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Description

Cabin John Village: Site Plan No. 820190020
Proposal to construct 45,000 square feet (29,000 net
new square feet) of commercial uses and 48 single-
family attached units including 12.5% MPDU'’s,
located at the northeast corner of Seven Locks Road
and Tuckerman Lane; 13.39 acres, CRT-0.75, C-0.5, R-

0.25, H-35 and R-90 Zone, 2002 Potomac Master Plan.

Recommendation — Approval with conditions

Applicant: Cabin John (EDENS), LLC
Acceptance Date: August 28, 2018
Review Basis: Chapter 22A, Chapter 59

Summary

=  Staff recommends Approval with conditions.

\ DEMOCRACY

=  The Applicant will make a financial contribution to M-NCPPC Parks for offsite improvements at the Cabin

John Regional Park.

= The Site Plan will extend a sidewalk and bike lane offsite along the north side of Tuckerman Lane down to

the northern entrance of Cabin John Regional Park.

= The application is demolishing part of the existing shopping center to enhance the street grid and

connectivity.

= As conditioned, the Applicant has offered several traffic mitigation measures, such as bike sharing,
promotion of transit information, to address Master Plan guidance.
= The Applicant is requesting an exception to allow a narrower Common Open Space under Section

6.3.5.B.2.

= Staff has received one letter from a citizen pertaining to this Application.
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SECTION 1 - RECOMMENDATIONS AND CONDITIONS

Staff recommends approval of Site Plan No. 820190020. The development must comply with the
conditions of approval for Preliminary Plan No. 120180120 as listed in the MCPB Resolution No. 18-098
dated November 5, 2018.

All site development elements shown on the latest electronic version as of the date of this Staff Report
submitted via ePlans to the M-NCPPC are required except as modified by the following conditions.!

Density, Height & Housing

1)

Density
The Site Plan is limited to a maximum of 45,000 net square feet of commercial uses and forty-

eight (48) attached one-family units on the Subject Property.

Height

The development is limited to a maximum height of 35 feet, as measured from the building height
measuring points, as illustrated on the Certified Site Plan. Townhouses may utilize Building Height
Averaging in Section 59.4.5.2.D.2.d of the Zoning Ordinance as determined by the Montgomery
County Department of Permitting Services.

Environment

3)

The Applicant must comply with the conditions of approval for the Final Forest Conservation Plan
No. 820190020, approved as part of this Site Plan:
a) The Applicant must comply with the conditions of approval for the Preliminary Forest
Conservation Plan No. 120180120, approved as part of Preliminary Plan No. 120180120.
b) The Applicant must include M-NCPPC Department of Parks’ staff at the pre-construction
meeting for impacted trees located on M-NCPPC park property.

Cemeteries

If the Applicant encounters a funerary object or human remains at any time prior to issuance of
the Use and Occupancy Certificate of any commercial or residential structure, the Applicant must
immediately contact law enforcement to determine whether the remains are associated with a
crime scene and contact the Historic Preservation Section of the Montgomery County Planning
Department.

Stormwater Management

The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Services (MCDPS) Water Resources Section in its stormwater management concept
letter dated December 31, 2018, and incorporates them as conditions of approval. The Applicant
must comply with each of the recommendations as set forth in the letter, which the MCDPS Water
Resources Section may amend if the amendments do not conflict with other conditions of Site

! For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any

successor (s) in interest to the terms of this approval.



Plan approval. The MCDPS Water Resources Section will review, approve, and inspect all
landscaping within the Storm Water Management easements and facilities.

Public Use Space, Facilities and Amenities

6) Common Open Space, Facilities, and Amenities

a) The Applicant must provide a minimum of 11,657 square feet of Common Open Space (11.7%
of net lot area allocated for the townhouse portion of the development) on-site.

b) The Applicant must provide a minimum of 48,352 square feet of Public Open Space (12.9% of
the net lot area allocated for the commercial portion of the development) on-site.

c) Priortotheissuance of the 41°tbuilding permit for the townhouses portion of the Application,
all Common Open Space areas for the townhomes on the Subject Property must be
completed.

d) Prior to the issuance of a Use and Occupancy Certificate for Building E-1 or E-3, the Public
Open Space between existing Building A and Building E-1 must be complete.

e) Prior to the issuance of a Use and Occupancy Certificate for Building A-3 or A-4, the Public
Open Space between Building A-3 and Building A-4 must be complete.

f) Prior to the issuance of a Use and Occupancy Certificate for Building A-4, the Public Open
Space between Building A-4, existing Building A, and existing Building B must be complete.

7) Maintenance of Public Amenities
The Applicant is responsible for maintaining all publicly accessible amenities within the limits of
the Site Plan area constructed as part of this Site Plan including, but not limited to benches, tables,
chairs, bike maintenance station, long-term bicycle parking lockers, playground equipment,
pergolas, and landscaping.

8) Common Open Space Covenant
The record plat must reference the Common Open Space Covenant recorded at Liber 28045 Folio
578 (Covenant).

9) Prior to issuance of the 16" residential building permit, the Applicant must provide a payment of
$12,020 to M-NCPPC Parks to provide improvements at the Cabin John Park Regional Park, located
adjacent to the Subject Property.

Transportation & Circulation

10) Pedestrian & Bicycle Circulation

a) All internal sidewalks and pedestrian paths must be a minimum of five feet wide unless
specifically noted on the Certified Site Plan.

b) Sidewalks along Private Road ‘A’ and Private Alley ‘A’ which are located directly adjacent to
the townhouses can be 4-feet in width subject to meeting requirements of the Americans
with Disabilities Act for passing spaces in Section 405.5.3 of the 2010 ADA Standards for
Accessible Design. These 4-foot wide sidewalks may be expanded to 5-feet without the need
for a site plan amendment.

c) The Applicant must provide eight (8) long-term and sixteen (16) short-term bicycle parking
spaces.

d) Thelong-term spaces must be in a secured, well-lit bicycle locker adjacent to the parking area,
and the short-term spaces must be inverted-U racks (or approved equal) installed [along the
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building’s retail frontage/in a location convenient to the main entrance] (weather protected
preferred). The specific location(s) of the short-term bicycle rack(s) must be identified on the
Certified Site Plan.

11) Transportation Mitigation

a) Prior to certification of the Site Plan, the Applicant must revise the Site Plan to show the
locations of permanent static displays containing commuter and general transportation
information and promotional material on transportation management programs in the lobby
of the two-story “Mall” building and the lobby of the two-story professional building on the
Subject Property. This information must be updated semi-annually. The Applicant should
coordinate with MCDOT in order to obtain transportation information materials for the
display. The static displays must be installed prior to issuance of the first Use and Occupancy
certificate for the new commercial buildings.

b) Prior to certification of the Site Plan, the Applicant must revise the Site Plan to show the
location of a space suitable for a 15-dock bikeshare station, as determined by Staff in
coordination with MCDOT. Applicant must allow MCDOT or its contractors access to the
Project to install, service and maintain the bikeshare station, to be facilitated through an
easement agreement if required by MCDOT. Conduit must be provided in the event of
insufficient solar access.

c) Prior to issuance of any Commercial Use and Occupancy Certificate, the Applicant must pay
MCDOT for the construction cost of a 15-dock Capital Bikeshare Station.

d) Prior to issuance of the first Commercial Use and Occupancy Certificate, the Applicant must
appoint and provide MCDOT with the contact information for a Transportation Benefits
Coordinator (TBC) to assist residents and employees working on site in exercising commuting
options and serve as a point of contact. The Applicant must arrange for an initial meeting
between the TBC and MCDOT as well as provide the opportunity for subsequent meetings as
needed. The Applicant must maintain a TBC in perpetuity, unless MCDOT states in writing that
a TBC is no longer necessary, and must notify MCDOT if the TBC’s contact information
changes. The Applicant, through the TBC, agrees to provide MCDOT staff with access to the
Property, and to facilitate access to commercial tenants/employers and employees, for
purposes of informing and educating about programs and services available in the vicinity of
the Property; and distribute paper and/or electronic “Welcome Packets” with information
about commuting alternatives, commuter surveys, or other materials to be provided by
MCDOT to tenants, employers, and employees. The Applicant agrees to ensure that the TBC
attends periodic meeting and training held by MCDOT or other local or regional agencies
which are related to performing these duties.

Density & Housing

12) Moderately Priced Dwelling Units (MPDUs)
The Planning Board accepts the recommendations of the Montgomery County Department of
Housing and Community Affairs (DHCA) in its letter dated February 28, 2019, and hereby
incorporates them as conditions of the Site Plan approval. The Applicant must comply with each
of the recommendations as set forth in the letter, which DHCA may amend provided that the
amendments do not conflict with other conditions of the Site Plan approval.
a) The development must provide 12.5% percent MPDUs on-site consistent with the
requirements of Chapter 25A and the applicable Master Plan.




b) Before issuance of any building permit for any residential unit(s), the MPDU agreement to
build must be executed between the Applicant and the DHCA.

Site Plan

13) Site Design

a) The exterior architectural character, proportion, materials, and articulation must be
substantially similar to the schematic elevations shown on Architectural Sheets A-1.01 —
A-2.03 of the submitted architectural drawings, as determined by M-NCPPC Staff, with
the following specific conditions:

Building A-1

a) A minimum of one primary or secondary entrance on the east (front)
elevation.

b) A minimum of one primary or secondary entrance on the south (front)
elevation.

c) Awning or canopy to be provided at all entrances

d) A mural or art feature (wrapping) the right side of the north (side) elevation
and the left side of the west (rear) elevation.

e) Materials limited to brick, stucco or wood-look elements along facades.

Building A-3

a) A minimum of one primary entrance on north (front) elevation.

b) Awning or canopy to be provided at all entrances.

c) A mural or art feature (wrapping) the right side of the west (side) elevation
and the left side of the south (rear) elevation.

d) Bricked-in faux windows with framing detail to match adjacent real windows
along the south (rear) elevation and east (side) elevation.

e) Materials limited to brick or wood-look elements along facades.

Building A-4

a) A minimum of one primary entrance on north (front) elevation.

b) A minimum of one primary or secondary entrance on the side (east) elevation.
c) Materials limited to brick, stucco or tile along facades.

Building E-1

a) A minimum of two primary and/or secondary entrances on the north (front)
elevation.

b) A minimum of one primary or secondary entrance on the west (front)
elevation.

c) A minimum of one primary and/or secondary entrance on the east (front)
elevation.

d) A mural or art feature located on the left side of south (rear) elevation.

e) Materials limited to brick, stucco, or wood-look elements along facades.

f) Bio-retention boxes (concrete and/or metal) with visible plantings to break up
the height of the south (rear) elevation relative to the adjacent sidewalk and
parking elevation.

g) Avariation in height and/or materials to break up the length of the building.



V. Building E-2

a) A minimum of one primary entrance on west (front) elevation.

b) A mural or art feature on the east (rear) elevation and wrapping around to the
left side on the north (side) elevation and the right side of the south (side)
elevation.

c) Materials limited to brick, stucco or wood-look elements along facades.

d) A bio-retention box (concrete and/or metal) with visible plantings to break up
the height of the south (side) elevation relative to the adjacent sidewalk and
parking elevations.

e) Screening of rooftop units from the adjacent residential units through use of
extended parapets and/or rooftop screening systems.

Vi. Building E-3
a) A primary entrance on either the west, east, or south elevation.
b) Materials limited to brick or wood-look elements along facades.
c) Retaining wall materials limited to concrete or other masonry elements along
facades.

vii. Building C-3
a) A minimum of two primary entrances on west (front) elevation.
b) Awning or canopy to be provided at all entrances.
c) Materials limited to brick, stucco, tile or wood-look elements along facades.

viii. Building B-4
a) A minimum of two primary entrances on east (front) elevation.
b) Awning or canopy to be provided at all entrances.
c) Materials limited to brick, stucco, tile or wood-look elements along facades.

ix.  Townhouses

a) On Lot 8, this townhouse must have windows on the side elevation (north)
substantially similar to Detail #3 on Sheet Architectural Sheet A-2.02. No side
entry door is required for this unit.

b) On Lots 9, 24, 25, 40, and 41, these townhouses must have windows and side
entry doors on the side elevation (north) substantially similar to Detail #3 on
Sheet Architectural Sheet A-2.02.

c) Onlots 1, 16, 17, 32, 33, and 48, these townhouses must have windows on
the side elevation (south) substantially similar to Detail #2 on Sheet
Architectural Sheet A-2.02.

b) The exterior architectural character, proportion, materials, and articulation of the MPDUs
must be substantially similar to the exterior architectural character, proportion,
materials, and articulation of the market-rate units.

14) Landscaping
a) The Applicant must install the site elements as shown on the landscape plans submitted to

M-NCPPC or an equivalent as determined by Staff.



b) The Applicant must install the plantings shown on the landscape plans submitted to M-
NCPPC. Any variation in plant species or quantity needs approval of M-NCPPC Staff.

15) Lighting

a) Prior to certified Site Plan, the Applicant must provide certification to Staff from a qualified
professional that the exterior lighting in this Site Plan conforms to the latest Illuminating
Engineering Society of North America (IESNA) recommendations (Model Lighting Ordinance-
MLO: June 15, 2011, or as superseded) for a development of this type. All onsite exterior area
lighting must be in accordance with the latest IESNA outdoor lighting recommendations
(Model Lighting Ordinance-MLO: June 15, 2011, or as superseded).

b) All onsite down-lights must have full cut-off fixtures.

c) Deflectors will be installed on all fixtures to prevent excess illumination and glare.

d) lllumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at any
property line abutting public roads and residentially developed properties.

e) Streetlights and other pole-mounted lights must not exceed the height illustrated on the
Certified Site Plan.

16) Recreation Facilities
The Applicant must provide the minimum required recreation facilities as shown on the Certified
Site Plan.

17) Fire and Rescue
The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Services (MCDPS), Fire Department Access and Water Supply Section in its letter dated
July 13, 2017 and amended on March 11, 2019, and hereby incorporates them as conditions of
approval. The Applicant must comply with each of the recommendations as set forth in the letter,
which MCDPS may amend if the amendments do not conflict with other conditions of Preliminary
Plan approval.

18) Site Plan Surety and Maintenance Agreement
Prior to issuance of any building permit, sediment control permit, or Use and Occupancy
Certificate, the Applicant must enter into a Site Plan Surety and Maintenance Agreement with the
Planning Board in a form approved by the M-NCPPC Office of General Counsel that outlines the
responsibilities of the Applicant. The Agreement must include a performance bond(s) or other
form of surety in accordance with Section 59.7.3.4.K.4 of the Montgomery County Zoning
Ordinance, with the following provisions:

a) A cost estimate of the materials and facilities, which, upon Staff approval, will establish the
surety amount.

b) The cost estimate must include applicable Site Plan elements, including, but not limited to
plant material, on-site lighting, indoor and outdoor recreational facilities, site furniture,
mailbox pad sites, trash enclosures, retaining walls, fences, railings, private roads and
sidewalks, private utilities, paths and associated improvements of development, including
sidewalks, bikeways, storm drainage facilities, street trees and street lights. The surety must
be posted before issuance of the any building permit of development and will be tied to the
development program.

c¢) The bond or surety must be tied to the development program, and completion of all
improvements covered by the surety for each phase of development will be followed by a site
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plan completion inspection. The surety may be reduced based upon inspector
recommendation and provided that the remaining surety is sufficient to cover completion of
the remaining work.

19) Development Program

The Applicant must construct the development in accordance with a development program table
that will be reviewed and approved prior to the approval of the Certified Site Plan.

20) Certified Site Plan

Before approval of the Certified Site Plan, the following revisions must be made and/or
information provided subject to Staff review and approval:

a)
b)
c)
d)
e)

f)

g)
h)

j)

k)

Include the stormwater management concept approval letter, development program,
and Site Plan resolution on the approval or cover sheet(s).

Add a note to the Site Plan stating that “M-NCPPC Staff must inspect all tree-save areas
and protection devices before clearing and grading.”

Add a note stating that “Minor modifications to the limits of disturbance shown on the
site plan within the public right-of-way for utility connections may be done during the
review of the right-of-way permit drawings by the Department of Permitting Services.”
Modify data table to reflect development standards approved by the Planning Board.
Ensure consistency of all details and layout between Site and Landscape plans.

Include the Recreation sheets as part of the Certified Site Plan.

Clarify entry door location for the townhouse on Lot 8 on Sheet A-2.02.

Remove the artificial turf within all Common Open Space and Public Open Space and
replace with grass.

Modify all 4-foot wide sidewalks to meet the requirements of the 2010 ADA Standards
for Accessible Design. The Certified Site Plan needs to specifically address the lack of
passing spaces required in Section 405.5.3 of ADA standards referenced above.

Modify Public Open Space Sheet 32-OSPUBLIC-820190020 to confirm that the
percentage of Public Open Space utilized for outdoor café space required by Section
59.6.3.6.A.3.b is 5% or less of total required Public Open Space.

Indicate an access easement on Lot 41 to address where the sidewalk crosses over the
property line.

Include plan sheets for Common Open Space and Public Open Space with the Certified
Site Plan.



SECTION 2 - SITE LOCATION & DESCRIPTION

Site Location

The property is described on Plat No. 11341, Plat No. No. 12383, a portion of Plat No. 25344, and Liber
53660 Folio 431, all recorded among the Land Records of Montgomery County. The Subject Property is
located on the northeast corner of Tuckerman Lane and Seven Locks Road, approximately a half mile west
of 1-270. It is about one mile north of Westfield Montgomery Mall; one mile south of Park Potomac and
the Rockville City limits; and approximately one mile east from Herbert Hoover Middle School and
Winston Churchill High School (“Subject Property” or “Property”) (Figure 1).

Figure 1 — Vicinity

Site Vicinity

The Property abuts the Cabin John Regional Park to the east. The northeast corner of Subject Property
has multiple natural surface (users choice) trails which connect the Property to the Cabin John Park and
the Inverness subdivision directly to the north. The Brookdale Potomac assisted living facility is located to
the south directly across Tuckerman Lane in the R-90 zone. Properties to the north, west, southwest, and
south are dominated by townhouses in the RT-15 and R-90 zones with some single family detached
housing as well.

Site Analysis
The Subject Property is 13.39 acres and consists of approximately half of the property which encompasses
the Cabin John Shopping Center totaling 25.32 acres (Figure 1 & 2). The Property is located within the



Cabin John Creek watershed, classified by the State of Maryland as Use Class |-P waters. There are
approximately 1.86 acres of forest on the Property as well as numerous large trees, including specimen
trees. The remainder of the Property consists of a developed shopping center with associated surface
parking and a stormwater management pond. The Property generally slopes upward from Tuckerman
Lane approximately 25-30 feet in elevation as the gradient moves northward. From the Subject Property’s
eastern boundary, the land drops off considerably down to the Cabin John Regional Park.

Figure 2 - Aerial

The Property is currently improved with approximately 15,600 square feet of commercial square footage.
The rest of the Subject Property is made up of parking facilities to serve the remaining 225,000 (approx.)
commercial square footage of the Cabin John Shopping Center located just outside of the Site Plan area.
Construction recently completed on an additional 9,997 square feet of commercial uses (pad sites) near
the front corner of the Property at Tuckerman Lane and Seven Locks Road. The portion of the Subject
Property which encompasses the entire shopping center is zoned CRT-0.75, C-0.5, R-0.25, H-35. In the
northeast corner of the Property is a forested area and stormwater management facility which is zoned
R-90. Some of the major tenants include: Giant (grocery store), CVS, SunTrust Bank, Starbucks, and PNC
Bank. The Property has a signalized access point on Tuckerman Lane at the mid-point of the Tuckerman
frontage, opposite Angus Place. The Property has two, non-signalized access points on Seven Locks Road.
One access point at the mid-point of the Seven Locks Road frontage is an unsignalized driveway access.
At the northern end of the Subject Property is another unsignalized access point known as Coddle Harbor
Lane. Coddle Harbor Lane acts as a private street which provides access to not only the Cabin John
Shopping Center but also to over 200 housing units abutting the Property.
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Cemetery Assessment

Historical references? indicate the possibility of an unmarked African American cemetery somewhere in
the vicinity of the Property. Although not required by Montgomery County Code, the Applicant has
conducted a cemetery assessment of the Property. The assessment indicates that no historical or cultural
features are identified in any deeds associated with the Property. A summary of the vicinity’s history and
the Applicant’s cemetery assessment are attached to this report as Attachment 15. Given the Property’s
history, Staff recommends a condition of approval requiring the Applicant to notify the Planning
Department’s, Historic Preservation office if any human remains or funerary objects are discovered, which
are not associated with a crime scene as determined by law enforcement. This will allow the historic
preservation staff to catalogue the location of the remains and consider whether the site is appropriate
for listing in the County’s Cemetery Inventory. The Applicant will also be required to comply with all
applicable laws governing the disturbance of human remains, including but not limited to Md. Code,
Criminal Law Article, Title 10, Subtitle 4 — Crimes Relating to Human Remains. 3

SECTION 3 — APPLICATIONS AND PROPOSAL

Previous Regulatory Approvals

Administrative Subdivision Plan No. 620170050

Administrative Subdivision Plan No. 620170050 was approved to create Parcel ‘D’ by consolidating parts
of platted parcels into one lot of approximately 13.10 acres in size to develop two retail pad sites. The
Administrative Subdivision included approval of a Final Forest Conservation Plan for the 13.10 acres;
therefore, this area was deducted from the Forest Conservation Plan for this Application. The Final Forest
Conservation Plan for the Administrative Subdivision included retention of 0.03 acres of forest existing
within that portion of the Property, and a forest planting requirement of 1.93 acres to be satisfied at an
off-site location.

Preliminary Plan 120180120

Preliminary Plan No. 120180120, approved by the Planning Board on November 5, 2018 in Resolution No.
18-098, subdivided three (3) platted parcels and one (1) unplatted parcel in order to create 59 lots for 59
attached single family units (townhouses) and two lots for 300,000 square feet of commercial/retail uses
in the CRT-0.75, C-0.5, R-0.25, H-35 zone (MCPB Resolution No. 18-198, (Attachment 6). The preliminary
plan laid the groundwork to transform the aging shopping center into a more walkable mixed-use
shopping center with a residential component. The shopping center currently contains approximately
240,000 square feet of commercial uses. The preliminary plan approved approximately 60,000 additional
square feet of commercial uses (including 18,255 square feet of demolition). The preliminary plan
complied with the right-of-way requirements for both Seven Locks Road and Tuckerman Lane according
to the 2002 Potomac Subregion Master Plan. The preliminary plan is required to dedicate up to an
additional 7 feet on Tuckerman Lane to ensure that the pedestrian and bicycle frontage upgrades are
within the future right-of-way. All internal streets, parking areas, and driveways are private including
Coddle Harbor Lane. Coddle Harbor Lane will be reconstructed and placed in a private street parcel from
Seven Locks Road to the existing townhouse community adjacent to this Application.

The preliminary plan required frontage improvements along Tuckerman Lane to provide bike and
pedestrian infrastructure consistent with the 2018 Bicycle Master Plan. Furthermore, the preliminary plan
extends frontage improvements beyond the Subject Property frontage in conformance with Section

2 Information is from the 12/1/2005 recollection of a Mr. Snowden, a funeral director in the area
3 See Attachment 15 for historical preservation background
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50.4.3.E.5.b which allows for off-site sidewalks and bikeways to connect to a public facility, such as a park,
for residents or users of a development. The Applicant will extend a 5-foot sidewalk and extend a 5.5-
foot bike lane, which will connect to the bike lane as part of the frontage improvements along the Subject
Property, down to the parking lot entrance of Cabin John Park on the north side of Tuckerman Lane.

Current Applications

Site Plan No. 820190020

Site Plan No. 820190020 (“Application” or “Site Plan”) is the first phase of a three-phase redevelopment
of the Cabin John Shopping Center.

Table 1 - Phasing Schedule
Phase Benchmark Duration

Phase | | Building permits for 48 residential units and up 60 months
to 45,000 sq. ft. (net increase of approx.
29,000 square feet) of commercial uses

Phase Il Building permits for 32,000 sqg. ft. of new 48 months (108 months
commercial uses and structured parking cumulative)
facility
Phase I Building permits for 11 residential units and 12 months (120 months (10
3,000 sq. ft. of new commercial uses (345 sq. years) cumulative)

ft. of net new commercial uses)

The Application follows the first phase of development approved under Preliminary Plan 1201800120 as
shown below in Figure 3.
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Figure 3 — Approved First Phase -Phasing Plan from Preliminary Plan 120180120

The Application for the first phase of development proposes approximately 45,000 square feet of new
commercial development (shown in blue in Figure 3). To achieve this increase in square footage, the
Application proposes the demolition of approximately 16,000 square feet of existing commercial building
space in order to construct a new private street through the existing building. The Application also
proposes 48 attached one-family dwelling units (townhouses, shown in yellow in Figure 3) on the
northeast corner of the Property. This new development will be integrated into the existing shopping
center. The Application provides parking in accordance with the requirements of the Zoning Ordinance to
accommodate the existing square footage as well as the new commercial and residential square footage
on the Subject Property.
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Figure 4 — Overall Site Plan

The cluster of attached one-family units provides redesigned open space and recreational opportunities
via on-site amenities and improved connections to the Cabin John Regional Park. The commercial portion
of the Subject Property provides additional open spaces designed to create gathering areas to facilitate
community interaction. The Site Plan proposes new landscaping and lighting while preserving the berms
and trees along Seven Locks Road desired by the Master Plan. Finally, the Phase | Site Plan implements
the frontage improvements along Tuckerman Lane which were approved at part of Preliminary Plan No.
120180120.

The majority of the commercial buildings are one story in height with some going up to two stories. All
facades are articulated with a combination of windows, doors, and/or artwork. Examples are shown on
the images below. The townhouses are a maximum of four stories and oriented towards open space mews
or open spaces. All townhouses are rear loaded from alleys.

After approval of Preliminary Plan No. 120180120, Staff reached out to MCDOT regarding the most
appropriate way to address the guidance from the Master Plan on transportation mitigation measures.
During discussions with stakeholders, it was evident that MCDOT would only accept a Traffic Mitigation
Agreement (TMAg) as a means of transportation mitigation. Since the Subject Property isn’t located in a
Transportation Management District, M-NCPPC staff did not believe such an agreement was supported
by County Code. As a result, the proposal, as conditioned, includes three approaches to encourage
transportation mitigation that can be utilized by employees and visitors and is more fully discussed in the
Master Plan section of this report.
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Figure 6 — Public Open Space for Commercial Area
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Figure 7 — Building A-1 Elevations

Figure 8 — Building A-3 Elevations
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Figure 9 — Building A-4 Elevations

Figure 10 — Building E-1 Elevations
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Figure 11 — Building E-2 Elevations

Figure 12 — Building E-3 Elevations
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Figure 13 — Building C-3 Elevation

Figure 14 — Building B-4 Elevation
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Figure 15 — Typical Townhouse Elevation (Front and Sides)

Figure 16 — Front Elevations for Lots 41-48
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SECTION 4 — ANALYSIS AND FINDINGS - Site Plan No. 820190020

Findings — Chapter 59

1. When reviewing an application, the approval findings apply only to the site covered by the application.

The approval findings only apply to the Subject Property (i.e. Site Plan area) being reviewed as part of
this Application. Future phases within the Cabin John Village are not being reviewed as part of this
Application, and the approval findings do not apply to them.

2. Toapprove a site plan, the Planning Board must find that the proposed development:

a.

satisfies any previous approval that applies to the site;

The Site Plan conforms to all conditions of Preliminary Plan No. 120180120 and Preliminary Forest
Conservation Plan No. 120180120.

satisfies under Section 7.7.1.B.5 the binding elements of any development plan or schematic
development plan in effect on October 29, 2014;

This section is not applicable as there are no binding elements of an associated development plan
or schematic development plan in effect on October 29, 2014.

satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 2014 for a
property where the zoning classification on October 29, 2014 was the result of a Local Map

Amendment;

This section is not applicable as the Site’s zoning classification on October 29, 2014 was not the
result of a Local Map Amendment.

satisfies applicable use standards, development standards, and general requirements under this
Chapter;

Division 4.5. Commercial/Residential Zones

Use and Development Standards

The Subject Property is approximately 13.39 acres (of the 25.32 acres of total property) and
zoned CRT-0.75, C-0.5, R-0.25, H-35 and R-90. The following table, Table 2, shows the project’s
conformance to the development standards of the zone including the development standards
of Section 4.4 Residential Zones, Section 4.5. Commercial/Residential Zones, and Section 6.2
Parking. The portion of the Property zoned R-90 is not proposed to be developed and will be
protected with a Category | Conservation Easement, therefore, the development standards
are not applicable.

Pursuant to Section 59.4.5.3.B.2, the Applicant is requesting modifications to the Build-to-
Area, Building Orientation, and Transparency requirements under Section 59.4.5.3.C. The
Planning Board may modify the Build-to-Area, Building Orientation, and Transparency when
the Board finds that (1) the Application deviates from the Build-to-Area only to the extent
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necessary to accommodate the physical constraints of the site or proposed land use; and (2)
incorporates design elements that engage the surrounding publicly assessible spaces such as
streets, sidewalks, and parks.

Build-to-Area

The Zoning Ordinance specifies that in the CRT zone a general building type must have a
maximum side street setback of 20 feet with a minimum of 35% of the building facade in that
setback.

Building A-1

Because of the Master Plan’s desire to maintain the existing landscape buffer and berms along
Seven Locks Road, the Build-to-Area setback from Seven Locks exceeds 20 feet to better
conform to the Master Plan. The Build-to-Area setback also exceeds 20 feet along Seven Locks
Road to accommodate a future 11-foot right-of-way dedication and utility easement.

