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|El}’Summary:

Staff recommends approval of the Sketch Plan with
conditions.

The proposal will transform an existing shopping
center with surface parking and a one-story brick
building pad site into a mixed-used development
with retail.

Under the Optional Method of development, the
Applicant requests approval for up to 710,000 square
feet of residential use (currently estimated to be up
to 680 dwelling units) with 15% MPDUs and up to
40,000 square feet of commercial use.

Full build out of the development is proposed across
multiple phases. In the first phase, the Applicant
proposes new townhouses, a grocery store of
approximately 23,000 square feet in the central part
of the existing retail building, and a revision to the
loading area.

The Plan proposes the extension of existing
surrounding public roads, a new private road, alleys,
and bicycle and pedestrian facilities.

Public benefit points are proposed across six (6)
categories: major public facilities; transit proximity;
connectivity and mobility; diversity of uses and
activities; quality building and site design; and
protection and enhancement of the natural
environment.

No public correspondence has been received as of
the date of this Staff Report.
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SECTION 1: RECOMMENDATIONS AND CONDITIONS

| SKETCH PLAN 320230050

Staff recommends approval of Loehmann’s Plaza, Sketch Plan No. 320230050, for up to 750,000
square feet of density on 9.74 acres, zoned Commercial Residential (CR-1.75, C-0.5, R-1.5, H-75), in
the 2018 White Flint 2 Sector Plan area. The following site development elements shown on the latest
electronic version of the Sketch Plan as of the date of this Staff Report submitted via ePlans to the M-
NCPPC are binding under Section 59-7.3.3.F:

Maximum density and height;

Approximate location of lots and public dedications;
General location and extent of public open space;
General location of vehicular access points; and
Public benefit schedule.

oA W

All other elements of the Sketch Plan are illustrative and subject to refinement at the time of
Preliminary and Site Plan. This approval is subject to the following conditions:

1. Density

The Sketch Plan is limited to a maximum of 710,000 square feet of residential and 40,000
square feet of commercial development. The maximum number and distribution of
townhouses, stacked townhouses (2-over-2s), and multifamily apartment units will be
determined in the Preliminary and Site Plan stages.

2. Height

The development is limited to a maximum average building height of 75 feet, as measured
from the building height measuring point(s) to be illustrated on the Certified Site Plan.

3. Incentive Density

The development must be constructed with the public benefits listed below unless
modifications are made under Section 59.7.3.3.1. Total points must equal at least 100 and be
chosen from at least three (3) categories as required by Section 59.4.5.4.A.2'. The
requirements of Division 59.4.7 and the CR Zone Incentive Density Implementation Guidelines
must be fulfilled for each public benefit. Final points will be established at Site Plan approval.

a) Major Public Facility achieved through the provision of a privately-owned, publicly
accessible 0.75-acre neighborhood green urban park.

! For a project providing a minimum of 15 percent MPDUs, one less benefit category than required under Section
4.5.4.A.2 and Section 4.6.4.A.2 must be satisfied.
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b) Transit Proximity, achieved through level 2 transit based on proximity to an existing or
master planned station or stop along a rail or bus line with a dedicated, fixed path;

c) Connectivity and Mobility, achieved by providing fewer than the maximum parking spaces
under the Zoning Ordinance;

d) Diversity of Uses and Activities, achieved by providing 15% of the residential units as
Moderately Priced Dwelling Units (MPDUs);

e) Quality of Building and Site Design, achieved through architectural elevations and
structured parking for the multifamily building; and

f)  Protection and Enhancement of the Natural Environment achieved through the purchase
of building lot terminations (BLTs) and cool roof.

g) The Applicantis required to clarify the point breakdown noted under their phasing plan
for the following categories: MPDUs, structured parking, minimum parking, transit
proximity, and building lot termination (BLTSs).

h) The Applicant may explore adding public benefit points for the undergrounding of utilities
through the Major Public Facility category.

4, Public Open Space

The Applicant must provide a 0.75-acre neighborhood green urban park as privately-owned
Public Open Space, totaling 32,670 square feet, and should include neighborhood amenities,
including a flexible green gathering place, picnic areas and play features.

