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Summary

Staff will present the Public Hearing Draft recommendations and testimony for the Executive
Boulevard District in the White Flint 2 Sector Plan area. The Draft Plan divides the District into
two areas: Executive Boulevard North and Executive Boulevard South. As a traditional suburban
office park, Executive Boulevard is a unique section of the Plan area with 2.1 million square feet
of development. The Department’s Research and Special Projects Division prepared a financial
analysis to determine if the Draft Plan’s recommended densities would provide an incentive for a
property owner to redevelop in the future. (See Attachment 2.)
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SCHEDULE

The Planning Board held a public hearing on the Draft White Flint 2 Sector Plan on

January 12, 2017. The public hearing record was open until the close of business on January 12,
2017. The public hearing testimony is summarized in Attachment 1. The Planning Board held
the first worksession on the Public Hearing Draft on January 27. Staff presented the initial
transportation analysis and staging recommendations in the Public Hearing Draft. The following
is the proposed schedule for future worksessions.

= February 23 Worksession No. 3: Montrose North-Rockville Pike
= March9 Worksession No. 4: Parklawn South and Randolph Hills
= March 23 Worksession No. 5: Public Facilities

PURPOSE OF THIS WORKSESSION

The purpose of this worksession is to present an overview of the public hearing testimony
regarding land use and density recommendations for the Executive Boulevard District as well as
to discuss the financial analysis for future redevelopment.

Testimony

The property owners’ testimony from Executive Boulevard is varied. Some property owners
desire significantly more densities, building heights and a different range of uses (residential and
non-residential). While other property owners wanted minor changes and others were supportive
of the Draft Plan’s recommendations. Some property owners supported the Employment Office
(EOF) zone, while others suggested the Commercial Residential Town (CRT) or Commercial
Residential (CR) zones.

Financial Analysis

The Research & Special Projects Division evaluated the economic feasibility of redevelopment
concepts proposed by Willco and Eagle Bank, two property owners on Executive Boulevard. The
purpose of the analysis is to understand the economic implications of the density and building
height recommendations they are contemplating for these two properties, and to estimate how the
scale of these developments would impact the surrounding market.

Draft Plan Recommendations

The Executive Boulevard district is west of Pike & Rose and the Metro West District in the 2010
White Flint Sector Plan area. Portions of this district have the potential to evolve from the
current single office use into a sustainable and innovative district with mixed-uses. This district
will benefit from its proximity to new development and infrastructure, including Pike & Rose
and the White Flint Metrorail Station.



This district is divided into two segments-
Executive Boulevard North and Executive
Boulevard South

This district, which is approximately 91
acres, is in the Employment Office (EOF
0.75 H-100) zone. The 1992 North
Bethesda/Garrett Park Master Plan made no
specific recommendations for this district.

It is envisioned that existing environmental
and health resources will provide the
framework for new infill development and
some redevelopment to create a sustainable
and innovative district. Several existing
offices will be retained and complemented
by new residential and non-residential
development, especially properties that are
in proximity to new infrastructure and
development in the 2010 White Flint Sector
Plan area. The realignment of Executive
Boulevard and Old Georgetown Road (MD
187) and the opening of Towne Road will
provide greater pedestrian and vehicular
access to and from this district.

Some of the important recommendations in
this District are:

= Mixed-use development on key
properties

= Transition development to the
existing Luxmanor residential
community

= Linkages to the Western Workaround

= An urban school
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1. Summary of public hearing testimony
2. Economic feasibility analysis
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ATTACHMENT 1

Summary of White Flint 2 Public Testimony

Person/Agency/Property

Comments

Staff Response

Wendy Calhoun-Walter Johnson
(WJ) Cluster

Agreed with the Plan recommendation for an elementary
school at Wilgus/Willco; opposed to Rocking Horse Road
Center as a school site; the staging recommendation for
the elementary school should be sooner than the third
stage; reserve school sites prior to new development; and a
third middle school is needed for the WJ Cluster.

The Plan acknowledges the importance
of public schools and identifies
appropriate locations. MCPS will
participate at a future worksession.

Casey Cirner-1215 East Jefferson
Street

NIH leased portion of the property has expired,;

Requests Commercial Residential (CR)-1.5 or
Employment Office (EOF) 1.5, if modifications are made
to permit greater flexibility with uses, such as senior
housing and more than 30 percent of residential
development.

The Planning Board will receive
alternatives to consider during the
worksessions.

Jennifer Russel-1215 East
Jefferson Street

No opportunities for optional method with the Draft Plan
recommendation of 1.0 FAR in the EOF zone; EOF 1.5
FAR; use of the CR zone or modifications to the EOF
Zone.

See above regarding future
worksessions.

Cindy Bar-Nicholson Court

Industrial properties along the CSX tracks have been
evolving, including truck access and space needs;
restriction of IL Zone; Barwood Taxi recently filed for
bankruptcy; CR 2.0 floating zone requested.

The Draft Plan recommendation is to
retain light industrial since the uses
serve a broader county-wide function
and contribute to diverse local
economy.

Amy Ginsburg-Friends of White
Flint

Schools
Supportive of dedicated sites for an elementary school.

Connections

No solution to creating a pedestrian-bike path over the
CSX tracks between White Flint 1 and 2-connection
should be incorporated into the future MARC station.

Sidewalk along the east side of MD 355 along the bridge
over Montrose Parkway.

The assessment for a MARC station is
recommended since MTA’s prior
recommendation to close the Garrett
Park Station, if a new station is located
in the White Flint area.

The 2010 White Flint Plan explored
extending Old Georgetown Road
across the CSX but significant impacts
and costs.




Person/Agency/Property

Comments

Staff Response

Enhance pedestrian access, install a crosswalk on the east
side of Towne Road

Lighted pedestrian path behind offices on Executive Blvd.

Support for reconfiguration of Parklawn Drive and
Randolph Road; Boiling Brook Parkway and Rocking
Horse Road.

Signalized intersection at the future Rose Avenue and
Towne Road.

Provide more clearly define larger illustrations that show
bikeways and pedestrian paths with White Flint 1 (2010)

Office, Business, Industrial and Residential Space

More innovative office and residential concepts, such as
micro-units, shared housing and condos and apartments
for either residential and office buildings.

Include language to encourage new small businesses, such
as an incubator, and language to encourage the retention of
locally owned small businesses.

Encourage traditional and innovative senior housing
options.

Supportive of keeping light industrial space but supports
mixed-use and higher density around Randolph Hills
Shopping Center and Nicholson Court.

Affordable Housing

Alternative pedestrian/bike crossing
will be explored during the
worksessions.

Specific operational issues will not be
within the Plan; it could be within the
appendix. SHA has approved a
signalized intersection at Rose Avenue
and Towne Road.

Revised Plan recommendations will
include senior housing and other
innovative housing concepts. And,
affordable housing will be discussed
during the worksessions.

Updated maps will illustrate the
linkages between both White Flint plan
areas.

A shuttle/circulator could be in the first
phase of the staging plan.

Future worksessions will discuss
Randolph Hills Shopping Center and
Nicholson Court.

The recommended NADMS goals are
appropriate for an area that is further
away for existing and future transit and
will deliver less infrastructure than the
2010 Plan area. Existing and new
development must take on several
initiatives to begin moving the
NADMS goals forward.




Person/Agency/Property

Comments

Staff Response

Market rate affordable housing will eventually become
obsolete. And, units lack any MPDUs, ADA accessibility
and modern fire code protection.

Public Use Space
Support’s the Plans goals; however, there is a need for
innovative public space that meets the needs of residents.

Staging and Implementation

Eliminate the MDOT study as a staging requirement since
it does not add density nor provide any concrete
infrastructure improvement.

A shuttle/circulator system should be implemented at the
earliest practicable date. It should be undertaken in 2017.

The NADMS goals should be analogous with the 2010
White Flint Sector Plan. Or, the western part of White
Flint 2 should have the same NADMS goals as the 2010
White Flint Sector Plan.

Provide greater clarification of how the White Flint 1
(2010) and the White Flint 2 area will work together for
the betterment of both.

Matthew Eakin and Steve Robhins,
Pickford Properties

Pickford Enterprises, LLC-11711 Parklawn Drive and
5040 Boiling Brook Parkway

Given the visibility of the property, it is more appropriate
for mixed uses in the CRT 2.0 C2.0 R2.0 H75. An
alternative is the IM zone (2.0 FAR) that permits more
uses than the IL zone.

Light industrial properties will be
discussed with the Board during the
worksessions.




Person/Agency/Property

Comments

Staff Response

A zoning text amendment should be considered, similar to
the Twinbrook Overlay Zone. A floating zone designation
(CRT), if the base industrial zone is retained.

Robby Brewer and Miguel Iraola,
Oxford Square

Request to rezone the Oxford Square garden apartments
(R-30 zone) property to the CR or CRT zone (1.0 FAR) to
facilitate redevelopment. The maximum height would be
65 feet.

Retaining the R-30 would preclude redevelopment.
Existing buildings, built in the 1960s, are reaching the end
of their useful lives. Buildings lack ADA accessibility,
modern fire code protection and stormwater management
on the property.

For a future redevelopment, the owner proposes 15%
MPDUs with a strong component of larger two and three
bedroom units.

All existing multifamily residential
zone properties will be discussed with
the Board during the worksessions.

The proposed height is appropriate for
the property.

Ric Erdheim, Cherington
Homeowners Association

Support for the dedication of the entire area that is
immediately south of the Cherington townhouses as a
park.

The preservation of the area adjacent to the existing
Cherington is consistent with several County goals-open
space, linkages to the Montrose bikeway and creating an
attractive public space.

Health benefits of nature.

Opposed to commercial development west of Stonehenge
Place.

Supportive of mixed use east of Stonehenge Place but
building heights must be lower as they move towards the
Cherington.

Supportive of the Draft Plan
recommendation.

Stonehenge Place bisects a parcel that

leaves a small portion into a mixed-use
zone. The larger area that is adjacent to
the Cherington is primarily residential.

Initial transportation forecast indicated
that congestion will not be an issue
along East Jefferson. A new bikeway
will provide important linkage to the
City of Rockville and the 2010 Plan
area.




Person/Agency/Property

Comments

Staff Response

New north-south street may increase cut-through traffic in
the neighborhood. A light at Montrose Parkway and
Stonehenge Place.

Removal of travel lanes on East Jefferson will increase
congestion and make travel more difficult.

Barbara Sears, Willco and Wilgus
properties

The Washington Science Center property (Willco), which
is approximately 20.1 acres should have a higher zone (CR
3.0 C1.5 R2.5 H-200) since it is walking distance to Metro
and is adjacent to Pike & Rose.

The proposed zone should be CR-3 for the Wilgus
property, which is approximately 6.35 acres. The middle
segment of the property, which is approximately 3.77
acres, should be CRT 2.5 C1.5 R2.0 H150. The last
component of the Wilgus property, which is immediately
adjacent to the Cherington Townhouses should be CRT
1.25 with no commercial allowed and 50 feet in height.
This is a poor choice for a park.

A central park located further east would be more
accessible to surrounding development.

No school site is necessary. Willco has offered to work
with MCPS on a small site paradigm but MCPS has not
pursued that model.

The Draft Plan’s recommendation
permit the highest FAR for the Willco
property since it will benefit from the
Western Workaround, Pike & Rose,
and the future second Metro entrance.
A future worksession will review this

property.

Scott Wallace, Morgan
Apartments

The existing 132 unit Morgan Apartments, built in 1996,
under the existing R-20 Zone. There is no incentive for
redevelopment since no additional dwelling units can be
constructed on the property. Proposal is to change the zone
to CR 1.25 C0.25 R1.25 H-120.

See above regarding multifamily
residential development.

Justin Jacocks, Walnut Grove
Condominium

Need for updated zoning to add incremental residential
development to preserve and improve existing community.

See above regarding multifamily
residential development.




Person/Agency/Property

Comments

Staff Response

Retaining the existing zone would make it difficult to
address challenges at Walnut Grove-aging buildings and
site infrastructure.

Extension of Macon for additional vehicular access.

Recommended zone: CR 1.25 C0.25 R.125 H120

Francoise Carrier, Guardian
Realty Investors, LLC

6000 Executive Blvd-the recommended 120 height limit is
insufficient; rather 200 feet is appropriate.

The grade of the office property is 15 feet below the grade
of the nearest office building; 28 feet below the grade of
the Pallas Apartments; and 16 feet below the grade
directly across Old Georgetown Road.

The density should be 2.5 FAR-2.25 Commercial and 2.25
Residential. Sector Plan could require buildings to step
down to 75 feet. Density is justified by its location and is
diagonally across from Pike & Rose.

Staging proposes extreme limitations to White Flint 2 by
tying development to improvements that could take years
to accomplish.

Completion of the Western Workaround should be moved
into Phase 2.

MCPS assessment and programming of an elementary
school should be removed.

MARC station assessment by MDOT should be removed
or applied only to the eastern side.

Alternative language to page 28.

Property grades will change during
future development; therefore, it is
inappropriate to use it as a measure to
establish a building’s height. 200 feet
is inappropriate to an established
residential neighborhood. The adjacent
2010 White Flint Plan lowered
building heights to 100 feet and 70
feet, respectively, east of Old
Georgetown Road.

The Western Workaround is
underway. Phase | should be
completed by 2020. It greatly enhances
vehicular, bike and pedestrian access
to Executive Boulevard properties.

The elementary school is an important
staging trigger that acknowledges
school capacity issues in the WJ
cluster.




Person/Agency/Property

Comments

Staff Response

Karen Kirchberg, Cherington
resident

Informed that the new road-Montrose Parkway-would
require a 100 foot tree barrier and preservation of some
green space.

Keep the forest in place for all (drivers, bikers and
walkers) to enjoy. A linear park will produce oxygen,
absorb carbon dioxide and water runoff.

Plan recommendation retains a portion
of the property adjacent to the
Cherington townhouses to create a
unique linear park and to further
environmental recommendations.

Mayor Bridget Newton, City of
Rockuville

Affordable Housing

The City encourages the Planning Board to strengthen the
Plan’s approach to the provision of housing options that
would offer a broader range and variety of housing types.

Housing is needed for incomes lower than MPDU levels;
people with disabilities; and millennials. Encourage
alternative housing types.

Transportation and Impacts Fees
Support the continued approach to measure transportation
impacts of development projects.

Continued efforts to share transportation studies.

Encourage that this Plan include a policy that impact fees
charged for development will be sufficient to fund the
necessary infrastructure improvements.

Businesses
Ensure that there will be small independent establishments
in the Pike corridor.

Schools

The importance of school construction and land for
schools. A significant number of City of Rockville
children attend Walter Johnson Cluster schools.

The Draft Plan’s housing section will
be updated.

Initial recommendations regarding the
funding of infrastructure will be
discussed during the worksessions.

The Plan recommendations could be
more specific on support for
small/independent businesses.

The Plan recommends different
properties to accommodate an
elementary school.




Person/Agency/Property

Comments

Staff Response

Abbe Milstein, Luxmanor
Citizens Association

Schools

School situation is dire. Continuing pattern of disregard
for real school overcrowding and exacerbate insufficient
school planning and rapid development.

School size impacts on student achievement based on
Maryland State Department of Education report. School
sizes should be 700 for elementary; 900 for middle
schools; and 1,700 for high schools. Many schools in the
WJ Cluster exceed the State’s guidelines.

Significant enrollment growth is anticipated within the
next 5-10 years. For example, WJ High is projected to
have 2,800 or more students by 2021.

Schools and infrastructure must be in place prior to
additional residential development. Net zero energy
school.

Sustainability/Infrastructure
Support for retention of existing wooded areas and

additional tree canopy. Neilwood Creek has significant
erosion along its banks.

School sizes are determined by the
Board of Education. MCPS has
committed to building schools at least
LEED Silver or higher standard.

MCPS will discuss school issues at a
worksession.

The Department of Environmental
Protection (DEP) is restoring
approximately 1,600 feet. Construction
is anticipated for Winter 2017. Future
development could further contribute
to enhance the creek.

Jody Kline, Nicholson Plaza
Shopping Center

Support for the Plan’s recommendation to reclassify the
property from the Light Industrial (IL) zone to the
Neighborhood Retail (NR) Zone.

Consistent with the Plan
recommendations.

White Flint Partnership

Coordination and consistency between both plan areas;
priorities include the funding, design and construction of
transportation infrastructure.

Apply the same NADMS goals to both plan areas or apply
the same NADMS goals for properties that are close to
Rockville Pike and the Metro.

The proposed NADMS goals are
appropriate since it requires significant
investments by public and private
sector entities to achieve these goals.




Person/Agency/Property

Comments

Staff Response

Ros Brandon, Cherington
Townhouse resident

Retain the wooded area that is adjacent to the Cherington
townhouses. The wooded area provides tranquility in an
urban area, including areas for animals.

Significant developments in the vicinity, such as Pike &
Rose and future development of properties along
Executive Blvd. will benefit from the retention of the
wooded area.

Consistent with the Plan
recommendations.

Jay Corbalis, Federal Realty
Investment Trust-Montrose
Crossing and Federal Plaza

The Plan does a good job of integrating White Flint 2 with
the 2010 White Flint Plan area to create a cohesive area.

Properties in White Flint 2 should be part of the funding
strategy for the staging plan projects. A sector wide
transportation tax in lieu of transportation impact tax
payments.

Supportive of staging targets.

The recommended open spaces are better served when it is
smaller, a half an acre or less and should be owned and
managed by the private sector.

Neither property received additional density so it would be
challenging to redevelopment; the western portion of
Federal Plaza density has decreased to 2.0.

The proposed zoning favors residential; given the location
of both properties, a more balance zoning approach would
permit flexibility.

Consistent with the Plan
recommendations; the zoning approach
for MD 355 properties will be
reviewed during the worksessions.

Emily Vaias, Kaiser Permanente-
6111 Executive Blvd. and 2101
East Jefferson Street

No immediate plans to expand the Headquarters property
(East Jefferson and Montrose Parkway). Immediate need
is to expand and upgrade the laboratory facilities on
Executive Boulevard. No objection to the retention of the
EOF zone for both properties, including adjusting the FAR

Consistent with the Plan
recommendations.




