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PROJECT DESCRIPTION

EXECUTIVE SUMMARY

Applicant Street Retail, Inc. for The JBG Companies
& Federal Realty Trust

Attorney Holland + Knight, LLP

Engineer Macris, Hendricks, and Glascock, PA

Architect Shalom Baranes Associates, PC

Landscape Architect Oehme, Van Sweden & Associates, Inc.

Traffic Consultants The Traffic Group, Inc.

Plan Name & # Woodmont East — Phase II: 920070070

Zone CBD -2

Location Northeast quadrant of the intersection of
Woodmont Avenue & Bethesda Avenue
(ADC Map Grid #36-A12)

Master Plan Bethesda CBD Sector Plan

Gross Lot Area 107,965 square feet (2.48 acres)

Net Lot Area 96,499 square feet (2.22 acres)

Existing Use 106,436 square feet of retail, restaurant,
and office space

Proposed Use 12,214 square feet of additional retail, 250
multi-family residential units including
12.5% MPDUs, and a 225-room hotel.
Existing 78,300 square feet of office and
28,136 square feet of retail to remain.

Existing Density 0.99 FAR

Proposed Density 5.0 FAR

Actions Required by Planning Board Votes on the Project & Preliminary Plans
and a recommendation to the County
Council regarding the abandonment of
Reed Street.

Further Approvals Required Site Plan, Reed Street Abandonment

SUMMARY OF PREVIOUS HEARING

A public hearing for this project plan was previously held on November 8, 2007. Due to
considerable Planning Board and public concern regarding several design issues, including the
loss of green area and the functioning of the Georgetown Branch Trail, the Applicant requested a
deferral to work on the design with community members and Staff. After several meetings with
various community groups, representatives, and Staff, the Applicant has submitted revised
designs, which are the subject of the current staff report and recommendation. Staff has received
one letter regarding this project plan since the last hearing.
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SITE VICINITY & DESCRIPTION

Site Location

The subject property is located in the southern central area of the Bethesda Central Business
District within the Metro Core District of the Bethesda CBD Sector Plan. It occupies an entire
block of Woodmont Avenue with minimal frontage on Bethesda Avenue to the south and a few
hundred feet of frontage along Elm Street to the north. Taking into consideration previous
dedications, the Property consists of 96,499 net square feet. The total gross area before any

dedications is 107,965 square feet.
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Adjacent Land Uses

1.

North: To the north of the Property is Block 24G, bordered by Hampden Lane, Elm Street,
Woodmont Avenue and Wisconsin Avenue. This block is improved primarily with large-
scale office buildings including the complex known as One Bethesda Center — a 12-story
mixed-use development consisting primarily of office units but also featuring a small
number of residential units, ground-floor retail space, and a pedestrian plaza. A four-story
brick structure known as the Elm Street Office Building is located directly across Elm
Street on the southwest corner of this block. This building houses several commercial and
office uses and features a small street-level plaza for restaurant patron use. Directly to the
east of the Elm Street Office Building is a smaller two-story commercial and office
building that links the Elm Street Office Building to One Bethesda Center. Further to the
east is a mid-rise commercial building with a ground floor bank oriented toward Wisconsin
Avenue. All of these properties are zoned CBD-2.

Diagonally to the northwest of the Property across Woodmont Avenue, additional
commercial uses are located in an aging structure that is zoned C-2.
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2. South: Lots 31 and 31A are located across Bethesda Avenue and Woodmont Avenue to the
south and southeast of the Property. Montgomery County currently operates surface
parking lots at these locations. However, these properties have been recently re-zoned
from R-60 and CBD-1 zones to the TS-M zone. An approved site plan proposes
development on these lots to include the creation of two mixed-use structures with variable
heights stepping up to 90 feet directly across Bethesda Avenue from the Property with
approximately 250 multi-family residential dwelling units and 40,000 square feet of retail
use. These plans also include a public/private parking garage with approximately 1,480
parking spaces below grade. Notably, the redevelopment of Lot 31 will include the
relocation of Woodmont Avenue and the corresponding redevelopment of the Woodmont
Avenue and Bethesda Avenue intersection.

Located to the southeast of the Property is the CBD-1 zoned block bordered by Bethesda
Avenue, Miller Avenue, Woodmont Avenue and Wisconsin Avenue. The Seasons, a 15-
story residential apartment building with street-level retail uses, is located on the western
portion of this block immediately adjacent to Lot 31A. The eastern portion of this block
along the south side of Bethesda Avenue currently features small-scale structures that
contain primarily commercial uses.