5. Common Open Space

a) The Applicant must provide a minimum of 10% of the Site Area (210,620 square feet)
as Common Open Space, totaling 21,062 square feet, that is conceptually shown on
the Sketch Plan.

b) If necessitated by the final phasing plan and unit types for open space, the Applicant
must provide additional common open space as an off-set towards the 0.75-acre
master-planned neighborhood green urban park requirement, that is conceptually
shown on the Sketch Plan.

c) Atthe time of Site Plan, the Applicant must continue to meet the minimum
requirements for Common Open Space in the event that the southern portion of the
proposed neighborhood green urban park is converted for the western extension of
Longstone Way to Parklawn Drive.

d) For the phase of development east of Lauderdale Drive, the Applicant must ensure a
useable width of any proposed open space corridors and eliminate the fragmentation
of proposed common open spaces to comply with the design requirements.

6. Future Coordination for the Preliminary and Site Plans

In addition to any other requirements for Preliminary Plans under Chapter 50 and Site Plans
under Chapter 59, the following must be addressed in subsequent applications:
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The Applicant must submit and receive approval of a Preliminary/Final Forest
Conservation Plan.

The Applicant must satisfy the Planning Board’s Recreation Guidelines.
The future Preliminary and/or Site Plan application must include a Noise Analysis.

Stormwater Management concept approval consistent with Chapter 19 of the
Montgomery County Code.

Evaluate the implementation of undergrounding the existing utilities along the frontage of
Randolph Road and Parklawn Drive as required by Section 50.4.3.1.1.b of the County Code

and associated planning documents, unless there is a Capital Improvement Program (CIP)
project for this improvement.

The Applicant must address the Sector Plan recommendation for a park or school site,
which may include a proportional financial contribution towards a school or a park within
the Sector Plan area and the amount and timing of which will be determined at
Preliminary Plan or enhanced public amenities within the neighborhood green urban
park.

Explore establishing the two bridges over the shared street/Longstone Way starting at the
third floor of the residential multifamily building to create an appropriate public realm at
the street level.

Each future Site Plan must provide the minimum required open space.

Based on the differences between the Overall Phasing Plan and the Open Space Phasing
Plan, provide clarification on when the 0.75-acre neighborhood green urban park will be
constructed.

Explore additional sustainable features to enhance the development, such as vegetated
roofs, tree canopy, and energy conservation and achievement of a national rating
standard for the development to address the recommendations of the Sector Plan.

At the time of Site Plan(s), the landscape plan must address the parking lot landscape
islands and parking lot perimeter landscape requirements and adequate parking lot tree
canopy, as applicable.

Transportation and Access

1)

Reconfigure the intersection of Randolph Road and Lauderdale Drive to remove the
eastbound right turn slip lane as part of the first Site Plan for the development. This may
include relocating the traffic light with all appurtenances, subject to final review and
approval by MCDOT.

At full build out, remove existing vehicular surface parking between the front building line
and Randolph Road as required by the CR Zone. The parking must be fully concealed by a
planting screen, either as an interim condition or permanent where physical impediments
or legal instruments exist, such as easements, subject to review by Staff. The Site Plan
must show this surface parking as “interim” to be removed with redevelopment of the
future phase.
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n)

z)

i.  Atthe time of Preliminary Plan, explore options to create usable open space in the
earlier phasing of the project via the conversion of non-compliant surface parking
fronting Randolph Road.

Improve the streetscape, including parking configuration, along Longstone Way during
interim phases of the development between Lauderdale Drive and Private Road West.
Additional streetscaping will be required along the future extension of Longstone Way
west of Private Road West if and when the road is extended to a reconfigured Parklawn
Drive.

Modify the proposed road cross-sections to comply with the minimum widths stated on
the Urban Design Guidelines for Rock Spring and White Flint 2 Sector Plans, where
applicable.

If the Planning Board requires the undergrounding of utilities with the approval of the
Preliminary and Site Plan(s), the road cross-sections must be revised to reflect the
required undergrounding of utilities along Randolph Road.

Re-evaluate the alley access spacing at the southwest corner of the development onto
Macon Road.

Improve the ADA ramps and pedestrian crossings across Lauderdale Drive at the
intersection of Longstone Way.

Address the transitions of the separated bicycle lane along Randolph Road as it
approaches the intersection with Parklawn Drive.

Evaluate the intersection of Randolph Road and Putnam Road as the proximity to the
intersection of Randolph Road and Lauderdale Drive is very close for both intersections to
have full access. Putnam Road access may need to be limited so that the only left-turn
movement allowed would be from Randolph Road onto Putnam Road, with no other left-
turn movements allowed.