Person/Agency/Property

Comments

Staff Response

for the headquarters building to avoid a non-conforming
building.

John Carter/Ron Paul-6010
Executive Boulevard

Existing building will be retained; significant setbacks to
existing single-family dwellings; and 180-foot-wide
forested area will be retained.

The recommended CRT zone is appropriate, including the
mix for property (CRT 2.0 C1.0 R1.5).

Additional height, up to 150 feet rather than 120 feet will
provide flexibility to the building design.

Staff will review the height alternative
during the Planning Board
worksession.

Matthew Tifford, Randolph Civic
Association

Lack of vision for pedestrian/bike connectivity across the
CSX tracks; expanded bike network would greatly
increase access from the east into White Flint.

Turn the intersection of Putnam Road and Macon Road
into a park; no connection of Putnam Road to Macon
Road.

Opportunity to link Parklawn Drive to Macon Road for
bikes and pedestrians; consider Neighborhood Greenways
for residential streets, including Macon Road to connect to
Randolph Hills Local Park and Rock Creek.

Randolph Hills Shopping Center

Rezone the Randolph Hills Shopping Center to the CRT
zone; support of the property owner’s vision of the
property; Boiling Brook Parkway and Rocking Horse
Road should be improved before or when the Shopping
Center redevelops.

Supportive of Loehmann’s Plaza’s recommendation and
reconfiguration of Parklawn Drive and Randolph Road.

The Draft Plan recommends a series on
new bikeways within the Randolph
Hills neighborhood.

Additional linkages and potential
crossing the CSX tracks will be
reviewed during the worksessions.
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Person/Agency/Property

Comments

Staff Response

Alison Dewey, Randolph
Farms/Randolph Civic

Lack of connection from east of the CSX tracks to White
Flint Metro area. A new bike/pedestrian connection over
the CSX tracks.

See above regarding bikeway
connective within Randolph Hills and
across the CSX tracks.

Steve Robins/Chris Roulen, 6006
Executive Boulevard

CRT 3.0 C2.5 R3.0 H150 would inspire greater mixed use
development with appropriate transition to the stream
valley buffer.

This and other Executive Boulevard
properties will be discussed during the
worksessions.

Stacy Silber, 6120-6130
Executive Blvd.

Two vacant office buildings need zoning tools from the
sector plan for improvement; rather than EOF, CR 1.0
within 100 feet. Provide additional connections within and
to Green Acres property.

This and other Executive Boulevard
properties will be discussed during the
worksessions.

Liz King, Walter Johnson Cluster
representative

There is not sufficient capacity in current or planned
school facilities to keep pace with new development and
residential turnover.

The need for one more middle school and two elementary
schools. The County does not have suitable land reserved
for three new schools.

Need for a secondary school athletic field within White
Flint 2 or Rock Spring Plan areas.

Postpone the approval of the Rock Spring, White Flint 2
and WMAL development until sufficient land is reserved.

MCPS will discuss schools at a
worksession. An assessment and future
programming for an elementary school
is recommended in the phasing plan.

Joshua Sloan and Alan Kronstadt,
Randolph Hills Shopping Center

MARC station on the west side of the CSX tracks, at
Nicholson Court, would provide a connection to the east
side with the residential community.

Redevelopment of the property would provide a town
green; 4-story townhouses and modest apartment at 1.75
FAR.

All industrial zone properties will be
addressed during the worksessions.

Brian Hooker, Randolph Civic
Association

Better connection for bikes and pedestrians across the
CSX tracks; more direct connection behind Old
Georgetown Road and Nebel Street area.

Provide MARC station at Nicholson Court.

See above regarding Randolph Hills
connections and industrial zoning.
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Person/Agency/Property

Comments

Staff Response

Utilize the informal pathway (adjacent to the Walnut
Grove Condominium) as part of the bikeway network.

Consider residential streets as neighborhood greenways
that connect the development in White Flint 2 to Rock
Creek Park.

Support for the redevelopment of the Randolph Hills
Shopping Center via the CRT zone; Loehmann’s Plaza
and the reconfiguration of Parklawn Drive and Randolph
Road.

The MARC station and industrial
zoning will be discussed during
worksessions.

Neal Brown and Michael Gaba,
Green Acres School

Green acres share over 650 feet of common boundary with
Executive Boulevard properties.

Pedestrian path should have multiple linkages and design
for safety.

Explore the feasibility for a second connection to Executive
Boulevard from 6120-6130 Executive Boulevard.

Support for rezoning of 6120-6130 to a commercial
residential zone.

All Executive Boulevard properties
will be discussed during the
worksessions. A connection between
Green Acres and Executive Boulevard
would be a private agreement between
the two property owners.

Beth DeLucenay, Charles E.
Smith Life Communities

Support for the floating CRT Zone; cannot tolerate the
mobility plan recommendations, including the two streets
through the property. The elimination of travel lanes on
East Jefferson would negatively impact the use of the
property and the Jewish Day School property.

Roadway and bikeways will be
discussed during the worksessions.

Ms. Anderson, public health
nutritionist

Concerned about the crosswalk on Randolph Road and
Hunters Lane intersection. Add a traffic light to this area.

Operational issues will be noted within
the appendix for future consideration
with the implementing agencies.

Soo Lee Cho, Loehmann’s Plaza

The Draft Plan recommendation is appropriate for the
property.

Consistent with Plan
recommendations.

Public Agencies

Public agency comments will be
reviewed at a worksession.
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ATTACHMENT 2

EXECUTIVE BOULEVARD FEASIBILITY ANALYSIS

Executive Summary

The Research & Special Projects (R&SP) Division evaluated the economic feasibility of
redevelopment concepts proposed by Willco and Eagle Bank, two property owners in the White
Flint 11 Sector Plan. The Area 2 team chiefly wanted to understand the economic implications of
the density and building height limits they are contemplating for these two properties, and
secondly to estimate how the scale of these developments would impact the surrounding market.

R&SP performed economic analysis on two sets of zoning parameters for each of the properties:
one requested by the property owners through their concept plans, and a scaled-down version
preferred by the Area 2 team. The zoning parameters are listed in the following table.

Requested and Preferred Zoning — Willco and Eagle Bank Properties

Willco Eagle Bank
Zoning Designation | FAR | Bldg Zoning Designation | FAR Bldg
Height Height

Requested by Commercial — 3.0 200’ Commercial — 2.0 150’
Property Owner Residential (CR) Residential (CR)
Public Hearing Commercial — 2.5! 200’ Commercial — 2.0 120°
Recommendation Residential (CR) Residential (CR)
by Planning
Department

The analysis discovered that redevelopment is economically feasible under both the more modest
zoning regulations preferred by Area 2, as well as those requested by the property owners. This
is aided by the fact that each property plans to demolish few, if any, or their existing
improvements on-site. Thus, the economic value each owner would lose is relatively
insignificant compared to the value they could create through additional development. Finally,
population and growth forecasts suggest market demand is adequate to support the proposed
development on these properties, as well as future development desired in the surrounding area
(based on approved density in White Flint 1).

! The initial staff analysis examined the development potential at 2.0 FAR. The FAR was increased to 2.5 FAR,
prior to the public hearing draft.



PURPOSE

The Research & Special Projects (R&SP) Division has evaluated the economic feasibility of
redevelopment concepts proposed by Willco and Eagle Bank, two property owners in the White
Flint 11 Sector Plan. As part of the analysis, the Planning Department wants to understand how
the density and building height limits they are contemplating for these two properties will affect
the viability of their redevelopment.

INTRODUCTION AND CONTEXT

Willco and Eagle Bank are two large property owners in the Executive Boulevard Office Park,
which is near the intersection of Old Georgetown Road and Executive Boulevard. Each of their
properties are improved with office buildings and surface parking: Willco owns a 21.9 acre
property that includes office buildings 6001, 6003, and 6011 Executive Boulevard, while Eagle
Bank owns a 5.4 acre property which includes 6010 Executive Boulevard (see Figure 1). The
Executive Boulevard Office Park is located in White Flint, a mature retail and employment
center that is expected to undergo large-scale redevelopment in the near-future. The properties
are about one-half mile from Rockville Pike/MD 355, less than a mile from the White Flint
Metro station, and adjacent to Pike & Rose, one of the first mixed-use centers expected to
transform White Flint.

As part of the White
Flint 11 Sector Plan —
which both properties
are located in —
Willco and Eagle
Bank have each
requested zoning
changes which they
claim will help enable
infill development?
and redevelopment in
accordance with their
proposed vision.
Their properties are
currently zoned
primarily for office
use, with a floor-area
ratio (FAR)® of 0.75
and a building height
limit of 100 feet
(zoning designation is

2 Infill development is the process of further developing under-used properties, without removing the existing improvements
on the site.

3 FAR, or Floor-Area Ratio, is a measure of density. It is the ratio of a building’s total floor area to the size of the piece of land
upon which it is built.



represented as EOF-0.75, H-100" T). They are each requesting their zoning be changed to
Commercial-Residential (CR) designations — which allow greater flexibility of uses — as well as
greater density and building heights. Willco and Eagle Bank met with the Area 2 Planning Team
and shared their development concepts for their sites. Although the Area 2 Planning Team shares
their view for CR zoning, they believe a slightly scaled-down density and height than requested
would better alleviate concerns about the developments’ impact on public infrastructure,
neighborhood compatibility, and future development of nearby properties. Figure 2 shows the
zoning restrictions that are 1.) existing, 2.) requested by the property owners, and 3.) being
considered by the Area 2 Team.

Figure 2: Existing and Proposed Zoning — Willco and Eagle Bank Properties

Willco Eagle Bank
Zoning Designation | FAR | Bldg Zoning Designation | FAR Bldg
Height Height
Existing Employment-Office | 0.75 100’ Employment-Office | 0.75 100’
(EOF) (EOF)

Requested (by Commercial — 3.0 200’ Commercial — 2.0 150’
Property Owner) Residential (CR) Residential (CRT)
Public Hearing Commercial — 2.5 200’ Commercial — 2.0 120°
Draft Residential (CR) Residential (CRT)
Recommendation

The Area 2 Team principally wishes to understand whether the zoning designation, FAR, and
building height that they are considering for these two properties could be onerous to the
property owner’s development visions and render them economically infeasible, and to
understand the economic value created from this rezoning. The Area 2 Team also wishes to
understand its market impact to surrounding properties, primarily related to its residential
element. Thus, R&SP conducted an analysis to estimate the economic value of these properties
under the proposed regulatory conditions, and secondly, reviewed population and growth
forecasts which would provide future market support.



ECONOMIC ANALYSIS - METHODOLOGY AND APPROACH

Static Development Pro Forma

A “static development pro forma” process was used to evaluate the economic feasibility of a
project at stabilized occupancy. This point-in-time evaluation estimates the remaining value, if
any, after accounting for land value, development costs, profits, and standard public exactions.*
The development feasibility analysis methodology builds an understanding of the relationships
between site constraints, land use regulations, and the real estate market. The approach is
intended to generate order-of-magnitude estimates that can provide general insight into whether a
typical project with certain characteristics is economically feasible. In reality however, no
economic model can capture the full range of variables that differ from owner to owner - such as
one’s investment objectives, financial situations, and appetite for risk — to accurately determine
feasibility on any individual project.

The residual value of a development can generally be calculated using the following formula:
Residual Value =

Market value of the building improvements
- Cost of the building improvements (including development, construction, soft costs,
and profit)
- Cost of public exactions (such as impact fees, affordable housing and open space)
- Cost of land (if not yet acquired) or Change in value of land® (if owned)

Essentially, the residual value in this analysis represents the additional value remaining after the
full range of costs and required returns on investment are accounted for. For NEW development
(i.e. vacant property), a positive residual value is normally added to the developer’s targeted
return and suggests the project is feasible. A negative residual value — especially by a large order
of magnitude — normally suggests a property owner is less likely to develop/redevelop without
some form of economic assistance. Residual value is affected by physical factors that impact a
development’s revenue and costs, such as location, permitted land uses, lot coverage, building
heights and density. Typically, residual value is greatest when development potential on a
property can be maximized.

However, the economics of redevelopment are more complicated because there are existing
improvements which produce streams of income. The costs of both the existing improvements
and land are generally “sunk”, meaning the owner of the property usually does not need to invest
much capital to receive that income stream. If redevelopment requires replacement of existing
buildings, the owner must decide which is more valuable: the existing improvements (receiving
the income stream with little to no attendant capital cost), or the new improvements net of the

4 The “static development pro forma” accounts for and deducts the cost of land from its residual value. This is different from a
traditional Residual Land Value analysis, which represents the maximum amount a developer would be willing to pay for land.
5 Change in value is the difference between the cost basis (what the land was originally purchased for) and the current market
value. This value can be affected by rezoning, capital appreciation (or depreciation), or investment/ disinvestment into the
surrounding environs. This change in land value is factored into decisions on whether or not to redevelop, as an increase or
decrease can affect the developer’s rate of return.



capital cost of building those improvements (including the costs of demolition, relocating
tenants, business interruption costs, etc.). Essentially, in order for redevelopment to be feasible,
the RESIDUAL value of the redevelopment should be greater than the TOTAL value of the
existing improvements that are lost as a result of the redevelopment. The owner would not need
to incur additional land costs for redevelopment, unless the project involves acquisition of
adjacent land.

Proposed Development Programs

Willco and Eagle Bank met with the Area 2 Team to propose a development program® and vision
for their properties as a basis for a zoning change. Proposals included a mix of new retail,
residential apartments, and new hotel and/or office space. Their proposals are largely
characterized as infill development rather than redevelopment: with a small exception of one of
Willco’s two options, all of the existing office buildings were preserved.’

As previously mentioned, the Area 2 team is contemplating zoning that is slightly lower in the
densities and heights than requested by the owners. Figure 3 shows the development programs
proposed by the owners, as well as modified development programs that conform to densities
and heights contemplated by Area 2. These modified programs will be tested in the static
development pro forma and used as the basis to determine whether the densities and heights
under consideration by Area 2 enable economically feasible development opportunities. As the
development programs in Figure 3 represent maximum development capacity, program elements
can also be removed or curtailed in the pro forma should they generate a higher residual
economic value.

Figure 3: Proposed Development Programs (Square Feet)

Willco Eagle Bank
Proposed (A) | Proposed (B) Area 2 Proposed Area 2
FAR 2.54 2.54 2.0 2.0 2.0
Building Height 200’ 200’ 200’ 150’ 120
Demolition 140,000 - 140,000 - -
Retail - New Development 150,500 129,000 109,961 25,213 25,213
Retail — Existing Renovation 20,500 28,500 19,284 - -
Residential Rental 1,875,000 1,750,000 1,426,146 | 117,394 117,394

6 “Development Program” is defined as a development consisting of specific quantities of retail, office, and/or residential space.
7 Willco submitted two development options: Option A kept two of the three existing office buildings, and Option B maintained
all three buildings.



Office — New Development - - - 226,913 226,913

Office — Existing Renovation 302,000 442,000 292,704 100,126 100,126
Hotel 75,000 75,000 59,013 - -
TOTAL 2,423,150 2,424,650 1,907,220 | 469,646 469,646

- “Proposed” programs are those submitted by the property owner/developer. Willco submitted two concepts, which are
represented as Proposed (A) and Proposed (B). “Area 2” represents adjusted programs based on Area 2 planning team
recommendations; adjustments were made to FAR (Willco) and height (Eagle Bank).

- To arrive at the Area 2 Team’s modified version of Willco’s development program, each land use component was averaged
between Willco’s two proposed programs, then scaled down 21.31% in size (% difference between 2.54 and 2.0 FAR).

- Willco assumed the demolition of one of their office buildings in Proposed (A) — the modified development program
accounted for the demolition costs in efforts to arrive at a more conservative estimate.

ECONOMIC ANALYSIS - FINDINGS

R&SP conducted economic analysis of the Willco and Eagle Bank properties using current,
localized market and construction data for revenue and cost assumptions. The residual value that
each of the modified development programs need to exceed for redevelopment to occur is shown
in Figure 4.

Figure 4: Required Threshold for Redevelopment

Willco Eagle Bank

Threshold for Redevelopment (estimated value of forgone $57,931,034 $0
existing improvements*)

*Based on the capitalized value of the existing income stream. Average annual rents were currently estimated at 530 and
office capitalization rate was estimated at 7.25%. CoStar, CBRE.

The figure above represents the total value of the existing improvements that would be lost
through redevelopment. Willco has plans to demolish one of their three office buildings, and
Eagle Bank has no plans for demolition. As a result, redevelopment would be feasible on
Willco’s property only if residual value is over $58 million, and infill development would be
feasible on Eagle Bank’s property with any positive residual value.

Figure 5 is a summary table expressing the key figures and calculations in the pro forma for each
of the proposed development programs. More detailed tables as well as sources and references
for key assumptions can be found in the Appendix.
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Figure 5: Modified Pro Forma, Willco and Eagle Bank Properties

Eagle Bank
(w/o new office
Development Assumptions Willco Eagle Bank development)*
Development Revenues
A Square Feet 1,907,810 469,646 242,733
B Net Operating Income (NOI) S 47,854,230 | S 12,157,195 | $ 6,423,094
C Blended Capitalization Rate' 5.16% 6.29% 5.63%
D Stabilized Value of Property [B/C] S 926,663,198 | S 193,126,909 | § 114,035,855
Development Costs
E Demolition S 980,000 | $ - S -
F Hard Costs (Building)’ S 207,605,873 | § 76,212,069 | S 35,803,330
G Hard Costs (Parking)® S 82,620,821 | $ 34,811,508 | § 14,843,135
Soft Costs (Including Leasing, Financing, and
H Contingency) S 92,555,107 | $ 35,406,113 | $ 16,151,474
I Total Hard and Soft Costs S 383,761,801 | S 146,429,689 | S 66,797,939
Public Exaction Costs (Standard
J Development Method)* S 78,382,483 | S 9,449,648 | S 6,962,597

K Total Hard, Soft, and Public Exaction Costs | S 462,144,283 | S 155,879,338 | § 73,760,536

Change in Land Value

L Current Land Value Assessment S 12,819,500 | S 3,456,000 | S 3,456,000
Estimated Future Land Value® S 31,003,830 | $ 7,616,466 | S 7,616,466
N Land Value Increase from Rezoning [M-L] S 18,184,330 | S 4,160,466 | S 4,160,466

Profit and Residual Value
Blended Developer Required Rate of

0] Return’ (as % of NOI) 6.83% 8.20% 7.45%

P NOI capitalized at Developer Return [B/O] | $ 700,254,503 | S 148,193,072 | § 86,202,787

Q Developer "Profit" [D-P] S 226,408,695 | $ 44,933,836 | S 27,833,068

R Residual Value of Improvements [P-K] S 238,110,220 | $ (7,686,265)| S 12,442,251
Total Residual Value (Improvements + Land

S Value Increase) [R+N] $ 256,294,550 | $ (3,525,799)| $§ 16,602,717
Leftover Acreage 11.15 0.64 3.02

'ca pitalization rates and developer rates of return are blended and weighted across each market segment (retail, residential, office, hotel) within
the project for one consolidated rate. Discussions with developers and industry knowledge assume developer rates of return at approximately 1.5% -
2.5% above the prevailing capitalization rate, depending on land use and market conditions.