Building A-3

Building A-3 is designed with an entrance which faces Building A-1 and the internal circulation
of the shopping center. The Master Plan envisioned the existing landscape buffer and berm
between the Property and Seven Locks Road. In order to conform to the Master Plan and
accommodate future right-of-way dedication the proposed side street Build-to-Area setback
exceeds the required 20 feet to accommodate the physical constraints of the Property
originally implemented by the Master Plan.

Building Orientation
The Zoning Ordinance requires buildings to face a public open space or street in the CRT zone.

Building A-1

Because the Master Plan vision for the Property along Sevens Locks Road desires to preserve
the landscape buffers and berms between Seven Locks Road and shopping center, it drives
the building orientation and design of the proposed buildings to turn inwards toward the
internal sidewalks and activity of the shopping center rather than the frontage of the street
blocked off by a berm and landscaping.

Buildings A-3 and A-4

These buildings are located along the entrance drive from Seven Locks Road where significant
grades drive design realities. Because of the grades and physical constraints along the
entrance drive, the front doors of the commercial buildings must face the parking area which
serves Buildings A-1, A-3, and A-4. Orienting these buildings as shown will allow universal
access to these buildings.

Buildings B-4 and C-3

Building B-4 and C-3 are located along the central private drive created as part of this
Application. The front doors of these buildings face the private drive aisle which does not
meet the technical standards to be classified as a street. However, in terms of form and
function, this private drive aisle is a street which meets the intent the building orientation
requirements. This private drive aisle includes parallel parking, landscaping, and sidewalks to
create a mixed-use pedestrian oriented streetscape environment with the front doors of
Building B-4 and C-3 opening directly onto it.
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Transparency
The Zoning Ordinance requires a general building type must meet a minimum of 25%
transparency when facing a street or open space in the CRT zone.

Building A-1

Because of the Master Plan guidance effecting the Build-to-Area and building orientation
discussed above, the buildings aren’t oriented to face the Seven Locks or Coddle Harbor Lane.
In order to allow this building to have space for “back of house” functions, the Applicant is
requesting a minimum of 15% transparency rather than 25%. While the transparency will be
reduced, Building A-1 will still have a design with four-sided architecture with murals and
landscaping to break up the facade (Figure 7).

Buildings A-3 and A-4

Similar to constraints facing Building A-1 discussed above, the modifications to the Build-to-
Area and building orientation, the necessity for this buildings to have “back to house”
functions such as restrooms, storage, and kitchen space, the building elevation facing the
drive entrance is proposed to reduce transparency from 25% to 15% along the side and rear
facades while enhancing these facades with murals and landscaping to help breakup the
facade will elements creating visual interest (Figures 8 and 9).

TABLE 2 - Section 4.5 Zoning Data Table: CRT-0.75, C-0.5, R-0.25, H-35

Standard Method
Development Standards

Required

Provided

1. Site

Open Space (min)

Open Space, tract > 10,000 sq.
ft.

Townhouse = 10%
General = 10%

Townhouse =11.7%
General =12.9% or
greater

2. Lot and Density

Lot (min)
Lot Area Townhouse = 800 sq. ft. Townhouse = 800 sq. ft.
General = N/A General = N/A
Lot width at front building line Townhouse = 12 feet Townhouse = 12 feet
General = N/A General = N/A
Lot width at front lot line Townhouse = N/A Townhouse = N/A
General = N/A General = N/A

Density (max)

CRT Density, FAR

Residential =0.25 FAR
Commercial = 0.5 FAR
Total FAR =0.75 FAR

Residential =0.12 FAR
Commercial =0.26 FAR
Total FAR = 0.49 FAR

Coverage

Lot

N/A

N/A

3. Placement

Principal Building Setbacks (min)

Front setback

Townhouse =5 feet

Townhouse =5 feet
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TABLE 2 - Section 4.5 Zoning Data Table: CRT-0.75, C-0.5, R-0.25, H-35

Standard Method
Development Standards

Required

Provided

General =0 feet

General =0 feet

Side street sideback

Townhouse =5 feet
General =0 feet

Townhouse =5 feet
General = 0 feet

Side setback, abutting
Agricultural, Rural Residential,
Residential Detached, or
Residential Townhouse zones

Townhouse =4 feet
General =12 feet

Townhouse = N/A
General = 12 feet

Side sideback, abutting all other

Townhouse = N/A

Townhouse = N/A

zones General =0 feet General = 0 feet

Side setback, end unit Townhouse = 2 feet Townhouse = 2 feet
General = N/A General = N/A

Side setback between lot and Townhouse = 4 feet Townhouse =4 feet

site boundary General = N/A General = N/A

Rear setback, abutting Townhouse = 10 feet Townhouse = N/A

Agricultural, Rural Residential, General = 30 feet General = N/A

Residential Detached, or
Residential Townhouse zone

Rear setback, abutting all other

zones

Townhouse =10 feet
General =0 feet

Townhouse = N/A
General =0 feet

Rear setback alley

Townhouse =4 feet
General = 4 feet

Townhouse = 4 feet
General = 4 feet

Rear setback between lot and
site boundary

Townhouse =5 feet
General = N/A

Townhouse =5 feet
General = N/A

Accessory Structure Setbacks
(min)

No accessory structures are
proposed. Any future accessory
structures will have to meet
current zoning requirements

Parking Setbacks for Surface
Parking Lots (min)

Front setback

Townhouse = 0 feet
General = must be behind
front building line of the
building in the BTA

Townhouse = N/A

Side street setback

Townhouse = 0 feet
General = must be behind
front building line of the
building in the BTA

Townhouse = N/A
General = shall be behind
the BTA

Side setback

Townhouse = 0 feet
General = must be behind
front building line of the
building in the BTA

Townhouse = N/A
General = shall be behind
the BTA
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TABLE 2 - Section 4.5 Zoning Data Table: CRT-0.75, C-0.5, R-0.25, H-35

Standard Method
Development Standards

Required

Provided

Rear setback

Townhouse = 0 feet
General = must be behind
front building line of the
building in the BTA

Townhouse = N/A
General = shall be behind
the BTA

Rear setback, alley

Townhouse = N/A
General =0 feet

Townhouse = N/A
General =0 feet

3. Placement

Entrance Facing Street or
Open Space

Provided

Building-to-Area (BTA, max
setback and min % or building
facade)

Front setback

Townhouse = 15 feet max.

Townhouse = 15 feet

General = 20 feet max. General = N/A
Building in front street BTA Townhouse = 70% min. Townhouse = 70% min.
General = N/A General = N/A

Side street setback

Townhouse = N/A
General = 20 feet max.

Townhouse = N/A
General = 20 feet *

Building in side street BTA

Townhouse = N/A
General = 35% min.

Townhouse = N/A
General =35%°

4. Height

Principal Building

35 feet

35 feet max ®

Accessory structure

Townhouse = 25 feet
General = Mapped and
Section 4.1.8.B

N/A

5. Form

Massing

Units Permitted in one row

Townhouse =12
General = N/A

Townhouse =8
General = N/A

Building Orientation

Entrance facing street or open
space

Townhouse = Required
General = Required

Provided — As shown ’

Entrance spacing (max)

Townhouse = N/A
General =100 feet

Townhouse = N/A
General = 100-foot min.

Transparency, for Walls Facing a
Street or Open Street

Ground story, front (min)

Townhouse = N/A
General = 40%

Townhouse = N/A

4 Per Section 59.4.5.3.B.2, the Applicant requests a modification to Build-to-Area for Bldg. A-1 & A-3
5 Per Section 59.4.5.3.B.2, the Applicant requests a modification to Build-to-Area for Bldg. A-1 & A-3
6 Building Height Averaging, per Section 4.5.2.D.2.d
7 Per Section 59.4.5.3.B.2, the Applicant requests a modification to building orientation for Bldg. A-1, A-3, A-4, B-4
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TABLE 2 - Section 4.5 Zoning Data Table: CRT-0.75, C-0.5, R-0.25, H-35

Standard Method
Development Standards

Required

Provided

General = 40% (See Arch.
Plans)

Ground story, side/rear (min)

Townhouse = N/A
General = 25%

Townhouse = N/A
General = 25%®

Upper story (min)

Townhouse = N/A
General = 20%

Townhouse = N/A
General = 20% (See Arch.
Plans)

Blank wall, front (max)

Townhouse = 35 feet
General = 35 feet

Townhouse = 35 feet
General = 35 feet (See
Arch. Plans)

Blank wall, side/rear (max)

Townhouse =35 feet
General = 35 feet

Townhouse = 35 feet
General = 35 feet (See
Arch. Plans)

Section 6.2 Parking

Vehicle Spaces for proposed
commercial square footage
- Retail (18,830 SF)

- Restaurant (25,764 SF)

- Total

66-113 Spaces
62-186 Spaces
128 — 299 Spaces

128 — 299 space range

Vehicle Parking for existing
commercial square footage
- Retail (54,345 SF)

- Restaurant (20,000 SF)

- Office (18,000 SF)

- Total Parking

191-327 Spaces
48-144 Spaces
36-54 Spaces
275-525 Spaces

275 —525 space range

Total Vehicle Parking for Existing | 403-824 Sp. 425 Sp.

and Proposed Commercial

Total Vehicle Parking for 48-96 Sp. 96 sp.

Proposed Residential

Total Vehicle Parking (Proposed | 451-920 Sp. 521 Sp.

and Existing)

Bicycle Parking Long Term =8 Long Term =8
Short Term 9 Short Term = 16

Motorcycle Parking 10 10

Car Share Parking 5 5

Use Standards 59.3.5.11.B

The proposed use of a Retail/Service Establishment (120,001 SF and Over) is identified as
a limited use in the CRT zone and is subject to the following specific use standards.

8 Per Section 59.4.5.3.B.2, the Applicant requests a modification to transparency for Bldg. A-1, A-3 & A-4
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Section 59.3.5.11.B.2.a.iii - In the CRT, GR, and NR zones, if the subject lot abuts
or confronts a property zoned Agricultural, Rural Residential, or Residential
Detached that is vacant or improved with an agricultural or residential use, site
plan approval is required under Section 7.3.4.

The Subject Property is located in the CRT and does abut or confront a property
zoned Residential Detached (R-90) to the northwest and northeast. This
Application meets the requirements of this section in the review of a site plan.

Use Standards 59.3.5.3.B
The proposed use of Restaurant is identified as a permitted use in the CRT zone, and is
subject to no specific use standards in the zone.

Use Standard 59.3.3.1.D
The proposed use of Townhouse Living is identified as a permitted use in the CRT zone,

and is not subject to any specific use standards in the zone.

Division 6 — General Development Standards

i.  Division 6.1. Site Access

Access to the development is adequate for 48 attached one-family dwelling units and a
28,994 net increase in commercial square footage (44,594 new square footage and
15,600 square feet of commercial square footage to be demolished). Access will remain
adequate when combined with the existing 240,915 square feet of commercial
development. Vehicle, bicycle and pedestrian access to the Subject Property is provided
at two locations within the Site Plan limits and one point outside the Site Plan limits but
still within the existing shopping center. The primary access within the Site Plan for
commercial use is located on Seven Locks Road. This access point brings visitors to the
Subject Property into the central portion of the commercial area on the Property. The
second access point in the Site Plan area is also located on Seven Locks Road to the north
of the primary commercial access point, also known as Coddle Harbor Lane. This access
point is the primary access for the Inverness Community and the future one-family
attached dwelling units but also provides access to the commercial use via internal
circulation systems. A secondary access point is located outside of the Site Plan area on
Tuckerman Lane which is signalized. This access point provides the central north-south
access to the Subject Property.

All three access points include sidewalks which connect to existing and, to be enhanced
pedestrian infrastructure, in the public right-of-way along Seven Locks Road and
Tuckerman Lane. These sidewalks allow pedestrians and bicyclists to safely access all
portions of the Subject Property.

None of the access points are specifically reserved for a specific land use. Once any user

accesses the Property, the internal circulation will enable access to the residential or
commercial areas.
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ii.

Division 6.2. Parking, Queuing, and Loading

Vehicle Parking

The Site Plan provides adequate parking to serve the proposed Application. The Subject
Property is located in a Reduced Parking Area because it is zoned CRT based on the
definition of a Reduced Parking Area in Section 59.1.4.2. Vehicle parking in the CRT Zone,
based on a minimum and a maximum for a Reduced Parking Area, is adequate as
demonstrated in Table 2.

The Application provides 521 vehicle spaces to accommodate the existing and proposed
development within the limits of the Site Plan area, which are within the range of required
vehicle parking established by the Zoning Ordinance for a property located a Reduced
Parking Area. The Application also meets the requirements for electric vehicle charging
stations, car share parking, motorcycle parking, and handicapped parking.

Bicycle Parking
The Application provides the required amount of short and long-term parking for bicycles.

The Application is required to provide a minimum of eight long-term bicycle parking
spaces and 9 short-term bicycle parking spaces. The Application provides eight long-term
spaces and 16 short-term spaces. The long-term bicycle parking spaces utilize bike lockers
located between the existing two-story retail/office building and the townhouses. A
second set of lockers is located adjacent to the existing Mall building on the northwest
corner. Short-term bicycle parking spaces are spread throughout the Subject Property.

Figure 17 — Bike Locker Detail Figure 18 — Bike Shelter Detail

Queuing
There is no drive-thru within the limits of the Site Plan which requires queuing. Therefore,
this finding does not apply.

Loading
Section 6.2.8.B.3 of the Zoning Ordinance requires that retail areas with more than 15,001

square feet and less than 50,000 square feet, provide one loading space with a minimum
dimension of 10’ wide x 30’ long. With a net increase of approximately 29,000 square
feet of retail development, the Applicant is required to provide one loading space. This
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fii.

loading space will be provided south of Building E-1, near the current loading and trash
area for the existing CVS. The Applicant proposes that this loading area be signed to allow
two parallel parking spaces during non-loading hours. In light of the fact that deliveries
will not be scheduled during peak retail hours, this arrangement is acceptable. The
Applicant is also proposing to sign various parallel and perpendicular spaces with loading
zone signs for certain times of the day to allow for deliveries because the Application
includes multiple retail buildings in at least two distinct areas of the project.

Division 6.3. Open Space and Recreation

The Site Plan meets the requirements of Division 6.3, Open Space and Recreation. The
Site Plan requires two types of Open Space: Common Open Space and Public Open Space.
Based on building type in Division 6.3 of the Zoning Ordinance, the attached one-family
residential dwelling units require 10% Common Open Space to be provided in the CRT
zone. The General building type utilized in the commercial sections of the Site Plan
requires 10% of Public Open Space in the CRT zone.

Secondary
Common
Open Space Primary Common Open Space

E-2

Figure 19 — Common Open Space - Townhouse Area

Common Open Space

Common Open Space is intended for recreational use by residents of the townhouse
portion of the Application and should be located in a centralized location bordered by
buildings or roads, or located to take advantage of existing natural features. Applicants
must provide a minimum of 10% of the Subject Property as Common Open Space.
Because the Subject Property is a designed as a mixed-use development, the calculation
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for Common Open Space is based on delineating the residential area vs commercial area
(Figure 19). In this case, the residential area encompasses 2.29 acres (99,725 sq. ft.).
Based on this size residential area, the Site Plan identifies 11.7% (11,657 sq. ft.) of the
total residential area as Common Open Space, which is located in two areas. First, the
main Common Open Space (shown below) is a centralized Mews which provides a mid-
block pedestrian connection between the commercial portion of the Subject Property and
a natural area adjacent to Cabin John Regional Park. In addition, this Common Open Space
provides a gathering space for neighbors with landscaping, outdoor seating, and shade.

Figure 20 — Common Open Space —
Mews

Common _Open _ Space  Width
Exception under Section 6.3.5.B.2
The minimum width for any
Common Open Space is 50 feet
according to Section 6.3.5.B.2. The
centralized Mews is 35 feet in width
and, thus, does not meet the
minimum  standard. However,
Section 6.3.5.B.2 of the Zoning
Ordinance allows the Planning
Board to grant an exception for
atrail easement, a mid-block
crossing, or a linear park, by finding
that its purpose meets the intent of
Division 6.3. This Mews area
qualifies for this exception because
it provides an important mid-block
crossing that links the commercial
and residential land uses with
recreational opportunities. Staff
supports the granting of this
exception based on the intent of
Common Open Space and the
functionality that the Mews
provides.

The second area of Common Open
Space (shown below) is located on
the west side of the attached one-
family residential area (Figure 20).
This area meets the minimum width
requirements to be considered
Common Open Space. This space
features a flexible seating area, a
lawn area, benches, and playground
equipment such as a balance beam
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and other pieces of playground equipment. In addition, due to the location of this
Common Open Space, it acts as a transitional gathering space between commercial uses,
especially Building E-2, and the attached one-family residential housing. Furthermore, the
mural which will wrap around the portions of the north, east, and south facades of
Building E-2 (Figure 11) will help activate the space.

/ Building E-2

Figure 21 — Common Open Space — Playground Area

Public Open Space

The Site Plan provides the required amount of Public Open Space for the General building
type in the CRT zone. Public Open Space is intended to be space “devoted to public use
or enjoyment that attracts public appreciation due to its location and amenities” per
Section 6.3.5.A.2. The Public Open Space primarily consists of multiple small gathering
spaces throughout the commercial portion of the Site Plan.
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Existing
Building A E-1

A-1
B-4
A-4 Existing Building B
A-3

Overdll Hon-Residertial Area 851 Ac
Rz Cpen Space Reqéed 00— . 086 Ac.
Open Spoce Provded 1298).. ... A

TOTAL FUBLIC OFEN SPACE PROVIDED (1298 . .. ... Ul Ac.

Figure 22 — Overall Public Open Space

The first and most centralized space is located at the main intersection of the Site Plan
between existing Building A (“Mall”), Building B, and proposed Building A-4 (Figure 22).
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Building A-4

Figure 23 — Public Open Space — Centralized Open Space

This area of Public Open Space, depicted above in the Figure 23, is prominently located at
the intersection of the main access roads to the shopping center and safely
accommodates pedestrian circulation between the existing buildings in the shopping
center (Building A, Building B, and Building C) and the new buildings proposed in this Site
Plan (Building A-1, Building A-3, and Building A-4 near Seven Locks Road). The Public Open
Space also includes a seating area with tables, chairs, and benches, which is adequately
buffered from the surrounding access roads with landscaping.

The second Public Open Space is located between the existing Mall building (Building A)
and proposed building E-1. This open space efficiently responds to the existing grade drop
by integrating a series of landscaped terraces (Figure 24), a grand staircase, and an
overlook with outdoor dining on the existing Mall building. The open space is adequately
framed with Building E-3 on the northern edge. Throughout, the space features benches
and flexible seating areas.
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Existing Mall building

Figure 24 — Public Open Space — Between Mall Building and Building E-1
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Figure 25 — Tiered Plaza Example

The third Public Open Space (Figure 26) primarily consists of outdoor dining areas
surrounding Buildings A-3 and A-4 and associated sidewalk space to provide adequate
pedestrian connectivity. Under Section 6.3.6.A.3.b of the Zoning Ordinance allows for up
to 5% of the Public Open Space to be utilized for outdoor café areas.
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Public Open Space

A-4

Public Open Space

A-3
Figure 26 — Public Open Space — Public Open Space between Building A-3 and A-4

Recreation Guidelines

The Montgomery County Zoning Ordinance requires the development of property with
more than 19 residential units to meet the point-measurements established in the 2017
Montgomery County Recreation Guidelines. As a Site Plan proposing 48 attached one-
family dwelling units, the Application is subject to the Recreation Guidelines.

As shown in Attachment 5, the Demand, Supply, and Adequacy Report for recreation is
adequate at all six age levels. The Applicant proposes to create a trail system in the
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iv.

forested area on the north side of the Property as well as connecting this system to the
trail system in Cabin John Regional Park. Other recreation points proposed include
bikeways, natural area, through-block connection, picnic/seating areas, and a bicycle
maintenance station located next to long-term bicycle parking lockers.

The Subject Property is directly adjacent to the Cabin John Regional Park. As such, the

Application is getting off-site credit for the trail system and signification natural areas
within the park.

Figure 27 — Recreation

Division 6.4. General Landscaping and Outdoor Lighting
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The Site Plan meets the standards for the provision of landscaping and outdoor lighting
as required by Division 6.4. The landscaping provided serves a range of different
functions. Most significantly, it reinforces the new grid of inter-connected streets by
including large canopy shade trees as part of the new streetscape treatment. The
landscaping adequately reinforces the pedestrian scale and promotes walkability. Also,
landscaping is included in parking lots as “tree islands” between every dozen parking
spaces along the driving aisle (Figure 29). This landscaping efficiently provides canopy
coverage and shade, breaks up the parking areas visually, and reduces the perception that
the parking lots are a vehicle dominated environment.

The open spaces have a variety of trees and shrubs planted throughout to enhance
livability, attractiveness, and promote pedestrian scale. Additional trees and shrubs will
be planted along the perimeter of the Site Plan area abutting adjunct properties to
enhance buffering, screen, and compatibility.

Figure 28 — Landscaping Around Townhouses
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A-4

A-1

Figure 29 — Landscaping for “A” Buildings and Associated Parking Areas

The lighting plan provides adequate illumination to ensure safety for visitors and
residents. Lighting is provided primarily with 12 to 14-foot-tall pole mounted flood lights
along private streets, driving aisles, parking areas, and walkways to illuminate the vehicle
and primary pedestrian environment. In the parking area along Seven Locks Road 25-foot
tall pole mounted flood lights are used to light the parking lot between buildings A-1, A-
3, and A-4. Lighting in the Common Open Space, Public Open Space and the pathways
around the building are designed at a more pedestrian scale with 2 to 6-foot-tall LED
bollards. These bollards are included in the Mews connecting the commercial portion
through the townhouses. Where necessary, especially in the playground area, some 12-
foot tall pole lighting is used to augment lighting in these high use areas. Alleyways within
the townhouses are lit using wall mounted lights. The light levels at the Subject Property
boundary adjacent to residential areas are at or under the 0.5 footcandle maximum
allowed.

Division 6.5. Screening Requirements

The Site Plan is not required to provided screening due to the types of abutting building
types on surrounding properties. The Application proposes Retail/Service Establishments
and Restaurant uses in the CRT Zone, and the abutting building type is Residential Multi-
Unit (northwest corner of Subject Property) in the RT-15.0 zone. On the north property
boundary, the Application proposes Retail/Service Establishments and Restaurant uses in
the CRT zone which abuts properties in the R-90 with abutting building types of General
(Inverness Clubhouse, swimming pool, and tennis courts). All surrounding properties are
buffered by private streets on the Subject Property. Based on the table of screening
requirements for abutting zones in Division 6.5.2.C.2, screening is not required in the
northwest corner of the Subject Property between a General building type and adjacent
residential dwellings in a Residential Multi-Unit building in the RT-15.0 zone. On the north
boundary, screening is not required between the Inverness Clubhouse as a General
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e.

Building abutting another General building. The townhouses in the Inverness community
to the north are already screened and buffered by the forested area on the Subject
Property in the R-90 zone.

satisfies the applicable requirements of:

Chapter 19, Erosion, Sediment Control, and Stormwater Management; and

A Stormwater Concept Plan was approved by the Montgomery County Department of
Permitting Services on December 31, 2018 (Attachment 9). The Application will meet
stormwater management goals through the use of ESD and structural methods.

Chapter 22A, Forest Conservation.

Forest Conservation Plan

As conditioned, the Forest Conservation Plan complies with the requirements of the Forest
Conservation Law.

Natural Resource Inventory/Forest Stand Delineation

The Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) #420171210 for the
Property was approved on December 13, 2017. The NRI/FSD identifies the environmental
features and forest resources on the Property. The Property contains approximately 1.86
acres of forest, including approximately 0.39 acres of forested stream valley buffer. There is
one tributary stream to Cabin John Creek that originates below the on-site stormwater
management pond in the northeastern corner of the Property. This stream flows off-site onto
the adjacent Cabin John Regional Park. An off-site stream exists east of the southeastern
corner of the Property, and the buffer associated with this stream is on-site. A total of 1.13
acres of stream buffer exists on the Property, 0.39 acres of which is forested. The remainder
of the stream buffer includes an existing stormwater management pond in the northeast
corner and existing development and related slope and storm drain easements in the
southeastern corner of the Property. Approximately 0.02 acres of non-forested wetlands
were identified around the perimeter of the existing stormwater management pond in the
northeastern portion of the Property. The Property does not contain any 100-year floodplain
or highly erodible soils. Steep slopes (=25%) are located within the slope easement adjacent
to Tuckerman Lane and in the southeastern corner of the Property. There are 97 trees greater
than or equal to 24” Diameter at Breast Height (DBH) that were identified on or adjacent to
the Subject Property, 17 of which are 30” DBH and greater. The Property is not located within
a Special Protection Area.

Forest Conservation Plan

The Application meets the requirements of Chapter 22A of the Montgomery County Forest
Conservation Law, including the tree variance. As required by the County Forest Conservation
Law (Chapter 22A of the County Code), a Preliminary Forest Conservation Plan for the project
was approved with the Preliminary Plan, and a Final Forest Conservation Plan (“FCP”),
consistent with the approved Preliminary Forest Conservation Plan, was submitted with the
Site Plan (Attachment 3). The net tract area for forest conservation is 12.76 acres, which
excludes 13.10 acres previously covered under the approved Forest Conservation Plan for
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Parcel ‘D’ as part of Administrative Subdivision Plan 62017050, and 0.07 of land located within
existing storm drain, slope and stormwater management easements. Approximately 0.61
acres that will be disturbed to construct required off-site improvements along Tuckerman
Lane is included in the net tract area. After deducting the forest located on the 13.17 acres
of land deducted from the net tract area, the FCP includes 1.66 acres of existing forest located
within and adjacent to the stream valley buffers. The Application proposes to retain 1.21 acres
and remove 0.45 acres of forest. The retained forest will be protected in a Category |
conservation easement but will allow for a proposed natural surface trail within the easement
that connects to the trail system on the adjacent Cabin John Regional Park. The proposed
forest clearing generates a reforestation requirement of 0.90 acres, and there is an additional
afforestation requirement of 0.25 acres, for a total of 1.15 acres of forest mitigation planting
required. The Applicant proposes to meet the planting requirement through a combination
of 0.02 acres of forest planting on the Property and the remaining 1.13 acres to be met at an
off-site location.

The Applicant has proposed to remove portions of the existing stormwater management
easement and convert these areas to Category | conservation easement, and to consolidate
the location of the proposed stormwater management pond ingress/egress easement with
the proposed storm drain outfall to the pond. These efforts have increased the amount of
existing forest that will be protected in a Category | conservation easement.

The proposed 0.45 acres of forest clearing is along the edge of the existing forest in the
northeastern corner of the Property. This forest is contiguous with the forest in the adjacent
Cabin John Regional Park. Staff worked with the Applicant to try to preserve all of this forest.
Given the various constraints on the Property, including preserving much of the existing
development and buildings, and the limited area available for residential development, it was
determined that there was not a layout that allowed the preservation of the forest and the
Applicant’s desired number of residential units. The forest is proposed to be cleared for the
construction of a private road with parallel parking spaces designed to serve visitors to the
park and the proposed residences, and a storm drain system, including stormwater
management facilities. The road is the minimum width necessary to meet fire access
requirements. Staff has concerns that the removal of the existing forest edge will result in
additional forest loss and potential hazards due to dieback experienced by exposing interior
forest to these altered conditions. To alleviate these concerns, Staff recommended and the
Planning Board approved a condition of approval as part of the Preliminary Forest
Conservation Plan, requiring further evaluation of proposed tree protection measures to
minimize the stress to the trees during and after construction and to maintain and enhance
the forest that will now include a natural surface path system connecting to the Cabin John
Regional Park. This new forest edge will be located along a private road, parallel parking
spaces, and a newly defined access point to a trail system that connects to the adjacent park.
Additional measures may include pruning, removal of dead, dying or hazardous limbs and
trees, and replanting of native trees if necessary to maintain a healthy, intact and continuous
forest edge. These proposed requirements have been incorporated into the Final Forest
Conservation Plan.

Forest Conservation Variance
Section 22A-12(b)(3) of the Montgomery County Forest Conservation Law provides criteria
that identify certain individual trees and other vegetation as high priority for retention and
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protection. The law requires that there be no impact to: trees that measure 30 inches or
greater DBH; are part of an historic site or designated with an historic structure; are
designated as national, State, or County champion trees; are at least 75 percent of the
diameter of the current State champion tree of that species; or trees, shrubs, or plants that
are designated as Federal or State rare, threatened, or endangered species. Any impact to
high priority vegetation, including disturbance to the critical root zone (CRZ) requires a
variance. An applicant for a variance must provide certain written information in support of
the required findings in accordance with Section 22A-21 of the County Forest Conservation
Law. Development of the Property requires impact to trees identified as high priority for
retention and protection (Protected Trees) and the Applicant was granted the variance as part
of the approval of the Preliminary Forest Conservation approval.

Noise Attenuation

The Applicant provided a Phase | Transportation Noise Analysis for this Application, dated
April 27, 2018 to assess the potential for transportation noise related impacts to the proposed
residential homes. This study did not include the proposed residences associated with Phase
Il of the development, as described on the phasing plan portion of the approved Preliminary
Plan 120180120. Therefore, at the time of a site plan application for Phase lll, the Applicant
will need to submit an amendment to the Cabin John Shopping Center Phase | Transportation
Noise Analysis report dated April 27, 2018 to include an analysis and recommendations for
the proposed residential homes in Phase lll, utilizing the most current Staff Guidelines for the
Consideration of Transportation Noise Impacts in Land Use Planning and Development, or
equivalent guidelines in effect at the time of application.