3. East: The area to the east of the Property is zoned CBD-2. An older office building that is
part of the Artery Plaza complex is located immediately adjacent to the Property. Although
this structure reaches approximately eight stories in height, the Sector Plan permits a
maximum height of 143 feet at this location. Further to the east is the remaining portion of
the 11-story Artery Plaza complex, which features prominent public use components
including stepped pedestrian areas that interweave between large-scale glass and stucco
components that house offices and street-level retail uses.

The five-story commercial structure that includes the United Artists Cinema Building is
adjacent to the northeastern portion of the Property. This CBD standard method project is
a mixed-use development with office and commercial uses, an on-site parking garage and
an entrance plaza. This moderate-scale building is composed primarily of concrete and
glass and is angular in form.

4.  West: Several C-2 zoned properties located to the west of the Property represent the first
phase of Bethesda Row, a redevelopment effort that Federal Realty Investment Trust began
in 1993 to transform a block of rundown commercial buildings into the lively urban
environment that exists today and features distinctive architecture, mature landscaping,
outdoor café-style restaurant seating, and a central fountain area. A three-story component
of this development containing commercial and office uses is located directly across
Woodmont Avenue. This building incorporates several off-site open-space amenities,
including street-front dining areas and a pedestrian plaza that protrudes into the northwest
corner of the intersection of Woodmont Avenue and Bethesda Avenue.

Existing Site Conditions

The existing Phase I development on the northwest portion of the Property consists of a five-
story building devoted to commercial and office uses (including street-level retail stores and
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restaurants), an eight-screen below-grade movie theater with stadium-style seating, and frontage
along the building's southern fagade parallel to the bike trail. This site was developed in
accordance with standard method requirements as a registered loophole property and will remain
as part of the overall Woodmont East development. The Property also encompasses the
remaining portion of the block that extends from the southern fagade of the existing building to
Bethesda Avenue. In conjunction with the Project Plan approval and development of the site the
Applicant is pursuing the abandonment of Reed Street, a paved right-of-way that lacks a curb-cut
and dead-ends near the entrance to the Apex/Air Rights tunnel, as well as an attendant easement
across Parcel Pt. 142 that provides vehicular access from Woodmont Avenue.

Ownership of the Property is currently divided between Street Retail, Inc., which owns parcels
P142,N625, N617, and N618 in fee simple, and Frederick S. Burke and Carter S. Kaufman, who
are the fee simple owners and lessors of parcel P93. JBG is the ground lessee of parcel P93.

-

Aerial viewo the Subject Site looking north.

There are few environmental features on site. According to the approved NRI/FSD, there are 17
street trees (Elm & Zelkova) within the gross tract area and a strip of mowed lawn leading to an
embankment below the parking structure on Elm Street. The site drains to Willet Branch, which
is part of the Little Falls Creek watershed, designated as Class I waters. There are no
floodplains, wetlands, streams, or environmental buffers on site. All soils on site are classified
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as “Urban”. Finally, no rare, threatened, or endangered species have been observed on site and
the Subject Property is not listed as a Historic Site, nor is it within a Historic District.

PROPOSAL DESCRIPTION

Development Program

The Project will add to the existing 106,436 square feet of retail and offices uses to create a total
of approximately 539,825 square feet of gross floor area, which is the maximum allowed Floor
Area Ratio (FAR) of 5.0 FAR for the CBD-2 Zone for mixed-use development. This
development will consist of a maximum of 250 residential units, including 12.5 percent MPDUs;
a maximum of 225 rooms for hotel use; and approximately 12,214 square feet of new street-level
retail space. Depending on various market factors the Applicant may convert a portion of the
residential area to hotel use for a maximum of 3.0 FAR commercial, which would decrease the
proposed residential FAR to 2.0; the final determination of the allocation of uses will be made
during the site plan review. A project plan amendment will not be necessary unless the
Applicant exceeds the unit totals approved with this application. The components of the
proposed mixed-use Project can be described as follows:

HOTEL
RESIDENTIAL
XX ]
X
Levels 3-6 Levels 7-14 @

Project Plan — Building Footprints and Land Use

e Residential Component: Residential units will encompass approximately 304,135 square feet
of the proposed building to achieve a density of approximately 2.8 FAR. The main entrance
for these residential uses will be provided through a lobby that fronts on Elm Street. A
secondary residential lobby will likely be located off Bethesda Avenue. The Applicant
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proposes a variety of residential unit types ranging from one-bedroom to three-bedroom
units; the MPDUs will be dispersed throughout floors and the number of unit types will be
proportional to the market-rate units.