2Hard costs include site preparation, construction, and tenant improvements as needed.

3 Parking arrangements assumed one-third would be structured parking, and two-thirds would be underground parking.

“Public exaction costs are public benefits required under the standard development method, which comprise of public infrastructure
improvements, transportation impact fees, school fees, moderately-priced dwelling units (MPDUs), and open space.

*The owners are expected to realize an increase in land value from the rezoning of EOF to CR, given its greater development potential based on
increased flexibility of land uses and higher densities.

*An additional development program that removed new office development as a program element was tested for Eagle Bank to demonstrate thata
positive residual value could be attained. This was because new office development was estimated to be economically unfeasible at this time,
which fully accounted for the negative residual value of Eagle Bank's full buildout scenario.
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Because the development programs did not propose large-scale demolition and replacement of
existing buildings, the threshold for redevelopment is relatively low compared to their
development potential. Owners can receive proceeds from new development without generally
sacrificing their current income stream, and are also aided from an increase in their land values
through the rezoning. Both Willco and Eagle Bank should be able to realize economically
feasible development opportunities under the zoning, density and height regulations
considered by Area 2. Although the initial Eagle Bank development program generated a
negative residual value (-$3.5M), this is because new Class A office construction is currently
economically prohibitive in this location based on projected rents.®2 However, a revised program
without new office development resulted in a positive residual value of $16.6M, demonstrating
its feasibility. This value could be even higher if office development is replaced with market-
supported uses, such as a hotel or in-line retail, or delayed until stronger office market conditions
emerge in the future.

MARKET DEMAND - IMPACT ON SURROUNDING AREA

The Willco and Eagle Bank properties, at full build-out under the Area 2 zoning
recommendations, will create approximately 1,544 new dwelling units.® This is in addition to the
approximately 9,800 dwelling units that can potentially be built in the White Flint | Sector Plan
(see Figure 1), the vast majority of which has yet to be developed. Because properties in White
Flint I are closer to the Metro stations, MD 355, and key to funding many of the area’s capital
improvements, the County wishes to understand whether the development potential for these
properties will inhibit or delay anticipated development in White Flint 1.

While there is no method to ensure that development in White Flint | progresses before these
properties aside from staging mechanisms, R&SP believes that residential market demand should
be strong in this area over the next 30 years. R&SP analyzed the total development potential
within the White Flint | Sector Plan (measured as unfulfilled capacity of CR zoned properties)*®
as a share of the County, and found that there is still sufficient market and population demand
(see Figure 6).

Figure 6: Population Growth and Development Forecast

Undeveloped CR Zoning Capacity (White Flint 1) 39,600,877 SF (21% of County)
County Population Growth (2015-2045) 208,000
County Household Growth (2015-2045) 87,100

Source: Metropolitan Washington Council of Government Regional Cooperative Forecast - Round 9.0, Maryland Department
of Assessments and Taxation

8 Market rents for new office in Executive Boulevard projected at $35 per square foot annually (CoStar). Additional assumptions in Appendix.
° Assumes an average of 1,000 gross SF per dwelling unit, which is in line with current market conditions and Willco/Eagle Bank’s assumptions.

10 This metric was used since CR zoning (as well as CRT and CRN) is usually the Planning Department’s primary means to stimulate
redevelopment with greater flexibility in uses, form, and design regulations. CR properties are the primary properties expected to redevelop.
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White Flint I’s development capacity represents 21 percent of the County’s share (39.6M SF). As
the County is already largely built out, most population growth will occur in areas targeted for
infill development or redevelopment such as White Flint; areas without targeted investment or
CR zoning are generally assumed to remain stable. Thus, if White Flint were to obtain its “fair
share” of County household growth — a corresponding 21 percent — it should benefit from market
demand for 18,291 new households, nearly 8,500 more dwelling units than what is currently
proposed in the White Flint | Sector Plan. This will also provide market support for additional
dwelling units contemplated in White Flint I, and such zoning would bring a better balance
between population growth and development Countywide.

CONCLUSIONS

R&SP’s preliminary analysis indicates the density and building heights contemplated by Area 2
for Willco and Eagle Bank’s properties are reasonable. Since the development concepts do not
propose to remove many (or any) of the existing office buildings, the redevelopment threshold to
realize these concepts is somewhat insignificant. Furthermore, there appears to be sufficient
market demand over time to support the residential component of these projects, as well as
expected development in the White Flint | Sector Plan.

Another common concern in these economic analyses is whether the development will be able to
support structured or underground parking, as a way to promote compact development and a
more walkable environment. This analysis suggests that a mix of structured and underground
parking to serve the proposed uses is economically feasible on both properties.

However, the analysis revealed some key areas in Area 2’s recommendations that warrant
additional consideration. As mentioned earlier, “ground up” office construction in Executive
Boulevard is likely to be economically prohibitive at the current time, given its lower rates and
overall leasing challenges in suburban office parks. If the Planning Department designates
nonresidential uses for a large part of Eagle Bank’s property, the property could experience
delayed development until market conditions change (i.e. office), or underdevelopment (one-
story retail, small hotel, other) that may be in conflict with Area 2’s vision for the area. Greater
provision for residential uses should be considered assuming that adequate infrastructure — such
as school capacity — can be reliably provided.

Secondly, the preliminary analysis indicates that a full buildout on Eagle Bank’s property would
leave less than three-quarters of an acre remaining on their 5.4 acre property. Since Eagle Bank’s
official development application will undoubtedly be subject to the Optional Development
Method,! there will be less bargaining power to negotiate additional parks and open space,
alternative building configurations, or better site designs due to space constraints. Area 2 may
want to consider increasing its building height limit of 120’ to the developer requested 150°, in
order to free up additional acreage. This would also have the effect of making the office

11 Optional Development Method is a process used by the Planning Department where a development approval is contingent
on the developer providing a set of agreed upon public benefits. This method applies to CR properties when development
applications request any floor-area ratio that is larger than 1.



properties more marketable, as greater floor-to-floor ceiling heights are a key feature desired by
new office tenants.

Lastly, the analysis revealed that Willco’s entire development program could fit well within its
site, leaving about 11 acres remaining on its 21.9 acre property, after all structured/underground
parking and open space requirements are accounted for.'? Area 2 has discussed the need for
additional school capacity in this area to relieve potential overcrowding in the future, most
notably for a new elementary school. As new elementary schools in the County typically require
a minimum of four-five acres of land, the Willco site presents a good opportunity to fit an
elementary school and thus should be considered when negotiating for public benefits.

12 |nternal roads, streets, and sidewalks are not accounted for and would be represented in a final site design.
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APPENDIX

Figure Al - Willco Property Pro Forma - By Market Component

Retail - New Retail - Existing Residential Office - Existing
Development Assumptions Development Renovation Rental Renovation Hotel Total
Development Revenues
A Square Feet 110,004 19,284 1,426,691 292,796 59,035 1,907,810
B Net Operating Income (NOI) S 4,284,666 | S 751,102 | S 33,784,047 | S 7,398,951 1,635,464 47,854,230
C Capitalization Rate 5.50% 5.50% 4.75% 7.25% 7.50% 5.16%
D Stabilized Value of Property [B/C] | S 77,903,012 | S 13,656,400 | S 711,243,093 | S 102,054,502 21,806,190 926,663,198
Development Costs
E Demolition 980,000
F Hard Costs (Building) $ 17,979,507 | S 1,157,025 | $ 147,582,269 | $ 33,215,861 7,671,211 207,605,873
Hard Costs (Parking) $ 11,293,759 | S 1,979,796 | $ 41,849,566 | § 25,766,013 1,731,688 82,620,821
Soft Costs (Including Leasing,
H Financing, and Contingency) $ 9335427 S 1,000,352 | $ 60,410,996 | $ 18,809,688 2,998,643 92,555,107
I Total Hard and Soft Costs S 38,608,692 | S 4,137,173 | S 249,842,831 | S 77,791,561 12,401,542 383,761,801
Public Exaction Costs (Standard
J Development Method) S 618,125.03 | S 89,088.82 | $75,860,937.48 | $ 1,352,685.11 461,646.23 78,382,483
Total Hard, Soft, and Public
K Exaction Costs S 39,226,818 | $ 4,226,262 | S 325,703,769 | S 79,144,246 12,863,189 462,144,283
Profit and Residual Value
Developer Required Rate of
L Return (as % of NOI) 8.00% 8.00% 6.25% 9.25% 9.75% 6.83%
NOI capitalized at Developer
M Return [B/L] S 53,558,321 (S 9,388,775 | S 540,544,751 | S 79,988,664 16,773,993 700,254,503
N Developer "Profit" [D-M] S 24344691 S 4,267,625 | S 170,698,342 | S 22,065,838 5,032,198 226,408,695
Residual Value before Land Costs
0] [M-K] S 14,331,503 | $ 5,162,513 | S 214,840,982 | S 844,418 3,910,804 238,110,220
P Total Land Cost 31,003,830
Q Residual Land Value 207,106,390
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Figure A2 - Eagle Bank Property - By Market Component

Retail - New Office - New | Office - Existing
Development Assumptions Development [ Residential Rental| Development Renovation Total
Development Revenues
A Square Feet 25,213 117,394 226,913 100,126 469,646
B Net Operating Income (NOI) S 982,031 | $ 2,910,879 | $ 5,734,101 | 2,530,184 12,157,195
C Capitalization Rate 5.50% 4.75% 7.25% 7.25% 6.29%
D Stabilized Value of Property [B/C] | $ 17,855,105 | $ 61,281,661 | S 79,091,054 | S 34,899,089 193,126,909
Development Costs
E Demolition -
F Hard Costs (Building) S 4,120,662 | S 20,360,420 | $ 40,408,738 | S 11,322,248 76,212,069
G Hard Costs (Parking) S 2588493 S 3,443556 | § 19,968,374 | S 8,811,085 34,811,508
Soft Costs (Including Leasing,
H Financing, and Contingency) S 2139592 | $ 7,591,237 | § 19,254,638 | S 6,420,646 35,406,113
I Total Hard and Soft Costs S 8,848,747 | S 31,395,213 | S 79,631,750 | S 26,553,979 146,429,689
Public Exaction Costs (Standard
J Development Method) S 259,951 | $ 6,241,030 | $ 2,487,051 | $ 461,616 9,449,648
Total Hard, Soft, and Public
K Exaction Costs S 9,108,698 | S 37,636,243 | S 82,118,802 | S 27,015,596 155,879,338
Profit and Residual Value
Developer Required Rate of
L Return (as % of NOI) 8.00% 6.25% 9.25% 9.25% 8.20%
NOI capitalized at Developer
M Return [B/L] S 12,275,385 | S 46,574,063 | S 61,990,285 | S 27,353,340 148,193,072
N Developer "Profit" [D-M] S 5,579,720 | S 14,707,599 | § 17,100,768 | S 7,545,749 44,933,836
Residual Value before Land Costs
0 [M-K] S 3,166,687 | S 8,937,820 | $ (20,128,516)| S 337,744 (7,686,265)
P Total Land Cost 7,616,466
Q Residual Value (15,302,731)
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Figure A3 - Eagle Bank Property w/o New Office Development - By Market Component

Retail - New Office - New Office - Existing
Development Assumptions Development Residential Rental | Development Renovation Total
Development Revenues
A Square Feet 25,213 117,394 - 100,126 242,733
B Net Operating Income (NOI) 982,031 | S 2,910,879 | $ - S 2,530,184 6,423,094
C Capitalization Rate 5.50% 4.75% 7.25% 7.25% 5.63%
D Stabilized Value of Property [B/C] 17,855,105 | $ 61,281,661 | $ - S 34,899,089 114,035,855
Development Costs
Demolition -
Hard Costs (Building) 4,120,747 | $ 20,360,815 | $ - $ 11,322,248 35,803,811
Hard Costs (Parking) 2,588,493 | $ 3,443,556 | $ - S 8,811,085 14,843,135
Soft Costs (Including Leasing,
H Financing, and Contingency) 2,139,619 | S 7,591,363 | S - S 6,420,646 16,151,627
I Total Hard and Soft Costs 8,848,859 | $ 31,395,735 | $ - $ 26,553,979 66,798,573
Public Exaction Costs (Standard
J Development Method) 368,614 | $ 6,746,985 S 893,149 8,008,748
Total Hard, Soft, and Public
K Exaction Costs 9,217,473 | 38,142,720 | $ - $ 27,447,128 74,807,321
Profit and Residual Value
Developer Required Rate of
L Return (as % of NOI) 8.00% 6.25% 9.25% 9.25% 7.45%
NOI capitalized at Developer
M Return [B/L] 12,275,385 | $ 46,574,063 | $ - $ 27,353,340 86,202,787
N Developer "Profit" [D-M] 5,579,720 | $ 14,707,599 | $ - S 7,545,749 27,833,068
Residual Value before Land Costs
0 [M-K] 3,057,911 | $ 8,431,343 | $ - $ (93,788) 11,395,466
P Total Land Cost 7,616,466
Q Residual Value 13 3,779,000




Development Assumptions

e Ad 0 e d A

Values

Sources and Assumptions

Development Revenues

Net Operating Income (NOI)

© $41/PSF Retail
¢ $35.40 Residential
* $35/PSF Office
* $86.36/PSF Hotel (Room)
© $25.91/PSF Hotel (Other)

Retail, Residential, Office
5% vacancy
30% operating costs

Hotel
30% vacancy
Deparmental Expenses (40%), Undistributed
Operating Expenses (24%) Fixed Charges (15%)

e CoStar (area comparables)
¢ Dollars and Cents of Multifamily Housing 2001, plus CPI
e Smith Travel Research Report 2014

Capitalization Rate

See Figure Al

e Integra Realty Report 2015
o CBRE 2015 2nd Half - Capitalization Rates

Development Costs

 Adaptive Reuse/Conversions: Executive Boulevard &

Demolition
$7/PSF Rock Spring Office Markets (2016)
Retail
$100/PSF Construction
$60/PSF Tenant Allowance
Residential * RS Means
i i
. e Colliers International - The Cost of an Office Buildout
$170/PSF Construction R . ) X ) .
New Office ¢ White Flint Sector Plan: Financial Analysis, Economic
- X Benefits & Infrastructure Financing (2009)
Hard Costs (Building) $125/PSF Construction

$50/PSF Tenant Allowance
Office Renovation
$60/PSF Construction
$50/PSF Tenant Allowance
Hotel
$126.50/PSF

* Economic Feasibility of the DC Height Master Plan:
Construction Costs (2013)
» Adaptive Reuse/Conversions: Executive Boulevard &
Rock Spring Office Markets (2016)

Hard Costs (Parking)

Structured (Above grade): $18,000/space
Underground (Below grade): $35,000/space

* RS Means
¢ The High Cost of Minimum Parking Requirements (2014)
e Carl Walker Parking Solutions, Parking Structure Cost
Outlook 2015
o White Flint Sector Plan: Financial Analysis, Economic
Benefits & Infrastructure Financing, (2009)

Soft Costs (Including Leasing,
Financing, and Contingency)

Hard Cost Contingency 5%
Soft Costs: 20%
Financing: 7.75% @ 70% LTV

e Urban Land Institute

Public Exaction Costs (Standard
Development Method)

On-Site Transportation Infrastructure
$250,000/acre
Transportation Impact Fees
Retail: $5.70/PSF
Residential: $3,174/DU
Office: $6.35/PSF
Hotel: $3.20/PSF
School Fees
$5,412/DU
MPDU Subsidy
$10.26/PSF (calculated)
Open Space (10% Requirement)
$35/PSF of Land Area

* Montgomery County Planning Department
¢ Montgomery County Department of Permitting Services
¢ Montgomery County Department of Housing and
Community Affairs
* Montgomery County Public Schools

Change in Land Value

Current Land Value Assessment

e Maryland Department of Assessments and Taxation

Estimated Land Cost

=
N

$32.50/PSF

® Maryland Department of Assessments and Taxation -
Estimated cost for CR properties in North Bethesda with
similar density and height restrictions

Figure per square foot are based on total improvement SF, unless otherwise noted.
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ATTACHMENT 3

Federal Realty

INVESTHENT TRUST

FOUNDATIONES OF OPPORTUNITY

1626 East Jefferson Street
Rockville, MD 20852-4041
PH: 301.998.8100

January 9, 2017

Casey Anderson

Chair, Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, MD 20910

Dear Mr. Anderson,

As the developer of Pike & Rose in White Flint | and the owner of two large shopping centers within
White Flint II, Federal Realty has a unique perspective, not to mention a significant interest, in the plans
for both areas. In 2010 we strongly supported the adoption of the White Flint Sector Plan, which
provided a framework for transforming the Pike District into a walkable, mixed-use activity center within
the County. The White Flint Il plan seeks to expand that vision to a wider area by applying the same
principles employed in White Flint | while accounting for the differences between the two areas. For that
reason, we support the White Flint Il sector plan as well.