The Montgomery County “Staff Guidelines for the Consideration of Transportation Noise
Impacts in Land Use Planning and Development” stipulate a 65 dBA Ldn maximum noise level
for exterior recreation areas and 45 dBA Ldn for interior areas for this Application. The
provided noise analysis indicates that due to the distance from Tuckerman Lane, Seven Locks
Road and I-279, roadway noise impact on the proposed residences in Phase | will be below 65
dBA Ldn. No further analysis or additional mitigation is required.

f. provides safe, well-integrated parking, circulation patterns, building massing and, where required,
open spaces and site amenities;

i

Parking and circulation

The Site Plan provides for safe and well-integrated parking and circulation patterns on the
Subject Property. The Subject Property will have two points of access within the Site Plan area
and a third off-site access which contributes to the overall circulation on the Subject Property.
The primary, and most direct, access is on Seven Locks Road in the existing location. This
access point provides vehicle and pedestrian access to the central portion of the commercial
area. The primary access for the residential townhouses is also on Seven Locks Road at Coddle
Harbor Lane, which is a private street. This access point parallels the boundary of the Property
in order to access recreation amenities and townhouses. The off-site access is a signalized
access point on Tuckerman Lane. This access point feeds into the new private street between
Building B-3 and Building C-4 which is proposed to go through part of the existing building to
help create improved access and circulation by implementing more of a grid system. This
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access point connection provides users the ability to loop through the Property via internal
circulation.

The Site Plan provides sidewalks in front of every structure and creates an interconnected
system of pedestrian access. The pedestrian circulation patterns provide safe and redundant
circulation to all buildings and open spaces across the Property. The Application also improves
pedestrian circulation to adjacent properties. The Application formalizes a trailhead on the
north side of the townhouse area to access the forest area on the Subject Property. This
internal trail system connects to the existing trail system within the Cabin John Regional Park.
In addition, on the east side of the townhouse area, a secondary access to Cabin John Regional
Park is included on the Subject Property. The Applicant has agreed to provide funding to M-
NCPPC Parks to add amenities at this access point on the M-NCPPC side of the property line.

Bicycles can circulate through the Subject Property via the private street and drive aisle
network. Because of the low vehicle speeds anticipated within the circulation system,
bicyclists sharing the same space as vehicles and pedestrian will be adequate and safe for all
users.

Particular attention has been focused at the intersection between Building A-4 and existing
Building A and B (Figure 30). This intersection has multiple complex vehicular and pedestrian
movements with existing infrastructure, buildings, and grade changes which would be
affected by major modifications to the intersection. The existing condition does not provide
the safety or efficiency desired by Staff. As a result, the intersection will be modified with
cobble stones on two corners to tighten the intersection for vehicles but maintain turning
movements necessary for delivery and fire trucks. The intersection itself will be reduced in
size in all directions. This will reduce speed, emphasize the need to slower turning
movements, and improve pedestrian safety. All legs of the intersection utilize stop signs.
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Building A-4

Figure 30 — Intersection Improvements

Pedestrian movements have also been improved with the modification of this intersection.
The northern leg of the intersection has no pedestrian crosswalk to avoid conflicts.
Furthermore, the landscaping around the northern parts of the intersection are designed to
discourage pedestrian crossing in a manner for which the intersection isn’t designed and
would be unsafe. Another consideration is the grades in this part of the Property. Pedestrians
traveling amongst the existing buildings can still traverse the existing stairs (Figure 31).
However, these stairs are not passable by individuals with disabilities. Individuals with
disabilities and/or pedestrians traveling to proposed Buildings A-1, A-3, and A-4 must make
three crossings around the southern loop of the intersection. While not the most efficient,
the existing grades limit available options. Overall this intersection will be greatly improved
over the existing conditions.
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Figure 31 — Existing Condition in Open Space and Stair to Existing Mall Building

Parking is well integrated throughout the Property in reasonable proximity to all existing and
proposed buildings.
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The Application has safe and adequate internal circulation for both passenger vehicles and
pedestrians by providing access to every area of the Subject Property while providing multiple
pathways to travel across the Property.

Building massing, open space, and site amenities

Building Massing

The Site Plan proposes well integrated building massing. The building massing provides a
consistent scale largely due to the 35-foot maximum building height allowed by the zone. The
improved street grid design, especially where the existing building will be demolished, helps
breakup the building massing for more pedestrian-friendly blocks. In turn, this building
massing helps the open spaces feel more integrated because the dimensions of the open
spaces closely match the massing of the surrounding buildings. Because the grade of the
Property slopes upward from south to north, it creates a more varied architectural feel than
the relatively consistent building mass would provide on flat grades.

Figure 32 — Overall Site Plan

Open Spaces and Site Amenities

The open spaces on the Subject Property are designed to serve two different needs. First,
the Common Open Space is designed to serve and act as an amenity for townhouse
residents. The open spaces which serve the townhouses provide a mid-block connection
that links the commercial portion of the Property to the natural areas while integrating
into the residential uses. The playground area on the west side of the townhouses
provides a gathering space for residents but also integrates with the adjacent commercial
use while providing a buffer between the differing land uses.
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The Public Open Space is designed to serve the general public visiting the shopping center.
The open spaces are strategically located in centralized areas spread throughout the
Subject Property. Each open space is located along significant pedestrian travel paths in
order to encourage visitors to linger whether they are waiting for someone, dining,
enjoying the day, or participating in an event. The Public Open Space is well integrated
with the surrounding buildings to serve as an extension of the indoor uses, with outdoor
dining areas, or with programming and activation, such as outdoor movies, that use the
facades of the surrounding buildings as the wall of the public open space.

Site Amenities

The Site Plan identifies two areas of Common Open Space; (1) the Mews, and (2) the
playground/gathering area on the west side of the townhouses. Both of these spaces are
accessible to all proposed townhouse units on the Subject Property, and are accessible to
the general public through sidewalk connections throughout the Property. The Common
Open Space for the townhouses features a balance beam (Figure 33) and two pieces of
playground equipment (Figure 34). This playground area also features flexible seating for
gathering space.

Figure 33 — Balance Beam Figure 34 — Play Equipment

Figure 35 — Flexible Seating Figure 36 — Bench Detail
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The Mews in the townhouse features landscaping, hardscape surface treatments, and
benches to help promote resident enjoyment of the open space (Figure 36).

The Public Open Space also in the shopping center has seating for gathering spaces and
dining areas coupled with landscaping and surface treatments to create attractive
amenities. The shopping center includes a bicycle maintenance station to serve residents,
visitors and employees (Figure 37).

Figure 37 — Bicycle Maintenance Station

Finally, the Application will create a new connection to the Cabin John Regional Park on
the Subject Property’s east side (Figure 38). The Applicant has made an agreement with
M-NCPPC Parks to provide funding allowing Parks to improve this entrance point on the
M-NCPPC side of the property line. This will provide a second direct access point to Cabin
John Regional Park which is closer to the commercial portion of the shopping center
allowing users to bypass the residential area if desired.
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New access point to
Cabin John Regional
Park, to be improved
by M-NCPPC Parks

Figure 38 — New Connection to John John Regional Park
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substantially conforms with the recommendations of the applicable master plan and any
guidelines approved by the Planning Board that implement the applicable plan;

The Site Plan substantially conforms with the recommendations of the 2002 Potomac Subregion
Master Plan. The Master Plan specifically identifies the Subject Property and makes specific
recommendations starting on Page 43. However, it should be understood that the Master Plan
envisioned the Subject Property to be completely razed to achieve the Master Plan vision. The
Application proposes to retain all but 18,255 square feet of the existing buildings and strives to
substantially conform to the Master Plan by adapting the Subject Property and its existing
buildings to meet the Master Plan vision.

At the time the Master Plan was approved, optional method development in the RMX zones was
explicitly identified as an appropriate tool for mixed use development. Because the optional
method language in the old zoning code explicitly allowed increases in uses and densities if they
were in accord with “density, numerical limitations and other guidelines” in the applicable master
plan, the optional method was deemed the most suitable way to achieve the Master Plan’s
recommendations. It also reflects an effort to increase the ability of the Master Plan to control
development on this site, in response to concerns from local residents. The optional method also
enabled the provision of townhouses, which would not have been allowed under the standard
method.

The optional method specification was intended to be used to facilitate the total number of units
(135) proposed in the Master Plan and the mix (75 units of elderly housing and 60 units of
townhouses and housing over retail). The Master Plan’s guidelines also specified building heights,
townhouse locations along Coddle Harbor Lane, removal of the gas station, and provision of
structured parking. The Master Plan’s assumption was that subsequent site plan review would
offer the opportunity to achieve development that followed its recommendations.

Establishment of the CR family of zones in the 2014 Zoning Ordinance allowed mixed use
development while providing more defined development standards. Site plan review for a
broader array of development projects provides the opportunity for detailed review of standard
method as well as optional method projects. Since the Master Plan’s mixed-use development
goals can be achieved in standard method projects, the Master Plan’s requirement for optional
method development when housing is proposed can be considered obsolete.
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Figure 39 — Cabin John Center Concept, Page 47 of the 2002
Potomac Subregion Master Plan

Other requirements in the Master Plan—for store types and sizes, structured parking and detailed
height requirements—should be viewed similarly. The Master Plan’s intent is that housing be
provided as part of any redevelopment of the Subject Property, enabling creation of a mixed-use
village center, so the Master Plan’s limit of 40 townhouses need not be a hard and fast ceiling.
The Applicant may apply currently allowed measuring techniques to determine appropriate
heights in the context of the Master Plan recommendations. To maximize compatibility with the
existing Inverness Knolls community, residential uses along Coddle Harbor Lane remain an
important component of appropriate development of the center. Redevelopment proposals
should include a commitment, through phasing of development, to residential uses in that portion
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of the Subject Property. With that commitment, housing in the northeast portion of the site
complies with Master Plan’s intent.

Setbacks

The Master Plan set out the original Cabin John Village setbacks because the recommended RMX
zone deferred to applicable master plans for densities and development standards. The pre-
rewrite ordinance included a provision in that zone requiring substantial compliance with the
Master Plan as a condition of approving a site plan for the Subject Property. The Master Plan
recommended a setback of 100 feet along the northeastern property line but provided an
acceptable alternative setback for optional method projects (which the Master Plan assumed
would be any new project that included housing). An optional method project could propose a
50-foot setback along the zoning boundary (RMX to R-90 at the time the Master Plan was
approved), to achieve “a more compatible site layout that accommodates a significant residential
component.” (p 49)

The comprehensive revision of the Zoning Ordinance replaced the RMX Zone on this Property with
the CRT Zone, which provides specific setbacks for standard method projects and defers optional
method setback determinations to the site plan process. The applicable standard method setback
for townhouses in the CRT Zone is 10 feet, considerably less than the 100-foot recommendation
in the Master Plan or the 50-foot optional method alternative. The Master Plan’s intent for this
part of the Property is to provide separation between any new mixed-use development and the
existing Inverness Knolls community. More broadly, the Master Plan intends to create a mixed-
use center with a neighborhood focus—a “walkable village center compatible with adjacent
neighborhoods” —from the existing entirely non-residential strip shopping center.

The 10-foot setback permitted under the CRT Zone in standard method development is unlikely
to achieve either objective; it is insufficient to achieve clear natural separation from Inverness
Knolls, which in turn would fail to achieve compatibility with the adjacent neighborhood. The 37-
foot setback proposed is less than the 50-foot optional method setback set out in the Master Plan
guidelines, but clearly more than the 10 feet permitted in the zone. It should be noted that the
zoning boundary in the portion of the Property proposed for townhouses does not entirely follow
a property line; it bisects a single parcel owned by the Applicant and is included in its entirety in
the Application. In this portion of the Property the proposed setback is augmented by existing
open space also owned by the Applicant. An illustrative drawing in the Master Plan shows a
stormwater facility in this area, but current aerial photography shows forest in this area. The
proposed setback, combined with existing open space on the R-90 side of the zoning boundary,
does comply with the Master Plan’s intent for this portion of Cabin John Village.

Transportation

The Master Plan recommends “a bus shelter and shuttle service to Metro or acceptable traffic
mitigation alternatives must be provided with any increase in density.” During the public hearing
for Preliminary Plan No. 120180120 the Planning Board included a condition draft an agreement
on transportation mitigation measure prior to site plan approval. Because the Subject Property is
not located in a Transportation Management District, Staff has not required a Transportation
Mitigation Agreement (TMAg). Furthermore, the Montgomery County Department of
Transportation would only agree to a TMAg agreement if it's role in monitoring the future
program was necessary. Therefore, in order to meet the intent of the Master Plan, Staff has
included conditions, rather than a TMAg or other alternative agreement, to promote traffic
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mitigation alternatives such as the implementation of a 15-docket Capital Bikeshare Station, the
appointment of the Transportation Benefits Coordinator, and implementation of static displays
to provide transportation schedules and information. These conditions will help promote
alternative transportation options for residents and employees while remaining consistent with
the condition of approval for Preliminary Plan No. 120180120, Cabin John Village and the Master
Plan.

will be served by adequate public services and facilities including schools, police and fire
protection, water, sanitary sewer, public roads, storm drainage, and other public facilities. If an
approved adequate public facilities test is currently valid and the impact of the development is
equal to or less than what was approved, a new adequate public facilities test is not required. If
an adequate public facilities test is required the Planning Board must find that the proposed
development will be served by adequate public services and facilities, including schools, police and
fire protection, water, sanitary sewer, public roads, and storm drainage;

As discussed in previously approved Preliminary Plan No. 120180120 findings, the proposed
development in this Site Plan will be served by adequate public facilities, including schools, police
and fire protection, water, sanitary sewer, public roads, storm drainage, and other public facilities.

on a property in a Rural Residential or Residential zone, is compatible with the character of the
residential neighborhood; and

The Site Plan is compatible with other uses and other site plans, as well with existing and proposed
adjacent development. The Subject Property contains a forested area located in the R-90 zone.
Preliminary Plan No. 120180120 places this Property under a Category | Forest Conservation
easement. Furthermore, the Application enhances this R-90 zoned area with new and
improvements to existing natural surface trails and a formalized trailhead. These improvements
and forest conservation will enhance the recreation experience for the surrounding residential
neighborhood. In addition, the Site Plan protects, in perpetuity, the buffer the surrounding
neighborhood enjoys from the activity of the Cabin John Shopping Center.
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Figure 40 — Forest Preservation in Residential Zone abutting neighborhood

on a property in all other zones, is compatible with existing and approved or pending adjacent
development.

The neighborhood surrounding the Subject Property is a mix of attached residential, multi-family
residential (condominium), single detached, one institutional use and a park owned by the Maryland-
National Capital Park and Planning Commission. To the north is the Inverness townhouse community
and to the northwest bordered by Coddle Harbor Lane are some multi-family condominiums. Across
Seven Locks Road to the west are detached single-family residential. To the south across Tuckerman
Lane is an institutional use (Assisted Living) in the R-90 zone. These land uses have co-existed with the
existing iteration of the Cabin John Shopping Center for decades. The adjacent multi-family units along
Coddle Harbor Lane in the RT-15.0 zone are three stories tall while the townhouses to the north (R-
90 zone) in the Inverness Community are two stories for the most part. The institutional use to the
south is a three-story structure but the grade is below the existing Tuckerman Lane road grade making
it appear shorter than three stories from the Subject Property. The park to the east has no structures
near the Subject Property and it is heavily forested. No single structure in the neighborhood or on the
Subject Property is significantly taller than any other structure. Any noticeable difference is generally
because of grade than the height of the building itself.

The Subject Property contains the existing Cabin John Shopping Center with no building being more
than two stories. The Subject Property is limited to 35 feet in height per the mapped CRT zoning
designation. The townhouse section will utilize building height averaging allowed under Section
59.4.5.2.D.2.d of the Zoning Ordinance. By using building height averaging, each stick of townhouses
are able to account for the sloping grade of the Subject Property while maintaining consistent building
massing. (Figure 16). Given that the neighborhood is a mix of two and three-story structures and the
Application consists of one, two, and three-story structures limited to a maximum of 35 feet in height,
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the Application will not significantly change the compatibility or scale comparable to the existing
conditions.

The location of buildings are buffered by a network of private streets providing adequate setback to
ensure compatibility with the neighborhood. This compatibility is heightened due to the relative
similarity in building height throughout the neighborhood.

k. To approve a site plan for a Restaurant with a Drive-Thru, the Planning Board must also find that a
need exists for the proposed use due to an insufficient number of similar uses presently serving existing
population concentrations in the County, and the uses at the location proposed will not result in a
multiplicity or saturation of similar uses in the same general neighborhood.

Not applicable, this Site Plan does not include a restaurant with a drive-thru.

. For a property zoned C-1 or C-2 on October 29, 2014 that has not been rezoned by Sectional Map
Amendment or Local Map Amendment after October 30, 2014, if the proposed development includes
less gross floor area for Retail/Service Establishment uses than the existing development, the Planning
Board must consider if the decrease in gross floor area will have an adverse impact on the surrounding
area.

The Subject Property was zoned RMX-2C on October 29, 2014. Therefore, this finding does not apply.

SECTION 5: CITIZEN CORRESPONDENCE AND ISSUES

The Applicant has met all proper signage, noticing and pre-submission meeting requirements for the
submitted Application. A pre-submission meeting was held on May 16, 2018 at Churchill High School
cafeteria located at 8810 Post Oak Road in Potomac, MD.

As of the posting of this Staff Report, Staff has received one letter in regards to this Application which was
generally supportive of the Application but asked a few questions and made suggestions. Staff has
responded with some clarification regarding the Application elements and the explained why a walkable
mixed-use project such as this Application doesn’t typically have amenities usually done in suburban
neighborhoods. (Attachment 11).
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SECTION 6: CONCLUSION

The Application substantially conform to the recommendations of the 2002 Potomac Subregion Master
Plan and the Application has been reviewed by other applicable county agencies, all of whom have
recommended approval of the Application. Staff recommends approval of the Application subject to the
conditions cited in the Staff Report.
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Attachment 1

CABIN JOHN VILLAGE JUSTIFICATION STATEMENT
SITE PLAN NO. 820190020

L. INTRODUCTION

The Applicant, Cabin John (Edens), LLC (the “Applicant”), by its attorneys, Linowes and
Blocher LLP, submits this Site Plan Justification Statement to demonstrate conformance of the
proposed development with all applicable review requirements and criteria. The subject
property, known in the community as the Cabin John Shopping Center, contains a gross tract
area of approximately 25.32 acres and is generally located at 7817 Tuckerman Lane and 11325
Seven Locks Road in the northeast corner of the intersection of Tuckerman Lane and Seven
Locks Road, in Potomac, Maryland (the “Property”). More specifically, the Property is
comprised of recorded lots known as Parcel D of the Seven Locks Plaza Subdivision, as shown
on a Record Plat recorded among the Land Records of Montgomery County, Maryland (the
“Land Records™) at Plat No. 25334 on November 16, 2017, Parcel C of the Seven Locks Plaza
Subdivision, as shown on a Record Plat recorded among the Land Records at Plat No. 11341 on
September 27, 1976, Parcel O of the Inverness Knolls Subdivision, as shown on a Record Plat
recorded among the Land Records at Plat No. 12383 on April 9, 1979, and unrecorded
Parcel 328. The Property is currently improved with a commercial strip shopping center, a two-
story mall building, and surface parking.

The majority of the Property is zoned CRT-0.75, C-0.5, R-0.25, H-35T pursuant to the

Countywide District Map Amendment effective on October 30, 2014," although the northern

' The Countywide District Map Amendment comprehensively rezoned the Property from the
RMX-2C (Residential Mixed Use Development, Specialty Center, Commercial Base) to the
existing CRT Zone.




portion of Parcel O is zoned R-90. The Property is located within the planning boundaries of the
Potomac Subregion Master Plan, approved and adopted in April 2002 (the “Master Plan™).

Pursuant to the applicable provisions of Chapter 59 of the Montgomery County Code,
(“Zoning Ordinance”), Applicant is submitting this site plan application (“Application”) to allow
for the proposed development on the Property of an additional 45,000 (29,000 net new square
footage) square feet of commercial development and up to 131,000 square feet of new residential
uses comprised of approximately 48 new single-family attached units (collectively, the
“Project”).

As discussed more fully below, the Project will revitalize the existing aging strip
shopping center and enhance community connectivity, creating a more vibrant, pedestrian
friendly, mixed-use village center, as envisioned by the Master Plan. Applicant therefore
respectfully requests that the Montgomery County Planning Board of The Maryland-National
Capital Park and Planning Commission (“Planning Board”) grant approval of the Application.

IL BACKGROUND AND PRIOR APPROVALS

Administrative Subdivision Plan No. 620170050 was approved on September 4, 2017 to
facilitate the construction of 9,997 square feet of new commercial uses at the corner of Seven
Locks Road and Tuckerman Lane, which construction is currently nearing completion. The
Property was also the subject of a Concept Plan that went to the Development Review
Committee on September 19, 2018.

Preliminary Plan No. 120180120 (“Preliminary Plan”), encompassing the Property, was
approved by the Planning Board on November 5, 2018. The Preliminary Plan approved a total of

300,000 square feet of retail/ commercial development and approximately 59 townhouses on the
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Property, to be developed in three phases. The Application represents Phase I of the Preliminary
Plan approval.
III. EXISTING CONDITIONS AND SURROUNDING AREA

The Property is currently improved with approximately 240,915 square feet of
commercial uses, the majority of which was developed in the 1960s, in the form of a retail strip
shopping center and a two-story “mall” building.2 The Property also contains approximately
1,229 surface parking spaces. The existing improvements include an anchor grocery store and
drug store, a variety of restaurants, retail/service establishments, offices, and one gas station.

As noted by the Master Plan, the “shopping center can be described as a community
center, smaller than a regional mall, but larger than a neighborhood shopping center.” Master
Plan, p.43. The Master Plan further observes that “[t]he site’s configuration and resulting
circulation patterns are inefficient. While the uses in the center serve the needs of the
surrounding community, pedestrian and bicycle access and circulation are unsafe.” Id.

The Property is bordered on the north by the residential townhouse community of
Inverness, zoned RT-15 and R-90, and on the east by the Cabin John Regional Park, zoned R-90.
Confronting the Property across Tuckerman Lane to the south is a senior housing facility
operating pursuant to a Conditional Use in the R-90 zone and confronting the Property to the
southwest across Seven Locks Road is a townhouse community in the R-90/TDR 6.0 zone. To
the west is the predominantly single-family community known as Regency Estates, located in the

R-90 zone.

2 Although the Application itself only includes approximately 13.39 acres of the Property, for
simplicity the references to the Property herein include all of that area included in the associated
Preliminary Plan.
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IV. THE PROJECT

As noted above, the Application consists of Phase 1 of the Preliminary Plan and
encompasses approximately 13.39 acres of the Property. The Project is proposed under the
standard method of development in the CRT Zone in accordance with Section 59.4.5.3 of the
Zoning Ordinance. Specifically, as shown on the plans included with the Application, the
Applicant seeks to construct up to 131,000 square feet of residential uses, comprised of 48 new
single-family attached dwelling units, of which 12.5% would be MPDUs, and approximately
29,000 square feet of net new commercial uses, for a total of approximately 270,000 square feet
of commercial uses on the site. While the exact nature and mix of the commercial uses has not
yet been identified, the Application contemplates that in addition to all the permitted uses in the
CRT zone, a number of uses that are limited and require site plan approval, such as breweries,
veterinary clinics/ hospitals, and daycare uses are also included for purposes of allowing them in
the commercial areas of the Project.

The Project is anticipated to be constructed in two phases: Phase I is comprised of the
residential portion of the development located in the northeast corner of the Property, and Phase
11 is comprised of approximately 29,000 square feet of net new commercial uses. The phases
may be done together or in any order and a phase need not be completed before another is
started.

A. Access and Circulation

Vehicular access to the Property will continue to be provided from the existing signalized
full movement intersection along Tuckerman Lane and the two curb cuts along Seven Locks
Road, the southern of which is full movement except for AM and PM peak hours, and the

northern of which, at Coddle Harbor Lane, is full movement.
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As noted above, the Master Plan identified concerns with the on-site circulation at the
center and the Project will address those issues by enhancing vehicular circulation, pedestrian
connectivity and traffic efficiency to and through the site. Drive aisles and internal intersections
are proposed to be realigned to aid in traffic calming and create more rational patterns of
circulation within the center. Additionally, to improve both pedestrian and vehicular circulation
within the site, approximately 15,600 square feet of existing retail space will be demolished and
reconfigured in the center of the existing shopping center. Under existing conditions, the
shopping center has a long, uninterrupted frontage of almost 700 linear feet. Urban design
principles dictate that the best environments are short, walkable blocks. The bifurcation of the
existing retail strip to create shorter blocks with a through connection is therefore intended to
create new paths of travel and enhanced circulation across the entire 25-acre Property. The
Applicant plans to reconstruct the majority of the displaced retail along the new drive aisle,
creating space in a configuration that will activate the central shopping center spine. This new
space and street reconfiguration will create nodes of activity rather than a linear experience with
limited interaction. In this regard, the Applicant notes that, in order to accommodate the
proposed layout and the orientation of the buildings to this new internal drive, as well as the
orientation of other buildings on the site to central nodes and drive aisles, approval of the
proposed building placements, pursuant to Section 59.4.5.3.C.3 of the Zoning Ordinance, is
required as part of the Application, as further detailed below.

Additionally, in accordance with Master Plan guidance, connections to the surrounding
community will be enhanced through the addition of sidewalks connecting the retail blocks to
Seven Locks Road, Tuckerman Lane, the adjacent Inverness community and the Cabin John

Regional Park. Sidewalks and crosswalks will also be added, enhanced and/or modified
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throughout the Project to connect buildings and promote the flow of pedestrians throughout the
site in a safe and clear pattern.

The Project also includes significant improvements to bicycle storage and circulation on
and around the Property, including a new bike path along Tuckerman Lane from Seven Locks
Road to Angus Place, as well as the incorporation of new bicycle lockers and racks within the
Project.

B. Open Space and Amenity Areas

As shown on the open space exhibit included with the Application, significant new public
open space will be included on the Property as part of the redevelopment. In total, approximately
1.38 acres of public open space and common open space will be provided. These public open
spaces will include both hardscape plazas, smaller parks and walks that will be designed for
communal gathering, including areas for children, adults and teenagers. As is the hallmark of
most great mixed-use centers, the Project will also be programmed so as to put an emphasis on
bringing private activities into the public realm including outdoor dining, physical fitness classes,
community events, markets and children’s activities.

The residential areas of the Project will also contain private common open spaces for
residents’ use and enjoyment, as discussed more fully below.

C. Green Features and Stormwater Management

As much of the site currently drains untreated directly into Cabin John Regional Park, the
redevelopment plans will significantly improve the current stormwater management treatment
for the Property. Stormwater management goals will be achieved through the installation of new

Environmental Site Design (ESD) facilities to the maximum extent practicable, the installation of
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structural practices, and the preservation of an existing stormwater management pond located in
the northern portion of the site, in the R-90 zone.

Additionally, the existing Property is largely impervious, with large expanses of asphalt
parking areas with little to no vegetation. The Project will significantly increase the amount of
tree coverage and landscaping on the Property, providing the additional benefits of a reduction of
the heat island effect and interception of rainfall.

V. FINDINGS REQUIRED FOR APPROVAL OF THE SITE PLAN APPLICATION

Section 59.7.3.4.E.2 of the Zoning Ordinance sets forth the findings that the Planning
Board must make in approving a site plan application. The following statements describe how

the proposed Project fulfills these findings:

1. The proposed development satisfies any previous approval that applies to the site.

The Application is consistent with approved Administrative Subdivision Plan No.
620170050, as well as the approved Preliminary Plan and will comply with the conditions of

approval thereof.

2. The proposed development satisfies under Section 59.7.7.1.B.5 the binding
elements of any development plan or schematic development plan in effect on
October 29, 2014.

There is no approved development plan or schematic development plan for the Property;

therefore, this requirement is inapplicable.

3. The proposed development satisfies under Section 59.7.7.1.B.5 any green area
requirement in effect on October 29, 2014 for a property where the zoning
classification on October 29, 2014 was the result of a Local Map Amendment.
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The zoning of the Property on October 29, 2014 was the result of a comprehensive
rezoning undertaken subsequent to the approval of the Master Plan in 2002, and was not the
result of a Local Map Amendment. Therefore, this requirement is inapplicable to the Property.

4. The proposed development satisfies applicable use standards, development
standards, and general requirements under this Chapter.

The Project satisfies the applicable use standards, development standards, and general

requirements of the Zoning Ordinance, as explained more fully below:

A Use Standards
Section 59.3.1.6 of the Zoning Ordinance lists the uses that are permitted in the CRT
Zone. The Project proposes both townhouse units and non-residential (retail/commercial) uses,
both of which are permitted in the CRT Zone.
B. Compatibility Standards
Section 59.4.1.8.A of the Zoning Ordinance identifies setback compatibility standards
that apply to properties in the CRT zone that propose development of an apartment, multi-use or
general building type and abut a property in an Agricultural, Rural Residential, or Residential
Zone that is vacant or improved with an agricultural or residential use. Since the Property abuts
properties in a Residential Detached and Residential Townhouse zone that are vacant and/or
improved with a residential use, the setback compatibility standards apply to the proposed
general commercial/retail buildings. As reflected on the site plan drawing included with the
Application, the proposed non-commercial buildings will be set back a minimum of 1.5 times the
minimum side and rear setback required for a detached house on these abutting properties, as

required.
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Section 59.4.1.8.B of the Zoning Ordinance contains height compatibility standards that
apply to a project that proposes any building type in the CRT zone and abuts or confronts a
property in an Agricultural, Rural Residential, or Residential Zone that is vacant or improved
with an agricultural or residential use. As noted above, the Property abuts and confronts
properties in a Residential zone; therefore, the height compatibility standards apply to the
Project. However, the maximum height allowed by the Property’s zoning (35 feet) is equal to
the maximum height allowed for a detached house on these abutting and confronting properties
in the R-90 and RT-15.0 zones (35 feet). Therefore, the Project will comply with the height
compatibility restrictions identified in Section 59.4.1.8.B.2 due to the height limitations under
the Property’s zoning classification.