Provide roadway dedication along Parklawn Drive and Randolph Road to accommodate
planned frontage improvements.

Provide an easement for future dedication to allow Longstone Way to connect with
Parklawn Drive when the Parklawn Drive and Randolph Road intersection is realigned.

Provide an easement for future dedication to allow the extension of Private Road West to
connect with Randolph Road.

Address the design of the shared street to ensure that it is consistent with best practices
for similar roadways.

Coordinate with MCDOT to address the bus stop location and improvements to
accommodate the future Bus Rapid Transit (BRT) service along Randolph Road.

Address the requirements of the MCDOT letter dated October 6, 2023.

aa) The future Preliminary and Site Plan(s) need to reflect the Capital Improvement Program

(CIP) status of the realignment of the Randolph Road and Parklawn Drive intersection, at
the time of the Applicant’s submittal. Any potential recapture of land associated with the
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CIP, west of Lauderdale Drive, should be reflected in the open space, lotting pattern, and
building heights.

7. Validity

A Site Plan must be submitted within 36 months after the date the resolution for this Sketch
Planis sent per Section 59.7.3.3.G.
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SECTION 2: SITE DESCRIPTION

VICINITY

The Subject Property (“Property”, “Site”, or “Project”), outlined in blue in Figure 1 below, is located
within the Randolph Hills District and is generally bounded by Randolph Road to the north, Parklawn
Drive to the west and northwest, and Putnam Road to the east.

/‘ : .“, 3 .

Figure 1: Vicinity Map (Subject Property outlined in blue dash)

The Subject Property is surrounded by a wide variety of uses. To the north and east are single-family
and townhouse uses. Immediately to the east of Putnam Road is the North Quarter townhouse
development that was completed in recent years. To the south, the Property abuts Walnut Grove
Condominiums which is an existing multifamily residential use. A variety of multifamily and industrial
uses exist to the west and south of the Property along the CSX railroad tracks. The Property is served
by transit service along Randolph Road and Parklawn Drive, and by its proximity to the North
Bethesda Metro Station approximately 1.3 miles away on Rockuville Pike.
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PROPERTY DESCRIPTION

The Subject Property consists of a tract area of 490,804 square feet (approximately 11.27 acres) and is
one Record Lot (Parcel C, Block 5, Randolph Farms subdivision) recorded at Plat No. 9574. The Site
Area is 424,452 square feet (9.74 acres) due to 66,352 square feet of prior dedications of right-of-way
for Parklawn Drive, Randolph Road, and Putnam Road. The Property is zoned Commercial Residential
(CR-1.75,C-0.5, R-1.5, H-75) and subject to the 2018 White Flint 2 Sector Plan and the 2019 Parking
Lots to Places - Urban Design Guidelines for Rock Spring and White Flint 2 Sector Plans.

As shown in Figure 2, the Subject Property is currently improved with an approximately 118,527-
square foot shopping center, a drive-thru ATM on the western elevation, and a one-story brick
building in the center of the Property with various retail fronts. Currently, the shopping center has
some vacant storefronts.

The Subject Property also includes a large, underutilized surface vehicular parking lot that fronts onto
Randolph Road, drive aisles, and rear loading areas. The Subject Property is currently served by three
vehicular access points, one signalized access from Randolph Road, and two unsignalized vehicular
access points from Putnam Road and Parklawn Drive, which also serve deliveries.

The Property does not have any forested areas but has landscaped trees lined along much of the
property’s perimeter. There are existing, unbuffered sidewalks along Randolph Road and Parklawn
Drive.

i :
1 — ;
RandolphiRd

Figure 2: Existing Conditions on the Subject Property (outlined in blue dash)
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SECTION 3: PROJECT DESCRIPTION

PREVIOUS APPROVALS

Site Plan No. 819950290

A Site Plan designated No. 819950290 received Planning Board approval via the MCPB Resolution
dated July 11, 1995, under the previous C-4 zoning district for 119,212 square feet of retail space with
a supermarket, a parking waiver for the required 10-foot-wide landscaping strip, landscaping,
pedestrian pathways, and seating. This development was constructed and is what exists on the Site.