Overall, the White Flint Il Plan (hereafter, the “Plan”) does a good job of integrating WF Il with WF | to
create a cohesive area, both physically and economically. The recommended road network will help link
the two areas by expanding the grid network that is already underway in WF I, while the emphasis on
pedestrian connections and a network of bicycle facilities will accelerate the shift away from auto-
dependency in the Pike District. Economically, the Plan recognizes the importance of creating an
equitable playing field between properties in WF Il and WF I, both of which benefit from the projects
currently underway as part of the WF | plan. While the specific method will be determined by the
County Council, we agree that private sector financing from properties in WF Il should be a part of the

. funding strategy for the staging plan projects — nearly all of which benefit property owners in both areas.
A sector-wide transportation tax in lieu of transportation impact tax payments, similar to the tax
currently in place on properties in WF I, would accomplish this. Likewise, we support the inclusion of
staging targets in the Plan — both as a means of ensuring development and infrastructure occur in
concert, as well as further leveling the playing field between properties in both sectors.

While overall we are supportive of the Plan, we do have concerns with some of the recommendations
for our specific properties. At Montrose Crossing, the Plan calls for a dedicated Civic Green of at least
one acre in size to be built as part of any redevelopment on the site. We are not opposed to a
requirement to include dedicated green space in a redevelopment on our property; indeed, our two
most recent projects — Pike & Rose and Rockville Town Square — both include dedicated parks as focal
points. However, our experience in placemaking has shown us that these spaces work best when they

www.federalrealty.com
NYSE: FRT




seems eager to cast doubt on the White Flint Plan’s designation of that location, which is not
consistent with the previously approved plan. Placing the MARC station at Nicholson Court
would also provide much needed connectivity across the railroad tracks for bicyclists and
pedestrians. In addition, the MARC Station at Nicholson could would provide thousands of
existing residents non-automotive transportation options, which will be critical in achieving the
Plan’s Non-Automotive Driver Mode Share goals.

Macon Road/Putnam Road :

We would like to see the county-owned (MCDOT) property at the intersection of Putnam Road
and Macon Road developed into a park. We have raised this issue in light of the redevelopment
of the Montrose Baptist Church property. We also request, as we have done through the
Montrose Baptist Church property redevelopment efforts, that Putnam Road not be opened and
connected to Macon Road. While we support connectivity, we do not support increasing
vehicular traffic on quiet neighborhood streets. This would ruin the character of our
neighborhood, as it would surely be used as a commuter route. Page 77 of the Sector Plan
includes an accessible pedestrian and bicycle pathway through the MCDOT owned right of way
at the end of Galena Road. We believe this is meant to be Macon Road, and support this
concept and wish to see it reflected in the bikeway network planning, which it currently is not.

The plan lacks vision for increased bike and pedestrian connectivity beyond designating bike
lanes on roads. Even with separated lanes, it would seem that biking on Randolph Road would
be categorized as high level of stress for bicyclists. There is a tremendous opportunity to link
Parklawn Drive to Macon Road for bicyclists and pedestrians. We want this plan to consider our
" residential streets for Neighborhood Greenways, which the City of Portland is currently
implementing. Neighborhood Greenways are defined as streets with low traffic volume and ;
speed where bicycles, pedestrians and neighbors are given priority. This concept could link the
various neighborhoods within the sector plan, greatly supplementing the plan for bike lanes on
roads.

A stated goal of the plan is to link new parks and open spaces with existing and proposed
bikeways and trails. The White Flint 2 Sector Plan area abuts Rock Creek Park, there isa
tremendous opportunity to connect White Flint to Rock Creek Park. Although we support the
proposed addition of separated bike lanes on Boiling Brook Parkway leading to Rock Creek, it
must be recognized there is no access to Rock Creek Park at the terminus. We feel this is a
major missed opportunity in failing to create these linkages. We encourage connectivity via
separated bike lanes or neighborhood greenways. For example, a neighborhood greenway on

Macon Road could connect directly to Randolph Hills Local Park and Rock Creek Park. Many
bike commuters already use this route.

Randolph Hills Shopping Center

The RCA would like to see the Randolph Hills Shopping Center zoned as a commercial
residential town (CRT). We think this re-zoning should be recommended in the draft plan,
currently it is listed as an option. The CRT zone, with sufficient density for development, will aid




the redevelopment of this shopping center into a neighborhood center featuring the MARC
transit center and an open space for people to gather. The RCA supports the property owner's
vision for community, smart growth and connectivity. We request that the intersection of Boiling
Brook Parkway and Rocking Horse Road be improved when, or even before, the Randolph Hills
Shopping Center redevelops. This intersection is a great source of frustration for our residents
in our neighborhood. We would like to see a Capital Improvement Plan project linked with any
major redevelopment.

In the Randolph Hills District, we support the vision for Loehmann’s Plaza. We support the
reconfiguration of Parklawn Drive and Randolph Road into a standard four-way intersection as
recommended in the plan.

Rocking Horse Road Center

Rocking Horse Road Center was once our neighborhood elementary school, and we are eager
to see it returned to such status. We support its designation as a potential location for an
elementary school. There is open land around Rocking Horse Road Center, and we have
requested that this land be used for the public good as a park. We would like to see the park
designed for community use as opposed to yet another youth athletic field as recommended in
the plan. We have several athletic fields in our neighborhood at the Charles E. Smith School,
Randolph Hills Local Park and Winding Creek Local Park. We are eager to discuss potential
uses, but do not believe that another athletic field in our neighborhood is the best use for the
space. However, it appears the use of the area as a park is moot given that MCPS recently
submitted plans to pave it for a parking lot to accommodate its current use for MCPS offices.

We support the removal of free right-turn ramps at the intersections referenced in the plan. This
is @ wonderful step towards making our streets safer for pedestrians and bicyclists.

In summary, we'd like to see additional modes of bike and pedestrian connectivity in the plan
that connect the surrounding neighborhoods into White Flint and link White Flint to Rock Creek
Park. We urge the County and State to consider the 2010 White Flint Sector Plan Location for
the MARC station as the Randolph Hills Shopping Center redevelops into a more dense urban
town center.

Thank you for this opportunity to share our input on the plan. We look forward to the changes
being implemented in an effort to strengthen the plan.

Sincerely,

7 Veatter NSRY/)




Matthew Tifford
President, Randolph Civic Association
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AND | BLOCHER LLP

ATTORNEYS AT LAW

January 26, 2017 Barbara A, Sears
bsears@linowes-law.com
301,961.5157

Mr. Casey Anderson, Chair
and Members of the Montgomery County Planning Board
. The Maryland-National Capital Park and ‘
Planning Commission
8787 Georgia Avenue
Silver Spring, MD 20910-3760

Re:  Comments of Willco on White Flint 2 Sector Plan (“Plan”), Planning Board Hearing
Draft (“Hearing Draft™)

Dear Chair Anderson and Members of the Board:
On behalf of Willco, the purpose of this letter is to provide comments on the Hearing

Draft for the Planning Board’s consideration at the Board’s worksessions on the Plan, Willco
and its partners own approximately 34 acres in the White Flint 2 Planning Area. As shown on

the tax map in Attachment 1, the properties consist of two tracts of land. The larger of the two, -

known as the “Washington Science Center,” identified in the Hearing Draft as the “Willco
Property,” is improved with three office buildings (6001, 6003, and 6011 Executive Boulevard).
The Willco Property is bordered by Montrose Parkway to the north, Executive Boulevard to the
south, and Towne Road to the east, and is directly across Towne Road from Pike & Rose. The
Willco Property is identified as Parcel A on Attachment 1. As envisioned in the 2010 White
Flint Sector Plan, the Willco Property is planned to be served by a direct connection to Towne
Road and Pike & Rose from a planned intersection of Towne Road and Rose Avenue. Rose
Avenue is currently being constructed through Pike & Rose to connect with Rockville Pike. The
Willco Property is discussed at pages 26 and 27 of the Hearing Draft.

The second parcel, known as the “Wilgus Property,” is directly north of the Willco
Property and contains approximately 13 acres, It is bordered to the south by Montrose Parkway,
to the north by Montrose Road, to the east by Towne Road, and to the west by Executive
Boulevard, This property consists of Parcels B, C, and D on Attachment 1. The Wilgus
Property is largely undeveloped and is addressed at pages 30-32 of the Hearing Draft.

These two properties present a singular opportunity for true mixed-use development in
White Flint 2. The properties are large, close to Metro, and well served by multiple transit
alternatives as well as existing and planned major roadways, pedestrian connections, bikeways,
and other infrastructure and amenities. Redevelopment of the Willco and Wilgus Properties
would provide the opportunity to continue the mixed-use initiative started by the White Flint I

7200 Wisconsin Avenue | Suite 800 | Bethesda, MD 20814-4842 | 301.654.0504 | 301.654.2801 Fax | www.linowes-law.com
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would provide the opportunity to continue the mixed-use initiative started by the White Flint I
Plan, extending the very successful development patterns of Pike & Rose while enhancing other
existing and planned development in White Flint I. To realize this potential, Willco has three
issues which it wishes to highlight for the Planning Board:

1. Requested Modifications to Zoning Recommendations of the Hearing Draft

Specifically, the Chart which is found in Attachment 1 (the “Chart”) identifies-the
various areas of the two sites, the zoning recommendations of the Hearing Draft, and the requests
‘of Willco for modifications to these recommendations. We believe these requests are modest,
well justified and are fully supported by the goals of the Hearing Draft.

Specifically, Willco requeéts the following:

¢ CR-3, C-1.5, R-2.5, H-200°, rather than CR-2.5, C-1.0, R-2.0, H-200’ on the
Willco Property (Parcel A on the Chart). This property lies north of Executive
Boulevard between the intersections of Executive Boulevard and Old
Georgetown Road, and Montrose Parkway and Old Georgetown Road, within
easy walking and biking distance to Metro and many existing and planned
amenities. As noted above, the property is planned to form an important
intersection with Pike & Rose at Towne Road and the extension of Rose
Avenue. The new development would add to the importance of Towne Road
by providing a compatible built environment along this new street with similar
densities and heights to Pike & Rose. The Willco Property also presents an
important opportunity to invigorate the lagging office market in this dated,
single-use office park by providing a mix of uses and array of modern
amenities that are attractive to office users. However, to achieve these goals,
the densities recommended must support necessary redevelopment.

¢ CR-3, C-1.5, R-3.0, H-200°, rather than CR-2, C-1.0, R-1.5, H-200’ on
Parcel D of the Wilgus Property (the closest portion of the property to Old
Georgetown Road). This property has extensive frontage on Montrose
Parkway and Montrose Road and is surrounded by commercial and mixed
uses along with major highway infrastructure,

e CRT-2.5, C-1.5, R-2.0, H-150’ instead of CRT-2.0, C-0.25, R-1.5, H-75° on
Parcel C of the Wilgus Property (immediately west of Parcel D). This
property also has extensive frontage on Montrose Parkway and Montrose

**L&B 6185785v2/00207.0032
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Road and is surrounded by commercial and mixed uses. The height and
“density on this property should be sufficient to allow a development that is
integrated and compatible with development on Parcel D.

e CRT-1.25, C-0.0, R-1.25, H.50’ rather than R-200 on the linear strip of the
Wilgus Property, identified as Parcel B on the Chart, and containing
approximately 3.22 acres. As more fully discussed below, the Hearing Draft
further recommends Parcel B be dedicated as a linear park. '

2. Requested Modification to Location of the Park on the Wilgus Property

As noted, we believe Parcel B should be rezoned to CRT-1.25, with no
commercial allowed and a limitation of 50 feet in height for the development of townhouses.
The shape, isolated location and fact that this linear strip adjoins Montrose Parkway along its
entire length make it a poor choice for a park. Townhouses at the density and heights proposed
would be compatible with the Cherington townhouses to the north and would provide an
appropriate transition to Montrose Parkway. Such development would also serve to animate the
existing bike path along Montrose Parkway to encourage walking and biking. Importantly,
rezoning of this area to permit townhouses would allow Willco to create a centralized park of
approximately one acre on the Wilgus site, which would be far more accessible to surrounding
developments, including Wilgus, Cherington, Hebrew Home, Monterey Apartments, Willco, and
Pike & Rose. The park would be much more usable in shape, design and location and of far
greater benefit to the immediate and larger community, with sufficient space for active play areas
and programmed activities. lllustrative plans showing how the park could be located and
integrated in Willco’s Plan for the Wilgus Property are attached as Attachment 2. These
illustrations show not only the one-acre public park, but a 0.5-acre green space that would be
connected to the park and accessible to the public This additional space’ would be a more
sheltered area, not directly fronting on Montrose Parkway and placed between two buildings.

It is further important to note that both the Wilgus and Willco Properties are
planned to have strategically placed parkland and green areas at multiple locations. These spaces
are conceptually shown on Attachment 3. These green spaces will be connected by future Road
B-2 (see page 61 of the Hearing Draft), which will provide a new north-south connector road
through the Willco and Wilgus Properties which is planned to connect to Rockville Pike..

**[L.&B 6185785v2/00207.0032
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3, Development History of the Wilgus Property 'Supboﬁs. Rezoning of Parcel B to
CRT-1.25. C-0.0, R-1.25, H-50°, Allowing Townhouses

The long development history of the Wilgus Property also supports CRT-1.25
zoning on Parcel B as requested. In summary, but for the County’s desire to acquire Parcel B for
the Montrose Parkway, Parcel B would have been developed with townhouses at the same time
the Cherington Townhouses were built. This conclusion is supported by the following detailed
history.

o In 1967, Wilgus Associates Limited Partnership (the “Wilgus Partnership”)
purchased approximately 40 acres of land located in the southeast and
southwest quadrants of the intersection of East Jefferson Street and Montrose
Road. As detailed further below, the property acquired in 1967 included the
Jand now developed with the Cherington Townhouses and Parcel B.

e In December of 1970, the North Bethesda-Garrett Park Master Plan was
adopted. This plan recommended construction of the “Rockville Freeway” as
a 300-foot wide, six (6)-lane divided highway in the same location as the
current Montrose Parkway. The proposed right-of-way consumed approxi-
mately 20 acres of the property acquired in 1967.

e In 1977, the Wilgus Partnership filed Preliminary Plan No. 1-77057 to
subdivide the Original Tract into two lots (the “1977 Plan”). The Planning
Board approved the 1977 Plan on March 17, 1977, but placed the above
referenced 20.1 acres into reservation for the 300-foot wide Rockville
Freeway right-of-way.

e To implement the reservation of the 20.1 acres, on May 26, 1977 the Planning
Board adopted Resolution 77-39 placing 16.3086 acres of the 20.1 acres in
reservation. On June 7, 1977, a Reservation Plat for the 16.3086 acres,
identified as Parcels 4, 5 and 6, was recorded in the Land Records of
Montgomery County at Plat Book 102, Plat No. 115838 (Attachment 4).
Parcel 5, as shown on the plat, contained 6.0508 acres and included the area of
Parcel B as shown on Attachment 4. The reservation of Parcels 4, 5, and 6
was renewed annually until 1998 by Resolutions of the Planning Board.
Accordingly, Parcel B was in reservation from 1977 through 1998 but never
purchased for public use, which prevented the Wilgus Partnership from
developing Parcel B during that time.

*+L&B 6185785v2/00207.0032
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In December of 1992, the updated North Bethesda-Garrett Park Master Plan
was approved and adopted. This plan continued to recommend the
construction of Montrose Parkway through the same 300-foot right-of-way
that included Parcel B. Despite continued efforts by the Wilgus Partnership
between 1977 and 1995 to resolve whether the Montrose Parkway right-of-
way that included Parcel B would be purchased by the County or allowed to
develop, no action to acquire the right-of-way was taken by the County.

In 1995, the Wilgus Partnership sold approximately 13.5 acres to Pulte Home
Corporation for development of the Cherington Townhouse Community
(Preliminary Plan No. 1-96009 and Site Plan No. 8-99066). At that time,
Parcel B, which abuts the southern boundary of the 13.5 acres conveyed to
Pulte, was still in reservation and retained in the R-200 Zone.' If Parcel B had
not been in reservation, it would have been the Wilgus Partnership’s position
that the property also be developed as townhouses.

Between 1995 and June 1998, the Wilgus Partnership continued to seek a
resolution to the question of acquisition or development of its 20.1 acres in
reservation since 1977 with all relevant public agencies. When no resolution
could be reached and the reservation term expired on June 30, 1998, the 20.1
acres, including Parcel B, was released from reservation without acquisition
by the County.

On October 12, 1998, the Wilgus Partnership filed Preliminary Plan No.
1-99029 proposing two office buildings containing 522,700 square feet on one
8 7-acre lot located in the southwestern quadrant of the intersection of “Old”
0Old Georgetown Road (now Towne Road) and Montrose Road (the “1998
Plan™). The 1998 Plan proposed development in the Montrose Parkway right-
of-way that was no longer in reservation. In the course of reviewing the 1998
Plan, the Montgomery County Department of Public Works and
Transportation, now the Department of Transportation (“DOT”) and the
Planning Board agreed to reduce the right-of-way width for the section of
Montrose Parkway between Executive Boulevard and “Old” Old Georgetown
Road from 300 feet to 130 feet, increasing to 215 feet at the intersection of the

' The area developed as the Cherington Townhouses was rezoned R-20 in 1993 by SMA G-706
while Parcel B was in reservation for the Montrose Parkway and remained zoned R-200.
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Parkway and Towne Road. This reduction took Parcel B out of the right-of-
way for Montrose Parkway.

e The 1998 Plan was approved on August 30, 2002 with the reduced right-of-
way width and with multiple conditions, including the requirement for the
Wilgus Partnership to dedicate and construct the section of Montrose Parkway
along the frontage of the property. The Wilgus Partnership objected to these
later conditions of approval of the 1998 Plan and filed a Petition for Judicial
Review with the Circuit Court., After filing the Petition, the Wilgus
Partnership agreed to a remand to enter into settlement negotiations with the
Planning Board and DOT.

o For approximately the next twelve months, negotiations continued between
the Wilgus Partnership, the County (through DOT) and the Planning Board,
and culminated in a settlement agreement dated July 28, 2004 (the “Settlement
Agreement”). Under the Settlement Agreement, in exchange for the Wilgus
Partnership’s agreement to dedicate approximately 2.3 acres for the Montrose
Parkway, the Planning Board agreed to only require that the Wilgus
Partnership contribute to the funding for the construction of a section of
Montrose Parkway along its frontage. In furtherance of the Settlement
Agreement, in May of 2005, Plat No. 23187 was recorded in the Land Record
for the dedication of approximately 2.3 acres of the Montrose Parkway right-
of-way, Other portions of the reduced right-of-way between Executive
Boulevard and the dedicated right-of-way were subsequently acquired by the
County for the Montrose Parkway.