C. Development Standards for Standard Method Development in the CRT
Zone

Section 59.4.5.3.C of the Zoning Ordinance lists the development standards for
development under the standard method in the CRT Zone. The Application meets all of these
development standards, as described below and delineated on the development standards table
included on the Site Plan, with the exception of certain placement, form, and transparency

standards, for which modifications are requested, as explained more fully below:

1. Open space.

Section 59.4.5.3.C.1 of the Zoning Ordinance requires that 10% open space be provided
by the Project since the Application proposes general and townhouse buildings and the Property
as comprised of greater than 10,000 square feet of tract area. As a result, the Application will
include a minimum of 10% public open space for the portion of the site that includes commercial

uses, and a minimum of 10% common open space for the portion of the site that includes the
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townhouse dwelling units, all as shown on the Open Space Exhibits included with the
Application. As noted in Section C(iii) below, the Applicant is seeking an exception to the
minimum dimensions for the proposed common open space.

2. Lot, density, and height.

Applicant seeks to construct approximately 131,000 square feet of residential uses,
comprised of 48 new single-family attached dwelling units, of which 12.5% will be MPDUs, and
approximately 45,000 square feet of new (29,000 square feet net new) commercial uses as
permitted by the CRT Zone. The Project proposes a building height of 35 feet, which is the
maximum height allowed by the zoning for the Property. The maximum building height for the
Project is measured pursuant to the averaging provision contained in Section 59.4.5.2.D.2.d of
the Zoning Ordinance. Pursuant to Section 59.4.5.3.C.2 of the Zoning Ordinance, there is no
maximum lot coverage for townhouse and general buildings in the CRT Zone.

3. Placement.

Section 59.4.5.3.C.3 of the Zoning Ordinance sets forth the required setbacks for
principal buildings, accessory structures, and parking, as well as requirements regarding
placement and transparency. As illustrated by the plan submittals included with this Application,
the Project will satisfy all required setbacks for townhouse dwelling units and general
commercial/retail buildings.

With regard to Build-to-Area maximum setbacks and associated minimum percentages of
building facade in that Build-to-Area, as noted above, given the need to orient the buildings to
the internal drives and proposed open spaces, the Applicant is requesting certain modifications to

these requirements pursuant to the provisions of Section 59.4.5.3.C.3.b and 59.7.3.4 of the
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Zoning Ordinance. Specifically, the Applicant is seeking a modification to the side street
setback and associated build-to-area for Buildings A-1 and A-3.
a. Building A-1

Section 59.4.5.3.C.3 of the Zoning Ordinance specifies that a general building type
should have a maximum side street setback of 20 feet, and that a minimum of 35% of the
building fagade should be within that setback. Building A-1 is designed with two (2) entrances
such that Coddle Harbor Lane and Seven Locks Road each Vserve as a side street. Significantly,
the entire facade of Building A-1 is set back less than 20 feet from Coddle Harbor Lane; thus,
this aspect of the building design adheres to Section 59.4.5.3.C.3 of the Zoning Ordinance.
However, to the extent that Seven Locks Road is also considered a side street, the entire fagade
of Building A-1 is set back greater than 20 feet from Seven Locks Road in order to substantially
conform with the Master Plan. The Master Plan envisions a landscape buffer between new
development at the Property and Seven Locks Road; thus, the Application includes a greater
setback from Seven Locks Road to accommodate the Master Plan recommendations for the
Property. The plan is also set up to accommodate the potential future eleven foot dedication
along Seven Locks Road and the Public Utility Easement dedication if cooperation with the
utility companies is not achieved.

The Planning Board is authorized to approve an Application that deviates from the Build-
to-Area requirements where it is necessary to accommodate the physical constraints of the site
and proposed land use. The proposed side street set back from Seven Locks Road is necessary to
accommodate a buffer from Seven Locks Road as highlighted in the Master Plan, as well as to
allow for a vibrant mixed-use retail environment at the Property. Additionally, the Planning

Board must find that the Application incorporates design elements that engage the surrounding
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publicly accessible spaces such as streets, sidewalks and parks. As noted above, Building A-1 is
currently designed with two (2) entrances that will front on sidewalks as well as public open
space. Moreover, the design of Building A-1 satisfies the side street setback relative to Coddle
Harbor Lane, which will help to engage this private right-of-way, along with the publicly
accessible pedestrian connectivity improvements that are adjacent to the building’s entrances.
Based upon the foregoing, the Applicant is seeking Planning Board approval to modify the
requirement identified in Section 59.4.5.3.C.3 of the Zoning Ordinance to allow for Building A-1
to be set back from Seven Locks by greater than 20 feet.
a. Building A-3

Section 59.4.5.3.C.3 of the Zoning Ordinance specifies that a commercial/retail building
should have a maximum side street setback of 20 feet, and that a minimum of 35% of the
building fagade should be within that setback. Building A-3 is designed with an entrance that
faces proposed Building A-1, such that Seven Locks Road serves as the side street to the
proposed development. As noted above, the Master Plan envisions a landscape buffer between
new development at the Property and Seven Locks Road; thus, the Applicant proposes to set
back Building A-3 by greater than 20 feet. The plan is also set up to accommodate the potential
future eleven foot dedication along Seven Locks Road and the Public Utility Easement
dedication if cooperation with the utility companies is not achieved. The proposed side street
setback from Seven Locks Road is necessary to accommodate a buffer from Seven Locks Road
as highlighted in the Master Plan, as well as to allow for a vibrant mixed-use retail environment
at the Property. In this respect, the placement of Building A-3 deviates from the Build-to-Area
requirements in order to accommodate the physical constraints of the site and proposed land use.

Significantly, the Application incorporates design elements for Building A-3 in the form of a
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wide pedestrian-friendly sidewalk with connections to other non-residential uses and open spaces
at the Property that that engage the surrounding publicly accessible streets, sidewalks, and parks.
Therefore, the Applicant is seeking Planning Board approval to allow for Building A-3 to be set
back from Seven Locks by greater than 20 feet.

4, Form.

Section 59.4.5.3.C.5 of the Zoning Ordinance provides form standards under the standard
method of development in the CRT Zone. While there are no massing standards applicable to
the commercial/retail uses proposed, this provision does state that a maximum of 12 townhouse
dwelling units are permitted in a row. The Application is consistent with this standard as a
maximum of eight (8) townhouse dwelling units are proposed in a row within the Project. With
respect to building orientation standards, all townhouse dwelling unit entrances face either a
street or open space, in conformance with the requirements. Additionally, the maximum
entrance spacing between commercial/retail uses is no greater than 100 feet in accordance with
Section 59.4.5.3.C.5.

As noted above, the Applicant is, however, seeking certain modifications to the building
orientation and transparency requirements for the commercial/retail buildings pursuant to Section
59.4.5.3.C.5 of the Zoning Ordinance. As reflected on the plan submittals included with this
Application, Buildings A-1, B-4, and C-3 include entrances that do not face a street or open
space, and Buildings A-1, A-3 and A-4 will require modifications to the ground story side/ rear
transparency minimums.

a. Building A-1

Building A-1 is located to the southeast of Coddle Harbor Lane and adjacent to Seven

Locks Road. Two (2) entrances are currently proposed for Building A-1, both of which will
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front on pedestrian sidewalks that are adjacent to the existing surface parking lot. Significantly,
the proposed entrance that will face the existing Building A will have frontage on public open
space. However, the other proposed entrance that will face proposed Buildings A-3 and A-4
does not front on public open space or a street. While the sidewalk along this entrance is not
wide enough to constitute open space, this entrance will be activated by pedestrian activity and
landscape features. To the extent that Section 59.4.5.3.C.5 requires that all entrances to Building
A-1 face open space or a street, this additional entrance for Building A-1 deviates from the
Building Orientation and Transparency requirements only to the extent necessary to
accommodate the physical constraints of the site and proposed land use. The physical
constraints of the Property and proposed retail uses dictate that only one entrance can face a
sidewalk that constitutes public open space, with a reduced sidewalk adjacent to the other
frontage to meet parking demands for the proposed uses. Additionally, the secondary entrance
facing Buildings A-3 and A-4 incorporates design elements that engage the surrounding publicly
accessible places in the form of a sidewalk that allows for safe and efficient pedestrian access to
the open space that is adjacent to the other proposed entrance to Building A-1. Based upon the
foregoing, the Applicant is seeking Planning Board approval to modify the requirements
contained in Section 59.4.5.3.C.5 to allow for an additional entrance to building A-1 that faces an
area that does not constitute a street or open space.

Building A-1 also requires a modification of the minimum transparency requirement.

Section 59.4.5.3.C.5 of the Zoning Ordinance requires that the combined side and rear facades of
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a general building must have a minimum of 25% transparency” when facing a street or open
space. In the case of Building A-1, as a result of the grading on the site, the landscape buffer,
and the building layout, the western elevation will be the rear and the northern elevation the side,
which together must meet the 25% minimum requirement. In smaller buildings such as A-1,
however, some space needs to be reserved for “back of house” elements that need to be shielded
from view. To accommodate this necessity, the Applicant is requesting a modification to the
standard to allow for a minimum 15% transparency. Despite this reduction, the building will still
achieve four-sided architecture, as blank walls will be masked with murals and significant
landscaping to break up the fagade and achieve the intent of the transparency requirements that
facades be visually interesting.

b. Buildings A-3 and A-4

Buildings A-3 and A-4 are located along the entrance drive from Seven Locks Road,
where there are significant grading considerations. As a result of the grading, the front entrances
of these buildings are proposed to face the parking area to the north and/ or on the open space
between the two buildings. Due to the need for “back of house™ areas, which generally include
bathrooms, storage and kitchens, the transparency of these buildings along the combined side/
rear facades also cannot achieve the 25% minimum standard. The Applicant is therefore
requesting a modification to a 15% minimum transparency requirement to allow for the required
back of house elements to be located along the side and rear facades. To maintain the intent of
the transparency requirements and create visual interest along the drive aisle, the Applicant is

proposing glass elements along the southern facades, as well as murals and landscaping. Along

3 The interpretation that the percentage stated applies to the side and rear facades collectively,
rather than individually, has been confirmed by the Montgomery County Department of
Permitting Services.
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the common side of both buildings there will also be outdoor dining that will activate the space

and break up the area visually, in achievement of the Zoning Ordinance’s intent.

C. Buildings B-4 and C-3

Buildings B-4 and C-3 are located along the central private drive that connects to
Tuckerman Lane and incorporate entrances that face each other. The entrances for Building B-4
and C-3 both face the private drive aisle, which does not meet the technical standards necessary
to constitute a street. While not technically recognized as a street under the Zoning Ordinance,
the private drive aisle serves the same function in that it allows for vehicular access to the
existing and proposed commercial/retail and residential uses.

The sidewalks that Buildings B-4 and C-3 face are not wide enough to constitute open
space. This streetscape design is necessary to allow for parallel parking spaces along these
buildings, which will support the economic vitality of future tenants, as well as create a more
urban-like setting. As a result, Buildings B-4 and C-3 are proposed with entrances that do not
face a street or open space. However, the proposed entrances deviate from the Building
Orientation and Transparency requirements only to the extent necessary to accommodate the
physical constraints of the site and proposed land uses. The width of the proposed private drive
aisle that separates Buildings B-4 and C-3 is limited due to the retention of the existing buildings
and tenant spaces adjacent to it. Due to the site constraints, the Applicant is unable to upgrade
and convert the private drive aisle to the standards and specifications necessary for designation
as a private road. Additionally, in order to implement a vibrant mixed-use retail environment at
the Property, parallel parking spaces are proposed along the entrances to Building B-4 and C-3,
which eliminates the possibility of identifying the adjacent sidewalks as open space. The

Application also incorporates design elements that will engage the surrounding publicly
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accessible spaces by providing a pedestrian connection from Buildings B-4 and C-3 to public
open space that is located along the private drive aisle to the south and north. Finally, the
entrances to these buildings will engage the adjacent sidewalks for pedestrians accessing the
Property. Based upon the foregoing, the Applicant is seeking Planning Board approval to allow
for entrances on Buildings B-4 and C-3 that face a sidewalk adjacent to the private drive aisle,
which does not constitute a street or open space.

C. General Development Requirements

Article 59.6 of the Zoning Ordinance sets forth general development requirements. The

Site Plan meets all of these requirements, as follows:
(i) Site Access (Division 6.1)

Division 6.1 of the Zoning Ordinance applies to development in the
Commercial/Residential zones if it includes a general building type and a site plan is required.
As a result, the general commercial/retail buildings proposed are subject to the site access
standards. As noted above, vehicular access to the Property will remain from the existing
signalized full movement intersection along Tuckerman Lane and the two curb cuts along Seven
Locks Road, the southern of which is full movement but limited to left-in and right-in right-out
movements during peak hours, and the northern of which, at Coddle Harbor Lane, is full
movement. All site driveways will meet the standards identified for properties in the CRT Zone
pursuant to Section 59.6.1.4.A of the Zoning Ordinance.

The Application will allow for safe and efficient vehicular, pedestrian, and bicycle
circulation to and from the Property through demolition of approximately 15,600 square feet of
existing retail space and reconfiguration of such retail space in the center of the existing

shopping center. The bifurcation of the existing retail strip to create shorter blocks with a
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through connection will create new paths of travel and enhanced circulation across the entire 25-
acre Property. Connections to the surrounding community will also be enhanced through the
addition of sidewalks connecting the retail blocks to Seven Locks Road, Tuckerman Lane, the
adjacent Inverness community and the Cabin John Regional Park. Sidewalks and crosswalks
will also be added, enhanced and/or modified throughout the Project to connect buildings and
promote the flow of pedestrians throughout the site in a safe and clear pattern.

(i) Parking, Queuing, and Loading (Division 6.2)

The Project will include approximately 521 parking spaces to meet the Zoning Ordinance
requirements for all existing uses and the development proposed in this Application. The
Applicant is also proposing to provide a total of 13 handicap parking spaces in Phase I, which is
2 additional spaces over the minimum required by the Zoning Ordinance.

In addition to the general parking requirements, the Project includes up to 6 electric car
charging stations with space for an additional 4 as demand increases, as well as 5 car-sharing
spaces, to be located adjacent to the existing mall building where the majority of the office space
is located. Finally, the Project includes a total of 24 bicycle parking spaces that will be
accessible from the enhanced bike paths along Seven Locks Road and Tuckerman Lane provided
in accordance with the Master Plan. The Applicant is also proposing to incorporate a bikeshare
or a dockless biking system into the Project to help encourage alternative transportation options,
in consultation with the Montgomery County Department of Transportation.

Section 6.2.8.B of the Zoning Ordinance requires that retail areas with more than 15,001
square feet, and less than 50,000 square feet, provide one loading space with a minimum
dimension of 10 w x 30 | x 14 h. While Building E-1 does provide a loading area that can

accommodate a 30 foot long delivery vehicle, it will only be available for loading at certain
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hours of the day and signed for parallel employee parking outside of typical delivery times. The
Applicant believes this meets the objective of the ordinance with regard to loading for this
building. Should Staff or the Planning Board disagree with this interpretation, however, the
Applicant requests the appropriate waiver of this section to allow for such dual use. All other
loading areas on the Property to comply with the Zoning Ordinance’s loading requirements.

(iii)  Open Space and Recreation {Division 6.3)

As noted above, the Site Plan proposes a total of approximately 1.38 acres of open space.
More specifically, approximately 1.11 acres of public open space are proposed for the
commercial areas of the Project, which amounts to approximately 12.9% of the commercial
portion of the Property, and a total of 0.27 acres of common open space is proposed for the
townhouse area portion of the Property, which amounts to approximately 11.7% of the
residential portion of the Property.

Pursuant to Section 59.6.3.5.B.2 of the Zoning Ordinance, “the minimum width for any
required common space is 50 feet unless the deciding body grants an exception for items such as
a trail easement, a mid-block crossing, or a linear park, by finding that its purpose meets the
intent of Division 6.3.” As noted above, the Applicant is seeking approval of an exception to
allow for the linear park within the townhouse development that forms a connection between the
retail paseo and the formalized trail entrance to Cabin John Park. While the dimension of this
area is 35 feet wide instead of the standard S0 feet, the area clearly meets the objective of this
section by providing an enhanced pedestrian avenue to connect the two points of interest while
allowing residents and guests to gather in the landscaped seating and lawn areas. The front yards
of the homes are differentiated from the common open space by the use of low decorative iron

fencing and more privatized landscaping.
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In all, the proposed common open spaces, along with the additional 1.11 acres of nearby
public open space in the commercial areas, will provide adequate light, air, circulation, and
recreation for residents of the Project.

(iv)  General Landscaping and Outdoor Lighting (Division 6.4)

Adequate landscaping and lighting will be provided to ensure that the Property will be
safe and attractive for residents, customers, employees, and visitors of the Project, as shown on
the landscape and lighting plans included with the Application.

) Screening Requirements (Division 6.5)

Screening will be provided in accordance with the requirements for general buildings
(with non-industrial uses) that abut properties in both a Residential Detached and Residential
Townhouse zone. In the northeast corner of the Property in particular, more than sufficient
screening exists between the townhouse dwelling units and the adjacent Residential Detached
zone by virtue of the existing wooded area to be preserved.

(vi)  Outdoor Display and Storage (Division 6.6)

This Division is inapplicable because the Project does not propose any outside display or
storage.

(vii)  Signs (Division 6.7)

The Applicant will obtain all necessary approvals for signage at the Project from the
Montgomery County Department of Permitting Services. Such signage will be compliance with
the previously approved Sign Concept Plan #362735, as such may be amended from time to

time.
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3. The proposed development satisfies the applicable requirements of: (i) Chapter
19, Erosion, Sediment Control, and Stormwater Management, and (ii) Chapter
224, Forest Conservation.

In connection with the proposed redevelopment of the Property, which currently is almost
entirely impervious, stormwater management will be significantly improved with on-site
stormwater management facilities meeting current standards, the introduction of more green
elements in parking areas, the disconnection of impervious cover, and enhanced landscaping.
Various ESD facilities including micro bioretention will also be evaluated to manage stormwater
alongside structural practices. A Site Development stormwater management plan has been
submitted with the Application, which complies with Chapter 19 of the County Code. No water
quality plan is required for the Property.

The Project will also significantly increase the amount of tree coverage and landscaping
on the Property, providing the additional benefits of a reduction of the heat island effect and
interception of rainfall. The Application also proposes the preservation of approximately 1.2
acres of forest in the northeast corner of the site as well as the southeastern border along Cabin
John Park with a forest conservation easement to maintain the existing forest area in perpetuity.
Applicant will comply with all applicable requirements of Chapter 22A of the Montgomery
County Code as detailed in the Forest Conservation Plan included with the Application.

6. The proposed development provides safe, well-integrated parking, circulation
patterns, building massing and, where required, open spaces and site amenities.

The relationships of building massing, public and common open spaces, and pedestrian
and bicycle improvements will help to create a vibrant, neighborhood serving, mixed-use
redevelopment that is entirely consistent with the Master Plan’s objectives for the Property. The

proposed townhouse units and new commercial/retail buildings will be set back and buffered
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from the adjacent single-family residential community. The replacement of existing surface
parking facilities with a mix of commercial buildings, townhouse dwelling units and associated
streetscape and open space improvements will significantly improve the current condition and
atmosphere of the Property. The Application also proposes the implementation of on-site
pedestrian and bicycle pathways, as well as bike racks throughout the center, that allow for safe
and efficient access to Seven Locks Road, Tuckerman Lane and the surrounding community.
The addition of up to 1.38 acres of public and common open space at the Property, in addition to
the introduction of significant new plantings, will also create a critical mass of tree canopy and

green space that does not presently exist at the shopping center.

7. The proposed development substantially conforms with the recommendations of
the applicable master plan and any guidelines approved by the Planning Board
that implement the applicable plan.

The Application substantially conforms to the Master Plan’s specific guidance for the
Property, as well as its area-wide planning goals. It must be noted that at the time of the
adoption of the Master Plan in 2002, certain assumptions were made regarding market
conditions, construction costs, the applicable zoning, best planning practices, environmental
conditions and the means by which the Property would be developed that are no longer
applicable in 2018. More specifically, the Master Plan envisioned both a RMX-2C zoning for
the Property, a zone which no longer exists, and a wholesale redevelopment of the Property to
facilitate new development, which is no longer a feasible option.! See Master Plan p. 47.

Therefore, while the Application substantially conforms with the recommendations of the Master

4 Existing leases on the property, as well as economic realities, prohibit any redevelopment that
would demolish all of the existing structures and create an entirely new development.
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Plan, as discussed in more detail below, certain recommendations and guidelines need to be more
liberally interpreted to address current-day realities.’

Prior to the adoption of the Master Plan in 2002, the Property was split zoned C-1 and
R-90. The Master Plan recommended the rezoning of the majority of the Property (with the
exception of the portion of Parcel O containing stormwater management facilities, which
remained R-90) to the RMX-2C (Residential Mixed Use Development, Specialty Center,
Commercial Base) zone. The RMX-2C zone was first established in 1993 to “allow commercial
developments under the base standards and mixed use development under an optional
procedure.” See January 11, 1993 Technical Staff Memorandum on ZTA No. 92019, p. 1. The
zone largely relied on specific master plan recommendations to set development parameters and
ensure compatibility of mixed-use developments with adjacent areas. See October 29, 2014
Zoning Ordinance Section 59-C-10.3.1 (“This method of development is a means to encourage
development in accordance with the recommendations and guidelines of approved and adopted
master plans”). As referenced above, the Property was subsequently rezoned to the CRT Zone
(Commercial Residential Town) pursuant to the 2014 Countywide District Map Amendment. As
a result of this rezoning, many of the recommendations of the Master Plan that clearly
anticipated and related to the previous zone need to be “translated” to the current CRT zone.

For example, the Master Plan distinguishes between the “standard method” and “optional
method” of development as such were then defined under the RMX-2C zone. In the RMX-2C
zone, any development above a 0.3 FAR triggered the optional method. Under the current CRT

zoning, however, development on the Property, up to the maximum 0.75 FAR allowed by the

It is important to note that the relevant criteria for site plan approval requires substantial
conformance, not strict conformance.
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zone,® is permitted under the standard method of development. Additionally, the CRT zone’s
standard method is more akin in form and function to the optional method of development in the
RMX-2C zone. For example, the RMX-2C optional method was typically used for mixed-use
developments, the details of which were set forth in a master plan, whereas CRT standard
method encourages such mixed-use developments and requires a finding of master plan
compliance. The RMX-2C optional method also established such requirements as minimum
outside amenity areas and minimum building setbacks, which are now established under the
standard method in the CRT zone. Therefore, references in the Master Plan to the “optional
method” of development should be properly applied to the CRT standard method as the current
equivalent.

The Master Plan identifies a number of zoning and land use recommendations specific to
the Property that largely echo the more general area-wide recommendations of the Master Plan
regarding environmental protection, including improved stormwater controls, increased tree
canopy, and enhancements to pedestrian and bicycle facilities. See Master Plan, pp. 1-2, 29, 33-
35. With regard to the Property-specific recommendations, the Master Plan notes that such
recommendations “are intended to provide redevelopment flexibility while ensuring that such
37

redevelopment will create a walkable village center compatible with adjacent neighborhoods.

See Master Plan, p. 46. These recommendations and the design guidelines relating thereto are

6 Pursuant to Section 59.4.5.3.A of the Zoning Ordinance, projects in the CRT zone may develop
to “[t]he greater of 1.0 FAR or 10,000 SF of gross floor area” under the standard method of
development.

7 The flexibility embraced by this Master Plan language is consistent with well-established case
law in Maryland that stands for the principle that master plans “are continually subject to
modification in light of actual land use development and serve as guide rather than a strait
jacket.” Montgomery County v. Woodward & Lothrop, Inc., 280 Md. 686, 704 (1977).
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reviewed below, along with a brief description of how the Application substantially conforms to

each:

o Provide a pedestrian-friendly, mixed-use village center consisting primarily of
retail uses and also including offices, housing, open space, and small scale
entertainment/recreational activities. Retail uses must be neighborhood-
serving, regional and big box uses must be avoided. Stores must not exceed
8,000 square feet with the following exceptions: a grocery store limited to
50,000 square feet and one additional anchor limited to 30,000 square feet. If
the gas station is relocated within the property, compatibility with housing
must be maintained by adequate separation, efficient vehicular access and
circulation, and reduction of visual impact by attractive landscaping. (p. 46).

The Application proposes to transform the existing retail strip center and surface parking
facilities into a vibrant mixed-use center with primarily retail uses. As noted above, in addition
to new commercial uses and the retention of approximately 30,000 square feet of existing office
space, the Applicant proposes the introduction of residential uses on the Property in the form of
48 townhouse dwelling units to establish a broader mix of complementary uses. The Application
will also provide a series of open spaces that will serve as gathering spots, and which will be
programmed for entertaining and recreational activities.

With regard to the specific nature and sizes of the retail, all of the proposed retail uses
will be neighborhood-serving. As noted above, the Property currently has an anchor grocery
store with a long-term lease, as well as an additional anchor of approximately 15,000 square feet.
Because these tenants were in place at the time of the adoption of the Master Plan and are
expected to remain for the foreseeable future, the Applicant does not believe the stated
limitations should apply to those uses. Additionally, some flexibility in the stated floor areas is
necessary in light of the fact that retail norms have changed significantly since the adoption of

the Master Plan in 2002. Current highly desirable tenants who are not typically considered “big

25

*+L&B 7081348v2/10597.0008




box” uses, such as Terrain, West Elm, Anthropologie or Equinox® have typical floor plates in
excess of 8,000 square feet. Slight modifications to the stated limits are therefore appropriate
and can be accommodated while preserving the overall intent of, and ensuring substantial
compliance with, the Master Plan language.

As illustrated on the Site Plan, the Application proposes a number of new smaller
commercial buildings throughout the Property, the vast majority of which are proposed to range
between 1,000 square feet to 6,000 square feet. One or two retailers and/or fitness users may
have footprints up to approximately 10,000-16,000 square feet, however, which are reflective of
updated business models whereby select retailers have fewer, larger footprint stores. Examples
of these users might include home wares, fitness concepts, bookstores, music venues, outdoor
retailers and food operators. The intent in bringing these retailers to the center is to create a
synergistic retail experience while diversifying the options and depth of retail available to the
community. In addition, the Project could potentially include one additional user of up to 21,000
square feet, as prescribed in the Master Plan, which would most likely be a fitness user. As with
the adjusting retail footprints, what and how we shop is shifting. The ability of retailers to both
make, distribute and sell is essential to a multichannel strategy. There are therefore also a variety
of tenants that may not have historically been found in a traditional center, but will operate in
second story or deeper space that become great community aggregators. Examples of such users
include a brewery/ distillery, a veterinary office/ hospital, and daycare space, all of which are
limited uses requiring site plan approval, and are intended to be include with this site plan

application.

8 It is unclear in the Master Plan whether a fitness use would be included or exempt from the
stated retail caps.
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o Commercial development is limited to 300,000 square feet of gross floor area.
(p. 46).

Although the existing zoning for the Property would permit over 500,000 square feet of
commercial uses, the Preliminary Plan proposes a maximum of 300,000 square feet of
commercial development as recommended by the Master Plan, and the Application includes

270,000 square feet of this area.

e Housing is not permitted under the standard method. Under the optional
method, the following residential components are permitted up to a total of
135 dwelling units (MPDUs). 75 units of elderly or affordable housing, to be
generally located at the northeast section of the site; (135 units will only be
permitted if 75 units are elderly or affordable); up to 40 townhouses located
to provide a transition to the adjacent residential community and to enhance
the residential character of Coddle Harbor Drive; and up to 40 dwelling units
in a single story above retail, located to enliven the street environment. The
combination of housing units in the latter two categories shall not exceed 60
units. (p. 46).

As noted above, the Master Plan recommendations regarding residential uses were
reflective of the then proposed RMX-2C zoning for the Property. Residential uses were
restricted under standard method RMX-2C zoning and, as a result, the Master Plan tied housing
to the optional method of development. With the change to the current CRT zone, however, the
Applicant believes that housing is properly permitted under the standard method.

As illustrated on the Site Plan included with the Application, 48 townhouse dwelling
units, composed of 42 market-rate units and 6 (12.5%) moderately priced dwelling units, are
proposed along the northeast portion of the Property. These townhouse units will replace
existing surface parking facilities near the stormwater management facilities on Parcel O and
will provide the transition envisioned by the Master Plan between the existing and proposed

retail buildings to the south and the adjacent residential community to the north.
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The Application does not exceed the maximum of 60 units within “the latter categories,”
as specified in the Master Plan, but rather proposes that all of these units be townhouse dwelling
units as opposed to some being dwelling units in a single story above retail, which product type
is not feasible today given the complexity of ownership, building type, height constraints, and
costs associated with that form of development. Additionally, as was recognized by Planning
Staff as part of the Concept Plan for the Project, the Master Plan’s limit of 40 townhouses was
not intended to be a hard and fast ceiling; rather, the Master Plan’s intent was that housing be
provided as part of any redevelopment of the Property to create a mixed-use village center,
which objective the Application achieves.

o Provide sidewalk improvements at the confronting quadrants of

Tuckerman Lane and Seven Locks Road to facilitate pedestrian access to
center. (p. 46).

The confronting quadrants of Tuckerman Lane and Seven Locks Road have already been
improved with sidewalks to accommodate pedestrian access to Cabin John Village.

o A bus shelter or shuttle service to Metro or acceptable traffic mitigation
alternative must be provided with any increase in density. (p. 46).