NRI/FSD No. 420232020

A Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) for the Subject Property was
approved on June 20, 2023 (NRI/FSD No. 420232020). The total tract area for the NRI/FSD is 10.22
acres. The Property contains no wetlands, streams, 100-year floodplains, hydraulically-adjacent steep
slopes, highly erodible soils, or known occurrences of Rare, Threatened, and Endangered species. The
Site drains to the Rock Creek watershed and is not located within a special protection area or primary
management area. There is no forest onsite or immediately adjacent to the Site. There is a small area
(0.15 acres) of stream valley buffer at the existing terminus of Putnam and Macon Roads. A total of
three (3) specimen trees (30 inches diameter at breast height (DBH) or greater) and no significant trees
(24 to 29 inches DBH) were identified on orimmediately adjacent to the Property.

| PROPOSAL

The Applicant proposes to incrementally demolish the existing shopping center and surface parking
lot and to redevelop the Property with a mix of townhomes and multifamily residential units along
with various retail uses. The build-out of the redevelopment is proposed to include up to 710,000
square feet of residential use (up to 680 dwelling units) and up to 40,000 square feet of commercial
use. The residential unit breakdown includes 107 townhouse units with 2 garage parking spaces per
unit plus guest parking, 36 low-rise multifamily units, and 537 multifamily units in a high-rise, 6- to 7-
story building.

The Applicant is seeking a total of 504,598 square feet of incentive density through the Optional
Method of development to implement the Project. The requested overall density is approximately
1.53 FAR out of 1.75 FAR.

During the initial redevelopment, the Applicant proposes to locate a grocery store of approximately
23,000 square feet in the central part of the existing retail building. Western portions of the shopping
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center and the existing pad site will continue to operate in the foreseeable future. A new interim pad
site is proposed along Randolph Road. More specifics are outlined in the phasing summary below.

PHASING

The timing that the Applicant intends to file subsequent Preliminary Plan and Site Plan applications
has not been determined. Although identified presently as Phases |, I, and lll in Figures 3, 4, and 5,
based on current plans, phases may occur in any order or may be combined. While accommodating
the continuation of existing retail uses, the anticipated phasing is expected to begin on the east side
of the Property where there are existing vacancies, then moving towards the west. Additional
townhouses anchoring the frontage of Parklawn Drive and a new mixed-use building in the center of
the Property fronting Randolph Road are proposed to be constructed last.

Phasing details are below:

RANDOLPH ROAD
AEE

=EEEE poperty Boundary T Phase Boundary

Figure 3: Proposed Sketch Plan - Phase |

+ Phase l willinitiate redevelopment on the eastern side of the Property with up to 53
townhouse units that are organized around a mews and 36 low-rise multifamily units
fronting onto Randolph Road. This phase includes the construction of the beginning of an
expanded road network. Where existing Longstone Way and Macon Road currently
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terminate, they will be expanded west into the Property. These townhouse units will be
flanked by existing Putnam Road to the east and the proposed Lauderdale Drive to the
west, a new southern extension into the Property.

0 Before Phase Il, the Applicant also anticipates locating a grocery store of
approximately 23,000 square feet in the central part of the existing retail
building and revising the loading area. Existing storefronts on the western
portion of the shopping center and the brick building pad site will remain.

Phase Il Phase |

%‘R"-NDRLW'WAEIIIIIIIIIIll.l.«-.ﬂ;-g,-lIl-
‘ W ‘°_’ [ ]

|
i
=

{ Hl"’,".,"'
| LONGSTONE WAY
=R | AT TN g

LY
7

mEEEE poperty Boundary Phase Boundary

Figure 4: Proposed Sketch Plan - Interim Buildout with Phases | & Il

« Phase Il includes the construction of the western portion of the Property with up to 54
townhouse units, the privately-owned public space (POPS) park?, and a second retail pad
site fronting onto Randolph Road and abutting the park. This second retail pad site will be
replaced and reconfigured in the final buildout phase.