In summary, as evidenced by the development and subdivision history outlined above, the
Wilgus Partnership was effectively prevented from pursuing townhouse R-20 zoning on Parcel B
and development in 1995-1996 when the Cherington townhouses were developed. The current
request to zone Parcel B to CRT-1.25, C-0.0, R-1.5, H-50 would result in a consistent unit type
and density as Cherington, which Willco believes would have been the case if there had not been
a reservation of its land for a 300-foot wide right-of-way.

4, Recommendation for An Elementary School Site

The Hearing Draft recommends Willco dedicate land for an elementary school on
the Wilgus Property. Dedication of land for an elementary school is not supported by the
proposed development, and Willco would need to be compensated for any land taken for a

HL&B 6185785v2/00207.0032
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school. We note that Willco has offered to work with MCPS on a small site school paradigm but
such a model has not been pursued by MCPS. :

We believe that the several elementary sites currently available to the County in
the White Flint area are sufficient, and no new sites of limited value, such as represented by this
recommendation, should be planned on the Wilgus or Willco Property. A new elementary
school would serve all of White Flint. There are several sites which have already been identified
for dedication or acquisition by the County and are better choices to serve the need in the Walter
~ Johnson Cluster.

Thank you for your attention to our comments. We look forward to continuing to work with
you.

Very truly yours,

LINOWES AND BLOCHER LLP

o

‘Barbara A. Sears

BREGMAN, BERBERT, SCHWARTZ &
GILDAY,LLC

77?"%'( cetsR / 7 @?@f,uc,a,,//fe
gLz

Francoise M. Carrier
Attachments

cc: Gwen Wright
. Nkosi Yearwood
Richard Cohen
Jason Goldblatt
Brian Mistysyn
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Law Offices of

RE T CANBY

MILLER, MILLE

CLIENT FOCUSED. RESULTS DRIVEN.

200-B MONROE STREET, ROCKVILLE, MARYLAND 20850 P:301.762.5212 F: 301.762.6044 WWW.MILLERMILLERCANBY.COM
All attorneys admitted in Maryland and where indicated.

PATRICK C. MCKEEVER (DC) ROBERT E. GOUGH SOO LEE-CHO (CA)

JAMES L. THOMPSON (DC) DONNA E. MCBRIDE (DC) BOBBY BAGHERI (DC, VA)
LEWIS R. SCHUMANN GLENN M. ANDERSON (FL) DIANE E. FEUERHERD
JODY S. KLINE HELEN M. WHELAN (DC, WV) MICHAEL 8. SPENCER

JOSEPH P. SUNTUM MICHAEL G. CAMPBELL (DC, VA) CALLIE CARNEMARK (VA)

SLCHO@MMCANBY.COM
November 29, 2016

Montgomery County Planning Board
8787 Georgia Avenue
Silver Spring, MD 20910

RE: White Flint 2 Sector Plan Public Hearing Draft;
In Support of Loehmann’s Plaza Recommendations;
5200-5290 Randolph Road

Dear Chair Anderson and Members of the Planning Board:

This office represents Mr. Rob Rosenfeld and Rosenfeld Investment LLC, the owners of
property located at 5200-5290 Randolph Road, commonly known as Loehmann’s Plaza.
Recommendations for land use and zoning relative to the Loehmann’s Plaza site can be found on
pages 44-46 and Map 26 of the White Flint 2 Sector Plan Public Hearing Draft.

When the property owners first became aware of the County’s interest in undertaking an
effort to comprehensively envision the future of the area covered by the White Flint 2 Sector
Plan (“White Flint 2”), the reaction was extremely positive. At about the same time, the owners
had also come to embrace the need to start seriously evaluating what the next phase of
Loehmann’s Plaza might look like and had already initiated a development feasibility study for
the property. Safeway’s departure from the site in late 2015 created an opportunity to look at a
first phase redevelopment of the plaza sooner than would have been possible if their lease was
still in place. Encouraged by the County’s interest and effort to move forward with White Flint 2,
the decision was made to accelerate pulling together a design team that would bring vision to
paper and engage in discussions with M-NCPPC staff to exchange ideas and information. The
resulting development schemes revealed that the site is more than capable of compatibly
accommodating additional residential density than what might be allowed under the property’s
current zoning.




Accordingly, our clients fully support the Public Hearing Draft’s recommendation for the
CR-1.75, C-0.5, R-1.5, H-75 Zone for the 10.8 acre Loehmann’s Plaza site, which we believe
strikes the right balance between residential and commercial density to be developed on the site.
(Public Hearing Draft, pgs. 44-46)

In addition, we agree that a reconfiguration of the intersection of Randolph Road and
Parklawn Drive (i.e., straightening the current curve of Parklawn Drive) into a more standard
intersection configuration could offer a number of benefits. Our preliminary observations of the
potential benefits to the transportation network that could result from a realignment of Parklawn
Drive (previously shared with transportation planning staff) are as follows: :

¢ Provides better spacing between signalized intersections.

o Facilitates creation of bike lanes.

¢ Improves pedestrian access through the intersection of the two major streets.

e Allows for elimination of the current split phasing function which will markedly
improve the efficiency of the intersection.

A redesign of Parklawn Drive could also have positive benefits on a future
redevelopment of Loechmann’s Plaza as follows: '

*  Allows for a more efficient layout for the overall site that more seamlessly
integrates with the surrounding neighborhood.

¢ Allows for better connectivity from Parklawn Drive to/from green areas and park
spaces located on the west side of the site.

»  Allows for more efficient and usable commercial/retail space to support/serve the
surrounding community. _ :

®  Allows for a more typical street grid and opportunities for additional access points
along western and northern frontages to achieve better/safer access and circulation
throughout the development.




Cei:

In closing, we want to express appreciation for planning staff’s work on White Flint 2
and your consideration of all the above. We look forward to continuing the dialogue with
planning staff and bringing forth a redevelopment proposal for the Loehmann’s Plaza site that
supports the vision set forth in the White Flint 2 Sector Plan.

Sincerely yours,

MILLER, MILLER & CANBY

Nkosi Yearwood
Nancy Sturgeon
Rob Rosenfeld
Dave Wagner
Robert Dinkelspiel
Jack Hollon

Jim Voelzke

Brian Szymanski







Attorneys at Law

3 Bethesda Metro Center, Suite 460 Tel. (301) 657-0165
Bethesda, MD 20814 Fax {301) 3471772
wwew lerchearly.com rgbrewer@lerchearly.com

Robert G. Brewer, Jr.

ideas that work

January 12,2017

Casey Anderson, Chair

Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, Maryland 20910

Re:  White Flint I Sector Plan
Dear Mr. Anderson and Planning Board Members,

We are writing to you as counsel for Lerner Development Company, owner of the Oxford
Square Apartments on Parklawn Drive within the White Flint II Sector Plan area. We
respectfully request that the Planning Board rezone this property from the current R-30 zone to
the CR or CRT zone to facilitate its redevelopment during the middle years of the Sector Plan’s
duration.

- The Oxford Square Apartments were built in the mid-1960s, and renovated in the early
1980s. The complex consists of 167 apartment units in 12 garden apartment buildings. Given
the rolling topography of the site, they vary between 3—4 stories in height. The buildings and
apartment units are approaching the end of their useful lives for building structural elements and
systems. Although these apartments have been excellently maintained over the years by the
original developing owner (the Lerner family), they lack ADA accessibility, modern fire code
protection, stormwater management and efficient energy systems, and forest conservation
measures. Many of the units are market rate affordable, but there are no MPDU units since the
complex was constructed long before the MPDU law was enacted. A recent analysis, including
technical consultations with the Department of Permitting Services, indicates that extensive
~ renovations to these apartments are not economically feasible.

The owner proposes to maintain the current apartments for a period of at least five years
following the adoption of the Sector Plan. However, at some point thereafter, the owner intends
to redevelop Oxford Square by demolishing the current buildings and constructing a new multi-
story building containing at least twice the number of apartment units. Given the modest rental
market for Oxford Square’s location (not easily METRO accessible and distant from the core of
the emerging core of White Flint), the redevelopment rents will remain market rate affordable.
In addition, the owner proposes an MPDU yield of approximately 15% for an optional method
project, along with a strong component of larger two and three bedroom units to facilitate family
occupancies.

2447926.1 23013.002



Mr. Casey Anderson
January 12, 2017
Page 2

The Staff recommends retaining the current R-30 zoning for the property solely in order
to preserve it as a reservoir of market rate affordable apartments. Doing so will preclude
redevelopment, since Oxford Square is currently built to the maximum development standards of
the R-30 zone. However, not only will preserving the existing zone remove any incentives for
redevelopment, it will guarantee at least for the life of the Sector Plan that Oxford Square’s
apartments will continue their inexorable decline into functional obsolescence devoid of
MPDUs, ADA accessibility, modern fire code protection, stormwater management systems, and
forest conservation measures. As an example, a recent structural survey confirmed growing
concerns with the foundations of several buildings due to their original construction methods and
age. These sub-optimal conditions are not equitable to Oxford Square’s current and future .
residents, and don’t serve the longer term interests of the County’s affordable housing policy.

We request CR or CRT zoning that would accommodate the proposed redevelopment.
The density should be an FAR of 1.0, with an allocation to residential of the full amount and
only 0.25 FAR for retail facilities (only site serving convenience commercial uses would be
considered). The building height maximum should be 65°, which is intended to be sufficient to
accommodate wood framed construction methods.

Redevelopment would enable Oxford Square to offer many more (and market rate
affordable) apartment units with plentiful two and three bedroom units, in addition to MPDUs of
approximately 15%. In addition, Oxford Square will be able to meet modern stormwater
management, forest conservation, fire protection, ADA accessibility, and energy standards. This
redevelopment—with far superior construction methods and design principles than existed in the
mid-1960s when the complex was first built—will provide twice the amount of market rate
affordable apartment units than currently exist and for many years to come. This result is in the
public interest and strongly promotes the County’s affordable housing policy.

We respectfully request your adoption of CR or CRT zoning for the Oxford Square
Apartments for the reasons described. Thank you very much.

Very truly yours,
Robert G. Brewer, Jr.

cc: Gwen Wright
Nkosi Yearwood
Alan Gottlieb
Francine Waters
David Borchardt
Miguel Iraola

2447926.1 23013.002
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Attorneys at Law

3 Bethesdo Metro Center; Suite 460 Tel. (301) 841-3833
Bethesda, MD 208145367 FOX»(301),347-‘T767
www.lerchearly.com spsilber@lerc‘héuriy.com

Stacy Plotkin Silber

ideas that work

January 12,2017

VIA HAND AND ELECTRONIC DELIVERY

The Honorable Casey Anderson, Chair
Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, MD 20910

Re: 6120 and 6130 Executive Boulevard

Dear Chair Anderson and Members of the Montgomery County Planning Board:

On behalf of Monument Realty and Angelo Gordon, an affiliate of AG Lowe Executive
Plaza Owner, LLC, ("Angelo”) the owners and managers of 6120 and 6130 Executive Boulevard
(collectively, the "Property"), we provide the following commenis on Staff’s Public Hearing
Draft of the White Flint 1T Sector Plan, dated November 2016 (“Working Draft"). In summary,
because the existing EOF zoning does not provide sufficient flexibility to encourage
redevelopment of the vacant office buildings on the Property, we are requesting that the Property
be rezoned CR-1.0, C-1.0, R-1.0, H-100".

Background

The Property is zoned EOF 0.75, H-100T and is improved with two vacant office buildings.
The buildings have been vacant since our Jarge tenant, NIH, moved out three years ago. Given
the age of the buildings (which were constructed over 30 years ago) and the changing office
market, Angelo has struggled to find new tenants. Due to the large office vacancies, the
traditional GSA tenant leases formerly common in this area no longer make economic sense, as
the GSA lease rates continue to fall. In the last year, Angelo opted out of a GSA prospectus

because it made more economic sense to keep the building vacant.

We understand that the Planning Department commissioned Bolan Smart to study the
adaptive reuse of office buildings along Executive Boulevard in White Flint, Angelo's Property
was specifically studied as part of Bolan Smart's analysis. Angelo disagrees with the findings
contained in  Bolan Smart's report — "Adaptive Reuse: Executive Boulevard and Rock Spring
Office Markets," dated May 2016 — which indicates that these buildings are ripe for residential
conversion. Angelo and Monument, as well as others, have looked into the potential for
residential conversion of these buildings, but the economics are complicated for converting aging
office buildings, such as these. The costs associated with a residential conversion of these aged
buildings versus the residential rents achievable in the market for such a product make this an
infeasible option.

2458218.1 : 86133.004




The Honorable Casey Anderson
January 12, 2017
Page 2

Angelo does not foresee office use being viable on this Property in the long term,
Although, with a great deal of effort, Angelo has secured a short-term lease for one of the
buildings that will commence in 201 8, this is a one-off type of lease that Angelo does not expect
to see again. Angelo views this as a short-term "band aid solution" to a lorig-term problem,

Need for More Flexible Zoning

Angelo needs a creative solution for the long-term success of this Property. The existing
EOF zoning, which limits residential use to no more than 30% of the overall development, does
not provide the tools to redevelop. While office use may make sense in other locations within
the White Flint II Sector Plan area, particularly in Metro adjacent locations, the persistent
vacancies along Executive Boulevard make it evident that office use is not currently the highest
and best use of the site and is not a long-term strategy on this Property. Rather, the Property
presents a unique opportunity for residential redevelopment, for which there is an evident
market. However, this redevelopment cannot be accomplished under the existing EOF zone.

Requested Changes to Draft Plan

To ensure the future use and long-term success of this Property, we request that the
Property be rezoned CR-1.0, C-1.0, R-1.0, H-100'. We are only asking for the overall density
to be increased by 0.25 FAR and are retaining the existing 100" maximum height. While this
requested change in zoning does not represent a significant increase in overall density, the
requested CR Zone will give Angelo the tools needed to revitalize the vacant site and introduce
new public amenities.

Benefits of Proposed Redevelopment That can be Achieved by Rezoning

Redevelopment of this Property should be encouraged for several reasons.

1. Residential Redevelopment will Provide Additional Desired Connections

The Property is uniquely situated in close proximity to Luxmanor Park, Luxmanor
Elementary School and Green Acres School. Because of this proximity, residential
redevelopment of the Property can provide a new private drive connection from Green Acres
School to Executive Boulevard and, as desired by the Draft Plan, new pedestrian and bike
connections to these surrounding parks and schools. ,

Green Acres Vehicular Connection. We understand from Staff that the community has
expressed a desire for an alternative connection to the Green Acres School. As such, we have
been working with Green Acres School to accommodate a new private driveway access from
Executive Boulevard to their school, through our Property, as part of a residential redevelopment
of the site. (See Attachment "A"). We understand that Green Acres is very interested in this
potential future connection, as this will provide for an alternative to the current, sole access
through the Luxmanor residential neighborhood. This alternative access point will benefit
students and faculty of Green Acres, as well as the surrounding community.

2458218.1 86133.004
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Pedestrian and Bicycle Connections. Additional pedestrian and bicycle connections are
one of the priorities of the Draft Plan. Based on this, Angelo has had the design firm Perkins
Eastman study these proposals and, as shown on the concept plans, Perkins Eastman has
determined that Angelo can accommodate these important connections on the Property when the
Property is redeveloped. These include a pedestrian and bicycle link to the Luxmanor Park and
Elementary School and to Executive Boulevard. These vehicular, bike and pedestrian
connections however, cannot be achieved without redevelopment under the CR zoning
designation. (See Attachment "A").

2. Residential Redevelopment will Provide Desired Transitions

The Property is located in the southwest corner of the White Flint II Sector Plan area.
Given the Property's edge location, redevelopment will promote the Sector Plan's goal of
providing adequate transitions between new development and existing neighborhoods. Our
conceptual design proposes to locate townhomes closest to the existing single-family residential
homes in the Luxmanor neighborhood and multi-family residential closer to Executive
Boulevard. Accordingly, this redevelopment will soften the plan edges and provide a gradual
transition between the single-family residential uses outside the Plan boundary and the
commercial uses beyond the Property. (See Attachment "B").

3. StormWater Managerhent

Residents of the Luxmanor neighborhood, who live in close proximity to the Property, have
expressed issues with stormwater management. Currently, given the age of the development,
there are no known stormwater management facilities on the Property. As such, residential
redevelopment provides an important opportunity to greatly improve the treatment of stormwater
runoff, for both quality and quantity, on-site. Specifically, redevelopment would allow for the
introduction of Environmental Site Design ("ESD") to the Maximum Extent Practicable.
Additionally, other environmental improvements could be incorporated into the future
redevelopment, including further preservation of the stream bed currently located within the
forested buffer on the south side of the Property.

Conclusion

‘To achieve these community benefits, including the new vehicular, pedestrian and bicycle
connections, we need a zone that will give Angelo the tools to redevelop. Because the EOF
Zone does not provide sufficient flexibility to encourage redevelopment, we ask that the Property
be rezoned to CR 1.0, C-1.0, R-1.0, H-100'. The CR Zone will serve as a catalyst for change
on this Property, to address the vacancies. Furthermore, residential redevelopment, with the
connections proposed, will energize and activate this area of White Flint, Again, this requested
change in zoning does not increase the height, nor does it represent a significant increase in
overall density (an overall increase of 0.25 FAR). Rather, the requested CR Zone will provide
greater flexibility for residential development on the property.

2458218.1 86133.004
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‘We appreciate the Board's consideration of this request, and ask that this letter and
attachments be included in the record for the Sector Plan. Thank you.