e Hotel Component: The Applicant is applying for up to 225 hotel rooms. These units will be
concentrated in the building that fronts Bethesda Avenue and Woodmont Avenue and along
the bridge that spans the mews where the Georgetown Branch Trail and the potential Purple
Line “tail tracks” are located. The primary entrance for hotel patrons will be on Bethesda
Avenue. A vehicular hotel drop off will be provided from Bethesda Avenue.

e Retail and Office Components: Continuing the theme established by Street Retail with the
Phase I development on the Property, the proposed development will provide an additional
12,214 square feet of ground-level retail space. The retail component will combine with
78,300 square feet of existing office and 28,136 square feet of existing retail space on the
Property. '

Architecture

In balance with community concerns regarding open space, the Property’s location in the
Bethesda CBD core influences the massing of the proposed development. The Project is
intended to complement those buildings that comprise the Property's immediate surroundings, all
of which are relatively modern—being constructed from the 1950s through the 1990s—and
present an eclectic mix of architectural styles with materials including brick masonry, precast
concrete, glass and curtain-wall systems.

The proposed architecture must serve a number of functions. It must:
Maintain open space along the trail and sidewalks,

Accommodate the Georgetown Branch Trail,

Accommodate any Purple Line alignment and mode that may occur,
Work with the existing urban context, and

Accommodate a viable economic program.

The fagade of the proposed Woodmont Avenue retail and hotel component does not reinforce the
Woodmont Avenue “street wall” as the Sector Plan recommends but, due to community desire
for more open space, is set back from the street allowing for a large, linear green space. Because
of this accommodation and to preserve the proposed building’s connection to the surrounding
architecture, the design’s fagade picks up the curve of the proposed Lot 31A building and bends
into the subject site. This creates a linear urban park along Woodmont Avenue and, in
combination with the open space created by the Barnes and Noble and Lot 31 & 31A, will help
this intersection continue to be open, attractive, and functional for the great number of
pedestrians and cyclists that use the sidewalks and trails. The Hotel and retail uses and a
secondary residential entrance will be placed in the lower two levels of the southern component
of the building to continue the street activation that has made Bethesda Row so successful.

The fagade along the linear park and into the mews between the two building components is set
back above the sixth floor to create visual interest, reduce wind shear, and provide a terrace for
hotel patrons.
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ELM STREET '

URBAN FORM ANALYSIS

Architectural Illustration

The new northern component of the Project replaces an existing elevated parking deck with a
rectilinear tower that creates a strong building edge along Elm Street. On the west side of this
tower, a projecting bay is anticipated to respond to views over confronting lower buildings; on
the east, a sharp corner acknowledges the bend in Elm Street towards Wisconsin Avenue. The
northern tower contains a residential entrance and amenities on its lower floors, possible hotel
rooms at the lower levels, and residential units above. Although the quieter Elm Street is
appropriate for the residential entrance, the Project will add significantly more life to the street
than the current blank garage wall provides. The elevated interstitial space between the new Elm
Street tower and the existing Woodmont office building will provide residential amenity space as
well as a landscaped terrace. These terraces also provide a setback along the mews so the
pedestrian on the ground plane, e.g., along the trail, does not feel overwhelmed by the building.
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well as a landscaped terrace. These terraces also provide a setback along the mews so the
pedestrian on the ground plane, e.g., along the trail, does not feel overwhelmed by the building.

The fagades along Elm Street and Woodmont Avenue will be surfaced primarily with a type of
masonry, e.g., brick, cast stone, cast masonry units, or architectural terracotta. This will create a
relationship with the existing Woodmont office building and provide a visually unified
connection across the Project. Window openings mixed with masonry exterior will provide
additional articulation and visual interest.

Architectural Concept

The original design proposed a 50-foot wide bar three stories above the Purple Line easement
and Georgetown Branch Trail. This bar was located midway between the proposed building’s
northern and southern components and was felt to create a space that was overwhelmed by the
mass and cut-off from light and air. The current design addresses this issue by moving the
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connection to the eastern edge of the site and reducing its width and mass. The connection now
functions more like a bridge and will include roof-top uses such as a terrace or patio for guests or
patrons. It will also house the mechanical connections and a couple levels of hotel rooms or
residences, but will no longer rise to the full height of the adjacent components. Along with the
terrace above the building’s southern component, these rooftop “living spaces” will create
interest and activation in three dimensions and diminish the perceived mass of the building. The
underside of the bridge will become a canvas for artwork that will become an attraction in its
own right.
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Architectural Section

Public Use Space and Amenities

The Woodmont East development accommodates numerous uses within a variable context by
providing a set of distinct, functional, and appealing public spaces. As such, the Project
proposes several unique outdoor features designed to promote an integrated public space and
further the Sector Plan's objective of enhancing the pleasure, safety, and convenience of walking
and bicycling for pedestrians.