A bus shelter has already been constructed along Seven Locks Road in compliance with
this recommendation. Additionally, as noted above, the Applicant is proposing to provide 5 car-
sharing spaces within the center, static information signs in both the mall and office components
of the Project, a bikeshare or doockless bikeshare accommodation on the Property, and

significant bicycle parking to provide these traffic mitigation alternatives on-site as well.
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o Any new auxiliary lanes at the intersection will require the installation of
a tree lined median and clearly marked pedestrian crosswalk to provide
pedestrian refuge when crossing Seven Locks and Tuckerman Roads.

(p. 48).

The clearly marked pedestrian crosswalks have already been constructed at this location.
MCDOT recently completed auxiliary lanes on Seven Locks Road as part of an ongoing CIP
project.

s Provide intersection improvements on Tuckerman Lane and Seven Locks

Road to facilitate pedestrian crossing, subject to DPW&T and M-NCPPC
approval, prior to any new construction. (p. 48).

The pedestrian intersection improvements, including new pedestrian signals and clearly
delineated crosswalks, have already been instituted at the intersection of Tuckerman Lane and

Seven Locks Road.

o Link the on-site pedestrian street and path system to intersection
improvements at Tuckerman Lane and Seven Locks Road to draw
pedestrians and bikers to the site from confronting properties. (p. 48).

This Application will improve the functionality of the on-site street and pedestrian
pathway systems by introducing additional retail buildings and streetscape improvements
including sidewalks and crosswalks that make the Property more readily and safely accessible
for pedestrians and bikers. The Project will also connect this enhanced internal street and
sidewalk system to the various intersection improvements along the Property’s frontages. To
this end, the Application is also consistent with the Master Plan’s area-wide recommendation to

“provide pedestrian and bike links to surrounding streets and neighborhoods.” (p. 34).
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e Provide a tree-lined hiker/biker path along the site perimeter on
Tuckerman Lane and Seven Locks Road. The path should be eight to ten
feet wide and separated from the road by a landscaped panel extensively
planted with shade trees.

As part of the Project, the Applicant has agreed to construct a ten foot wide shared use
path along Tuckerman Lane site frontage. The Applicant will also create a five foot path
connecting the Project to the Cabin John Regional Park. Bike lanes are being provided along
Seven Locks Road as part of an ongoing County CIP project.

e Landscaped medians to provide pedestrian refuge when crossing Seven
Locks and Tuckerman Roads.

An earlier recommendation, discussed above, contemplates the construction of such
medians with the installation of any new auxiliary lanes at the intersection. As noted above, such
lanes are the subject of an ongoing CIP project that is beyond the control of the Applicant.

e Heights of buildings, including combination of housing and structured

parking, shall not exceed 35 feet to ensure a scale compatible with the
surrounding neighborhoods. (p. 48).

During the 2014 rezoning of the Property from the RMX-2C to the CRT zone, the height
allowed under the standard conversion to the new CRT zoning was dropped from 65 feet to
35 feet to reflect this recommendation. None of the existing or new commercial buildings on the
Property will exceed 35 feet in height. Because a 35-foot height limit is especially restrictive for
current townhouse products, the proposed townhouse units will utilize the provisions of Section
59.4.5.2.C.2.f of the Zoning Ordinance’ to average the height of all the units to ensure an

average of 35 feet is maintained.

? Section 59.4.5.2.C.2.f states, “Height on a portion of a building may be increased above the

number following the H on the zoning map so long as the average height of the building is no

greater than the maximum height allowed by a mapped zone. Average building height is

calculated as the sum of the area of each section of the roof having a different height multiplied
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Muaintain the existing berms and wide margin of trees along the perimeter
of the site, especially adjacent to the Cabin John Stream Valley Park.

(. 48).

The Application proposes to largely maintain existing berms and the wide margin

of trees along the perimeter of the Property, with only minor modifications that will be

remediated with new plantings. The additional retail buildings, residential uses and associated

streetscape improvements will be sited and designed to be compatible with the adjacent Cabin

John Stream Valley Park.

Meet a significant portion of the parking requirements in structured
parking. Place as large a proportion as possible below grade. Any
parking structure above grade must be located in the northeast corner of
the site and be limited in height to 20 feet. Housing may be placed on top
of garage, however, the combined above-grade height shall not exceed
35 feet. A parking structure must be designed with compatibility features
that minimize its bulk such as landscaped building elevations, wall offsets
and architectural articulation. The structure shall be designed to shelter
grocery store shoppers from inclement weather.

Current market conditions and the density proposed by the Project do not support the

costs associated with structured parking at this time. Structured parking is, however,

contemplated in Phase III of the Preliminary Plan, in the form of underground parking in the

southeast corner of the site.

Provide a 100-foot building setback along the northeastern property line
of which 50 feet is continuous landscaped buffer between any development
and adjacent residential neighborhoods. (p. 48) .... In optional method
projects, “[t]o achieve a more compatible site layout that accommodates a
significant residential component, the required building setbacks may be
reduced to 50 feet with appropriate landscaping in the following
locations: along Cabin John Park, along the R-90 zoning boundary line
at the stormwater management pond, and along Coddle Harbor Lane if
residential townhouses are provided. ”

by that height, divided by the total roof area. Height is measured at the midpoint of each roof
section along each frontage.”

**L&B 7081348v2/10597.0008

31




As discussed above, the Application was designed to comply with the practical
equivalent of the RMX-2C optional method, which is the CRT standard method. Therefore, the
reduced setbacks under the Master Plan’s “optional method” are understood to be the applicable
ones. Additionally, there is a discrepancy in the Master Plan regarding from where the
referenced setback line is to be drawn. While the clear language of the guideline on page 48
refers to the “property line,” the diagram on page 47 of the Master Plan shows the setback
starting from mid-property (which is the approximate location of the zoning line), and the
language on page 49 refers to a “zoning boundary line.” The only logic of measuring from the
zoning boundary line is if single-family homes were proposed to be constructed in that R-90
zoned area, which they are not; therefore, a measurement from the Property line is the most
logical in this case and could easily be complied with given the existing open space in this
location.

Given the ambiguity of the provision, however, assuming arguendo that the setback is
measured from the zoning line, strict adherence to the 50-foot setback would create substantial
issues for residential development on the Property, mainly due to the fact that the existing center
is proposed to remain essentially intact, and such a significant setback is not necessary to achieve
the objectives of the Master Plan, as viewed from current realities and zoning. As noted above,
the Master Plan contemplated any RMX-2C zone for the property, the standard setback for
which was 100° (which could be reduced to 50’ with Planning Board approval). The language of
the plan therefore reflects the RMX-2C development standards of that time. As noted above,
however, the property has now been rezoned to CRT, which would only require a setback of 10
feet from the property line, which the proposed setbacks on the Property would significantly

exceed.
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Additionally, the Master Plan recommended a more significant redevelopment of the site,
which would have allowed for larger setbacks. The current plan proposes the retention of the
existing retail strip, which limits the available space for residential uses in the northeast corner,
especially given the need for drive aisles, fire department access, etc. Therefore, to
accommodate the Master Plan’s vision for residential development in the northeast corner of the
site,'” a reduction in the recommended setback to allow for desired redevelopment is appropriate.

The Application therefore reflects an approximately 37-foot setback from the zoning line
along Parcel O in one location and a 33-foot setback in another location, but the majority of the
proposed residential units are located over 100 feet from the property line. This substantially
complies with the setback recommendation and objectives of the Master Plan considering the
fact that the area between the zoning line and the Property line will remain as a wooded area
subject to a forest conservation easement and containing a stormwater pond, with townhouses
beyond. This setback was also explicitly considered and approved by the Planning Board as part
of the Preliminary Plan.

o Enhance the residential character of Coddle Harbor Lane by removing the

gas station, providing townhouses along Coddle Harbor Lane, and
relocating access to the center away from the adjacent neighborhood.

The portion of the Property that includes the gas station is not subject to this Application.
The Applicant notes, however, that Phase III of the Preliminary Plan contemplates the removal
of the gas station and its replacement with residential uses along Coddle Harbor Lane in
accordance with this recommendation. In light of the fact that much of the existing commercial

uses on the Property will remain, it is not feasible to relocate the existing access points for the

%1t should also be noted that the Master Plan specifically called for multi-family development in
this area, the massing of which would have been much greater than the townhouses proposed by
the Application.
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center. Keeping the current entrance to the mini-Mall structure allows consumers to more
quickly access the commercial portion of the center, allowing residential traffic to continue to the
Inverness Knolls neighborhood. The Project does, however, contemplate eliminating one of the
entrances to the gas station in order to control traffic flow along Coddle Harbor Lane and

maintain a more residential feel.

o Provide streetscaping along Coddle Harbor Lane that is consistent with
its residential character. (p. 48).

The Applicant intends to make modifications that enhance the residential character of
Coddle Harbor Lane through the addition of a sidewalk and additional landscaping, as reflected
on the Site Plan and Landscape Plan included with the Application.

o Explore with DPW&T whether a traffic light is warranted at Seven Locks

Road and Coddle Harbor Lane to enhance vehicular and pedestrian safety
and accommodate the traffic volume. (p. 48).

The Applicant’s traffic consultant performed a traffic signal warrant analysis for this
intersection that concluded that no signal was warranted. A copy of the study is included with
the Application materials.

e Provide public facilities and amenities, such as a green park.

As noted above, the Project will include a number of open spaces throughout the Property
that provide gathering spaces, open parks and landscaped areas as amenities to the retail
customers, residents and office workers in the site. The applicant also intends to work with the
Parks Department to create a more formalized entrance to the trails system along and within
Parcel O that connect to the adjacent Cabin John Park in order to offer better accessibility, safety
and usability to this important amenity for the public.

o Provide storm water management according to current standards and
refrofit projects for currently untreated sites. Incorporate alternative
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techniques that increase filtration and enhance natural hydrology, such as
small bioretention areas, rooftop gardens, disconnection of impervious
cover, alternative pavers, soil amendments and conditioning, or other
landscaping techniques. (p. 34).

In connection with the proposed redevelopment of the Property, which currently is almost
entirely impervious, stormwater management will be significantly improved with on-site
stormwater management facilities meeting current standards, the introduction of more green
elements in parking areas, the disconnection of impervious cover, and enhanced landscaping.
Various ESD facilities including micro bioretention facilities will also be evaluated to manage
stormwater along with structural practices.

8. The proposed development will be served by adequate public services and
facilities including schools, police and fire protection, water, sanitary sewer,
public roads, storm drainage, and other public facilities. If an approved adequate
public facilities test is currently valid and the impact of the development is equal
to or less than what was approved, a new adequate public facilities test is not
required. If an adequate public facilities test is required the Planning Board must
find that the proposed development will be served by adequate public services and

facilities, including schools, police and fire protection, water, sanitary sewer,
public roads, and storm drainage.

The Planning Board found the proposed development to be served by adequate public
facilities as part of its approval of the Preliminary Plan associated with the Project.

Vehicular circulation to the Property is proposed to remain from the existing access
points along Tuckerman Lane and Seven Locks Road, as discussed above. These existing
roadways and access points currently provide efficient and adequate circulation to the Property.
As more fully described in the Traffic Study submitted in connection with the Preliminary Plan,
with the provision of a turn lane along Coddle Harbor Drive within the existing right-of-way,
implementation of the Project will not result in any of the study intersections operating in excess

of the applicable standards.
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Additionally, the Property is served by an existing bus stop that provides access to Ride
On Bus Routes 37 and 47, Ride On Bus 47 runs between the Bethesda and Rockville Metro
Stations, providing service every 25-30 minutes on weekdays, and Ride On Bus 37 runs between
the Potomac Community Center and the Grosvenor/Wheaton Metro Station, providing service
approximately every 30 minutes on weekdays.

Other available public facilities and services are similarly adequate to serve the proposed
Project. As the Property is located in the S-1 and W-1 sewer and water categories, there is
adequate on-site sewer and water service to serve the Project. With regard to schools, the
Property is situated in the Churchill School Cluster. Per the FY 2019 Schools Test, the Churchill
Cluster, including Beverly Farms Elementary School and Herbert Hoover Middle School, is
adequate under applicable capacity criterion.'! Police stations, firehouses, and health clinics are
considered adequate under the 2016-2020 Subdivision Staging Policy unless there is evidence
that a local area problem will be generated. There are no circumstances present that would rebut
this presumption of adequacy.

9. On a property in a Rural Residential or Residential zone, the proposed
development is compatible with the character of the residential neighborhood.

The proposed development is only located on the CRT zoned portion of the Property;
thus, this requirement is not applicable to the Application.

10. On a property in all other zones, the proposed development is compatible with
existing and approved or pending adjacent development.

The Project is compatible with the adjacent single-family residential communities,

including the residential townhouse community of Inverness, as well as the senior housing

"Per this test, Churchill High School is projected to be at 102.3% capacity, while Beverly Farms
is at 75.1% (with a projected surplus of 172 seats in 2023-2024) and Hoover Middle School is at
66.7% (with a projected surplus of 379 seats in 2023-2024).
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facility confronting the Property to the south that is operating pursuant to a Conditional Use in
the R-90 zone. The maximum building height proposed for the Project is 35 feet, which is the
equivalent of the allowable building height for residential structures on adjacent properties. As
discussed above, the Project will revitalize the existing aging strip shopping center and enhance
community connectivity, creating a more vibrant, pedestrian friendly, mixed-use village center,
as envisioned by the Master Plan. The proposed pedestrian and bicycle connectivity
improvements will allow for safe and efficient access to and from the Property for those residing
in the adjacent residential communities. The Project meets all of the minimum setbacks
established by the Zoning Ordinance and will implement landscaping that enhances the screening
of the Property from the adjacent communities. The introduction of significant open space in the
Property will also serve as an additional outdoor amenity area for residents, customers,

employees, and visitors of the Property.

V1. CONCLUSION

The Application proposes a vibrant, neighborhood serving, mixed-use redevelopment of
the Property that will accomplish the Master Plan’s objectives, while also being cognizant of
current market realities. More specifically, the Applicant intends to replace existing surface
parking facilities with a mix of commercial buildings, townhouse dwelling units and associated
streetscape and open space improvements. The Application also proposes the implementation of
on-site pedestrian and bicycle pathways that allow for safe and efficient access to Seven Locks
Road, Tuckerman Lane and the surrounding community. In summary, the Application
establishes a framework for transforming the Property into a pedestrian friendly, mixed-use

village center with high quality retail, office, housing and open spaces.
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Respectfully submitted,

LINOWES AND BLOCHER LLP
'7/7 =

By: V/4/M / W

Erin E. Girard
7200 Wisconsin Avenue, Suite 800
Bethesda, Maryland 20814
(301) 961-5153

Attorney for Applicant
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CABIN JOHN (EDENS), LLC
1272 5th Street NE
Suite 200
Washington, DC 20002
ATTN: JIM McKENNEY
(202) 902-2600

~
~
. DEVELOPER'S CERTIFICATE
PROFESOIONAL/ENGINEER'S CERTIFICATION The Undersigned agrees to execute all the teatures of the Site Plon Approval
THE UNDERSIGNED LICENSED PROFESSIONAL ENGINEER CERTIFIES THAT THE SITE No. ___ 820190020 Including Approval Conditions, Development. Program,
PLANS HEREIN CONFORM TO THE STANDARDS OF THE ZONE, AND THE PLANNING ond Certified Site Plon.
BOARD SITE PLAN OPINION. IN ADDITION, THE SITE PLANS ARE CONSISTENT WITH Developer's Nare: CABIN LOHN c Wiliam Caldwell
THE DATA TABLE PROVIDED ON THE COVER SHEET. | HEREBY CERTIFY THAT eveloper's Name: ¢ c m%"ct 5 m‘fm
THESE DOCUMENTS WERE PREPARED OR APPROVED BY ME, AND THAT | AM A ompany
DULY LICENSED PROFESSIONAL ENGINEER UNDER THE LAWS OF THE STATE OF Address: 212 Sth Street NE. Suite 200
MARYLAND, LICENSE No. 29914 EXPIRATION DATE: Janvary 20, 2020. —__ Washinaton, DC 20002
Phone: (202) 902-2600
Date Tim M. L I Signature:
a p:tndessgr;%ﬁeafgy:neer Hilliom Caldwell, Managing Director
Gutschick, Little ¢ Weber, PA.
SITE PLAN No. 820190020
PREPARED FOR: ZONING COMPOSITE SITE PLAN G. L W. FILE No.

CRT-0.75

ELECTION DISTRICT No. 04

500 | G905 R-025, CABIN JOHN VILLAGE 16066

H-35T & R-90
Proposed Lots 1-48 & Parcels °A’, °B’, °C’, °D’, ’E’, °F, °'G’, 'H’ & °J’;
TAX MAP — GRID and Tax Parcel 328 SHEET
Being all of Tax Parcel 328 (L. 53660 F. 431) and a ReSubdivision of Parcels ’C’ & ’D’, *Seven Locks Plaza”
AUG. 2018 6Q—121 / 341 Plat Nos. 11341 & 25334 and Parcel ’0’, *Inverness Knolls® Plat No. 12383 SP-1.00