2The Applicant also provided an Open Space Phasing Plan that shows the urban green in Phase IIl associated
with the multifamily building.
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Phase 11l
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Figure 5: Proposed Sketch Plan - Full Buildout with Phase 111
(Subject Property outlined in blue dash)

« Phase lll (shown in the center of Figure 5) includes the redevelopment of the center
portion of the Property with additional residential uses, public use space, and accessory
retail with a new multifamily building with up to 537 units. The remaining three existing
retail pads (2 currently existing and 1 proposed in Phase I) will be transformed into a 7-
story, mixed-use building that stretches north from Randolph Road to the south of the
Property and the extension of Macon Road. To break up the proposed block, the proposed
western extension of Longstone Way will provide an east to west connection. The section
between Private Road West and Lauderdale Road is a shared street that is curbless. This
phase is anticipated to provide a structured parking garage, wrapped with residential
units, to serve the retail and multifamily units. Proposed Private Road West - flanking the
multifamily building to the west - will provide another north to south connection on the
Site.

BUILDING/ARCHITECTURE

The Applicant has provided sections of the proposed building massing and overall heights across the
Site as required. The Applicant anticipates that the first phase of development will complement North
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Quarter - the recently completed town home redevelopment east of Putnam Road - by adding to the
street character of Putnam Road with the fronts of townhome units along the road.

Architectural design will be reviewed in detail during the Site Plan stage which should reflect the
architectural guidance provided in the Urban Design Guidelines for Rock Spring and White Flint 2
Sector Plans and be compatible with surrounding existing uses. Future reviews will focus on the
ground floor design along Randolph Road, Lauderdale Drive, and Private Road West to create a
human-scaled ground level with respect to the smaller-scale housing across the street and
articulation of the larger mixed-use building.

Parklawn Drive

Figure 6: Annotated lllustrative Massing View from Northwest at Randolph Road and Parklawn Drive

MODERATELY PRICED DWELLING UNITS

The Application proposes to provide 15 percent Moderately Priced Dwelling Units (MPDUs). Further
details are provided in Section 4 of this report under the Sector Plan compliance.

OPEN SPACE

The Sketch Plan proposes a mews associated with the cluster of townhouses to the east of the
proposed Lauderdale Drive extension. The cluster of townhouses to the west of the proposed Private
Road West will be served by a linear parklet that is tied to a short through-block connection to
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Randolph Road. The multifamily building proposes to include a courtyard that abuts the proposed
shared street to help expand and enliven the area. As part of the public open space requirement, the
Sketch Plan proposes a 0.73-acre (31,170 square feet) neighborhood green urban park as a Privately
Owned Public Space (POPS) located near the intersection of Randolph Road and Parklawn Drive
(highlighted in Figure 6 above and Figure 7 below). The conceptual design of the park includes
seating, various zones that include separation from Randolph Road traffic, pedestrian paths, other
site furniture, and landscaping. A conceptual design was provided that envisions the open space
expanded if the master-planned realignment of the intersection of Randolph Road and Parklawn Drive
occurs (Figure 10). Abutting the southern portion of the urban park is a common open space area
totaling 8,830 square feet that may be provided as an easement, if and when a future roadway
extension of Longstone Way to the west is connected to Parklawn Drive. This abutting common open
space effectively increases the size of the urban park to meet its required 0.75-acreage.

Proposed neighborhood urban park Multifamily building courtyard
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Figure 7: Conceptual Open Spaces with Annotations

Additional discussion of the open space requirements can be found in Section 4 of this report under
the Sector Plan Compliance (page 27).
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Figure 8: Proposed Public Park Precedent Images

RECREATION

Section 59.6.3.9 of the Zoning Ordinance requires that any building containing 20 or more dwelling
units offer recreational facilities in accordance with M-NCPPC's Recreation Guidelines. Each phase of
the Project must comply with any applicable recreational requirements, which may include providing
private spaces as well as publicly accessible amenities. The Applicant's recreation and amenity
analysis, as required by M-NCPPC's Recreation Guidelines, will be submitted with future Site Plans.

TRANSPORTATION

From the perspective of the Growth and Infrastructure Policy, the proposed Project may require Local
Area Transportation Review (LATR) testing dependent on the proposed land use program at the time
of the Preliminary Plan.

Access & Circulation

Currently, vehicular access to the Subject Property is via Randolph Road, Parklawn Drive, and Putnam
Road. Both Randolph Road and Parklawn Drive are classified as Town Center Boulevards. The Project
proposes a combination of public and private roads within the Subject Property to enhance internal
circulation. This includes:

+ Macon Road: This existing alley currently serves loading functions for the shopping center
and runs east to west along the southern boundary of the Site. It is anticipated to be
upgraded to public road standards in three phases and will initially be a private road until
it can be fully connected across the Site as a public street. This roadway will connect to
Putnam Road on the east end and Parklawn Drive on the west end.
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Lauderdale Drive: This proposed roadway runs north to south through the Property and is
anticipated to be completed in Phase | of the project as a public roadway. It will connect
Randolph Road at an existing signalized intersection at the north end of the Site to Macon
Road to the south.