The Project's public use space components are intended to build on the successes of the Phase I
development, especially those uses surrounding the Georgetown Branch Trail, and transform this
area into an even more vibrant CBD destination. The Applicant has sectioned their open space
into three distinct areas: 1) the mews between the proposed building footprints, 2) a commons
along Woodmont Avenue, and 3) a plaza at the apex that joins these two spaces.
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Proposed Trangitway Easement
(32" wide)

Permanent Georgetown Branch Trail

Reservation Area No. 1

514 sqft. or O.018 Acres

Permanent Georgetown Branch Trail

Reservation Area No. 2

2,398 sqft. or 0.055 Acres

Permanent Georgetown Branch Trail
Reservation Area No. 3

1942 sqft. or 0.044 Acres

Public Use Spac? & T réil Easements Exhibit

The public mews located between the existing building on the northern portion of the Property
and the new eight-story building to the south will create a linear park along the fronts of the
existing retail area and accommodate space for the Purple Line and the Georgetown Branch
Trail. This area will provide plantings and seating that will be designed so that all of the
proposed trees will remain when and if the Purple Line tail-tracks are built. Prior to the
construction of the Purple Line, the Project will incorporate the trail to a width of approximately
10 feet (plus two feet on either side) with special paving in order to differentiate it from the
surrounding open space. The upgraded trail will extend through the mews generally parallel to
and partially overlapping the easement for the future Purple Line. When the Purple Line is
constructed, the trail will shift to the south and be routed into the Hotel building where it will
ramp up to the elevation necessary to clear the Purple Line through the tunnel. All of the
easements and reservations are indicated on the submitted plans and will be finalized during site
plan review prior to the recordation of the plat. There will be no retail fronts on the southern side
of the mews so that pedestrian and cyclist conflicts are minimized. Because the design
incorporates distinct paving patterns, signage, and bollards, the trail will allow for cyclists,

14 of 47



hikers, and others to safely move from the tunnel under Wisconsin Avenue to and across
Woodmont Avenue.
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Open Space Concept

The commons provides a large area of green space at this “100%” corner in downtown Bethesda.
Three 1,200 square foot green lawn panels will dominate this area and allow children and adults
to sit, relax, and play. These panels are raised by curbs so they are set apart from pedestrian
circulation patterns and are shaded by deciduous trees. This area receives sun for most of the
day in all seasons. The commons will also contain distinct paving materials and be enhanced by
landscaping elements and a water feature along its eastern edge to provide a transition to the
busier retail fronts.
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Last, an open plaza area functions as a hinge where all of the distinct public spaces join. At this
point, the sidewalks along Woodmont Avenue, the Georgetown Branch Trail, and the new green
space come together. This nexus provides open, efficient space to transition between uses and
provides a highly visible location for way finding for residents and visitors.

The Project will also provide significant off-site public use space in the way of streetscape
improvements and enhancements of Elm Street Park. These streetscape improvements will
involve renovating the public and on-site space immediately adjacent to the Property along the
Woodmont Avenue, Bethesda Avenue and Elm Street frontages in accordance with the
recommendations of the Bethesda CBD Streetscape Plan calling for Bethesda brick pavers,
Bethesda Street Lanterns and Washington Globe lights, wooden benches and tightly-spaced
street trees. The Applicant is examining alternatives for improving the east-west crosswalk
across Woodmont Avenue in order to more clearly demarcate the Georgetown Branch Trial and
create a visual connection to the Barnes & Noble plaza. Last, there are several proposed
renovations to Elm Street Park that are sorely needed, such as drainage work, playground
enhancements, and landscaping. These improvements will be coordinated with previously
approved work for the southern portion of Elm Street Park by another developer in Bethesda.