MONTGOMERY COUNTY, MARYLAND



FOREST CONSERVATION WORKSHEET
AREA TABULATIONS ' ~ p < Cabin John Shopping Center - Parcels 'C', 'D', 'O' & Tax Parcel 328
L : A J :y“ J </ SN -~ B 7\ 5 // 7 / 7 i NET TRACT AREA:
e
AREA FOREST [ A / / - N MATCHLINE (SEE INSET, SHEET 2) X FORESTCOERED BY . o — - & 3
SITE AREA 1283 Ac. 112 Ac. & Ay 4TS o / 3 ~ A — EX. SHM EASEMENT (0.06 Ac.)|mumm - mi - mmm A. Total tract area ...2532 Ac. site - 1310 Ac. (EX. PAR. D) + 061 Ac. off-site improvements  12.83
STREAM BUFFER I3 Ac 0.2 Ac PN RS @ ' - ) oy — icati il 0.00
. . . . — / {N; ~ > QA)‘LW q/Q £ Va NG =5 5 /V/é;g, 7 oS B. Land dedication acres (parks, county facility, etc.) ... .
|00-YR FLOODPLAIN N/A N/A : V4 Y & (N7 ¢ B0 D\ gL 25Ky 2 PROP. FOREST RETENTION: (022 Ac.) — C. Land dedication for roads or utilities (not being constructed by this plan) ... 0.00
OFFSITE ] % s Y ~ { 2 % AN > o] T L g Y p
WETLANDS Ol Ac. N/A | DISTURBANCE wy //\ \ NS <@ o (EX. FOREST CONVERTED FROM EX. SWM EASEME — D. Area to remain in commercial agricultural productionfuse ... 0.00
WETLANDS BUFFER 03l Ac. 000 Ac. i 0/.02 AC. //& \\/ 316 y \y/x . %720}33%% N 4@ E‘a/’// 10 CATEGORY | FOREST WWE\’:;AT/ON EASEMENT) — - E. Other deductions (specify)........ Ex. storm drain, slope and SAM easements 0.07
/G RS NG o4 /— Fo NEETRCE ATBA ......o..o.oovoooeseees e = 12.76
e | | | A LA N AR N RN OS2 Aig e oo |\, oo
4 7 = —
# il & N \, v < g\ #55 \gg;)\ DN e N25s & 23 e / N \ - e PARK AND. P jﬁwaf 'T0 . LAND USE CATEGORY: (fom Trees Technical Manual) AR
) = CRICNCEYAC  DARCEL 0% £ Ox . I Input the number "1" under the appropriate land use,
/ i \/ / %‘3 \ #53, (308) S AGE A PLAT FIFTEEN # 1312 ﬁ ¥16-(440) COMMISSION limit to only one entry.
> WS I s AR A N N | % NG\ /NG STEANN ” PR 3 #58 (313) 1%55? Fggéj y ’
c}’l & A 04/ 2 + * N
O / ] /“ 7 R 5 >\/ N e /1 )7 % V4 ':;gi- .giﬁo(gEbngI)'ON < Pe e, RLAT oK 107 PR W 1238\ . R *60 (3|45L L// JONE: 3D ARA MDR DA HDR MPD  CIA
- ’ , s \ G S KNG ‘ < #54.0l4) . — : 0 0 0 0 1 0
R 6509 S {x % ) S / % A\ X o ) —, g ¥l (3l6)
SITE DATA 6 g g7 9 o /7 / > EX. FOREST LOCATED 52 (307) / 7 V.o e #62 (317) | ) i o
““ (vf'g% P \} #23 { / ABOVE EX. STORM DRAIN > - % . /’ © g S PROP. GATEORY | o G. Afforestation Threshold ... 15% X F= . B
. Bxisting Zoning: CRT-0.T5, €-0.5,R-025, H35 T & R0 a \ QX WK \&q@\ \‘)‘3(L . 2 Y 290 AN %z g (260 SF) AN TN, / #46 (119, / 'S chy— (& A CONSERVATION L ~ H. Conservation Threshold ... 20% F= 2.55 “CABIN JOHNES
CRT (Commercial Residential Tonn) ... 23.4 Ac / N \@v @Q\)\G@Q \(@ v /\ / & N S ) % : S — EASEMENT No. | ~—_ . SREGIONAL. 235352
R-90 (Slngle Family Residential) ...... 192 Ac. \ \Q* & Qv %‘v}&f y - %\@52(1\ B -bt‘g GO o N < s \\\ \ A 0 N\ 1 T Z4 RZ \q<3 (094 Ac) EXISTING FOREST COVER: 55, SIPARK 1
2. Watershed: Cabin John Creek - Upper Mainstream / o O« A N T R v N N \> e SRS 2 3 s A&mésm =~ SRlnd S - (318) N —
3. Watershed Use Class: /1P o NN N / 5 i vERs A% T ‘ 3 ﬁ i | 220 sti - X
4. This site 1s not In a Speclal Protection Area or a Primary Management Area. / - \ /& $ & K\E\ @\\ ) e ) N PAR. ‘6- > Z ;/ N : =" /#56 (32| ’ ] 3 /xe PROP L i‘xr:;r;?fz;e;t:;:‘i aﬁoreStat'onthreSh"'d ............. - ;gg V/C/N/ 7-)/ ’ MAP
S ¢ #40 - 7 N\ » v y AN / < o 6 (32 e A ° - . : oT HITESTIOIE e N : SCALE: 17 = 2,000
50ILS ﬂ@{&\\(ﬁi < \ \\\\ \ o Y #4—3&3) M RNgé‘bjsgg/h 770N\//V§ ¥51 (306) = 3 ‘ g & 12 3 3 o, ol 20| ARCEL "E" K. Area of forest above conservation threshold ............ = 0.00
PRIME _ EROSION \259}@20&\6%\@;\%\ ’5/5?& 4 AN N\oR < \/) C/9 VANGYARD NGUNT ASSC INe, /;50 (305) 2 N Q// 2 Fl’ra‘:z F‘;ref't edtgaa J ( Wl 0 (325) 182 Ac. BREAK EVEN POINT WSSC GRID: 214NW08 & 214NW07
W A Z ) N " N / S see no . X 9 g : : 35-A1- -B1-
SIMBOL SOIL e o RN oRIC ¥ %&i% : @,\1& it 5 & %\\\ \\ %«}\ H \\ o \ "/NVE/;;V/;% K/(/VOLLS" P4 7 plonting (cee nc 5 320) L i 2 [ 732 627! o S ADC MAP BOOK GRID: 35-A1-MC & 35-B1-MC
B Glenelq silt loam, 3-8% slopes YES NO NO N Q\@W«p % y \/b\\ N % W N\ 842 (\|O2) PLA; FOURTEEN PROP\ CAT. | . #44 (1) ", X X 314 A [ L. Forest retention above threshold with no mitigation ....= 0.00
I Galla silt loam, & to 15% slopes ~ NO NO 434 ) Y < O R\ QF N \ ) N AR 12382 CONS. ESMT No. 2 . : X WT M. Clearing permitted without mitigation ..................... = 0.00 | EGEND
2C  Glenelg silt loam, & to 15% slopes NO NO y 5 ¥ \ : Ol Ac) : 5 N R-40 ZONE & g 2| (044 AC)
l6D  Brinklon-Blocktonn chanmnery NO YES \ e A N e 2 m . 4 2 s % PROPOSED FOREST CLEARNG: 5:2;:‘; 5TOR:IE_ZLINE
silt loams, 15-25% slopes =t T S 3 T i i RT ZONE # &
400 Urban land P NO NO LoD~ e, - \_/ = == 5O b X T ;—‘{iAH = :ﬁﬁ v J:‘r_‘;‘:r—‘ = £ R ; X ¥ (44 ) e N. Total area of foresttobecleared ............................ = 0.45 BOUNDARY' LINE
\ PRIVATE ROAD 'A! #20 ) = 7 = Fer 7 " NP & O. Total area offorest tobe retained ...............c.oooeee... = 1.21 == PROPERTY LINE
ACCORDING TO APPENDIX G OF THE ) o - — > 3 A % MARWAND NATIONAL = 0 77 D R T e
MONTGOMERY GOUNTY D2 = a3 L | : @ — ~— 1 ey e\\ CAPITOL PARK 40D LIMITS OF SITE PLAN
k4 ' ] | 24 R 1L\ 41 oooR 12 PLANTING REQUIREMENTS:
ENVIRONMENTAL GUIDELINES (1997) — = — STAY ol 115 o5 | N o CANED wosrl HIEZ224E \ PﬁAN’gﬁVgCEOgﬂng/ON Lo L'M'TE’:T/ADE;”;QBANGE
ﬁsggwwggN}&%ﬁﬁgk, i \ \(j5| | | l | PROP. FOREST RETENTION (O.Il Ac.) | \\ |,|ogsr§ T | o I 23 1 .41%1 \ 29 | .5:, 22) oji ] I/H /5201 F. 593 P. Reforestation for clearing above conservation threshold ....= 0.00 SVB ?’EMP TREE PROT;BECTION
MARYLAND 2 < ,{ |PROP. REFORESTATION AREA "IA" (0.02 Ac) 1+ % A 201)00 E o 5 'I J-ll T, #14 JONE: R-90 Q. Refo.restation fo.r clearing below cor?servation threshold ....= 0.90 — T — o\ L D00 Do N ING
v 3 -/ = 6 M LTE 22 27 loo s 3% —— R. Credit for retention above conservation threshold ............ = 0.00
> { = ‘ —Haost i ST I o tlA oo = oy m-f H—ieoE [ | i E44—F\ s . . 090 \ZQ/‘\ #19 FIELD SURVEYED TREE
> <+ - “¥Y/E > 1253 | A = | ¥ g . — AT = :' i 005 & ) : (401) _Sr -|T0ta|| rt:rforestat.lon requ.lredd ........................................ - 0.25 A2 {E:}Q:\/ RITICAL RODT ZONE
E3—s L sl - L I ) n gl | | L]l 0o o [ q00 5F WOF a0k i ”3055F Eé éo . Total afforestation required ........................ll = 0.00 K/Q
L ] = = i T H 0, nen =
d A — J‘ |A ) U - = \1 VDU 1043’5F | . ﬁg% veolld [ o b 1500% 1020qu el ViPou 105{’)65F | o . . 3 406 /—Zao U. Credit for Iands.caplng (may not fexceed ?0/6 of"8") ... 1 .15
f (FRONT ‘ F‘ ¥ | 0 £ \ >0 T 4 P @ q =0 = ﬂ ) - 40 r K 40k S V. Total reforestation and afforestation required ................. = . FIELD SURVEYED TREE
(" / N o ) 3 N " S w05t (] | | | L o £ 005 de| B oo L-ML—_« £l + J| Wood ?7/47 #9 (4043, ___— REFORESTATION CALCULATIONS #lp ORITICAL ROOT ZONE
e | E B ! § ; 44200 MW\L | > s T 18 I 3 . ,Jz : || 34 : 47 L 0" @~ o R - W. Total aFFor@station/suppI@mentaI planting provigled on-sité........... = 0.02 VARIANCE REQUEST TREE
LA m‘gﬁngu \\ = : W) oo & B oo (1 L oo & : E oo & i <I<J\005F Py 5 F’ROP;‘D. X. Total off-site afforestation/reforestation required............ = 113 (SEE PREVIOUSLY APPROVED
- - —h__B Par. Hur- \ C T > 1 32 o, A 33 T <o : ARCEI ‘ VARIANCE PER 1201800120)
2500°sF | | pZ 1200 SF [ | 1200 SF it w2088 Note:
7| \NEER NS | N T . I/ 1l et ' | s IZOEF N 220 | B < a | i gb\ 0B2 Ac. | * Ex Forest Cover: (172 AC of forest on NRI previovsly shonn) + (0.0l Ac. of forest
add iy B  ———— = 1 N { — - = — = - > - clearing offsite) - (0.07 Ac of Forest in Ex. Stormmater Management Easement= 1.66 Ac #o
\ 2 — o4 ———= \ £ = 7 — '\ o 3 2 2. Becavse of existinlg easements, some previously shown forested areas have been TREE TO BE REMOVED
J: SN a ~ 309~ F%a | ~\_304 e 304 . - removed for calcvlation purposes becavse they no longer qualify as forest as defined in
=7 = = e U o ®o— —Q\ ’600 - the Trees Approved Technical Manual nhich totals 0.0T Ac.
i | _‘ ; \l_ ’ N I KON N i w,:ﬁz—iﬁ — = T o — 3. P.328 forested area has been added to this plon per approved NRI/FSD No. 42011210 1. __
P N _E’|>|~ T ° 3, 2 A s z " AT el bl ] el === . £ Forest Conservation Data Table - EXISTING BUILDINGS
= ' A i/ : . % LIMIT5 OF GITE PLAN. ]
[ o] © - \ o SXF | ] -
B :L i ] — o) o _'_rl DocK = | 2:5(?,4”')2)< Number of Acres STEEP SLOPES 25%
— = == AND GREATER
T84 OF S1E PLAN TN pre h Tract 12.83
. 1 i #3 (412)
1ar [ #4 (414 Remainingin Agricultural Use 0.00 ISTING P
\ \ @ 7 ' wl[ i w BUILDING C S ll B 10:0 o Road & Utility ROWs" 0.00 Efmisffimﬁcﬁg - Forest
N\ \\% ,5;1 N\ \/// <‘§(\L 7 > // | : I] ‘I_ X EXISTING 2-STORY § ‘Jln =t #Is (4|5) . Conservation Plan No. 620170050
\ OFFSITE N \\ ,\? N Q//Q\ f % s \ P / Z s | NONI%RXEEEENFI AL NON-RESIDENTIAL 2, Total Existing Forest 1.72
E \ A \ M | = .
glg’ll'U:gANC S 3 \\ 4 \§ \‘@] \x/ /\ 2 e \ X \\ Y/ / ::-:.‘.; l ‘ BUILDING B B2 BROP. PARCEL " #7 (419) Forest Retention 1.21 :8:8:8:8 FOREST RETENTION AREA
. — \\\ ) \ \ \ Q Z \ 7 e | me= EXISTING § : #6 (418) Forest Cleared 0.45
N > \ N \\:5 N \ O \ /\ f / ! \ . \ / \ ||_LE%*__ = NON-RESIDENTIAL 13.1& Ac. :',_'4
N\ 18 YO \1 N\ & o ‘ - FATS ) rH;r'J FOREST CLEARING AREA
\ \ \35 2 AN ” % 4 O 2 EX PARCEL D" — "SEVEN LOCKS PLAZA" = s #20/(422) Land Use & Thresholds O
> | ! . See Previously Approved Administrative Subdivision Plan BUILDING D J s T #8 (420) Land Use Category MDP ARA, MDR, DA, HDR, MDP, or clA. FOREST AREA IN AN EXISTING
Ie o . + + +
1/, “ 1 } > R Forest Conservation Plan No. 620170050 —ﬁﬁﬁﬂuﬁ—w’ i 3 | = #4 (421) Conservation Threshold 20 percent L] EASEMENT (NON CREDITED)
' F & i
\ - mﬁ”i e — e 4‘ B == (FRONT) — e — / & & Afforestation Threshold 15 percent FOREST AREA IN AN EXISTING SAM
NIRRT S e A R o _ B2 7% W EASEMENT TO BE CONVERTED TO
= 1 S~ S S e i R S YRR N = T Kottt < ;ﬁ\ Total Channel ~ Average Buffer FOREST CONSERVATION EASEMENT
= ) K e Length (ft) Width (ft)
=k Q D ] { Z Rup3 - Stream(s)| 0 | 0 | / REFORESTATION AREA
v — o
i i | o 24,/ % % Acres of Forestin Retained Cleared Planted EEEEEEEEEEEEEEEEEE ROOT PROTECTION MATTING
£ |— 3 IE ﬂﬂ ) it Wetlands 0.00 0.000 0.00 basiiiiiiiisess| (SEE SHEET 3 FOR DETAIL)
Gy A #5 (43)) 100-Year Floodplain 0.00 0.00 0.00 PERMANENT FOREST CONSERVATION
j 5 506 1 & AT g (429) Stream Buffers 0.21 0.00 0.00 B cusevan sien (N PosT - 5iE
| = [[ProP. ForEST 2 ~ =—&—/—#24 (430) Priority Areas 0.21 0.00 0.00 DETAIL 3, SHEET 2)
_ o RETENTION \ ) i hs #432)
i g ” |ﬂ —(OJ& AC) I \ I % 2 = > #27 (435) ! Only Road or Utility ROW s not to be improved as part of developmentapplication. NO—TE°
x” || E b }\ ‘ T 9 108 (4%) . From Section 22A-12(1) of the Forest Conservation Law. |. Natural surtace trall to be located in field with
0y || \) % g #34 (44) | oouredfromstream edge tobufter edge. M-NCPPC forest conservation Inspector to
u?%_i:“ X FOREST L— // 2~ minimize disturbance to trees.
. 0 /
.. + /‘\)
I /(;EgNZO/}/ o @n 2 / 2. Exact locatlon of forest edge planting to be
] | .03 Ac. % \ ’ > PARCEL 378 determined in consultation with the M-NCPCC
——— ——— n o BE N forest conservation inspector to minimize
/_9_%:—__—) - &—_—‘f) || D | ﬁ B SN {r{g CLUDED IN PROP. PARCEL ) i / impacts to nearby tree roots during planting.
N N S i Ay | / % cmEER‘l o GAEAml / /
\ \ S°[EX FOREST o ¥ ATION No.3 / / \ 3. For five years after the start of forest
§ (IEF = || / conservaTion |V 74 % 0.8 Ac. // / \ clearing in the northeastern corner of the
o S S, EASEMENT / 5 7 Subject Property, the Applicant must maintain
TREE LIST P Y P——— = O@j»' > G2} ——— #33(44|) — g ,4/55/@ /4 7 ~ ~_ the nen forest edge In direct consultation with
(Metal Tag or \ faaza. T~ s : / = 2 7L NCEY) E— 0 = the M-NCPPC forest conservation inspector
No. RibbonNo) Common Name  Species Name DBH  Condition Disposition | \ - — - ) 3 WA 2yl Gy, — p .
\y ~ 5 E——— = S A QL s 4 L0 o Oy T This will Include necessary pruning, removal of
L Red Maple Acer ruprum 28 ©600d Disturbed 2 . Oy top top D— SN % #30 (438) T~ S0 0 dead, dying or hazardous limbs and trees
*  Good Disturbed 29% N - SHT - — bl 920 & £y ol K —  dying zardov :
2 White Oak Quercus alba 30. cood o ﬁ, . - ——— —#4 o 4 g - #32(440) w» / ~9 (/ removal of Invasive specles per the Best
o — - & 2 —
; o oo Sharcis prelos 24. d z/i\ 0 & =) r— — = o EX. FOREST COVERED BY L Management Practices for Control of
4 Willow Oak Guercus phellos 26 Goo Save & A - ) > — % S\l Sy S O #247) EX. EASEMENT (380 SF) ) Non-Native Invasive's (Department of Parks,
> Nillon Oak Quercus phellos 24" Poor - cromn ¢ limb domage  Save -2 9 _ _ = ¢ % CRz #31 (439) W Montgomery County, Janvary 2015), and
n = [ 1
6(129)  Tollp Poplor _ Lilodendron lpffera 267 G00c oave — a o ‘ REMAINING EX. FOREST NO LONGER \ replanting of a maximum of thirty (30), 3-inch
7 (428) Tulip Poplar _ Liriodendron tulipifera 30" Zﬁ: Is)avt;bed - - OFFSITE ——— === == X 0 #248) QUALIFYING AS EX. FOREST DUE 10 L j caliper native trees under the direction of the
8 (401 g | ISTURBAN == === o - , X
Su0H)  Redook  Gueres nbro %5 oo Sove 00 Ae e 7 |oisReANce X2t e A iy H0) I A0 W 010 he) a2 ool Piach: and commoon forest
10 (410) Tulip Poplar Liriodendron tulipifera 28" Good Save ) BIRNAM WooD S & \ _ #252) DEAD # (66208) # (1T003) edge. The M-NCPI'DC Far'est conservation
11 (411) Red Oak Quercus rubra 33"  Good Save . — — | GHBI JOHN-PROPERTIES. LLC — 1%4“{{/\/,{ T-ASSQC. % e # (6621) # (66221) # (1002) inspector has the authority to allow smaller
12 (412) Tulp Poplar  Lirlodendron tulipfera  24'  Good Save _  PARCEL 'W355” 0“,4H /[L o = ¥ (6623 caliper trees to be planted It appropriate to
13 (413) Tullp Poplar  Lirlodendron tulipfera 27" Good Save o L e PIAT Nok 1296 % P O N N > protect the root zones of surraunding trees.
14 (414) Tulip Poplar Lirlodendron tulipifera 255" 6ood Save /Pf\‘%%uﬂ oy : ONE: R=90 P N %\ ™
15 (415) Red Oak Quercys rubra 245"  6ood Save 4 LA R 7 . - 70 X
16 (418) White Oak Quercus alba 295" Dead Dead TREE LIST (CONT) TREE LIST (CONT)) s \\g\@f > #/250/\ N - \| = &
17 (419) Tulip Poplar Liriodendron tulipifera 28"  Good Save Metal Tag or Metal Tag or ey, A5, Ao R SRy 727> P SV e— ~ 0
18 (420) Red Oak Quercus rubra 215'  Good Save No. RbbonNo) Common Name  Species Name DBH  Condition Disposition No. RbbonNo) Common Name  Species Name DBH  Condlition Disposttion o /s,); oy 5 \ / g \&F@@ Y \ ey L\ =\ /
19 (421) Tulip P0P|a~ Liriodendron tU|iplf6l‘Cl 265" Good Save 37 Yoshino Cherrg Prunus x gedoensb 245"  Good Remove 61 (316) Red Oak Quercus rubra 255"  Good Save %@#@P 5/’;[/\///’\4%_ v 49000 / / /SLonr /2565 L07 £ /‘%@%4{(/3 BN y % N M/m\g\ ® FINAL FOREST CONSERVATION PLAN PREPARED BY:
20 (422) Red Oak Quercus rubra 335' 6ood Save 38 Bradford Pear  Pyrus calleryana 255"  Poor - trnk damage Remove 62 (317) Tulip Poplar Liriodendron tvlipifera 25" Good Save RSE \ LOTNR08" BLOCK A Y ooy \ °
21 (425) Tulip Poplar Liriodendron tulipifera 215"  Good Save 39 Bradford Pear  Pyrus calleryana 24" Poor - trunk damage Remove 63 (318) Scarlet Oak Quercus coccinea 2I' - twin  Good Save 7 TR ESTATE” ~~=
22 (426) Tulip Poplar Liriodendron tulipifera 24" 6ood save 40 Yoshino Cherry  Prunus x yedoensis 25" Go0d Remove 64 (319) Tulip Poplar Liriodendron tulipifera 30" Good Save N J / N\ PLAT NoxRR365 <
23 (427) Red Oak Quercus rubra ik Good Save 41 Pin Oak Quercus palvstris 265" Good Disturbed 65 (320) Red Oak Quercus rubra 3" Good Disturbed 5% ZONE: R=90° # (1001)
24 (430) Tulp Poplar Liriodendron tulipifera 25" Good Save 42 (102) Pin Oak Quercus palvstris 34 Good Disturbed 4% 66 (321) Wnite Oak Quercus alba 285" Good Save # (66232)
25 (431) Red Oak Quercus rubra 29" Good Save 43 (103) Pin Ook Quercus palvstris 27 Good Save 67 (322) Black Tupelo Nyssa sylvatica 265" Good Remove
26 (434) Tulip Poplar Liriodendron tulipifera 26" Fair/Poor - trunk domage save 44 (117) Tullp Poplar Lirlodendron tulipifera 31" Good Disturbed 271% 68 (323) Red Oak Quercys rubra 27 Good Remove Kevin Foster DATE
27 (435) Red Oak Quercys rubra " Good Save 45 (118) hhite Oak Quercus alba 265" 6Good Disturbed 69 (324) Red Oak Quercys rubra 13" ¢ 24" Good Disturbed Gutschick, Little & Weber, PA.
28 (436) Tullp Poplar Lirlodendron tulpifera 265"  Good Save 46 (119) Tulip Poplar Liriodendron tulipifera 30" Fair/Poor - trunk damage Disturbed 5% 70 (325) hhte Oak Quercus alba 28" Good Disturbed 39049 Netienal Drive, Suite 250
29 (437) Tulip Poplar Liriodendron tulipifera  25775" 6ood Save 47 (301) Red Oak Quercus rubra 295"  Good Remove 71 (326) Red Oak Quercus rubra 30" Good Save Burtonsville, Maryland 20866
30 (438) Tulip Poplar Liriodendron tulipifera 25" Good save 48 (302) Red Oak Quercus rubra 25" 6o0d Remove 72 (327) Red Oak Quercus rvbra 265" 6Good Save Ph:(301) 421-4024 Fax:(3201) 421-41866
31 (439) Tulip Poplar Liriodendron tulipfera ~ 25.75"  Good Save 49 (304) White Oak Quercus alba 24" 6Good Remove 73 (328) hite Oak Quercus alba 24" 6o0d Save Registered Landscope Architect #8607
32 (440) Red Oak Quercus rubra 26"  ©ood Save 50 (305) Tullp Poplar Liriodendron tulipifera 27" 6ood Save 74 (330) Post Ock Quercus stellata 3 Good Disturbed 34%
33 (441) Tulip Poplar Liriodendron tulipifera 28"  Good Save 51 (306) Tullp Poplar Lirlodendron tulpifera 28" Good Save 75 (445) Red Oak Quercus rubra 21 6ood Save )
34 (442) Tullp Poplar  Lirlodendron tlipifera  24.25"  Good Save 52 (307) Tulp Poplar  Lirlodendron tulpifera 31" Good Save 76 (446) Red Oak Quercys ribra 255" 6ood Save DEVELOPER'S CERTIFICATE _
35 White Pine Pinus strobus .o Good Remove 53 (308) Red Oak Quercus ruora 245" 6Good Save 82 Pin Oak Quercus palustris 27 6o0d Save The UnderS|gned_agrees to execute all the feature_s of the Approyed Fmall
% TobGemy fsxdems 2 Fiur-iwivdmp e 409 ok Gerwmpas 28 ood co % ok Geuspdens 25 God  Dnbed Forest Coneervatlon lan No.___ 820190070 __ ncluding inancal boning
55 (310) Tullp Poplar Liriodendron tulipifera 31" Good Distirbed 2% 84 Tulip Poplar Lirlodendron tulipfera 25" 600d Disturbed ' '
THE NEIGHBORHOODS OF 56 (311) hhite Oak Quercus alba 215" Good Save 85 Yoshino Cherry  Prunus x yedoensis %" 6Good Save TREE LIST (CONT.) Developer's Name: ___CABIN JOHN (EDENS), LLC _ William Caldwell
57 (312) Pn Oak Guercus palustris 215"  6ood Save 86 Pin Cak Quercus palustris 245" Good Remove Metal Tag or Company Contact Person
e 58 (313) White Oak Quercus alba 21" 6ood Save 89 Tulip Poplar Lirlodendron tlipfera 245"  Good Save No. Rbbon No) Common Name  Species Name DBH __ Cordition Disposition . .
B R 59 (314) White Oak Quercus alba " Good Save (432) Tulip Poplar Lirlodendron ulipfera 24"  Good Save 66208 White Oak Quercus alba 21" 6ood Distwrbed 32% Address: \%\?gsh?ggtggegtc,\lz%o%gne 200
60 (315) Red Oak Quercus rubra 2"  6Good Save (247) Tulip Poplar Liriodendron tulipfera 25" Good Save 66211 Tulp Poplar Liriodendron tulpifera 29" Good Disturbed 35% '
808 [ (248) 7000 Tulip Poplar Lirlodendron tulipfera 3" Good Save 66221 Tulp Poplar Liriodendron tulpifera 32" 6ood Disturbed 13% Phone: (202) 902-2600
. . . . . ® (250) Tulip Poplar Lirlodendron tulipifera 255"  Good Remove 66231 White Oak Quercus alba 42" 6ood Disturbed 23%
l ife Wlth N Wal k| N d Istance (251) Tulip Poplar ~ Lirlodendron Wlipera 26" Good Save 66232 hhite Oak Quercus alba 28"  6ood, Vines Distrbed 6%
g ™ (252) Red Oak Quercus rubra 471 Dead Remove 7001 Red Oak Quercus ruora 32"  VeryPoor Condtion  Save Signature:
, " ' William Caldwell, Managing Director
4800 Hampden Lane, Suite 300 Bethesda, MD 20814 (253) Tulp Poplar Liriodendron tulplfera 26 Good Disturbed 7002 Sycamore Plataws occidentalis 25 6ood Save
T301-634-8600 F 301-634-8601 weya.com Suite 200 0 1272 5th Street NE 0 Washington, D.C. 020002 Phone: 202.902.9300 ¢ Fax: 202.544.4327 (254) Tulip Poplar Lirlodendron tulpifera 24" Good Disturb 7003 Sycamore Platarus occidentalis 30" 6ood Sove FFCP No. 820190020
DESIGNED BY: PREPARED FOR: SCALE ZONING FINAL FOREST CONSERVATION PLAN G. L. W. FILE No
KAB ‘ CRT-0.75 T '
CABIN JOHN (EDENS), LLC 1=po’ | C-08 F-02 CABIN JOHN VILLAGE 16066
DRAWN BY: ree H-35T & R-90
KAB Suite 200 Proposed Lots 1-48 & Parcels °A’, ’'B’, °C, °D’, ’E’, °'F, °G’, 'H’ & °J’;
A Washington, DG 20002 DATE TAX MAP — GRID and Tax Parcel 328
PLANNING | ENGINEERING | SURVEYING . . s SHEET
] CHECKED BY: ATTN: JIM McKENNEY Being all of Tax Parcel 328 (L. 53660 F. 431) and a ReSubdivision of Parcels ’C’ & *D’, *"Seven Locks Plaza”
3909 NATIONAL DRIVE | SUITE 250 | BURTONSVILLE, MD 20866 | GLWPA.COM | kAR o’ 30° 60 120’ 240’ (202) 902-2600 AUG. 2018 GQ-121 /341 Plat Nos. 11341 & 25334 and Parcel *0’, *Inverness Knolls” Plat No. 12383 1 OF 3
PHONE: 301-421-4024 | BALT: 410-880-1820 | DC&VA: 301-989-2524 | FAX: 301-421-4186 DATE REVISION BY APPR. ELECTION DISTRICT No. 04 MONTGOMERY COUNTY, MARYLAND

© GLW 2018
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DETAIL 3, SHEET 2)

3.

described here.

salution from May to Octoher.
Japanase stilt grass

applicat ans.

American beech (Fagus grandifolia).

than 1” of natural rainfall,

Sincerely,
ilia
e SR

Keith €, Piz¢chford

[SA Certified Arborist, MA-D178
ISA Certilied Tree Risk Agsessor
ML} Licensad 'Irae Lixperl, #3589
MD Licenssd Forester, #675

In the northern portion of the lot, there is a portion of the forest that has been invaded sy
invasive plant materia . | noted the presence of Japanese haneysuckle, ereenbriar, multi-flora
rose, lapanese stil- grass and porcelain berry. These invasive plants shauld be controlled as

Japanase honeysuckle —treat foliage with a glyphuosate herbicide as a 2% sclution in
water. Application can be made during the warmer weatker of July ta October.
Greenbriar — this is a native vine, and as sucn is not generally eradicated.

Mulli-Mura rose = thorough ly wel [oligge wilh a glygphosa.e nixlure in weler as g 2%

apply a glyphosate herbicide mix of 2% in water to the green
shoots. Because seeds czn persist in the soil for up to 5 years, repeated applications
are likely necessary. Apply during active growing seasen of May to October.

Porce ain berry — mechanically remove lager plants by pulling them from the ground
befora fruits ripen. Larger stems may be cut by band with the remaining stems
sprayed with a glyphosate product. A foliar spray of glyphosate at 2% solution in
water may be applied at the end of the growing season {September/Cctober).
Mechanical and chemical control wi | be necessary for at two years fol owing the initial

. The planting of thirty {30}, 3” caliper trees is recommenced by the County. My
recommendation is to plant thirty (30], 1.0-1.5% caliper trees under the direction of the M-
NCPPC forest conservation inspector. Smaller caliper trees will have a far greater chance of
long-term survival and have less impact on surrounding trees when planted. Genus and
specics shall be of a type that is consistent with this forest stand including Northern red oak,
red maple {(Acer rubirum), hickary (Curya sp.), Wlip poplar (Livodendron tfipifera) and

MNew trees shall receive one year of supplemental watering through cither a weter trunk, or
systems like a ‘Gator Bag’ device, Water shall be delivered dur' ng weeks when there is less

No other tree care measures ara requirad as a result of this FCP.

The project arborist shall be nctified of any changes to the health or structural integrity of any
Lrees idenlified for preservalion, and fur g period of Lhiee (3) years past Lhe installalion of Lhe
retaining walls and b c-retention farilities along the proposed forest edge.

[ 2293 400 place . suite 1 washingron de 20007 . 232 3533 3851 (P). info@ pitchfordiress com, www pitchfor Jirees com

Attachment 4

FINAL FOREST CONSERVATION PLAN PREPARED BY:

Kevin Foster

Gutschiek, Little ¢ Weber, P.A.
39049 Natienal Drive, Suite 250
Burtensville, Maryland 20866

Ph:(301) 421-4024 Fax:(301) 421-4186
Registered Landscape Architect #&07

DATE

DEVELOPER'S CERTIFICATE

Forest Conservation Plan No.

The Undersigned agrees to execute all the features of the Approved Final
820190020

, including financial bonding,

Developer's Name:

forest planting, maintenance and all other applicable agreements.

CABIN JOHN (EDENS), LLC  William Caldwell

Company

Contact Person

Address: 1272 5th Street NE. Suite 200
Washington. DC 20002

Phone: (202) 902-2600

Signature:

William Caldwell, Managing Director

FFCP No. 820190020

FINAL FOREST CONSERVATION PLAN

G. L. W. FILE No.
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CABIN JOHN VILLAGE
Proposed Lots 1-48 & Parcels ’A’, ’B’, °C’, °'D’, ’°E’, °F, °G’, 'H’ &
and Tax Parcel 328

Plat Nos. 11341 & 25334 and Parcel *O’, "Inverness Knolls* Plat No. 12383
ELECTION DISTRICT No. 04
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Being all of Tax Parcel 328 (L. 53660 F. 431) and a ReSubdivision of Parcels ’C’ & °D’, “Seven Locks Plaza”
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DEVEL OPMENT STANDARDS - CRT ZONE

(Commercial Residential Town)

Development Standards
FAR (Floor Area Ratio)
Non-residential:

Residential:
TOTAL FAR:

MPDU's
Buildlng I-Ieight:

Open Spaces

Lot Coverage:

Principal Bullding Setbacks (min,):
Commercial
Front:
Side (abutting R-90 Zone):
Rear (abutting R-90 Zone):
Side (abutting RT-I15 Zone):
Rear (abutting RT-I5 Zone):
Side (all other):
Rear (all other):
Rear (alley):
Tonnhovse Residential
Front:
Side Street:
Side:
Side (abutting R-A0/RT-I5 Zone):
Rear(abutting R-dO/RT-I5 Zone):
Rear:
Rear (alley)

Alloned (Pr‘ellmlnag Plan)

029 FAR (300,00 SF)

020 FAR (200,000 SF)
049 FAR (500000 SF)

12.5% (6 DU)
35' max.

I0% min.

N/A

O' min.

12" min. (15 X &')
315 ' min. (15 X 25"
12' min. (15 X &')
30' min. (15 X 20')
O' min.

O' min.

4' min.

5' min.
5' min.
2' min.
4 min.
IO min.
|C' min.
4' min.

Parking Setbacks for Surface Parking Lots:

Front:

Building Orientation: *
Entrance Facing Street or
Open Spaces

Must be behind
Front Building Line

Required

Bulld-to Area:¥ (Mox. setbock & min. % of bullding
facade. Not required If building faces open space)

commercial

Front:

Side Street:

Bullding In Side Street BTA:

Tonnhouse Residential

Front:

Building Front in BTA:
Transparency:*

For Wall Facing a Street or

Open Space

Ccommercial

éround Story, Front

éround Story, Side/rear

Upper Story

Blank Wall - Front (max.)

Blank Wall - Side/rear (max.)

Tonnhouse Residential

Blank Wall - Front (mox.)

Blank Wall - Side/rear (max.)
Massing:

TH. Units permitted in one ron:

20' max.
20' max.
35% min.

I5' max.
T10% min.

40% min.
25% min.
20% min.
35' max.
35' max.

35' max.
35' max.

12 Units

Proposed - Phase |

0.26 FAR (270,000 SF)

Ex. Non-residential 240415 SF

Non-residential - Removed -15600 SF

Non-residential - Proposed 44594 SF
Bldgs. A-I, A-3 ¢ A-4 13,000 SF
Bldg. B-4 1,100 SF
Bldgs. -3 3190 sF
Bldgs. E-| thrv E-3 20104 sF

Total 26949049 SF

0.2 FAR (131,000 SF) 48 DU
0349 FAR (401000 SF)

6DV

35' max. (Building Helght Averaging,
per Section 452D.2d

0% min. - 1.38& Ac (CRT Zone)
(Commercial Area-12.9% Public Open Space)
(Tonhouse Area - 11.1% Common Open Space)

N/A

Ol
12'
N/A
N/A
N/A
ol
ol
4!

5!
5!
2!
N/A
N/A
N/A
4!

Behind Front
Building Line

Provided - As Shown
(PB Modification Bldg. A-l, B-4 ¢ C-3)

N/A - Bulldings do nat front on street
20' (PB Mod. Bldg. A-l ¢ A-3)
35% (PB Mod. Bldg. A-l ¢ A-3)

15
T10% min.

40% min. (See Arch. Plans)
25% min. (PB Mod. Bldg. A-l, A-3 ¢ A-4)
20% min. (5ee Arch. Plans)
35' max. (5ee Arch. Plans)
35' max. (See Arch. Plans)

35' max. (5ee Arch. Plans)
35' max. (S5ee Arch. Plans)

& Units

*Building Orientation, Build-to-area and Transparency requirements may be modified by the Planning Board as

part of this Site Plan approval.

SITE PLAN (PHASE 1)

CABIN JOHN VILLAGE
SITE PLAN No. 820190020
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Retail: 1375 SF (I 5p. per 10000 SF 6FA) & (50 max) 15 5% = 3 3
Office: 18000 SF (1 9p. per 5000 SF 6FA) 4 (100 max) 4 5% = 4 4
Restavrant: 45,164 (1 Sp. per 10000 SF GFA) 5 (10 max.) 5 15% = | [
Residential: 46 DU None required 0 0 N/A 0
Total: T %p. 24 %p. & Sp. & p.
EDENS.
Suite 200 0 1272 5th Street NE O Washington, D.C. 020002 Phone: 202.902.9300 ¢ Fax: 202.544.4327
DESIGNED BY:
|GLW
KAB
‘. PLANNING | ENGINEERING | SURVEYING
Ay CHECKED BY:
3908 NATIONAL DRIVE | SUITE 250 | BURTONSVILLE, MD 20866 | GLWPA.COM KAE
PHONE: 301-421-4024 | BALT: 410-880-1820 | DC&VA: 301-988-2524 | FAX: 301-421-4186 DATE REVISION BY APP’R.

