorney as required by section 25-592 of éhapter 25,

“Zoning and Plan:ﬁng” of the Rockville City Code.

ok ok ok ok ok sk R ok ook ko ke kR Rk ok % % ok ok ok kK ok R K

I hereby certify that the foregoing is & true and correct copy of a
resolution adopted by the Mayor and Council at its meeting of February 6, 2006.

. T e

e F. Funkhouser, CMC, City Clerk
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Exhin B
October 15, 2004

M. Dan Pino"
Loiederman Soltesz Associates.

-1390 Piccard Drive

Rockville, Maryland 20850

Subject: Chestnut Lodge
Stormwater Management Concept
SMP2G05-00002

Dearyxi/mo: Cr

Your stormwater management (SWM) concept dated July 9,2004 for Ches

conditionally approved. The Chestnut Lodge site is 22-a3c:res and is lccatcdt::il;:c::ndtg:;;fést
Montgomery Avenue (MD28) and east of I-270. The proposed development will demolish
several building structures; construct 36 single~family dwelling units and roads. Two
stormwater ponds, Great Falls and Bullards Park, located within the Rose Hill community
are providing Stormwater managemcnt ’

The proposed development will result in 5.45 acres of unpe:rvmusnesé T

equiring SWM.
Additionally, SWM will be required for adjacent rights-of-way (Thomas Strcctgand West
Montgomery Avenue). The SWM concept proposes the followmg measurcs

- 1. Charnel Protection Volume (va) and Water Quality Volume (WQ,) for the entire

drainage area will be provided via the reconstruction of the G’reat Falls and Bul
Park ponds within the Rose Hill commmnty lerds

2. Recharge volume will be provided within each existing forebays by either sand trenches
- or filter beds.

3. Stormwater management credit is being requested for the area draining toward West
. Montgomery Avenue, :

4. The stormwater management facilities are controlling off-site runoff; therefore
has been made that both ponds be publicly maintained, , & request

This SWM concept is approved subject to the following conditions, which must be
addressed at the detailed engineering stage:

'{.  Provided that both ponds are upgraded to 2000 guidelines and the ponds provide

treatment [Channel Protection Volume (Cp,), Water Quality Volume (WQ,) and
O}rerbank Flood Protection (Qp;y)] for the entire contributing drainage are;, the City
will assume ownership and maintenance of these facilities;

A4¥9
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Mr, Dan Pino ' ‘ ’
Loiederman Soltesz Associates ' , _ _
Qctober 15’ 2004

Page 2

2. The stormwater management ponds shall provide Overbank Flood Protec‘hon (Qp10).

for the contributing drainage areas;

3. The drainage area maps and computations shall reflect the proposcd dcvelopment
plan and exmtmg field condmons,

4, Detailed calculations of i mperwousness shall be prov:ded for the conmbutmg

drainage areas;

5', Prior stormwater management waivers approved by the Department of Public Works
on the Chestnut Lodge property are no longer valid. Your computations (detalled
engineering) must be revzsed to include management of these areas;

6. All existing pond computatlons shall be based on approved as-built (surveyed) -
' drawings;

7, Stormwater management shall be provided for all adjacent rights of way (Thomas l
Street and West Montgomery Avenue);

. The ponds shall treat 1-inch of water quality over the entire contributing draina'gc
area; ' ' i '

9, Staﬁ' supports the idea of using stormwater credits for management of
perviousness located in the Historic District. Fowever, since the concept
submission did not address specific details on these credits, staff will review the
 SWM credit issue at the time of detailed engineering at which time we may or may

not approve;

10.  Provide further documentation of existing ponds where recharge in the forebays was
approved by other jurisdictions. Also, provide justification that recharge in the
forebays will be practical; .

11.  If staff does not approve of recharge in the forebays, either full water quality
treatment will be required or upstream recharge will be recommended;

12.  Perform a storm drain study to ensure existing pipes-adjacent to the project site have
capacity to carry the storm flows from your development; - : .

13.  Post financial security based on the approved construction estimates in a format
acceptable to the City Attorney. Approval is coordinated through Public-Works

staff;
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Mr. Dan Pino ,
Loiederman Soltesz Associates
Qctober 15,2004

Page 3 '

14, . Subxmt a Rockvxlle stozmwatcr management perinit ap ‘11. |
plication, permit fees,
SWM Database Sheet associated with the SWM plans; F "o, and

15,  Provide safe conveyance of storm flows;

16. g,;t to Jot drainage must be minimized and lawns shall be grading at a minimum of
(N
l

17.  Rose Hill community must agree to the pond modifications and agree t
0 Co
. ponds to Rockville for future ownership and maintenance. & nvey both

If you have any questwns, please contact John W. Hollida, C
240-314-8513. s, Civil Enginer I, of Ty staff at

Sincerely,

'y
J

s
Susan T, Straus, P.E,
Chief Enginéer/Environment

STS/TW/akm

ces Bob Spalding, Chief of Planning
Mark Wessel, Civil Engineer I
. Johm W. Hollida, Civil Engineer ]]—Env:ronment
Permit Plan :
Day File
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