SmCerely',

3/.{7? e
tacy P.Silber

cc:  Ms. Marye Wells-Harley; Vice Chair
Mr. Gerald Cichy
Mr. Norman Dreyfuss
Ms. Natali Fani-Gonzalez
Ms. Gwen Wright, Planning Director
Mr. Khalid Afzal
Mr. N'kosi Yearwood
Ms. Amy Phillips
Ms. Christina Lyndon Winstead
Mr. Matthew Towerman

-2458218.1 86133.004
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WHITE.
FLINT

partnership

January 12, 2017

BY ELECTRONIC MAIL

Casey Anderson, Chair, and
Members of the Montgomery County Planning Board
The Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue
Silver Spring, MD 20910-3760

Re: White Flint 2 Sector Plan, Public Hearing Draft dated November 2016
Dear Chair Anderson and Members of the Planning Board:

On behalf of The White Flint Partnership (“Partnership”), the purpose of this letter is to provide testimony
on the White Flint 2 Sector Plan, Public Hearing Draft dated November 2016 (“WF2SP”). As you are
aware, the Partnership is composed of major owners of some of the largest redevelopment properties
within the White Flint | Sector Plan (“WFSP”). We have worked closely over the last eight years with M-
NCPPC, the County Executive, County Council and the State in implementing the successful vision of the
WFSP. Our joint efforts have spawned intensely active community organizations of residential, business,
government and property owner interests. Members of the Partnership are committed to the County and
the success of the WFSP.

We are very much in general support of the WF2SP. In addition, the Partnership appreciates that the
WF2SP acknowledges the importance of consistency with the goals, priorities, and implementation of the
WFSP. The Partnership envisions that the WF2SP can complement the vision of the WFSP as long as
the County ensures coordination and consistency between these two adjoining sector plans. As a part of
this coordination, the County will hopefully continue to recognize the long established priorities within the
WFSP, priorities which are instrumental to the success of the original plan. For example, these priorities
would include, but not be limited to, the funding, design, and construction of the transportation
infrastructure which is critical to full implementation of the WFSP. The transportation infrastructure
priorities in the WFSP are the essential stepping stones to achieving the Non-Auto Driver Mode Share
Goals (NADMS) placed on our developments, and they are the key to enabling individual redevelopment
projects to move forward from one stage to the next. In fact, the transportation infrastructure envisioned
for the WFSP will ultimately be instrumental to the success of both sector plans. In addition, the
Partnership would urge the County to apply the same NADMS goals to the two sector plans. When
compared with the WFSP plan area, large portions of the WF2SP plan area are just as close to Rockville

'Pike and the Metro. At the very least, those portions of the WF2SP plan area should have the same
NADMS goals at the WFSP plan area.




Casey Anderson, Chair, and

Members of the Montgomery County Planning Board
January 12, 2017
Page 2

As the proposed WF2SP continues through the County’s approval process, the Partnership would
welcome the opportunity to engage in in-depth discussions of any aspects of these comments.
We thank you for your consideration of our comments.

Best Regards,

THE WHITE FLINT PARTNERSHIP

cc: Ms. Gwen Wright
Nancy Sturgeon
Khalid Afzal
Nkosi Yearwood




January 10, 2017

Dear Mr. Anderson,
| write regarding the White Flint 2 Sector Plan (WF2) being presented in draft form to
the Planning Board on Thursday, November 10.

| am disappointed in the WF2 plan for one major reason: the disheartening lack of
connection between our 1300 home neighborhood to the White Flint Metro and
White Flint area. This lack of connection will further set apart our neighborhood- part of
the Randolph Civic Association- from the expected economic growth of the White Flint
area and continue to stymie our access to amenities compared to the White Flint 2
residential areas to the west. Our neighborhood wants and deserves an option to walk
or bike to the White Flint Metro and the surrounding area of shopping, entertainment,
dining and employment.

| am currently a member of the Montgomery County Bicycle Master Plan Advisory
Committee and understand the vision and the challenges of the County to create a
more bikeable and walkable county. | commend the County on its efforts thus far. It is
with plans such as the WF2 that those visions become reality so | urge you to consider
including a bike/ped connection to our 1300 home neighborhood to the White Flint area.

The actual distance from Boiling Brook Parkway to the White Flint Metro is one mile - a
very bikeable/walkable distance for the majority of our neighborhood. However, due to
the current lack of connection over the CSX tracks, the distance is nearly three miles
including the steep graded hill and high motor vehicle volume of Parklawn Drive.
Achieving a short, convenient, and safe route from Randolph Hills, an ethnically diverse
and comparatively lower income neighborhood, to the Pike & Rose area and the White
Flint Metro would encourage more biking and walking and give this plan a more
‘equitable approach. We are not asking for access for motor vehicle traffic but simply a
bike/ped connection that will reduce traffic congestion and support active transportation.

| realize connections across CSX tracks are not easy, however, if this connection is not
" made in the White Flint 2 sector plan our neighborhood will face another 50 or more
years of disconnect to our closest Metro and the major economic center of our area. |
urge you to reconsider a bike/ped east-west connection prior to the Planning Board
approval.

Thank you for your consideration.




~ Sincerely,

Alison Dewey

5003 Macon Rd.

Randolph Civic Association Member: Randolph Farms resident

Member of the Montgomery County Bicycle Master Plan Advisory Committee




City of Rackville
111 Maryland Avenue
Rockville, Maryland
20860-2364
www.rockvillemd.gov

240-814-6000
TTY 240-314-8137

MAYOR
Bridget Donnell Newton

COUNCIL
' Beryl L. Feinberg
Virginia D, Onley
Julie Palakovich Carr
Mark Pierzchala

CITY MANAGER
Robert DiSpirito

CITY CLERK
DIRECTOR OF COUNCIL OPERATIONS
Kathleen Conway

CITY ATTORNEY
Debra Yerg Daniel

January 25, 2017

Mr. Casey Anderson, Chair
Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, MD 20910

Re: Testimony on Draft Plan for White Flint 2

~
Dear Mr. 7' erson:(”m"z"“,\/'
% _

This letter presents testimony to the Montgomery County Planning Board for
consideration as you review the draft plan for the White Flint 2 Sector of
Montgomery County. As White Flint 2 is immediately south and adjacent to the City
of Rockville and a portion lies within our Maximum Expansion Limits, the plan will
have a significant impact on Rockville.

In general, we appreciate the desire to facilitate the conversion of this area into a
mixed-use walkable and bikeable environment that can be served well by transit.
This approach is similar to that which we have taken in our recently approved
Rockville Pike Neighborhood Plan, especially near the Twinbrook Metro Station
where redevelopment is most likely.

We appreciate that the draft takes into account reducing impacts on adjacent single-
family neighborhoods in Rockville's Montrose community, by keeping maximum
heights along Jefferson Street lower than those along Rockville Pike. We strongly
urge you to maintain these protections in the plan that you forward to the County
Council.

We respectfully request consideration of changes in the following areas:

Affordable Housing
Rockville appreciates and supports that the draft plan recommends an increased

percentage of Moderately Priced Dwelling Units (MPDUs) and preserves some of
the existing “market affordable” housing in the sector. However, Rockville
encourages the Planning Board to strengthen the plan’s approach on the provision
of housing options that would offer a broader range and variety of housing types.
Housing is also needed for those whose incomes are lower than MPDU levels,
those with disabilities, “millennials” and others who need places to live but are
unable to afford the prices of “luxury level” new units that are being built in the
corridor. We also encourage you to be creative in thinking about how to incorporate
alternative housing types, such as duplexes and small apartments.

Transportation and Impacts Fees
We strongly support the approach of continuing to measure the transportation

impacts of development projects, in contrast to what occurs in the White Flint sector.
You may know that the City and County have a memorandum of understanding in
which we share with each other traffic impacts of development projects. We




appreciate that this plan leaves in place the local area traffic studies so that we have
an opportunity to comment on projects as they are being reviewed.

However, we also strongly encourage this plan to include a policy that impact fees
charged for development will be sufficient to fund the necessary infrastructure
improvements, in transportation and other areas. We have seen that fees charged
are sometimes not as much as is needed and the county and municipalities are left
to make up the difference.

Variety of Businesses

We appreciate that new retail and other businesses will be accommodated in the
plan‘area. We encourage you to think about how to ensure that there will be small
independent (“mom and pop”) establishments in the Pike corridor, rather than only -
in the existing industrial areas in the eastern portion of White Flint 2. These types of
establishments provide an important level of interest, variety and support the
diversity we want as Montgomery County.

Schools

Rockville also wishes to express as strongly as we can, the importance of making
sure that school construction and Jand for such schools, will be budgeted and
designated to manage the development that is projected under this plan. A
significant number of Rockville children attend schools that serve this plan area,
including Tilden Middle School and Walter Johnson High School. As you know, this
cluster continues to experience over-capacity conditions. Please make sure that
your plan, and other regulations (including the Subdivision Staging Policy) ensures
that Montgomery County and Rockville children are attending schools that are not
over-crowded,

As afinal note, we want to express our sincere appreciation to Montgomery County
Planner Nkosi Yearwood. His presentation and the discussion with the Council on
January 9" were very beneficial and he answered our questions well and with an
open spirit.

Sincerely,
/\q)/u‘ 0%{’&

Bridget Donnell Newton
Mayor of Rockville

¢. Nkosi Yearwood, Montgomery County Planning.
Councilmember Beryl L. Feinberg
Councilmember Virginia D. Onley
Councilmember Julie Palakovich Carr
Councilmember Mark Pierzchala
Rob DiSpirito, City Manager
Susan Swift, Director, Community Planning and Development Services
Andrew Gunning, Deputy Director, Community Planning and Development
Services
David B. Levy, Chief of Long Range Planning
Rockville Planning Commission Members

Page 20f 2
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TEL 202.661.2200 vaiase@ballardspahr.com

FAX 202.661.2299
wwaw.ballardspahr.com

January 11, 2017

By Email and US Mail

Montgomery County Planning Board
8787 Georgia Avenue
Silver Spring, MD 20910

Re White Flint 2 Sector Plan - Kaiser Permanente - 61 11 Executive Boulevard and
2101 East Jefferson Street Properties )

Dear Chairman Anderson and Board Members:

We represent the Kaiser Foundation Health Plan of the Mid-Atlantic States, Inc. (“Kaiser”), the
owner and occupant of two properties within the White Flint 2 Sector Plan (the “Sector Plan”) area.
Kaiser’s regional lab facility is located at 6111 Executive Boulevard (the “Lab Property”) and its
regional administrative headquarters building is located at 2101 East Jefferson Street (the
“Headquarters Property”) (see attached zoning map identifying both of the Kaiser Properties). Kaiser
is in the midst of a strategic planning process to assess its current and future operational needs in the
Mid-Atlantic region and how best to use its land holdings to address these needs. Kaiser is proud of
its growing membership in Montgomery County and the surrounding areas, and plans to expand and
upgrade it facilities as necessary to meet these growing demands. In this regard, although there are
no immediate plans to expand the facilities on the Headquarters Property, there is a pressing need to
upgrade and enlarge the laboratory facilities on the Lab Property. In order to relieve some of this
pressure, Kaiser is installing a 6,000-square foot modular facility on the Lab Property to help until a
larger facility can be approved and constructed. We are hopeful that the Sector Plan will support this
immediate initiative as well as potential future growth.

The Lab Property consists of 4 acres of land, half of which is developed with a small building
(22,000 square feet) and a surface parking area. The existing zoning is EOF 0.75 H-100 T, and it is
included as part of the “Executive Boulevard North” area of the Sector Plan (pages 26-27). The
Sector Plan proposes maintaining the current zoning (except removing the “T”). Kaiser does not
object to this zoning as it should allow for sufficient density to expand its lab facility and use of the

Lab Property. Kaiser hopes to file development plans in the near future for this expansion.

As for the Headquarters Property at 2101 East Jefferson Street, the Sector Plan proposes rezoning
this from the EOF 0.75 H-100, to the EOF 1.5 H-100. As mentioned in the Sector Plan at page 29,
this will eliminate the current non-conforming building situation. Kaiser appreciates and supports
this rezoning.

DMEAST #27964802 v3

Atlanta | Baltimore | Bethesda | Delaware | Denver | LasVegas | Los Angeles | NewJersey | New York | Philadelphia | Phoenix
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Montgomery County Planning Board
January 11, 2017
Page 2

Like many property owners in the Sector Plan area, Kaiser hopes to help improve the overall viability
and sustainability of this area, and hopes that the implementation policies ultimately adopted will
help further these important goals. Thank you.
Sincerely,
g .
«—-;':S\\\»—\, ..... P ”"W ‘Z«ﬂ\.,@«aﬂy
Emily J. Vaias

EJV/akm
Attachment

cc: Nkosi Yearwood

Lorena Gonzalez
Mital R Patel

DMEAST #27964802 v3
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January 11, 2017
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Kaiser Properties - 2101 E. Jefferson and 6111 Executive Boulevard
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Casey Anderson, Chair

Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, MD 20910

Re:  White Flint 2 Sector Plan Public Hearing Draft
Dear Chair Anderson and Members of the Planning Board:
1 am writing on behalf of my client, Guardian Realty Investors, LLC (*“Guardian™), to
- expand on the testimony I delivered at the public hearing on January 12, 2017. Guardian has

three principal areas of concern: the zoning of its property, staging, and forest along Neilwood
Creek.

Zoning of 6000 Executive Boulevard

Guardian owns 6000 Executive Boulevard, a tract of + 6.8 acres at the southwest corner
of Old Georgetown Road and Executive Boulevard, which is currently developed with a seven-
story office building and related surface parking. Guardian’s property is diagonally across the
street from Pike & Rose and within half a mile of the White Flint Metro Station (walking
distance from Guardian’s property to the Metro station is approximately the same as from Pike &
Rose’s 200-foot “Pallas™ high-rise).

The Public Hearing Draft of this plan calls for highlighting properties that can improve
connections between districts, promoting compatibility between new development and adjacent
high-density development as well as low-density residential communities, and anchoring the
southwest corner of the Western Workaround - precisely where Guardian’s property is located —
to create an architectural gateway into the White Flint 1 area. Unfortunately, the zoning and
height recommendations for Guardian’s property are insufficient to allow a building on the
southwest corner that will serve as an architectural gateway, particularly in light of higher
ground and taller height limits on neighboring properties.




3anuary 25,2017
Page 2

As shown on the attached Grade and Height Study, the center of Guardian’s property sits
15 feet below the grade of the nearest office building across Executive Boulevard, 28 feet below
the grade of the Pallas Apartments at Pike & Rose, and 16 feet below the grade directly across
Old Georgetown Road, at the southeast corner of the intersection of Executive Boulevard and
Old Georgetown Road. The existing seven-story building on the site has a top-of-building
elevation 90.3 feet lower than the height recommended for the property directly across Executive
Boulevard, 146.4 feet lower than the Pallas Apartments, and 41.3 feet lower than the height
permitted for the property directly across Old Georgetown Road, at the southeast corner of the
intersection. :

In light of the grade differences and the finished height of the Pallas Apartments,
Guardian will require significant height to construct a building that meets the Sector Plan’s goal
of improving connections between districts, promoting compatibility with both high- and low-
density development, and anchoring the southwest corner of the Western Workaround with an
architectural gateway into Executive Boulevard and White Flint 1. The 120-foot height limit
recommended in the Public Hearing Draft (see p. 29) is insufficient. Given the prominent
location and the heights approved and/or built on surrounding corner properties, Guardian
requests a height limit of 200 feet. This will match the height limit at the Pallas Apartments, but
will result in a building with a lower building height elevation due to the lower grade of
Guardian’s property.

Together with a maximum height of 200 feet, Guardian requests a corresponding density
of 2.5 FAR, with 2.25 Commercial and 2.25 Residential, an increase of .5 FAR over the
recommendation in the Public Hearing Draft (see p. 29). This density is justified by Guardian’s
location Y2 mile from Metro and diagonally across the street from Pike & Rose. In addition to jts
relationship to nearby high-density development, Guardian also recognizes its relationship to
adjoining low-density development. Therefore, Guardian would have no objection to adding
language to the sector plan requiring building heights to step down to 75 feet along its southern
property line, abutting Neilwood Creek. Guardian plans to construct infill, mid-rise residential
development on the southern portion of its site, designed to be fully compatible with nearby
neighborhoods.

Staging of Development

The staging plan proposed in the Public Hearing Draft of this plan imposes extreme
limitations on White Flint 2 by tying development to substantial public improvements that could
take years to accomplish, some of which are not in the County’s or property owners’ control.
The proposed staging raises fairness issues, particularly when compared to White Flint 1, which
was subject to similar staging, but with much greater density and height incentives in return. The
staging plan proposed for White Flint 2 would limit the entire area to 1,800 dwelling units and
900,000 square feet of non-residential development until eight specified public improvements or




January 25, 2017
Page 3

events takes place. Three of these elements, in particular, risk suspending White Flint 2 in phase
1 for an indefinite period, likely to extend several years into the future:

A. Completion of the Western Workaround. In the White Flint 1 plan, contracts must be
issued for portions of the Western Workaround for the area to proceed from Phase 1 to
Phase 2, but completion of these improvements is required only to go from Phase 2 to
Phase 3. In the current draft of the White Flint 2 plan, the entire Western Workaround
must be completed before the area can leave Phase 1. This is a clear effort to hold back

" White Flint 2 while allowing White Flint | to move ahead or not, at the prerogative of
property owners. In our view, the County should not artificially limit development
opportunities in White Flint 2 out of concern that White Flint 1 is moving more slowly
than expected to reach its potential, and needs to be sheltered from potential competition.
Guardian believes that a more vibrant Executive Boulevard will be helpful to the entire
White Flint area and should be promoted, not discouraged. Moreover, the misplaced -
concern about competition between White Flint 1 and White Flint 2 could be resolved, at
least in part, by adding White Flint 2 properties to the White Flint Special Tax District, so
that properties in both planning areas contribute to the Tax District on the same basis.
This element should be moved into Phase 2 of the Sector Plan, as it is for White Flint
1.