Vehicular and Pedestrian Circulation

Two entrances are proposed to provide vehicular access to and from Woodmont East's parking
garage: one located off Elm Street and the second more limited driveway located off Bethesda
Avenue. Residents, guests, and tenants accessing the garage will utilize internal elevators to
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enter the building. In addition, stairwell access to the private garage will be provided. The
Bethesda Avenue access will be right-in for all vehicles and right-out only for taxis.
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Circulatioﬁ Plan

With both northern and southern lobby entrances providing resident and guest access, the Project
is designed to enable a pedestrian-friendly streetscape along the public streets that border the
Property. In addition, the Project proposes to link with the Discovery Trail by breaking up an
existing large block with elevators, ramps, and stairways that allow for pedestrian access from
the plaza area directly to Elm Street.

As indicated in the Transportation Analysis, it is anticipated that the proposed development will
generate 171 AM peak hour trips and 195 PM peak hour trips.

The existing Phase I development garage provides 92 parking spaces for the office uses and no
on-site parking for the existing theater, restaurant, or retail uses. Because the Property is located
within the Bethesda Parking Lot District, the Applicant is not required to provide any on-site
parking. Nonetheless, in connection with the proposed Phase II building, the Project proposes a
total of approximately 250 off-street below-grade parking spaces to enhance the marketability of
the residential units. The parking provided is less than the amount required if the Project was not
located in the Parking Lot District.

The new garage makes use of the below-grade portion of the Property that is not occupied by the
existing movie theater and thus approximates a “dumbbell” shape that extends from north to

17 of 47



south along the eastern half of the Property. A common single helix ramp with two-way traffic
lanes will allow for access to all levels of below-grade parking. The Purple Line presents a
particular challenge to the design of the building's garage because it is located across the middle
of the Property and requires a 3 to 4-foot depth, plus the depth of the support structure, in order
to accommodate any possible modes. As a result, this accommodation occupies a significant and
critical portion of the P-1 level and the north and south components of the garage must connect
at the P-2 level and below.

Landscape & Lighting

The most important public features of the proposed development are the commons, the plaza,
and the mews that provide open space and an urban park for pedestrians and cyclists from
throughout the region. Their success is directly related to the proposed landscaping and site
amenities. As indicated earlier in the report, these open spaces need to accommodate a number
of competing uses and do so in an attractive, functional, and safe way. These include the
easement for the Purple Line tail tracks; the need to accommodate enough area for cyclists on the
Georgetown Branch Trail to safely move through the site and, in the future, ramp up to an
elevation sufficient to clear the Purple Line and remain elevated through the tunnel; the need to
access Elm Street and the Discovery Trail, which sits at a one-story elevation above the plaza;
and the need to provide a pleasant respite from the busy urban context and allow visitors and
shoppers to relax and enjoy some shade and passive recreational opportunities, including access
to the fronting retail stores.

Although most of the details will be fleshed-out out as the final easements, building footprints,
and circulation patterns are established, the Applicant has proposed a linear urban park with an
interior mews to complement the existing open spaces and continue the strong pedestrian-
oriented environment in downtown Bethesda. Accordingly, the site has an urban aesthetic using
ornamental and shade trees and vertical planting elements rather than expanses of lawn that
could not tolerate the amount of foot-traffic in the area. There are, however, large panels of
green space to accommodate passive recreation and provide a feeling of respite within the largely
paved context. The open spaces propose a mix of paving treatments and plantings to delineate
respective areas as well as circulation patterns to connect the Georgetown Branch Trail, the
Capital Crescent Trail, the Discovery Trail, and the adjacent streets.

The lighting plan will use the Bethesda Streetscape standards within all rights-of-way on
adjacent roads and will then pick more appropriate fixtures for the interior of the site. This
interior lighting plan will focus on safety, accessibility, and visibility throughout the site. An
urban open space, such as the one proposed, with more seating, hardscaping, and lighting is safer
and usable for longer periods of the day than a more densely planted park-like setting.

As noted, the proposed development details are still conceptual in nature, but the Applicant has

worked with Staff on the possible provision of public art and a more inviting entrance to the
Trail tunnel.
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PLANNING AND REGULATORY FRAMEWORK

SECTOR PLAN

-------- Proposed Charges to C B D Boundary
Bethesda CBD Sector Plan

The Bethesda Central Business District Sector Plan (Sector Plan) has six goals for the CBD in
general and several recommendations specific to this site and the area. The general goals, from
Section 1.2 on pages 3-4, are:
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Downtown

Realize the vision of Bethesda as a diverse and lively downtown for Bethesda-Chevy Chase.
Continue well-designed redevelopment within the Metro Core and reinforce the physical
character and varied activities of districts radiating out from the Core so that each district has a
distinct identity yet is linked into a coherent whole.