Longstone Way: This proposed roadway runs east to west through the property and is
anticipated to be competed in phases. It connects with Putnam Road on the east side of
the site. In Phase Ill, the middle segment of the roadway is anticipated to be a shared
street with proposed multifamily bridges spanning both the east and west ends of the
newly completed block. This will be a private street.

Private Road West: This proposed private roadway runs north to south within the site,
connecting to Longstone Way on the north end and Macon Road on the south end. It is
anticipated that this road will be completed in Phase II.

Alleys: A series of alleyways are proposed to provide access to rear-loaded townhomes
throughout the Site off the main public and private roads.

The only signalized access to the Property is at the intersection of Randolph Road and Lauderdale
Drive. While a signal currently exists at this location it will be reconfigured to remove the existing
eastbound right turn slip lane. The Parklawn Drive and Macon Road intersection access will be limited
to right-in and right-out movements. All other proposed access points will have full movements. Final
cross sections will be reviewed and decided at the Preliminary Plan stage.
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Figure 9: Proposed Vehicular Circulation
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Parking and Loading

The proposed preliminary parking total on the Site is approximately 834 surface and structured
vehicular spaces (to be finalized at Site Plan). At full-build out (Phase Ill) the Applicant proposes to
remove the existing surface parking. However, this removal will be staged by Phase. In Phase I, the
surface parking lots located at the center of the Site and to the west will be maintained (as shown in
Figure 3). Parking for the proposed townhouses will be provided within each unit and accessed via a
series of alleys, reducing conflicts between pedestrians and vehicles. In Phase Il, the surface parking
lot on the west side of the Site will be redeveloped into additional townhouses and a park (as shown
in Figure 4). However, the surface parking located within the center of the Site will be maintained. In
Phase Il all remaining surface parking will be removed and the area will be redeveloped into a
multifamily residential building with an associated parking garage (as shown in Figure 5). The parking
garage is proposed to have access from Lauderdale Drive. A limited amount of on-street parking is
proposed to be provided on Longstone Way, Lauderdale Drive, Private Road West and Macon Road.

Loading is proposed to continue to occur via proposed Macon Road. An additional delivery space is
also anticipated on Longstone Way on the south side of the proposed park.

Conceptual increase in the neighborhood
green urban park if additional land area is
gained through the realignment of the inter-
section of Randolph Road and Parklawn Drive.

Current sweeping
roadway alignment.
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space with the Sketch Plan inland area

Figure 10: Concept for the Reconfiguration of the Randolph Road and Parklawn Drive
Intersection with Annotations
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Pedestrian and Bicycle Facilities

Non-motorized access to the Site is proposed off Randolph Road, Parklawn Drive, and Putnam Road

via frontage improvements along these roadways. The Applicant proposes to implement a master-
planned eight-foot-wide bikeway along Randolph Road that will be buffered from the roadway with a
six-foot-wide landscaped buffer. A five-foot-wide landscape buffer will also separate the bike lane
from a ten-foot-wide sidepath.
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Figure 11: Randolph Road Proposed Cross-Section
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The Application proposes to construct the master-planned eight-foot-wide sidepath with a five-foot-
wide landscape buffer along Parklawn Drive. The Applicant proposes to construct this improvement
in Phase Il of the Project.
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Figure 12: Parklawn Drive Proposed Cross-Section

As shown in Figure 12, a sidepath is envisioned along Parklawn Drive in the 2018 Bicycle Master Plan
and the 2018 White Flint 2 Sector Plan. It is anticipated that this would be an eight-foot-wide sidepath
with a five-foot-wide landscape buffer. The Applicant proposes to construct this improvement when
development occurs west of proposed Private Road West (Phase Il of the Project).

Putnam Road, the eastern boundary of the Project, is proposed to have a six-foot-wide sidewalk along
the Subject Property frontage, separated from the roadway with a six-foot-wide landscape buffer. An
eight-foot-wide on-street parking area is also proposed along the west side of the road.
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