B. Requirement that MCPS must decide how and when a new elementary school will be
programmed for the Walter Johnson Cluster. It may be many years before MCPS makes
these decisions, given that the School Board recently voted to convene another study
group for the Walter Johnson Cluster before making any decisions. In addition, the new
superintendent recently found that there is insufficient need for a new elementary school
within the current six-year capital planning period. School planning decisions rest
entirely in the discretion of the School Board, so this element of the proposed staging
would place development in White Flint 2 entirely in the hands of the MCPS. If MCPS
chooses to wait 10 years to determine how and when a new elementary school will be
programmed for the cluster, the entire White Flint 2 planning area will be limited to
1,800 dwelling units and 900,000 square feet of non-residential development for that
entire period. This element should be removed from the phasing plan.

C. Requirement that the Maryland Department of Transportation conduct a feasibility study
for an infill MARC station and decide whether a new station should be located in the plan
area. It is impossible to tell if and when such a feasibility study or decision on a station
will be part of MDOT’s work program. The idea has been discussed for a long time, and
a new station was recommended in the White Flint 1 plan more than six years ago, with
1o indication since then that it has moved forward. A MARC station study was not part
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of the staging requirements for White Flint 1, and should not be a requirement for White
Flint 2. It is particularly inappropriate for the Executive Boulevard portion of White Flint
I, which would be largely unaffected by a new MARC station due to its distance from the
rail line. The relevance of a possible new MARC station is strictly limited to the portion
of White Flint 2 west of Rockille Pike and south of Montrose Road — the eastern part of
the “bow tie”.  This element should be removed from the staging plan or limited
only to the eastern part of the planning area.

Forest along Neilwood Creek

The Planning Board Draft of this plan recommends on pages 28 and 51 preservation of
the entire 14 acres of existing forest that runs along Neilwood Creek, between the Executive
Boulevard office buildings and the adjoining Neilwood and Luxmanor residential communities.
Guardian considers this recommendation too broad, given the plan’s goals for development and
connectivity, as well as existing utility easements in the area. We would suggest, as an
alternative to the language on page 28 (with analogous language on page 51), the following:
“This plan recommends, where utility easements do not conflict, protection of the stream valley
buffer through forest conservation or naturalization, while allowing for trails and open space to
connect the residential neighborhoods to the development and amenities on Executive
Boulevard.” This language would ensure adequate forest preservation to protect Neilwood
Creek and retain a forest buffer for the adjoining single-family homes, while allowing for
appropriate connections, open space, and active use of land outside the stream valley buffer.

We thank you for your time and attention to our concerns, and look forward to discussin g
these issues with you at future work sessions.

Sincerely yours,

BREGMAN, BERBERT, SCHWARTZ & GILDAY, LLC

By:

cc:  Planning Board Members
Members of the County Council
Gwen Wright
Khalid Afzhal
Nkosi Yearwood
Marvin Lang
Brian Lang
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Friends of Friends of White Flint
. : Testimony on the Proposed White Flint 2 Plan
White Flint January 12, 2017

Dear Montgomery County Planning Board:

There is much to like in the proposed White Flint 2 plan, but we have fairly long list of
changes we’d like to see. I will highlight those changes today. More detailed information
about our suggestions can be found in our written testimony.

School Capacity

1. We are pleased that plan suggests dedicated sites for the elementary school needed in
the White Flint area to address school capacity. While we are not advocating for any
site in particular, we agree that dedicating sites in the plan is essential to addressing
current and future school overcrowding.

- Connectivity

2. We strongly support the connectivity outlined in the plan, especially the bike paths
along Randolph Road and Parklawn Drive. We believe that bicycle and pedestrian
connectivity is crucial to the success of this area.

3. We are, however, quite disappointed that there was no solution to creating a
pedestrian-bike path over the railroad tracks to connect White Flint 2 and White Flint
1. We would very much like to see such a connection included in the plan. While we
acknowledge there are engineering and other challenges creating a bicycle-pedestrian
path over the railroad tracks, we believe that difficulty is not a reason to omit a needed
connection from the plan. This pedestrian-bike path should be incorporated into the
future MARC station. '

4. To enhance connectivity and encourage walking between White Flint 1 and White
Flint 2 area, we would like to see a sidewalk included on the east side of Route 355
along the bridge over Montrose Parkway to connect with the sidewalk that ends in
front of Montrose Crossing.

5. To enhance pedestrian access, we request a crosswalk on the east side of Towne Road at
the intersection Montrose Parkway as well as a pedestrian path through the park and ride

lot to connect the Monterey Apartments, the Jewish Community Center, and other
properties with Rockville Pike.

6. We support a lighted pedestrian path behind Executive Boulevard near Luxmanor
Elementary.

7. We support the plan’s re-configured intersection at Parklawn Drive and Randolph
Road to ease traffic, increase walkability, and provide a better site for the
redevelopment of Loehman’s Plaza.




Friends of _ Friends of White Flint
White Flint Testimony on the Proposed White Flint 2 Plan
- January 12, 2017

8.

10.

I1.

We support the reconfiguration of the intersection of Boiling Brook Road and Rocking
Horse Drive. The current intersection is confusing and dangerous for both cars and
pedestrians.

We recommend a signalized intersection where the new Rose Avenue intersects at
Hoya Street at the Willco property. Both Federal Realty and Willco want this
intersection and are willing to fund it. An intersection here is critical to achieving the
goal of extending the White Flint 1 street grid into White Flint 2 while providing a
much needed mid-block crossing for pedestrians and vehicles.

We suggest the plan more clearly define, with detailed larger illustrationé, how the
roadways, bikeways, and pedestrian paths will connect with White Flint 1 so that their
recommended locations can be better understood.

A MARC station should remain part of the plan.

Office, Business, Industrial, and Residential Space

12.

13.

14.

15,

We very much would like to see more innovative office and residential concepts
included in the plan. These might include micro-units, shared housing, and
condominiums and apartments that could be used for either residential or office
purposes in the same building. These types of creative residential and office buildings
are being constructed and leased in other areas in our region. The plan should add

language to specifically encourage taking advantage of the Zoning Ordinance's bonus

density for "development that increases the variety and mixture of land uses, types of
housing, economic variety and community activities" under Section 4.7.3.D.

We suggest that the White Flint 2 plan include language to encourage new small
businesses, such as an incubator. The plan should add language to specifically
encourage the retention of locally owned small businesses. Emphasis should be added
to refer to the density points under Zoning Code Section 4.7.3.D.7, regarding "Small
Business Opportunities: Up to 20 points for providing on-site space for small,
neighborhood-oriented businesses."

We would like to see the plan encourage traditional and innovative senior housing
options. .

We endorse keeping light industrial space in the White Flint 2 area but would support
plans to change the light industrial space in and around Randolph Hills Shopping
Center to a flexible, mixed-use, higher density, residential-commercial zoning.




" Friends of Friends of White Flint _
. . Testimony on the Proposed White Flint 2 Plan
White Flint January 12, 2017 -

16. While we appreciate the need to have some light industrial space in the down-county
area, we would like the Planning Board to consider creating a flexible mixed use zone
around the Nicholson Court area as it is quite close to metro. We support the request for
Oxford Square to have a density of 1.0 F AR to increase the stock of low and mid-rise
residential units.

Affordable Housing

17. Apartments that are designated market rate affordable housing will eventually become
obsolete. They also lack any MPDUs, ADA accessibility, modern fire code protection,
storm water management systems, or forest conservation measures A large portion of
housing costs are related to utilities. As these “market rate affordable” units further
decline and are not modernized, these costs will increase. Additionally, nothing is better
at reducing housing costs than increasing supply. Therefore, we do not support the plan’s

 recommendation to effectively under-zone specific properties because they are currently
providing market rate affordable housing. The law of unintended consequences is
immutable. Zoning should permit the economically feasible redevelopment of older
residential properties so that a variety of housing types can be part of the mix of
properties in White Flint 2. This would also permit more MPDUs and hopefully units in a
variety of sizes.

18. The plan discusses preserving affordable housing through the use of tax credits and
other financing tools, but it does not explain them in any detail. The plan should
describe such vehicles so the Council may evaluate their efficacy.

Public Space

19. We applaud the plan’s goal to create 12 acres of public space. However, we would like
to see innovative public space that meets the needs of residents, not just the creation of
small contemplative plazas or athletic fields that people from other parts of the county
would drive to White Flint to use.

Staging and Implementation
20. Regarding Implementation Phase 1 recommendations, we request that you eliminate the

MDOT study as a staging requirement. Merely conducting a study does not add density
nor does it provide any concrete infrastructure improvement. ‘




Friends of Friends of White Flint
White Flint Testimony on the Proposed White Flint 2 Plan
January 12,2017 :

21.

22.

23.

The approved White Flint 1 Plan and the proposed White Flint 2 Plan both recommend a
shuttle system. We think that Pike District businesses, residents and commuters would
all benefit from implementation of a circulator system at the earliest practicable date. A
dedicated and branded circulator system would greatly enhance the visibility the Pike
District. To expedite implementation, the circulator feasibility and planning study could
be undertaken in 2017, and a circulator system could be in operation in time for new
development in the approved White Flint 2 plan area.

The Non-Auto Driver Mode Share (NADMS) goals are a key mechanism for controlling
traffic congestion and promoting pedestrian-friendly connectivity and walkability in the
Pike District. However, the White Flint 2 Plan recommends lower NADMS goals than
the White Flint 1 Plan: ‘

Phase 1 Phase 2 Phase 3

NADMS NADMS NADMS
White Flint 1 (approved) 34% 42% 50%
White Flint 2 (draft) 27% 35% 42%

We can understand why White Flint 2 areas east of the CSX tracks might have lower
NADMS goals. However, those portions in the western part of the White Flint 2 area that
are just as close to Rockville Pike and metro as properties in the White Flint 1 area
should have the same NADMS goals as the White Flint 1 plan area.

Finally, there must be greater clarification how White Flint 1 and White Flint 2 will
work together for the betterment of both. For example, the plan must articulate how
the improvements made possible by the special White Flint 1 taxing district,
improvements that impact White Flint 2, will be funded so that it is equitable to all
parties in both White Flint 1 and 2, including the community. The plan must also
delineate how development of White Flint 1 and White Flint 2 properties will be
coordinated so that the Pike District is developed in the fastest and most successful
way possible.

In particular, if development is “locked” in White Flint 1 due to any of the staging
requirements not being met, will it also be “locked” in White Flint 2? If not, will it be
possible to justify the redevelopment of properties further from metro while closer
proximity properties are unable to proceed?




Friends of
White Flint

"Friends of White Flint

Testimony on the Proposed White Flint 2 Plan
January 12, 2017

Because we represent all facets of the community and because the nearly 2,000 Friends of
White Flint supporters live, work, and play in the Pike District, we hope that you will
include our suggestions in the final White Flint 2 Sector Plan. Thank you.

Sincerely,

Amy Ginsburg
Executive Director







January 25, 2017

The Honorable Casey Anderson, Chair

and Members of the Montgomery Planning Board
Maryland-National Capital Park & Planning Commission
8787 Georgia Avenue

Silver Spring, MD 20910

Re:  White Flint 2 Sector Plan
Dear Chairman Anderson and Members of the Board:

As you are aware, property owners on Executive Boulevard including The Ronald D.
. Paul Companies, Inc., Guardian Realty Investors, Willco, Monument Realty, and Peel Properties
have been working in conjunction on the White Flint II Sector Plan (“WF2”).

The Planning staff’s stated vision of the WF2 area was to complement the 2010 White
Flint Sector Plan (“WF1”) by providing opportunities for infill and transitional development at
key locations with the added goal of helping transform commercial properties, such as those on
Executive Boulevard, into vibrant, mixed-use urban places.

We share the goal to transform this area into an extension of the redevelopment efforts in
WF1. Executive Boulevard, as the Gateway to WF1, is walking distance from the White Flint
Metro Station and shares overlapping transportation infrastructure issues with WF1, especially
" regarding construction on the new Western Workaround and many other infrastructure needs for
WF1.

To help address the growing transportation issues in the entire White Flint area, our
coalition has spearheaded conversations with County Executive Leggett and his staff about our
interest in establishing a White Flint shuttle bus service akin to the Rock Spring Park Express
shuttle that began operation in July 2016. The proposed White Flint shuttle would operate during
peak hours Monday-Friday and circulate between the White Flint Metro Station and various
stops near office buildings on Executive Boulevard and in WF1.

Our coalition is committed to helping solve the transportation needs of our tenants and
the community. To that end, we are prepared to entertain a discussion with the Planning Board,
Executive Branch and Council regarding the development district issue in WF1 and our potential
inclusion in the WF1 Special Taxing District for transportation if zoning, density, and height
issues are sufficient to incentivize development as was provided in WF1. We are aware of the
tremendous shortfall of monetary funds due to lack of development in WF1 to cover the costs for
infrastructure in WF1.

On the issue of schools, it is our understanding that the staff draft of the WF2 is
recommending that any redevelopment in the Executive Boulevard area be accompanied by a
designated elementary school site. We believe there are other options besides Executive
Boulevard better suited for an elementary school in the Walter J ohnson Cluster involving the




reopening of closed school sites, or other developable sites. The staff draft references that anew
elementary school could be provided by reopening a former elementary school in the WJ Cluster,
such as Alta Vista, Arylawn, Kensington or Montrose Elementary Schools.

The Montgomery County Public School (MCPS) system is not currently requesting a new
middle school site be designated in the WJ Cluster. We support the recommendation to carryout
planned expansion projects for North Bethesda and Tilden Middle Schools. If it is not possible to
- address enrollment increases through expansions, it would be prudent to look at utilizing
available capacity in middle schools surrounding the WJ Cluster, such as in the Winston
Churchill Cluster where both Cabin John and Herbert Hoover Middle Schools are projected to
have available space.

The Planning Board has a tremendous opportunity in the WF2 to address challenges
Montgomery County has faced regarding older, suburban office parks by allotting us the
~ necessary zoning, density, and height to move forward with crucial revitalization efforts. The
Coalition is prepared to move forward with multiple uses for our properties and this is the one
opportunity the County will have to achieve our shared vision of a unique, walkable mixed-use
urban community on Executive Boulevard.

We appreciate your consideration of our request and look forward to hearing from you.

Sincerely,

Ron Paul, Ron Paul Companies
Marvin Lang, Guardian Realty
Brian Lang, Guardian Realty
Jason Goldblatt, Willco

Doug Olson, Monument Realty
Denise Peel, Peel Properties
Scott Peel, Peel Properties

Please reply c/o Steve.Silverman@ssgovrelations.com

cc: :
Hon. Roger Berliner
Hon. Hans Riemer
Hon. Craig Rice
Hon. Tom Hucker
Hon. Nancy Navarro
Hon. Marc Elrich
Hon. George Leventhal
Hon. Nancy Floreen

- Hon. Sidney Katz

- N’Kosi Yearwood
Nancy Sturgeon




Marlene Michaelson

Greg Ossont

Amy Phillips, Monument Realty

Steve Robins, Lerch, Early and Brewer
Stacey Silber, Lerch, Early and Brewer
Francoise Carrier, BBS&G Attorneys
Barbara Sears, Linowes and Blocher
Emily Vaias, Ballard Spahr

Steve Silverman, SSGovRelations, LLC
Jordan Silverman, SSGovRelations, LLC




remaining green stay! To reinforce the importance of trees, I've pasted over 3 articles that you might want to read that
reinforce the positive health aspects of trees!!!!1

Thank you,
Roslyn Brandon Needle

http://www.theatlantic.com/heaIth/archive/2014/07/trees-good/375129/

http://depts.washington.edu/hhwb/Thm Mental.html

https://www.sciencedaily.com/releases/2013/01/ 130116163823.htm




Testimony\Before the Maryland National Capital Parks and Planning Commission
Ric Erdheim, President, Cherington Homeowners Association
White Flint 2 Draft Sector Plan
January 12, 2017

Mr. Chairman and Commission Members, thank you for the opportunity to bring to your attention
the views of the owners of condominium townhouses and apartments in Cherington. The
Cherington Homeowners Association represents owners and residents of Cherington, a commu-
nity bounded by Montrose Road, Montrose Parkway, and East Jefferson Street and Stonehenge
Place. Our community is in the Rockville Pike — Montrose North Planning Area and many of
the proposals for rezoning and street modifications provided for in the staff draft plan for the
White Flint 2 sector (Staff Draft) would directly impact us. | want to thank the staff, which has
been very helpful to us in explaining the proposal and listening to our concerns. '

Background

Just to the south of and backing onto townhouses in our community is undeveloped land with
trees. These trees provide a buffer that separates our community from Montrose Parkway and
some of the noise that commuters generate on the Parkway. To the east of our community is
an existing entrance to the community constructed by the Department of Transportation within
the last eighteen months. We negotiated extensively with the Department over this ehtrance to
ensure that driving on a steeply graded road with a sharp curve would be safe and to eliminate
any cut-through traffic onto our private streets on which neighborhood children play. To the east
of our community is the Executive Sunoco Gas Station and undeveloped land.

The Draft Plan would ‘make changes to each of these areas. Our comments address each area
separately.

1) Forested Land South of Cherington

The existing zoning for this area (R-200) would allow for construction of a few houses on this
property. The Staff Draft would leave this zoning in place with two changes.

First, the Staff Draft proposes to have most of the forested area to our south dedicated to the
Parks Department to retain as a forest and to develop a linear park along Montrose Parkway.
The Staff Draft would leave most of the existing tree buffer in place enhanced by new planting
and create a linear park along the Montrose Parkway in the excess right of way adjacent to the
Montrose Parkway Bikeway and open the area for further appropriate park development. . We
support this proposal for the reasons wé discuss below and we look forward to working with
MNCPPC staff on appropriate uses of this area.

There is, however, a separate piece of property that includes Stonehenge Place up to our prop-
erty line and the areas immediately adjacent to its east and west that the Staff Draft proposes:
to zone for commercial/residential development. We understand from County staff that zoning
is made along property lines so the property needs to have one type of zoning. Since the staff
wants to allow for commercial/residential development in the area to the east of Stonehenge
Place it has proposed the zoning for that purpose. Unfortunately, that would allow for develop-
ment of a small piece of property (33,705 square feet) behind the first set of homes along
Stonehenge Place as you enter the community from the new entrance. Such development




would undercut the very benefits that the County would obtain by using the adjacent area for
open and park space. '

Because this area is contiguous with the proposed park space, it would be better suited for the
park and would serve to enhance the public space. Cherington urges the MNCPPC to support

in the area to the east of Stonehenge Place or to another property in the planning area.