© GLW 2018

THE NEIGHBORHOODS OF

::EYA

life within walking distance’

4800 Hampden Lane, Suite 300 Bethesda, MD 20814
7301-634-8600 F 301-634-8601 weya.com

SHEET INDEX
SHEET No. TITLE
5P-0.0 COVER SHEET
5P-0.02 APPROVAL SHEET
5P-0.03 EXISTING CONDITIONS PLAN
5P-0.04 ROAD SECTIONS
5P-1.00 COMPOSITE PLAN

SP-1.0l to SP-1.0&  SITE PLANS

SP-2.0I

SITE DETAILS

SP-2.02 to SP-203  SITE SECTIONS
L-1.Ol  to L-1.06 LANDSCAPE PLANS

L-1.049

PLANTING SCHEDULES ¢ DETAILS

L-20! to L-2.03 RETAIL ENLARGEMENT PLAN

L-2.04

RESIDENTIAL HARDSCAPE PLAN

L-3.0l to L-3.03 DETAIL SHEETS

PH-1.00

COMPOSITE LIGHTING PLAN

PH-1.0I to PH-1.06 LIGHTING PLANS

A-1.0l to A-1.O4 RETAIL ARCHITECTURE ELEVATIONS

A-1.05 to A-1.06 RETAIL ARCHITECTURE STOREFRONTS AND CANOPIES
A-20l to A-2.02 RESIDENTIAL ARCHITECTURE FLOOR PLANS

A-203 to A-2.04 RESIDENTIAL ARCHITECTURE ELEVATIONS

FFCP-OI

FFCP-02
FFCP-03

FINAL FOREST CON. PLAN
FINAL FOREST CON. PLAN DETAIL SHEET
FINAL FOREST CON. PLAN DETAIL SHEET

48 Hours
LEGEND )
Before You Dig
EX. BULDING Call
(TO BE REMOVED)
99 99
e Buome MISS UTILITY
(TO REMAIN)
Service Protection Center
~——— PROP. BULDING
(RESIDENTIAL)
~—— PROP. BUILDING
(NON-RESIDENTIAL)
EX. STREAM
EX. CIRB
PROP. CURB
EX. SIDENALK
= PROP. SIDENALK S
SEICABIN JOHN T,
LOD PROP. LOD SIREGIONAL 3
FCE zggnggvmon SCURH e
EASEMENT AREA CALL TOLL FREE
r—- VICINITY — MAP
L_ J<—LIMIT$ OF SITE PLAN 1-800-257-=7777 SCALE: 17 = 2.000°
r===17
R INTERIM CONDITIONS WSSC GRID: 214NWO8 & 214NWO7
ADC MAP BOOK GRID: 35-A1-MC & 35-B1-MC
Onner/ Applicant: Civll Engineer: Arborist:
Cabin John (EDENS), LLC GLAN Keith C. Pitchford, ISA MA-OI19
c/o EDENS LP. 39049 National Drive, Suite 250 Pitchford Assoclates, LLC
|272 Sth Street NE, Suite 200 Burtonsville, Maryland 208666 2213 40th Place, NW, Suite |
Bethesda, MD 20814 Washington, DC 20001
Landscape Architects:
Developers: 6L Architects:
Cabin John (EDENS), LLC 3404 National Drive, Sutte 250 Cabin John (EDENS), LLC
¢/o EDENS, LP. Burtonsville, Maryland 208666 ¢/o EDENS L P.
12772 5th Street NE, Suite 200 1272 5th Street NE, Suite 200
Bethesda, MD 20814 Lighting Consultant: Bethesda, MD 20814
Dwyer Engineering
EYA LLC 552 Fort Evans Road, NE, EYA LLC
4800 Hampden Lone, Svite 300 vite 200 4800 Hampden Lane, Suite 300
Bethesda, MD 20814 Leesburg, VA 20176 Bethesda, MD 20814
Attorney:
Linowes and Blocher LLP
1200 Wisconsin Avenve, Suite 600
Bethesda, Maryland 20814
P: 301.654.0504
GENERAL NOTES
|.  Boundary Survey By: VIKA  Janvary 16, 2011
2. Topography Buy: GLNW - 2016
3. Legal Description:
Parcel O Parcel D Parcel C Parcel 326
"Inverness Knolls" "Seven Locks Plaza" "Seven Locks Plaza" Tax ID: O4-468l|
Tax ID: 04-46797 Tax ID: O4-46695 Tax ID: O4-467107
4. Master Plan: 2002 Potomac Subregion Master Plan
5. NRI/FSD By GLW - NRI/FSD No: 420171210
Approved: 12/13/2017
6. Stormmater Concept By: GLN - SM Concept No: 2835671
Approved: 6/20/201&
1. Preliminary Plan by: GLW - Preliminary Plan No. 1201860120
®. Traffic Statement By: Lenhart Traffic Consulting, Inc.
Jarnvary 10, 2018
4. Watershed Use Class: Gabin John Creek |/1-P
|O. Existing Water
Service Category: -
Existing Sewer
s — Service Category: Sl
J—
oe ll.  There is no floodplain in site per FEMA Map # 2403ICO36ID.
I2. There are no knownn rare, threatened, endangered species or critical habitats on site.
I3. There are no known county champion trees as per the 20Il publication of Champlon Trees In
Montgomery Gounty, Maryland.
14. All utilitles are conceptual and subject to change. See appropriate approved final utility dranings.
(PEPCO, Verizon, Comcost, § Washington Gas).
I5.  Utility Companies: Gos - Woshington Gas
O Ej Electric - PEPCO
Water & Sener - NSSC
M\ Telephone - Comcast
U Yo Cable - Comcast ¢ Verizon
6. M-NCPPC staff must inspect all tree-save areas and protection devices prior to clearing and grading.
I7. Final Mailbox locations to be approved by Local Postmaster prior to Installation.
16. This plan Is subject to a Forest Conservation Plan.
9. Street trees and street lights will be reviewed and approved by MCDPS-RON section at the time of
ROWN permit.
20. All items In SM facilities will be reviewed, approved and inspected by DPS Water Resource Section.
2l. WSSC rights-of-ways, public utility easements, stormnater management easements and stormwater
management parcels may change In configuration, size and quoantity per final utility, WSSC and
Montgomery GCounty SM Technical plan approvals.
22. The building footprints shown including a/c units, drivemays, stoops, stairs and leadnalks on the site
lan are illustrative. Final building locations will be determined during the building permit process.
Please refer to to the zoning data table for development stondards such as setback, building
restriction lines and lot coverage for each lot. Other Iimitations for site development may also be
Included In the conditions of the planning board's approval.
SITE DATA
Overall Site Area: 2532 Ac.
Phase | Site Plan Area: 1339 Ac.
Residential (CRT ¢ R-90) 4.2l Ac.
Non-residential (CRT) 857 Ac.
Off-site 06l Ac.
Existing Zoning: CRT-0.T5, C-05,R-0.25,H-35 T & R-90
CRT 234 Ac
R-40 192 Ac.
Existing Use: Shopping Center - Non-residential
Proposed Use: Shopping Center - Non-residential & Residential
Proposed Development Type: Standard Method
PROFESSIONAL/ENGINEER'S CERTIFICATION DEVELOPER'S CERTIFICATE
THE UNDERSIGNED LICENSED PROFESSIONAL ENGINEER CERTIFIES THAT THE SITE The Undersigned agrees to execute all the features of the Site Plan Approval
PLANS HEREIN CONFORM TO THE STANDARDS OF THE ZONE, AND THE PLANNING No. __ 820190020 Including Approval Conditions, Development Program,
BOARD SITE PLAN OPINION. IN ADDITION, THE SITE PLANS ARE CONSISTENT WITH and Certified Site Plon.
THE DATA TABLE PROVIDED ON THE COVER SHEET. | HEREBY CERTIFY THAT '
THESE DOCUMENTS WERE PREPARED OR APPROVED BY ME, AND THAT | AM A Developer’s Noma: __ CABIN JOHN L Hilliam Caldnel
DULY LICENSED PROFESSIONAL ENGINEER UNDER THE LAWS OF THE STATE OF Compary Contact Person
MARYLAND, LICENSE No. 244914 EXPIRATION DATE: January 20, 2020. Address: 1212 5th Street NE, Sulte 200
__Iashington, DC 20002
Fhone: (202) 902-2600
Date Tim M. Longfellow
Professional Engineer Signoture:

Gutschick, Little & Weber, P.A.

Hilliom Caldwell, Managing Director

SITE PLAN No. 820190020

PREPARED FOR:

CABIN JOHN (EDENS), LLC
1272 5th Street NE
Suite 200
Washington, DC 20002
ATTN: JIM McKENNEY
(202) 902-2600

SCALE cé?nggs COVER SHEET G. L W. FILE No.
rotop | 605 R0%, CABIN JOHN VILLAGE 16066
Proposed Lots 1-48 & Parcels °A’, °B’, °C’, °D’, ’E’, °F, °'G’, 'H’ & °J’;
DATE TAX MAP — GRID and Tax Parcel 328 SHEET
Being all of Tax Parcel 328 (L. 53660 F. 431) and a ReSubdivision of Parcels ’C’ & ’D’, *Seven Locks Plaza”
AUG. 2018 6Q—121 / 341 Plat Nos. 11341 & 25334 and Parcel ’0’, *Inverness Knolls® Plat No. 12383 SP-0.01
ELECTION DISTRICT No. 04 MONTGOMERY COUNTY, MARYLAND
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I | MoNTGOMERY COUNTY PLANNING BOARD

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MCPB No. 18-098

Preliminary Plan No. 120180120

Cabin John Village NOV 0 5 2018
Date of Hearing: October 4, 2018

RESOLUTION

WHEREAS, under Montgomery County Code Chapter 50, the Montgomery
County Planning Board is authorized to review preliminary plan applications; and

WHEREAS, on February 20, 2018, Cabin John (EDENS), LL.C (“Applicant”) filed
an application for approval of a preliminary plan of subdivision of property that would
create fifty-nine (59) lots for 59 townhouses and two (2) platted parcels for 300,000
square feet of retail/office uses, one parcel for forest conservation/stormwater
management, and three (3) parcels for private streets lots on 25.32 acres of land in the
CRT-0.75, C-0.5, R-0.25, H-35 and R-90 zone, located on the northeast corner of Seven
Locks Road and Tuckerman Lane (“Property” or “Subject Property”), in the Potomac
Policy Area and 2002 Potomac Subregion Master Plan (“Master Plan”) area; and

WHEREAS, Applicant’s preliminary plan application was designated
Preliminary Plan No. 120180120, Cabin John Village (“Preliminary Plan” or
“Application”); and

WHEREAS, following review and analysis of the Application by Planning Board
staff (“Staff’) and other governmental agencies, Staff issued a memorandum to the
Planning Board, dated September 21, 2018, setting forth its analysis and
recommendation for approval of the Application, subject to certain conditions (“Staff
Report”); and

WHEREAS, on Oétober 4, 2018, the Planning Board held a public hearing on the
Application at which it heard testimony and received evidence submritted for the record
on the Application; and

WHEREAS, on October 4, 2018, the Planning Board voted to approve the
Application subject to certain conditions, on motion of Commissioner Cichy, seconded
by Commissioner Fani-Gonzalez, with a vote of 4-0; Commissioners Anderson, Cichy,
Fani-Gonzalez, and Patterson voting in favor, and Commissioner Dreyfuss absent.

NOW, THEREFORE, BE IT RESOLVED that the Planning Board APPROVES

ing.Maryland-20510  Phone: 301.495.4605  Fax: 301.495.1320
it 8&*&.0:;; E-Mail: mcp-chair@mncppc-mc.org
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Preliminary Plan No. 120180120, subject to the following conditions:!

1.

This Application is limited to fifty-nine (59) lots for attached single family
houses (townhouses) including a minimum of 12.5% MPDUs, two (2) lots for
up to 300,000 square feet of commercial/retail uses, one (1) parcel for
stormwater management/forest conservation, and three (3) parcels for private
roads.

The Applicant must comply with the following conditions of approval for the
Preliminary Forest Conservation Plan No. 120180120, approved as part of
this Preliminary Plan:

a. Prior to Certification of the Preliminary Plan, the Applicant must revise

the Preliminary Forest Conservation Plan to correct the forest retention
and Category I Conservation Easement acreage labels so that they are
consistent.

. Prior to Certification of the Site Plan, the Applicant must obtain M-

NCPPC approval of a Final Forest Conservation Plan consistent with the
approved Preliminary Forest Conservation Plan.

The Final Forest Conservation Plan associated with the Site Plan No.
820190020 must include a report from an International Society of
Arboriculture (ISA) certified arborist and Maryland Licensed Tree Expert
(LTE) with a minimum of 10 years of experience. The report must include
an evaluation and recommendations for tree protection measures
including necessary methods and details to appropriately protect the trees
along the proposed limits of disturbance and edge of the forest retention
area in the northeastern corner of the Property. The report will also
address invasive species management and provide any necessary
recommendations. The purpose of the evaluation is to minimize the stress
to the trees along the proposed forest edge during and after construction,
and to maintain and enhance the forest that will now include a natural
surface path system connecting to the adjacent Cabin John Regional Park.

. For five years after the start of forest clearing in the northeastern corner

of the Subject Property, the Applicant must maintain the new forest edge
in direct consultation with the M-NCPPC forest conservation inspector.
This will include necessary pruning, removal of dead, dying or hazardous
limbs and trees, removal of invasive species per the Best Management
Practices for Control of Non-Native Invasives (Department of Parks,
Montgomery County, January 2015), and replanting of a maximum of
thirty (30), 3-inch caliper native trees under the direction of the M-
NCPPC forest conservation inspector to maintain a healthy, intact, and

1 For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner
or any successor(s) in interest to the terms of this approval.




MCPB No. 18-098
Preliminary Plan No. 120180120
Cabin John Village

Page 3

continuous forest edge. The M-NCPPC forest conservation inspector has
the authority to allow smaller caliper trees to be planted if appropriate to
protect the root zones of surrounding trees.

e. The Applicant must locate the proposed natural surface trail to minimize
impacts to trees and their roots, in direct consultation with the M-NCPPC
forest conservation inspector.

f. Prior to record plat, the Applicant must record a Category I Conservation
Easement over all areas of forest retention, forest planting, and stream
valley buffers, as specified on the approved Final Forest Conservation
Plan. The Category I Conservation Easement must be in a form approved
by the M-NCPPC Office of the General Counsel and must be recorded
among the Montgomery County Land Records by deed prior to the start of
any demolition, clearing or grading on the Subject Property. The Liber
Folio of the Category I Conservation Easement must be referenced on the
record plat(s).

g. Prior to any clearing, grading, or demolition on the Subject Property, the
Applicant must provide financial surety to guarantee the forest planting
on the Subject Property, as specified on the approved Final Forest
Conservation Plan, in a form acceptable to the M-NCPPC Office of the
General Counsel.

h. Prior to any clearing, grading or demolition on the Subject Property, the
Applicant must submit a Maintenance and Management Agreement to
Staff for the required forest planting on the Subject Property as shown on
the approved Final Forest Conservation Plan. The Agreement must be in
a form approved by the M-NCPPC Office of the General Counsel. |

i. The Final Sediment and Erosion Control Plan must be consistent with the \
final limits of disturbance shown on the approved Final Forest
Conservation Plan.

j- The Applicant must comply with all tree protection and tree save
measures shown on the approved Final Forest Conservation Plan. Tree
save measures not specified on the approved Final Forest Conservation
Plan may be required by the M-NCPPC forest conservation inspector.

k. The Applicant must install permanent conservation easement signage
along the perimeter of the Category I Conservation Easement. Signs
must be installed a maximum of 100 feet apart with additional signs
installed where the easement changes direction, or at the discretion of the
M-NCPPC forest conservation inspector. The M-NCPPC forest
conservation inspector is authorized to determine the timing of sign
installation.

Prior to the submittal of a site plan application for Phase III, as shown on the
phasing plan in this Preliminary Plan, the Applicant must submit an
amendment to the Cabin John Shopping Center Phase I Transportation Noise
Analysis report dated April 27, 2018 to include an analysis and
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recommendations for the proposed residential homes in the northwest portion
of the Property, utilizing the Staff Guidelines for the Consideration of
Transportation Noise Impacts in Land Use Planning and Development.

The Planning Board accepts the recommendations of the Montgomery County
Department of Transportation (MCDOT) in its letter dated September 21,
2018, except Condition No. 11 (Bikeshare), Condition No. 12 (TMAg),
Condition No. 13 (Real Time Transit Information) and hereby incorporates
the remaining conditions as part of the Preliminary Plan approval. The
Applicant must comply with each of the remaining recommendations as set
forth in the letter, which may be amended by MCDOT provided that the
amendments do not conflict with other conditions of the Preliminary Plan
approval.

The Planning Board accepts the recommendations of the Montgomery County
Department of Permitting Services (MCDPS), Fire Department Access and
Water Supply Section in its letter dated July 23, 2018, and hereby
incorporates them as conditions of approval. The Applicant must comply
with each of the recommendations as set forth in the letter, which MCDPS
may amend if the amendments do not conflict with other conditions of
Preliminary Plan approval.

The Planning Board accepts the recommendations of the Montgomery County
Department of Permitting Service (“MCDPS”) — Water Resources Section in
its stormwater management concept letter dated June 21, 2018, and hereby
incorporates them as conditions of the Preliminary Plan approval. The
Applicant must comply with each of the recommendations as set forth in the
letter, which may be amended by MCDPS - Water Resources Section
provided that the amendments do not conflict with other conditions of the
Preliminary Plan approval.

The Applicant must dedicate and show on the record plat(s) the following

dedications:

a. Up to 7 feet from the existing property line on Tuckerman Lane where the
Applicant and opposite property owners have already dedicated the
Master Plan required dedication of 80 feet east of Angus Place and 100
feet west of Angus Place. Final dedication will be determined in
coordination with MCDOT and Planning Staff prior to record plat. In
addition, where needed at the intersection of Tuckerman Lane and the
access drive on Tuckerman Lane (at Angus Drive), any additional right-of-
way dedication needed to accommodate the sidepath and sidewalk
frontage upgrades required of this project should be dedicated in a Public
Improvement Easement (PIE) to be shown on the Certified Preliminary
Plan.
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b. Up to 11 feet from the existing property line on Seven Locks Road where
the Applicant and opposite property owners have already dedicated the
Master Plan required dedication of 80 feet. Final dedication will be
determined in coordination with the Montgomery Department of
Permitting Services and M-NCPPC Staff prior to the record plat. This
additional dedication is to accommodate the necessary right-of-way
requirements for the Seven Locks Bikeway & Safety Improvements
project (CIP 501303).

8. Prior to recordation of plat(s), the Applicant must satisfy the provisions for
access and improvements as required by MCDOT.

9. The Applicant must construct the following frontage improvements along

Tuckerman Lane:

a. A 5.5-foot-wide westbound bike lane between Seven Locks Road and the
entrance to the Cabin John Regional Park Picnic Area parking lot on the
north side of Tuckerman Lane, approximately 450 feet east of the
southeast corner of the Subject Property.

b. A 10-foot wide sidepath with 2-foot wide buffer between the curb and the
sidepath between Seven Locks Road and Angus Place.

c. A 5-foot wide sidewalk with minimum 5-foot wide tree panel, except
where there are utility poles, between Angus Place and the entrance to
the Cabin John Regional Park Picnic Area parking lot on the north side of
Tuckerman Lane, approximately 450 feet east of the southeast corner of
the Subject Property.

d. Prior to certification of Site Plan No. 820190020, the Applicant must
finalize the design for the currently proposed sidewalk/path at Angus
Place to bring bikes and pedestrians closer to the intersection.

MCPB No. 18-098 ‘
Preliminary Plan No. 120180120
|
|
\

10. The Applicant must include a structured parking facility in the construction
of Building C-1 and/or C-2, as shown on the Preliminary Plan.

11.  If the Applicant encounters a funerary object or human remains at any time
prior to issuance of the Use and Occupancy Certificate of any commercial or
residential structure, the Applicant must immediately contact law
enforcement to determine whether the remains are associated with a crime
scene and contact the Historic Preservation Section of the Montgomery
County Planning Department.

12.  Record plat must show all necessary easements, including a public access
easement on Lot 41 where the sidewalk overlaps the lot boundary.

13. The record plat must reflect all areas under Homeowners Association
ownership and specifically identify stormwater management parcels.
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14.  The record plat must reference the Common Open Space Covenant recorded

15.

16.

at Liber 28045 Folio 578 (“Covenant”). The Applicant must provide
verification to Staff prior to release of the final building permit that the
Applicant’s recorded HOA Documents incorporate the Covenant by reference.

Applicant must replace the existing one westbound (outbound) lane on
Coddle Harbor Lane at Seven Locks Road with two westbound lanes (one left
lane and one right turn lane) to mitigate for the intersection congestion delay
which exceeds the Potomac Policy Area standard.

The Applicant must provide private road(s) on Coddle Harbor Lane and
Private Road “A”, including any sidewalks, bikeways, storm drainage
facilities, street trees, street lights, private utility systems and other
necessary improvements as required by either the Preliminary Plan or the
subsequent Site Plan within the delineated private road area (collectively,
the “Private Road”), subject to the following conditions:

a. The record plat must show the Private Road in a separate parcel(s). The
record plat must clearly delineate the Private Road and include a metes
and bounds description of the boundaries of the Private Road.

'b. The Private Road must be referenced on the plat and subject to the

Declaration of Restrictive Covenant for Private Roads recorded among the
Land Records of Montgomery County, Maryland in Book 54062 at Page
338, and the terms and conditions as required by the Montgomery County
Code with regard to private roads set forth at § 50-4.3.E et seq.

c. Prior to issuance of building permit, the Applicant must deliver to the
Planning Department, with a copy to MCDPS, certification by a
professional engineer licensed in the State of Maryland that the Private
Road has been designed and the applicable building permits will provide
for construction in accordance with the paving detail and cross-section
specifications as shown on the Preliminary Plan or as required by the
Montgomery County Road Code, and that the road has been designed for
safe use including horizontal and vertical alignments for the intended
target speed, adequate typical section(s) for
vehicles/pedestrians/bicyclists, ADA compliance, drainage facilities, sight
distances, points of access and parking, and all necessary requirements
for emergency access, egress, and apparatus as required by the
Montgomery County Fire Marshal subject to any approved modifications.
Coddle Harbor Lane must be built to the structural standards of a
Primary Residential Street (MC-2003.11) and Private Road ‘A’ must be
built or upgraded to the structural standards of a Tertiary Residential
Street (MC-2001.02) according to Montgomery County Design Standards.
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17. The Applicant must provide Private Alleys ‘A’ through ‘D’, including any

18.

19.

20.

21.

22.

sidewalks, bikeways, storm drainage facilities, street trees, street lights,

private utility systems, and other necessary improvements as required by

either the Preliminary Plan or the subsequent Site Plan within the
delineated area (collectively, the “Private Alleys”), subject to the following
conditions:

a. The Private Alleys must be shown on their own parcels on the record plat
and built to the structural standards of a public tertiary road standard
(MC-2001.01) or residential alley (MC-200.01) as required by the
Montgomery County Road Code, with the exception of Private Alley ‘A’
which must be built to the structural standards of a commercial alley
(MC-201.01). Prior to issuance of building permit, the Applicant must
deliver to the Planning Department, with a copy to MCDPS, certification
by a professional engineer licensed in the State of Maryland that the
Private Alleys have been designed and the applicable permits will provide
for construction in accordance with the structural standards noted above
and the cross-section specifications included on the plans.

b. The record plat must reflect common ingress/egress and utility easements
over all alleys.

Prior to approval of Site Plan No. 820190020, the Applicant must
demonstrate acceptable traffic mitigation alternatives as required by the
Master Plan. These traffic mitigation alternatives must be addressed through

an agreement between the Applicant and appropriate agencies as determined
by Staff.

The Adequate Public Facility (APF) review for the preliminary plan will
remain valid for one hundred and twenty (120) months from the date of
mailing of the Planning Board resolution.

The Preliminary Plan Validity will remain valid for up to 108 months (9
years) from the date of mailing of the Resolution. The Applicant must record
plats for at least 48 residential lots, three private road parcels, one
stormwater management parcel, and one commercial lot in the first 36
months (3 years) from the date of the Resolution, an additional one
commercial lot within the 72 months (6 years) from the date of the
Resolution, and must complete record plats for 11 residential lots and
rerecord one commercial lot within 108 months (9 years) from the date of the
Resolution.

Prior to recordation of any plat, Site Plan No. 820190020 must be certified by
M-NCPPC Staff.

The final number of MPDU’s to be determined at site plan.
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23.  Final approval of the size and location of building and open space amenities
will be determined at site plan.

24.  The Certified Preliminary Plan must contain the following note:

“Unless specifically noted on this plan set or in the Planning Board conditions
of approval, the building footprints, building heights, on-site parking, site
circulation, and sidewalks shown on the Preliminary Plan are illustrative.
The final locations of buildings, structures and hardscape will be determined
at the time of approval of a Site Plan. Please refer to the zoning data table for
development standards such as setbacks, building restriction lines, building
height, and lot coverage for each lot. Other limitations for site development
may also be included in the conditions of the Planning Board’s approval.”

25.  Certified Preliminary Plan
Prior to approval of the Certified Preliminary Plan, the following revisions

must be made and/or information provided subject to M-NCPPC Staff review

and approval:

a. Applicant must remove reference to ‘Alley E’ on sheets 003 and 004.

b. Applicant must note on sheet 004 which pavement section applies to
which cross section.

26.  Prior to approval of any site plan for Phase 2, as shown on the Phasing Plan
in the Certified Preliminary Plan, the Applicant will prepare and submit a
signal warrant analysis for the Coddle Harbor Lane and Seven Locks Road
intersection for MCDOT/Traffic Engineering and Staff review and approval to
determine if the Applicant must construct a signalized intersection.

BE IT FURTHER RESOLVED that having considered the recommendations and
findings of its Staff as presented at the hearing and as set forth in the Staff Report,
which the Board hereby adopts and incorporates by reference (except as modified
herein), and upon consideration of the entire record, the Planning Board FINDS, with
the conditions of approval, that:

1. The layout of the subdivision, including size, width, shape, orientation and
density of lots, and location and design of roads is appropriate for the subdivision
given its location and the type of development or use contemplated and the
applicable requirements of Chapter 59.

" The Preliminary Plan meets all applicable sections of the Subdivision
Regulations. The proposed lot sizes, widths, shapes and orientations are
appropriate for the location of the subdivision, taking into account the
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recommendations of the Master Plan, and for the building type (townhouses and
commercial retail) contemplated for the Property.

The lots intended for townhouses provide an orientation allowing the rear of
each lot to face the rear of another lot. This allows for each lot to be rear loaded
with a garage space. Conversely, the lot orientation of the townhouses allows the
front yard of each lot to face the front of another lot. As a result, the front of each
townhouse lot looks at either a central muse, common open space, or forest area
on adjacent property.

The Applicant will reconstruct Coddle Harbor Lane to modified Primary
Residential Street standards as a private street, as this road is currently not
designated public or private. The Applicant will also create private streets to
connect from Coddle Harbor Lane back to the townhouse units. Alleys and
private streets will be placed in their own parcels adjacent to the townhouse
development to provide access to the townhouses and another alley will provide
access to the alleys serving the 48 townhouses in the eastern corner of the site,
while also serving the back of the retail (behind the existing Giant). For the alley
that serves both townhouses and retail, the Applicant will build the alley to
commercial alley standards as it will serve as the loading and access for trucks
serving the commercial development. The remainder of the Property will consist
of the existing commercial driveways that currently serve the shopping center.

As described in the Staff Report, the two parcels are of appropriate size, shape
and orientation to provide a floor area ratio in compliance with the CRT zone
and accommodate the required parking within the minimum and maximum
range outlined in the Zoning Ordinance. The final number and design of parking
spaces will be determined through future site plan approvals.

The lots were reviewed for compliance with the dimensional requirements for the
CRT-0.75, C-0.5, R-0.25, H-35 and R-90 zones as specified in the Zoning
Ordinance. The lots will meet all the dimensional requirements for area and
frontage and can accommodate the residential and commercial (both existing and
proposed) buildings, which can reasonably meet the width and setbacks
requirements in that zone.

The Preliminary Plan substantially conforms to the Master Plan.

The Preliminary Plan substantially conforms with the recommendations of the
2002 Potomac Subregion Master Plan. The Master Plan identifies the Subject
Property and makes specific recommendations. However, the Master Plan
envisioned the Subject Property be completely razed to achieve the Master Plan
vision. The Application proposes to retain all but 18,255 square feet of the
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existing buildings and substantially conforms to the Master by adapting the
Subject Property and its existing buildings to meet the Master Plan vision.

At the time the Master Plan was approved, optional method development in the
RMX zones was identified as an appropriate tool for mixed use development. The
optional method specification was intended to be used to facilitate the total
number of units (135) proposed in the Master Plan and the mix (75 units of
elderly housing and 60 units of townhouses and housing over retail). The Master
Plan’s guidelines also specified building heights, townhouse location along
Coddle Harbor Lane, removal of the gas station, and provision of structured
parking. The Master Plan’s assumption was that subsequent site plan review
would offer the opportunity to achieve development that followed its
recommendations.

Establishment of the CR family of zones in the 2014 Zoning Ordinance and the
rezoning of the Subject Property allowed mixed use development while providing
more defined development standards. Site plan review for a broader array of
development projects provides the opportunity for detailed review of standard
method as well as optional method projects. Since the Master Plan’s mixed-use
development goals can be achieved in standard method projects under the
Subject Property’s current zoning, the Master Plan’s requirement for optional
method development when housing is proposed can be considered obsolete.

Other recommendations in the Master Plan—for store types and sizes,
structured parking, detailed height requirements, and limits to housing types—
should also be viewed as guidance, rather than strict requirements, particularly
in light of the subsequent change in the Property’s zoning. The Master Plan’s
intent is that housing be provided as part of any redevelopment of the Subject
Property, enabling creation of a mixed-use village center, and the Application
substantially conforms to that goal. The Application also addresses the more
specific recommendations. For example, to maximize compatibility with the
existing Inverness Knolls community, residential uses along Coddle Harbor Lane
remain an important component of appropriate development of the Subject
Property.

Setbacks

The Master Plan set out the original Cabin John Village setbacks because the
recommended RMX zone deferred to applicable master plans for densities and
development standards. The pre-rewrite ordinance included a provision in that
zone requiring substantial compliance with the Master Plan as a condition of
approving a site plan for the Subject Property. The Master Plan recommended a
setback of 100 feet along the northeastern property line but provided an
acceptable alternative setback for optional method projects (which the Master
Plan assumed would be any new project that included housing). An optional
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method project could propose a 50-foot setback along the zoning boundary (RMX
to R-90 at the time the Master Plan was approved), to achieve “a more
compatible site layout that accommodates a significant residential component.”

(p 49)

The comprehensive revision of the Zoning Ordinance replaced the RMX Zone on
the Subject Property with the CRT Zone, which provides specific setbacks for
standard method projects and defers optional method setback determinations to
the site plan process. The applicable standard method setback for townhouses in
the CRT Zone is 10 feet, considerably less than the 100-foot recommendation in
the Master Plan or the 50-foot optional method alternative. The Master Plan’s
intent for this part of the Subject Property is to provide separation between any
new mixed-use development and the existing Inverness Knolls community. More
broadly, the Master Plan intends to create a mixed-use center with a
neighborhood focus—a “walkable village center compatible with adjacent
neighborhoods”—from the existing entirely non-residential strip shopping
center.

The 10-foot setback permitted under the CRT Zone in standard method
development would not achieve either objective; it is insufficient to achieve clear
natural separation from Inverness Knolls, which in turn would fail to achieve
compatibility with the adjacent neighborhood. While the 37-foot setback included
in the Application is less than the 50-foot optional method setback set out in the
Master Plan recommendations, when combined with existing open space on the
R-90 side of the zoning boundary, it complies with the Master Plan’s intent for
this portion of Cabin John Village.

Traffic Mitigation

The Master Plan includes the following recommendation for the Subject
Property: “a bus shelter and shuttle service to Metro or acceptable traffic
mitigation alternatives must be provided with any increase in density.” As
conditioned, prior to approval of Site Plan No. 820190020, the Applicant must
demonstrate acceptable traffic mitigation alternatives as required by the Master
Plan. These traffic mitigation alternatives must be addressed through an
agreement between the Applicant and appropriate agencies as determined by
Staff.

3. Public facilities will be adequate to support and service the area of the
subdivision.

Roads and Other Transportation Facilities

Transportation access is adequate to serve the development proposed by this
Preliminary Plan. The Subject Property has frontage on two public roads (Seven
Locks Road and Tuckerman Lane), and the Application includes a network of
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private streets, alleys, and commercial driveways to serve the interior of the
project.