Urban Form

Encourage infill development that complements the underlying physical form of Bethesda.
Create a high-quality built and pedestrian environment, including a network of pathways and
open spaces. Enhance Bethesda's commercial and residential districts with improvements
appropriate to the character of each.

Housing and Neighborhoods '

Encourage and maintain a wide range of housing types and neighborhoods in and around
Bethesda for people of all incomes, ages, lifestyles, and physical capabilities, in keeping with
County goals. Provide an adequate supply of housing, including affordable units, to reinforce
Bethesda as a place to live as well as work. Protect adjacent neighborhoods from commercial
intrusion, undue traffic, and environmental degradation.

Employment

Provide opportunities for additional jobs in this major down-County employment center, in
keeping with County policy to concentrate growth in the urban ring near Metro stations and to
increase the County's revenue base.

Community Character

Enhance Bethesda as an appealing environment for working, shopping, and entertainment.
Strengthen its attraction as a destination for visitors while ensuring that residents find a sense of
community. Reinforce a unique sense of place through the themes of Bethesda as a "garden" and
a "cultural district".

Circulation

Provide a safe and functional transportation system to serve the current and recommended land
uses. Achieve a significant shift of travel from drive-alone auto use to transit, carpooling, and
other alternatives. Enhance the pleasure, safety, and convenience of walking and bicycling.

The more specific recommendations with respect to the proposed development are broken into
Land Use and Zoning, Urban Design, Circulation Systems, Housing, Community Facilities, and
Environmental Resources. They are attached in Appendix A.

PROJECT PLAN

The subject Project Plan Amendment was filed on October 6, 2006 and accepted for review on
April 2, 2007. According to Section 59-D-2.11,

“In order to ensure that the [proposed] development [in the CBD, RMX, and TOMX
zones] will include the public facilities, amenities and other design features that will
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create an environment capable of supporting the greater densities and intensities
permitted by the optional method of development, the developer is required to submit a
project plan as a part of the application for the use of the optional method; and a site plan
must be approved in accordance with the requirements of division 59-D-3 prior to the
issuance of any building permit. The project plan shall be such as would result in the
satisfaction of the stated purposes of the zone applied for, and the fact that a project
complies with all of the stated general regulations, development standards or other
specific requirements of the zone shall not, by itself, be deemed to create a presumption
that the proposed development would be desirable and shall not be sufficient to require
the approval of the project plan or granting of the application.”

In reaching its determination on a Project Plan the Planning Board must consider the following:

(@)

(b)

©
(d)

(e)
®

(®
(h)

@)

The nature of the proposed site and development, including its size and shape, and the
proposed size, shape, height, arrangement and design of structures, and its consistency
with an urban renewal plan approved under Chapter 56.

Whether the open spaces, including developed open space, would serve as convenient
areas for recreation, relaxation and social activities for the residents and patrons of the
development and are planned, designed and situated to function as necessary physical and
aesthetic open areas among and between individuals structures and groups of structures,
and whether the setbacks, yards and related walkways are located and of sufficient
dimensions to provide for adequate light, air, pedestrian circulation and necessary
vehicular access.

Whether the vehicular circulation system, including access and off-street and loading, is
designed to provide an efficient, safe and convenient transportation system.

Whether the pedestrian circulation system is located, designed and of sufficient size to
conveniently handle pedestrian traffic efficiently and without congestion; the extent to
which the pedestrian circulation system is separated from vehicular roadways so as to be
safe, pleasing and efficient for movement of pedestrians; and whether the pedestrian
circulation system provides efficient, convenient and adequate linkages among residential
areas, open spaces, recreational areas, commercial and employment areas and public
facilities.

The adequacy of landscaping, screening, parking and loading areas, service areas,
lighting and signs, in relation to the type of use and neighborhood.

The adequacy of provisions for construction of moderately priced dwelling units in
accordance with Chapter 25A if that Chapter applies.

The staging program and schedule of development. ,

The adequacy of forest conservation measures proposed to meet any requirements under
Chapter 22A.

The adequacy of water resource protection measures proposed to meet any requirements
under Chapter 19.

As our analysis and findings demonstrate, the Project Plan adequately addresses each of these
considerations.
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PROJECT ANALYSIS

SITE DEVELOPMENT STANDARDS

The subject site is zoned CBD-2 and is being developed under the optional method of
development. It is, therefore, allowed grea<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>