Master Planned Improvements

Seven Locks Road is a Master Planned Arterial Road (A-79) with two lanes,
except at intersections where localized improvements are allowed. It is master
planned with a minimum 80-foot right-of-way. In both the 2005 Countywide
Bikeways Functional Master Plan and the Draft 2018 Bicycle Master Plan,
Seven Locks Road is designated to have a sidepath on the west side and signed
shared roadway (2005) or bikeable shoulders (2018). The minimum required
right-of-way already exists on Seven Locks Road. However, the MCDOT Seven
Locks Bikeway & Safety Improvements Project (P501303) will implement an 8-
foot wide shared use path on the west side of Seven Locks Road and bikeable
shoulders (5-foot bike lanes) per the Master Plan and require up to 11 feet of
additional right-of-way along the Subject Property that is conditioned. This
MCDOT project has started design, land acquisition will start in fiscal year (FY)
2019, and according to the County’s website will be completed by FY 25.
Sidewalks already exist along the Property frontage along Seven Locks Road.

Tuckerman Lane is a Master Planned Arterial Road (A-71) with two lanes,
except at intersections where localized improvements are allowed. It is master
planned with a minimum 80-foot right-of-way. The 2005 Countywide Bikeways
Functional Master Plan recommends bike lanes and the Draft 2018 Bicycle
Master Plan recommends one-way separated bike lanes on both sides. However,
there is an ongoing MCDOT capital improvement project to design bicycle and
pedestrian improvements on Tuckerman Lane. The Tuckerman Lane facilities
proposed by the Draft 2018 Bicycle Master Plan include conventional bike lanes
(approximately 5-foot wide bike lanes with no buffer) and a shared use path
which would run on the north side of Tuckerman Lane from Seven Locks Road to
Angus Place then switch to the south side of the road. The Applicant will
dedicate the additional right-of-way necessary to implement the ultimate bicycle
and pedestrian improvements on Tuckerman Lane as outlined in the Staff
Report. Additional right-of-way may be required at the entrance drive of the
project and Tuckerman Lane (at Angus Place) to avoid recently implemented
signal and utility poles. In this area, additional right-of-way will be acquired in
the form of a Public Improvement Easement (PIE) and will be determined prior
to approval of the certified preliminary plan. The Applicant will construct these
improvements east of Angus Place while working around the constraints of
existing utility poles, but given excessive grading and physical constraints, the
Applicant will construct an interim solution west of Angus Place. The interim
solution west of Angus Place includes a 5.5-foot bike lane, 2-foot grass panel, 10-
foot sidepath, and a retaining wall where needed.
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In addition to the frontage improvements on Tuckerman Lane, the Applicant
must construct bicycle and pedestrian improvements off-site to connect the
project to the Cabin John Picnic Area parking lot to the east, including a
westbound 5-foot bike lane, 5-foot buffer, and 5-foot sidewalk from the southeast
corner of the Subject Property to the vehicular entrance of the Cabin John Picnic
Area parking lot approximately 450 feet to the east.

Transit

Two Ride-On bus routes serve the Subject Property: Routes 47 and 37. Ride-On
Route 47 serves the bus stop near the Seven Locks Road access drive aisle to the
project. Route 47 runs between Bethesda and Rockville Metro stations, providing
service every 25-30 minutes on weekdays and weekends. Ride-On Route 37
serves the bus stop near the Tuckerman Lane access drive aisle (at Angus Place)
and runs between the Potomac Community Center and the Grosvenor Metro
Station, with certain trips extending to the Wheaton Metro Station. Route 37
runs on weekdays only approximately every 30 minutes and only during peak
morning and evening periods.

Private Roads

Coddle Harbor Lane and a private street (Private Road ‘A’) that will connect off
Coddle Harbor Lane to serve the 48 townhomes in the back part of the Subject
Property will be built as private roads. As conditioned, the private roads will be
constructed or reconstructed to the proper structural depth with subgrade and
will function properly for safe vehicular and pedestrian traffic and emergency
access. In addition, the Application includes four private alleys serving
townhouse Lots 1 through 48 that will also be constructed to the appropriate
standards.

Signal Warrant Analysis

The Potomac Subregion Master Plan also includes a recommendation to explore
with MCDOT whether a traffic signal is warranted at the intersection of Seven
Locks Road and Coddle Harbor Lane “to enhance vehicular and pedestrian safety
and accommodate the traffic volume.” Therefore, the Applicant completed a
signal warrant analysis. The Planning Board defers to MCDOT with regard to
operational improvements such as traffic signals. MCDOT, in its letter dated
September 21, 2018, concurred with the Applicant’s traffic consultant that a
traffic signal was not warranted at the intersection of Coddle Harbor Lane and
Seven Locks Road.

However, based on testimony received at the October 4t hearing, the Planning
Board has conditioned this approval on the Applicant preparing and submitting
a second signal warrant analysis for the Coddle Harbor Lane and Seven Locks
Road intersection prior to approval of any site plan for Phase 2 of the proposed
development.
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Local Area Transportation Review (LATR)

The Preliminary Plan was reviewed using the 2016-2020 Subdivision Staging
Policy and associated 2017 Local Area Transportation Review (LATR)
Guidelines. The project will generate 74-person trips during the AM weekday
peak hour and 294-person trips during the PM weekday peak period based on
the ITE Trip Generation Manual, 10% Edition and adjusted for the Potomac
policy area. Because the project generates 50 or more-person trips during a peak
hour, a full traffic study was required to satisfy the LATR Guidelines. The
project would not generate enough transit, bicycle, or pedestrian person trips to
require additional analysis for any of those transportation modes. Because the
project will generate 49 AM and 202 PM peak hour auto driver trips (excluding
pass-by trips), only one tier of intersections was analyzed in the traffic study.

The traffic study was completed on July 24, 2018 and studied two local
intersections in addition to the three access points of the project. All study area
intersections were located within the Potomac policy area, where the Critical
Lane Volume (CLV) standard for intersections is 1450. The traffic study looked
at existing conditions, background conditions which include approved but
unbuilt projects that may send trips through the study area intersections, and
total future traffic which adds the projected impact of the Application to the
background traffic. The traffic study also analyzed the study area intersections
both with and without the planned MCDOT improvements associated with the
Seven Locks Bikeway & Safety Improvements Project. This project includes the
addition of northbound and eastbound auxiliary lanes, as well as on-road bike
lanes, at the intersection of Seven Locks Road and Tuckerman Lane, in addition
to minor changes to lane use at other study intersections. This project is funded
for design in FY 18, but construction funding is programmed beyond the six-year
horizon of the Capital Improvements Program (CIP). Given that construction
funding is not allocated within the six-year CIP, the project improvements were
not considered in the analysis by the Planning Board.

Two of the five studied intersections in the future condition would have CLV
values under the CLV threshold of 1350 and, therefore are considered adequate
based on the LATR Guidelines. Three of the five studied intersections in the
future traffic condition would have a CLV standard that exceeds 1350, the LATR
threshold at which additional Highway Capacity Manual (HCM) delay-based
level of service analysis is required. These three intersections (Seven Locks Road
and Coddle Harbor, Site Access, and Tuckerman Lane) were evaluated using the
HCM methodology and evaluated against the Potomac policy area HCM average
vehicle delay standard of 55 seconds. Two of these three intersections were found
to have average delays that did not meet or exceed 55 seconds and, therefore are
considered adequate. The intersection of Coddle Harbor Lane and Seven Locks
Road did exceed the 55 second average delay threshold in the PM peak hour
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without the MCDOT intersection improvements (66.5 seconds) and, therefore,
would require mitigation. The Applicant will mitigate the delay at this
intersection by providing separate left and right turn lanes for the westbound
Coddle Harbor Lane approach. This improvement would cause the intersection
to operate better than the 55 second delay threshold, thereby meeting the
requirements of the LATR Guidelines.

Preliminary Plan Validity and Adequate Public Facilities Validity Extension
Preliminary Plan Validity

Under Section 50.4.2.G.2.b, multi-phase projects are subject to the following
standards:

i An approved preliminary plan for a multi-phase project remains valid for
the period of time allowed in the phased schedule approved by the Board

The Applicant provided the following phasing schedule:

Preliminary Plan Validation Phasing

Phase Benchmark Duration
Phase Recording of plats for 48 residential lots, 36 months
I three private road parcels, one stormwater

management parcel, and rerecording of
plat for one commercial lot

Phase Rerecord one commercial lot 36 months (72
II months cumulative)
Phase | Recording plats for 11 residential lots and 36 months (108
IT1 recording of one commercial lot months (9 years)
cumulative)
. The applicant must propose a phasing schedule and the duration of the

validity period for each phase as part of an application for preliminary
plan approval or amendment. The Board must assign each phase a
validity period after considering the size, type, and location of the project.

The Planning Board approves a validity period of 36 months for each
phase, as shown above.

lit. The time allocated to any phase must be 60 months or less after the
initiation date for that particular phase for any preliminary plan approved
after March 31, 2009, but before April 1, 2017, and 36 months after the
initiation date for that particular phase for any preliminary phase for any
preliminary plan approved after March 31, 2017.




MCPB No. 18-098

Preliminary Plan No. 120180120
Cabin John Village

Page 16

This Application is being approved after March 31, 2017. As such, each
preliminary plan phase conforms with the 36-month requirement for each
phase.

. The cumulative validity of all phases must be shorter than or equal to the
APFO validity period which begins on the initiation date of the first
preliminary plan approval, including any extension granted under Section
4.3.J.7.

The approved APFO validity period is 10 years. The approved preliminary
plan validity period is 9 years. This allows the Applicant to obtain the
final building permits in the final year of the project. The Application
meets this finding.

Adequate Public Facilities Validity

The Applicant has requested an extended validity of the Adequate Public
Facilities finding for 10 years (121 months) instead of the typical 5 years (61
months).

Under Section 50.4.3.J.5.iv, an Adequate Public Facilities finding shall be “for no
less than 5 and no more than 10 years after the preliminary plan is approved, as
determined by the Board when it approved the plan, for any plan approved after
July 31, 2007, and before April 1, 2009, or after March 31, 2017.” As such, the
Applicant’s request is for the maximum allowable time period under the
Subdivision Regulations.

The Subdivision Regulation continues under Section 50.4.3.5.b:

“If an applicant requests a longer validity period than the minimum specified in
5.a, the applicant must submit a development schedule or phasing plan for
completion of the project in the Board for its approval.

L. At a minimum, the proposed development schedule or phasing plan must
show the minimum percentage of the project that the applicant expects to
complete in the first 5 or 7 years, where is the applicable minimum, after
the preliminary plan is approved.

The phasing plan indicates that the Phase I will take approximately 5
years to complete. This includes the 48 townhouse units and 45,000
square feet of commercial square footage. This phase is the most intensive
phase of the three comprising over 50% of the overall project.

Adequate Public Facilities Phasing
| Phase | Benchmark | Duration
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Phase I Building permits for 48 residential 60 months
units and up to 45,000 sq. ft. (net
increase of approx. 29,000 square feet)
of commercial uses
Phase Building permits for 32,000 sq. ft. of | 48 months (108 months

II new commercial uses and structured cumulative)
parking facility
Phase Building permits for 11 residential 12 months (120 months
I11 units and 3,000 sq. ft. of new (10 years) cumulative)

commercial uses (345 sq. ft. of net new
commercial uses)

ii. To allow a validity period longer than the specified minimum, the Board
must find that the size or complexity of the subdivision warrant the
extended validity period and would not be adverse to the public interest.
The Board must condition a validity period longer than the specified
minimum on adherence to the proposed development schedule or phasing
plan and may impose other improvements or mitigation conditions if those
conditions are needed to assure adequate levels of transportation or school
service during the validity period.

Upon reviewing the Applicant’s request for 10 years of APF validity, the
Planning Board approves the increased validity period as requested. The
Board finds that the size and complexity of this project warrants the
extended validity period due to the amount of new residential and
commercial square footage to be built while keeping the shopping center
open for existing tenants, retrofitting new open spaces into an existing
shopping center, implementing construction around long-term leases of
existing tenants, and responding to market forces during the life span of
the project. This increase in APF validity is not adverse to the public
interest. In fact, by increasing the APF validity period, it gives the
Applicant more flexibility to reduce disruption and improve the public
experience during implementation.

Other Public Facilities and Services

Other public facilities and services are available and adequate to serve the
proposed lots. The Subject Property is in the W-1 and S-1 water and sewer
service categories, respectively, and will utilize public water and sewer.

The Application was reviewed by the MCDPS, Fire Department Access and
Water Supply Section, and a Fire Access Plan was approved on July 23, 2018.
Other utilities, public facilities and services, such as electric,
telecommunications, police stations, firehouses and health services are
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currently operating within the standards set by the Subdivision Staging Policy
in effect at that time that the Application was submitted.

Applicable School Test

Preliminary Plan #120180120 for Cabin John Village is scheduled for Planning
Board review after June 30, 2018, therefore the applicable annual school test is
the FY19 Annual School Test, approved by the Planning Board on June 21,
2018 and effective July 1, 2018.

Calculation of Student Generation

To calculate the number of students generated by the proposed development,
the number of dwelling units is multiplied by the applicable regional student
generation rate for each school level. Dwelling units are categorized by
structure type: single family detached, single family attached (townhouse), low-

to mid-rise multifamily unit, or high-rise multifamily unit.

Property is located in the southwest region of the County.

Per Unit Student Generation Rates - Southwest Region

The Subject

Elementary School Middle School High School
SF Detached 0.193 0.111 0.147
SF Attached 0.191 0.094 0.124
MF Low- to Mid- 0.146 0.063 0.083
Rise
MF High-Rise 0.055 0.022 0.031

With a net of 59 single family attached units, the proposed project is estimated
to generate the following number of students:

Student Generation Ratg ]

Net | MS 1 ®Bs
Numb | MS Students | HS | Students
Typeof | erof | Ge Generati | Generate | Generati | Generate
Unit Units | o | on Rates d ~onRates |  d
SF 59 0.094 5.546 0.124 7.316
Attached
TOTAL 59 5 7

This project is estimated to generate 11 new elementary school students, 5 new
middle school students, and 7 new high school students.

Cluster Adequacy Test

The project is located in the Winston Churchill High School Cluster. The
student enrollment and capacity projections from the FY19 Annual School Test
for the Churchill Cluster are noted in Table 6:
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Cluster Adequacy Test :
Projected Cluster Totals, September 2023 Projected
Moratorium | Enrollment +
School Program Enrollment Application
Level Enrollment Capacity % Utilization | Threshold Impact
Elementary 2,396 2,849 84.1% 3,419 2,407
Middle ; 1,358 1,794 75.7% 2,153 1,363
High 2,031 1,986 102.3% 2,384 . 2088

The Moratorium Enrollment Threshold identified in Table 6 is the enrollment
at which the 120% utilization threshold is exceeded, resulting in a cluster-wide
residential development moratorium. As indicated in the last column, the
projected enrollment plus the estimated impact of this application fall below the
moratorium thresholds at all three school levels. Therefore, there is sufficient
capacity at the elementary, middle and high school cluster levels to
accommodate the estimated number of students generated by this project.

Individual School Adequacy Test
The applicable elementary school and middle school serving this project’s
property are Beverly Farms ES and Herbert Hoover MS, respectively. Based on
the FY19 Annual School Test results, the student enrollment and capacity
projections for these schools are noted in Table 7:

Individual School Adequacy

Moratorium
Projected School Totals, September Enrollment
2023 Thresholds Projected
Progra Enrollmen
m % t+
Enrollme | Capacit | Utilizati | Seat 120% Seat Applicatio
School nt y on Deficit | Utilization | Deficit | n Impact
| Beverly 518 690 75.1% +172 829 800 | 529
Farms ES '
Herbert 760 1,139 66.7% +379 1,367 1,319 765
Hoover MS

Under the individual school adequacy test, a school is deemed inadequate if the
projected school utilization rate exceeds 120% and if the school seat deficit
meets or exceeds 110 seats for the elementary school or 180 seats for the middle

school.

If a school’s projected enroliment exceeds both thresholds, then the

school service area is placed in a residential development moratorium.

The Moratorium Enrollment Thresholds identified in the table above are the
enrollments at which the 120% utilization threshold and the seat deficit

threshold are exceeded.

As indicated in the last column, the projected
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enrollment plus the estimated impact of this Application falls below both
applicable moratorium thresholds for both Beverly Farms ES and Herbert
Hoover MS. Therefore, there is sufficient anticipated school capacity to
accommodate the estimated number of students generated by this project.

Analysis Conclusion

Based on the school cluster and individual school capacity analysis performed,
using the FY2019 Annual School Test, there is adequate school capacity for the
amount and type of development proposed by this application.

4. The Application satisfies all the applicable requirements of the Forest
Conservation Law, Montgomery County Code Chapter 22A.

A. Forest Conservation

As conditioned, the Forest Conservation Plan complies with the
requirements of the Forest Conservation Law. As required by the County
Forest Conservation Law (Chapter 22A of the County Code), a
Preliminary Forest Conservation Plan (“FCP”) for the project was
submitted with the Preliminary Plan. The net tract area for forest
conservation is 12.84 acres, which excludes 13.10 acres previously covered
under the approved Forest Conservation Plan for Parcel ‘D’ as part of
Administrative Subdivision Plan 62017050, and 0.07 of land located
within existing storm drain, slope and stormwater management
easements. Approximately 0.69 acres that will be disturbed to construct
required off-site improvements along Tuckerman Lane is included in the
net tract area. After deducting the forest located on the 13.17 acres of
land deducted from the net tract area, the FCP includes 1.70 acres of
existing forest located within and adjacent to the stream valley buffers.
The Application proposes to retain 1.21 acres and remove 0.49 acres of
forest. The retained forest will be protected in a Category I conservation
easement but will allow for a natural surface trail within the easement
that connects to the trail system on the adjacent Cabin John Regional
Park. The proposed forest clearing generates a reforestation requirement
of 0.98 acres, and there is an additional afforestation requirement of 0.23
acres, for a total of 1.21 acres of forest mitigation planting required. The
Applicant will meet the planting requirement through a combination of
forest planting on the Property and at an off-site location to be determined
at time of Final Forest Conservation review.

The Applicant has proposed to remove portions of the existing stormwater
management easement and convert these areas to Category I
conservation easement, and to consolidate the location of the proposed
stormwater management pond ingress/egress easement with the proposed
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storm drain outfall to the pond. These efforts have increased the amount
of existing forest that will be protected in a Category I conservation
easement.

Approximately 0.44 acres of the proposed 0.49 acres of forest clearing is
along the edge of the existing forest in the northeastern corner of the
Property. This forest is contiguous with the forest on the adjacent Cabin
John Regional Park. Given the various constraints on the Property,
including preserving much of the existing development and buildings, and
the limited area available for residential development, it was determined
that there was not a layout that allowed the preservation of the forest and
the Applicant’s desired number of residential units. The forest is proposed
to be cleared for the construction of a private road with parallel parking
spaces designed to serve visitors to the park and the proposed residences,
and a storm drain system, including stormwater management facilities.
The road is the minimum width necessary to meet fire access
requirements.

To address concerns raised by Staff regarding the removal of the existing
forest edge, the Applicant is required to conduct further evaluation of
proposed tree protection measures to minimize the stress to the trees
during and after construction and to maintain and enhance the forest that
will now include a natural surface path system connecting to the Cabin
John Regional Park. This new forest edge will be located along a private
road, parallel parking spaces, and a newly defined access point to a trail
system that connects to the adjacent park. Additional measures may
include pruning, removal of dead, dying or hazardous limbs and trees, and
replanting of native trees if necessary to maintain a healthy, intact and
continuous forest edge. These proposed requirements will be incorporated
into the Final Forest Conservation Plan. The remaining 0.05 acres of
forest clearing is located off-site, along Tuckerman Lane. This clearing is
a result of improvements within the right-of-way of Tuckerman Lane.

. Forest Conservation Variance

Section 22A-12(b)(3) of the Forest Conservation Law identifies certain
individual trees as high priority for retention and protection (“Protected
Trees”). Any impact to these Protected Trees, including removal or any
disturbance within a Protected Tree’s critical root zone (“CRZ”), requires a
variance under Section 22A-12(b)(3) (“Variance”). Otherwise such
resources must be left in an undisturbed condition.

This Application will require the removal or CRZ impact to ten Protected
Trees as identified in the Staff Report. In accordance with Section 22A-
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21(a), the Applicant requested a Variance, and the Board agrees that the
Applicant would suffer unwarranted hardship by being denied reasonable
and significant use of the Subject Property without the Variance.

The Protected Trees are located adjacent to existing development on the
Property and an existing stormwater management pond. To redevelop the
Property, improvements to the existing infrastructure, including roads,
drive aisles, and a stormwater management pond, are required. As
described in the Staff Report, these existing conditions are such that any
application to redevelop this Property for the recommended use and
density would result in the need for a tree variance. If the variance were
not considered, the development anticipated on this Property would not
occur.

The Board makes the following findings necessary to grant the Variance:

1. Granting the Variance will not confer on the Applicant a special
privilege that would be denied to other applicants.

Granting the variance will not confer a special privilege on the
Applicant as the disturbance to the Protected Trees is due to the
reasonable development of the Property. Protected Trees are located
in the developable area of the Property, including adjacent to
Tuckerman Lane, and along the existing access to the Property from
Coddle Harbor Lane. In order to utilize this existing access,
improvements are required to meet the requirements for a private
road and to provide stormwater management resulting in impacts to
Protected Trees. Additional impacts to Protected Trees will occur due
to requirements to construct a path along Tuckerman Lane. The
requested impacts to Protected Trees are due to required road
improvements and storm drain connections that would be necessary
under any application for development of the Property, and
disturbance within the anticipated developable area of the site. Any
redevelopment considered for this Property would be faced with the
same considerations. Granting a variance to allow land disturbance
within the developable portion of the Property is not unique to this
Applicant.

2. The need for the Variance is not based on conditions or circumstances
which are the result of the actions by the Applicant.

The need for the variance is not based on conditions or circumstances
that are the result of actions by the Applicant. The variance is based
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upon existing Property conditions, including the location of the
Protected Trees within the developable area.

The need for the Variance is not based on a condition related to land or
building use, either permitted or non-conforming, on a neighboring

property.

The need for a variance is a result of the existing conditions and the
proposed design and layout of the Property, and not a result of land or
building use on a neighboring property.

Granting the Variance will not violate State water quality standards or
cause measurable degradation in water quality.

The variance will not violate State water quality standards or cause
measurable degradation in water quality. None of the Protected
Trees are proposed to be removed, adequate tree protection measures
are proposed during construction and the severed roots will be allowed
to regenerate and continue to function as they do today.

No mitigation is required for trees affected but not removed.

5. All stormwater management, water quality plan, and floodplain requirements of
Chapter 19 are satisfied.

This finding is based upon the determination by MCDPS that the Stormwater
Management Concept Plan meets applicable standards.

The Preliminary Plan received an approved water quality inventory from the
Montgomery County Department of Permitting Services, Water Resources
Section on June 21, 2018. The Application will meet stormwater management
goals with microbioretention and structural methods.

BE IT FURTHER RESOLVED that this Resolution constitutes the written
opinion of the Board in this matter, and the date of this Resolution is

NOV O 5 2018

(which is the date that this Resolution is mailed to all parties of

record); and

BE IT FURTHER RESOLVED that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of
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this Resolution, consistent with the procedural rules for the judicial review of
administrative agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

* * * * * * * * * * *

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Cichy, seconded by Vice Chair
Dreyfuss, with Chair Anderson, Vice Chair Dreyfuss, and Commissioner Cichy voting
in favor, and Commissioners Fani-Gonzélez and Patterson absent at its regular
meeting held on Thursday, October 25, 2018, in Silver Spring, Maryland.

Casey Ande\f‘s&, Chair
Montgomery County Planning Board
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Attachment 7

DPS-ROW CONDITIONS OF APPROVAL February 7, 2019

820190020 Cabin John Village
Contact: Sam Farhadi at 240 777-6333

We have reviewed corresponding site and landscape plans files that where uploaded on/
dated “2/1/2019”.

The followings need to be addressed prior to the certification of site plan:
(please note as per general note 19 on the cover sheet, street trees will be reviewed and
approved at the ROW permit stage)

1.

2.

e

Remove the street sections and provide a note indicating compliance of the site
plan with the certified preliminary plan instead.
Curb radii/ turning movements for all access points:
a. Label the curb radii.
b. Provide the minimum curb radii that will accommodate the site traffic.
c. Provide truck turning for all (especially right turn) movements;
Provide public sidewalk:
a. to ADA standards (minimum five feet wide) and label it accordingly;
b. ensure all handicap ramps have receiving ramps and are aligned with
them;
c. Provide adequate pedestrian refuge island at the access points as
needed.
Provide and label PUE along the site frontages.
Private streets to be built to tertiary roadway structural standards at minimum.
Driveway apron should not cross the frontage; please clarify if this has been
worked out with the adjacent property.
Please follow up with MCDOT Commuter Services Section about traffic
mitigation agreement (TMAg) per meeting dated December 14, 2018.



Attachment 8

Department of Permitting Services
Fire Department Access and Water Supply Comments

DATE:  13-Jul-17

TO: Tim Longfellow
Gutschick Little & Weber, PA

FROM: Marie LaBaw

RE: Cabin John Shopping Center
620170050
PLAN APPROVED

1. Review based only upon information contained on the plan submitted 13-Jul-17 .Review and approval does not cover
unsatisfactory installation resulting from errors, omissions, or failure to clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of violation to a party
responsible for the property.

*%% 3/11/2019 Amendment: see plan for Areas 1 - 7 ***
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Attachment 10

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Marc Elrich
County Executive

February 28, 2019

Mr. Ryan Sigworth

Area 3 Division

Montgomery County Planning Department
8787 Georgia Avenue

Silver Spring, Maryland 20910

Re:  Cabin John Village
Site Plan No. 820190020

Dear Mr. Sigworth:
The Montgomery County Department of Housing and Community Affairs (DHCA) has

reviewed the above referenced plan and recommends Approval.

Sincerely, A
ﬁ«a_o.' J M g ;

Lisa S. Schwartz, Acting Manager
Affordable Housing Section

cc: Tim Longfellow, GLW

S:\Files\recurring\Housing\MPDU\Developments\Cabin John Village\Cabin John Village DHCA Letter_2-28-2019.docx

Division of Housing
Affordable Housing Common Ownership Communities Landlord-Tenant Affairs Multifamily Housing

1401 Rockville Pike, 4th Floor * Rockville, Maryland 20852 » 240-777-0311 = 240-777-3691 FAX » www.montgomerycountymd.gov/dhca

mc311

montgomerycountymd.gov/311 240-773-3556 TTY



Attachment 11

From: Sigworth. Ryan

To: "Sarah Rubin"

Cc: Pereira, Sandra; Weaver, Richard
Subject: RE: Cabin John Development

Date: Monday, February 11, 2019 2:14:10 PM
Mrs. Rubin,

Thank you for contacting the Montgomery County Planning Department. Our staff is happy to hear
that you are excited for the rejuvenation of the Cabin John Shopping Center proposed by Edens (the
applicant). Just to clarify a couple of things from your email. 1.) there is no elderly housing proposed,
it is all market rate townhouses. 2.) there is no housing over retail stores, one portion of the existing
shopping center does have office space over the retail stores.

In regards to your comments about a picnic area and community center, there are requirements
under the law to provide common open space and recreation opportunities to serve the residential
component. The plans provide a couple of gathering spaces with seating and playground equipment.
In addition, the applicant also owns the wooded property to the north which will be enhanced with
natural surface trails and new connections to the Cabin John Park. The commercial portion requires
public open spaces to provide attractive gathering areas where people will naturally come together.
In a urban designed and walkable environment such as this, a community center is not particularly
common. These type of facilities are common in more suburban neighborhoods. This design, in
essence, makes the shopping center and it’s gathering spaces its own community center.

| know the County has programs to promote local businesses but for our role as a land use agency,
we don’t have the authority to regulate type of businesses whether they be local or national.
However, as the project proceeds, | know the developer plans to start having farmers markets and
popup retail opportunities in the future.

Again, thanks for writing us.

Ryan Sigworth, AICP
Senior Planner — Area 3
Maryland National Capital Parks and Planning Commission

Address:
8787 Georgia Avenue
Silver Spring, MD 20910

Telephone: (301) 495-2112
Fax: (301) 495-1304

Email: ryan.sigworth@montgomeryplanning.org
Website: MontgomeryPlanning.org

From: Sarah Rubin <sarah.rubin@mail.mcgill.ca>
Sent: Tuesday, February 5, 2019 6:21 PM


mailto:Ryan.Sigworth@montgomeryplanning.org
mailto:sarah.rubin@mail.mcgill.ca
mailto:Sandra.Pereira@montgomeryplanning.org
mailto:Richard.Weaver@montgomeryplanning.org
mailto:ryan.sigworth@montgomeryplanning.org

To: Sigworth, Ryan <Ryan.Sigworth@montgomeryplanning.org>; Pereira, Sandra
<Sandra.Pereira@montgomeryplanning.org>; Weaver, Richard
<Richard.Weaver@montgomeryplanning.org>

Subject: Cabin John Development

Hello Developers,

| am writing you from McGill but | have spent my entire life before this in Potomac Maryland
right off Seven Locks road, a 5 minute drive to Cabin John Mall (and my family still lives there).
| was really excited to see that Cabin John Mall is being revamped. | always thought it was silly
there was so much parking in front when there was a ton of parking in back. | love that you are
incorporating green edges, housing for the elderly, and housing over the retail stores.

| was looking at your plans and was somewhat puzzled though why there doesn't seem to be
more non-retail, non housing space. A picnic area and community center would be lovely! |
remember growing up the main places we would hang out was the mall. But it was so
extremely boring especially when you don't have a ton of spending money. There are a lot of
amazing initiatives going on creating creative public spaces and it would be great to see more
of that in the plan.

Also | went home recently and saw the beginning of the new development, it looks lovely but |
was wondering if there is an effort to get more local businesses involved. Would be lovely for
this new market feel yall are going for had more mom' and pop shops. Maybe even one store
that was left vacant so that people could have a pop up store or gallery? Or a place for a
farmers market?

Thanks for all your work.

Best,
Sarah
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