The preservation and dedication of all of this land to the Parks Department is consistent with a
number of County goals as identified in the Staff Draft including:

* Implementing the County open space requirement goal for new parks and urban spaces to
promote a livable environment for area residents (pages 18, 21 and 31); :

* 'Linking the proposed linear park and forested open space with the existing Montrose Parkway
bikeway (pages 18, 52 and 76);

* Furthering County sustainability goals by retaining the existing wooded areas, mitigating car-
bon emissions and providing an increased tree canopy throughout the Plan area (pages 21, 31,
55 and 58);

* Creating an attractive public space (page 18). The forested sections of the Parkway enhance
the appearance of this developed area and provide and preserve an aesthetically appealing
buffer zone; and ‘

* Continuing compatibility with the existing Cherington neighborhood and providing area resi-
dents with passive recreation adjacent to an existing community (pages 7, 20, 21 and 31 )-

Although not mentioned specifically in the plan there is growing evidence of the benefits to
health from spending time in nature. Information developed by the American Society of Land-
scape Architects summarizes this evidence. https://www.asla.org/healthbenefitsofnature.aspx.

Finally, development in the forested property to the south of Cherington would change the fun-
damental nature of our quiet community and its forested buffer to the world. And the proposed

was developed, it would c'reate a negative traffic pattern at one of our two entrances/exits.
Cherington opposes the Staff Draft’s proposal to allow for commercial development in the east-
ern part of the existing forested area to the west of Stonehenge Place.

2) Land East of Our Community

The preliminary plan would allow for more extensive mixed use development in the area to the
east of our community with possible construction of a school. We do not object to the proposed
zoning change that would allow for mixed residential and retail use and would be consistent with
the ongoing Pike and Rose development. We also support the plan’s requirement to reduce
building heights as you move from east to west toward the Cherington townhouses to establish

what the Staff Draft calls “a compatible relationship with the existing residential development.




3) New North-South Street

The Staff Draft would change the existing Stonehenge Place entrance constructed just last year
by the Department of Transportation to go through the gas station to the planned Hubbard
Street extension. We are concerned that if not constructed early in the development process
and if not properly marked Cherington may see an increase in cut-through traffic in our commu-
nity. Our community owns and maintains its streets and often has children playing in them. Any
proposal must ensure that there will be no cut-through traffic in our community from any devel-
opment on land to the east of Stonehenge Place even on a temporary basis until the new road
is completed. Any development should provide that there are adequate alternative entrances
and exits to and from the developed property to ensure that this new road does not have more
traffic than it can handle making it more difficult for us to enter and leave our community and
possibly resulting in more cut-through traffic. Even If our concerns can be addressed, we be-
lieve there should a light at Stonehenge Place and Montrose Parkway to allow pedestrians safe
and controlled passage and to reduce speeds on Montrose Parkway.

4) Removal of One Lane of Traffic on East Jefferson Street for a Bike Lane:

The Staff Draft proposes to create a bike lane on East Jefferson Street from Montrose Road to
Rollins Ave similar to the one now found on Nebel Street. We believe that this will increase con-
gestion on East Jefferson Street and make travel much more difficult. We already see a backup
of traffic on East Jefferson Street south on Montrose Road to Montrose Parkway where because
of turn lanes there only is one through lane.

Conclusion

We want to thank the MNCPPC for the opportunity to provide comments and we want to thank
the MNCPPC staff for meeting with us several times to discuss the impact of the proposal

The Cherington Community looks forward to working with the MNCPPC and its staff in the fur-
ther development of the Staff Draft.
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CheringtonPetiton/Owners
Owners Who Responsed to Sign the Petition Via Email:

December 22, 2016:

1)Please add me to the petition.

Kimani Clark — 6018 Stonehenge Place

My new email address is kimaniclark@outlook.com.
Thanks.

2) Hello Ros. Sure ! Just go ahead and sign for me. Thank you for taking care of this.
Denis Belik - Dec 22, 2016 6:31 PM, Denis Belik: , 6149 Stonehenge Place

3)December 24, 2016 Thank you for your email. Yes, please add Niloofar Rezvani and
Amir Eshaghi to the petition as owner of a house in the communlty, 6147 Stonehenge
Pl. Rockville, MD 21152.

- Here | want to say thank you and Ric Erdheim for all you do. -

Thank you for your time and happy new year,

Best,

Niloofar, Amir

4)December 26, 2016 i

Dear Rogz,

Thank you for the e-mail to Angie.

Please add our names to the petition. Thank you for being so v:gllante for the welfare of the
community. Our best wishes to you and your family for the new year

Regards,Julio and Angie Jimenez :

5)Dear Mark and Ric -- This is Victor Galitski of 6026 Stonehenge. First, thanks for your
message and your efforts. I have not been aware of the plans to wreck our commumty Now, I
am greatly worried. Please, let me know how I can help?

6) Avihu Hiram <hiram7@bezeqint.net> 11904 Castlegate

Date: Wed, Dec 21, 2016 at 4:29 AM

Dear Mark ~Thank you for updating us on these important issues.As we are, currently, away —
we cannot physically sign the petition (I saw no remote signing option).Please add our signature
to the petition or, if, there is a way to sign this petition, please instruct us.Thank you again for the
important work you are doing.Regards :

7) ' 1
From: Hammad Qureshi <hammadq80@gmail.com> - 11909 Klngsbndge Way
Date: Tue, Dec 20, 2016 at 8:54 PM

Thanks Mark Go glad to hear that the plan has been revised. I will be out on vacation starting

l
|
1
i







tomorrow for 8-9 days. Is there a way o could sign the petition via email? Thanks

8)Lantigua-Williams Family <ayojuleyka@gmail.com>

Date: Tue, Dec 20, 2016 at 3:34 PM

Cc: Ayotunde Williams <a.williams@siralusa.com>

Hello Mark, Thank you for bringing us up to speed on this, which we were not aware of. We'll
be happy to sign the letter. Thank you for representing our community at the meetings.

Talk to you soon.Juleyka

202-330-1759

9)Nadya Elis <nadyaelis@yahoo.com> 11910 Castlegate

Date: Tue, Dec 27, 2016 at 7:49 PM

Subject: Re: Cherington possible parking violation

Hello Mark, | would like to have the petition to sign.Thank you,Nadya Elis

10)We will be out for dinner but you have our authority to add both of our names.
Ric Erdheim
11901 Grey Hollow

11) January 5, 2017

I support the petition to keep the trees
Thanks,

Jason Liverette

11902 Castlegate Ct.

12)Hello Roslyn, January 5, 2017 | support the petition. Please add my name to the list.Dana Kiein
11906 Castlegate Ct

13)

Hello Roslyn,

I support the petition. Please add my name to the list.
Thank you

christina Widodo, 11901 Bristol Manor CT

14)Yes, you can add my name to the list:
Amy Fri,edThanks, Anl}/Amy Fried — 6002 Stonehenge Place

15)Hi Ros, January 6, 2017

Please add my husband and my names to the petition:
Raul & Elena Garcia

6010 Stonehenge Place

Thank you so much! Elena







16)Hi Roslyn, - January 6, 20 17

My name is Jimmy Su, and I'm the owner of 11905 Castlegate Ct (Cherington).

I received an email from Mark Loveland asking to email you in order to add my name to the
petition in support of preservicing the forested area to the south of our community.

17)Add Stanton Joseph and Susan Joseph to the petition. January 6, 2017
Thank you, 11911 Kings Bridge
Stan Joseph

18)Galia Ron —January 3, 2017

Hi ros

Sorry i didn't see that the mail but anyway
Yes please sign me and rafi on the petition
G .

19)Mary Palmer — January 5,2017

Hi Ros,

I support the petition. Please put my name on the list!
Thank you so much.

Mary Palmer

20)Steve Loewy, 6000 Stonehenge Place

Yes, of course. I am close to the planning board, as you know.

Sent from my iPhone

21) Janu 6, 2017

I would like to sign the petition.
Thank you,

Inessa Shusterman

6133 Stonehenge Place

22) January 6, 2017 Hello Roslyn, | support the petition.

Please add my name to the list. Thank you,‘ Leopold Sedogo, 11901 Castlegate Ct

23)January 6, 2017

Please add my name to the petition to the MNCPPC in support of preserving the forested area to

the south of the Cherington community. I am Ngoc Tran, owner of 6134 Stonehenge Place.
Thank you, and thank you for all your work for the community.Ngoc Tran







24) January 8, 2017

Roslyn,Please add me to the petition.
Thanks,

Vincent Ho

11908 Castlegate Ct

25) JUanuary 7, 2017

| support the petition, and please add my name to the list.
Mia Harbitz -

11907 Castlegate Court

North Bethesda

Hello Roslyn,January 9, 2017
Please kindly add my name on the list.
Cam Trang and Son Nguyen, owner of 6132 stonehenge place

Cam Trang,
Cell: call/text 240-401-5586

... many thanks! Cam
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Charles £Smith Jewish Day School

B P

General Notes:

1. Site is currently zoned IL 1.0 H-50 (Light Industrial)

2. Site is £4.88 acres, currently with multiple uses. (0.63
ac + 4.25 acres)Acreage is taken from Maryland
De of. nd Taxation i i

3. Exhibit compiled with MNCPPC Data downloaded Dec
2016. This data was prepared using 1:14400 scale aerial

h hy from which hy was compiled using
sterco photogrammetric methods. The aerial photography
is from 2015; the contour interval is 2'-0".

4. This exhibit is for informational purposes only and was
compiled without the benefit of controlled horizontal data.
Further studies and information would be needed to
determine more accurate alignments, locations and areas.

5. Land areas and yield calculations are preliminary and for
mﬂmﬂ:._suzﬂ__. of gross site yield potent] ctbacks,

RKING > : 4 A N _ , : , his-ofivay, v, uilty
I AP X 3 : D g - < . B pespe T s e = g & and potential environmental buffers may affect the total
. ‘ . developable area and yiclds.

6. No historic onsite per the y County
Locational Atlas and Index of Historic Sites,” and the
Maryland Historic Trust.

7. Environmental data based MNCPPC data, and field
observations by RCI. Further studies and information

T " . . X N > | B needed to determine accurate locations, alignments and

..................... . . ) . . . > d . ) . | areas.
o E - B ) - et 8. As noted herein, this plan is conceptual in nature. The
building layout and dimensions, road network, amenity
locations and other design elements will vary.
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1. Site is currently zoned 1L 1.0 H-50 (Light Industrial)

2. Site is +4.88 acres, currently with multiple uses.
(0.63 ac + 4.25 acres)Acreage is taken from Manyland
D of d Taxation inf i

3. Exhibit compiled with MNCPPC Data downloaded
Dec 2016. This data was prepared using 1:14400 scale
aerial p phy from which phy was
compiled using sterco photogrammetric methods. The
acrial photography is from 2015; the contour interval is
2'-0"

4. This exhibit is for informational purposcs only and
was compiled without the benefit of controlled
horizontal data. Further studies and information would
be nceded to determine more accurate alignments,
locations and arcas.

5. Land areas and yield calculations are preliminary and
for determination of gross site yield potential. Sctbacks,
roadways, rights-of-way, openspace, swm, utility
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and the Maryland Historic Trust.

\ " on space; 7. Environmental data bascd MNCPPC data, and field
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Nl NrI=ir-TUurban/ Vertical Farming; . and arcas,

s T Commiuan ty Daycare;.

8. As noted herein, this plan is conceptual in nature.
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The building layout and dimensions, road network,
amenity locations and other design clements will vary.
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A Focus on Connectivity







"S9LIBPUNOQ
st utgiim SUT[oMp SJI[P[IM Juspuadap o) pue 1S3I0] UBGIN INO PUIJOP pue 109)01J JJO

-uni 1ojem pue IPIXoIp uoqies Suiqrosqe ‘ueSAxo Suronpoid £q yorq SIAIS ATJusTIs Jey) ooe[d

V ‘sn 0} 1Jo[ soeds ueai3 oy oAI19s21d 0 A ® JsBI] B ST Ied 1eaul] B SUIARH "SYI[e SION[eMm pue
s10[1q ‘sI0ALIp ‘Aofud 0) sn Jo [[e 10} ‘0oe]d UI ‘SI J1 SB Yons }s210J oy} dody] 0} J10Mm 3SBI[J ‘[[®
10ye uerd oy Jo red AJ[enioe JOU Sem pue[ JeY) SWASS J1 Jnq UI ST peOI1 oY) MON] j.Aemyied

® 71 SUI[[EO 918 oM AUM ST JeY} , ‘ABS 0} UO JUOM USWONULS oY, *90edsusaid swios 9A19s91d

pue Ioreq punos pue JYSIs e 9p1aoIid pinom sa91) Sy, - POI Sy} PUL AJUNWIOD INO USIMISq
IOLIIRQ 991} J0O] ()0 [& PoXMbal peol Mou 9y} 9sned9q AIBSSI0U SI9M SULISQ USYLIRD OU pue

10J PAJUNOIE U PEY S[2QIOIP 9SIOU JY) P[0} SeMm ] QW) 1eY) 1Y "0Fe s18aK [219A3s pasodoid
sem Aemdpred SSOIJUOTA Y} USYM SONSST JJOUNI PUB 9SIOU [e1IUS10d )SI0J 9T} JO UOHONLSIP

oy} Jnoqe paxmbur | "oInjonIseljul paanbal pue JUSTUUOIIAUS [BINJRU 3Y} UO JUIXe} A[UIeiiod

1nq A18SS309U SWOS PUE Peq [[e JON "8Ik INO Ul JuowWdO[oASD PUB IMOI3 YONUI Udds dARY |
(AemjIeJ 9SONUOJA] PUB PY SSONUOIA U99M]Aq SSWOYUMO]) ‘€0 FOUIS JUSPISAL UOISULIDYD) € SV

7 101236 1Ul|4 1Y :323fgns
<BI03W-3d03U W @ ITeyd-dow> JIeyd-dIIA oL

INd 6S:¥ £10T ‘Tz Arenuer ‘Aepinies :juas

[Wos Telws @ 819GyoIn| Wi 03jlet] S4aqyd.ry ualey| :woig

_ 7 101295 1ul]4 91YM M4 :INYD :393fgns
<‘aJO'BuguumdMawonow@N\ousem'aso» 9S0Yy ’MOUSEJ)| HeoJ §
Nd :2T £T0T ‘€ AMenuer ‘Aepuop :3uas

J1eyYd-dIIN swoag

T 3uild Y Buipsesau jlew3

:0]01M <FI0 FUTUUB[ATSUOSTUOW(D) MOUSEI 9501> 950y ‘Mousery] ‘INd 6¢:1 18 ‘L10T ‘€C Uef uQ
QuUOYJI AW WO JUSS

OWOMN pue AoueN 0} SuIpIemIo "syuey],

C 10103S Jull4 UM INYD By oafgns
Aouep ‘uoabims ISO)N ‘POOMIEIA Helo)
350y ‘mousely| 0]
Nd SET LT0T ‘€ Menuer ‘Aepuoiy uas
pleyy ‘lezyy ‘woay
I — I . N E—

ISO)N 'POOMIEDA







WOO'MB|-SaMOUI|'MMM | Xed | 082 ¥S9'LOE | ¥0S0'7S9°LOE | Z¥8Y-7L80Z AN ‘BPSUIag | 008 SUNS | 8NUSAY UISUOISIAA 00ZL

P100°621S0/SA1S1S809 H% T4+

"A1edoid ay1 uo Juswdojaasp mau Jo IS 000°S6 Alerewrxoidde moje p[noM
Butuoz pajsenbai oy, "g 0 Jo one1 eare Jooyy areunxoidde ue ye padojoasp Appuaimo st Auadoid sy :

0'%-4 “ST°0-D ‘0 YO sesodoxd weyd oy, "SL-H ‘SL°0-d ‘S 1D ‘ST'T LD Pouoz jusimd

st ‘Burpying jusunrede £3IS1UOIA 9Y) JO 9)IS U ST YoTym “seaynos ayy 03 Auedoxd oYy, "0S1-H
‘S'1-4 SL°0-D ‘0°C UD © 0 W31ey pue AJIsusp 10ySIY 10§ POPUSLIMOAL ST PUE GH-H ‘ST'0-Y ‘SL°0
=D ‘6L°0 1D pauoz Apuaimd st jseaypiou oy o} Auedoid oy ‘repnonred uy yinos oyp 01 Auxadord
oy3 Jo 1red se [[om sB 9seayinos pue jseayiou ot 03 Ayrodord jusoe(pe Suruozal spusIIOs:
8¢-G¢ sofed 18 yri( Jye1S o ‘A[eoyroads 4 eory ur senredoxd jusoelpe Jo eI JIBIS

U} UT SUOTIEPUSUIIOI3T UIUOZ 9Y] JO 1x9)u0d ul dyetidordde st 1yStey pue Asusp [gUOHIPPY

| 'S9sn [Te2I pooyr0qySIeu pue juswdo[aAsp
‘ [BIJ,I.IQpISQ.I [BUOTIIPPE JO JUNOUIE }SAPOW 2 i A11adoid sy Jo Juswdorossper aminy
a1qissod ay3 10] MO[E PIAOM YOIYM ‘OTT-H ‘ST 1-¥ ‘ST°0-D ST'T (YD) [BHUSPISIY — [eIoIOWWO))
03 93UBYD B PUSWUI03I pIeog a1y} sjsanbar A[nyioadser uerpLisjy ‘e10501ay ], *Auodoid
o} Jo JuawdO[9ASPAL Y 10J SAIUSIUL OU ST 2191} pue £11adoI] Y} UO PIJONISUOD 9q ULd

S)uN SUI[[MP [EUOLIPPE OU ‘Buruoz SumsIxs Jopuy) "SIsn [1ejel 10 [BIOISUINO) JSOW MO[[e 10U
S0P pue YS9y Ul 199) (0§ pue soe Iod syrun Juromp £ 1z 03 Juswdo[esdp syrwr] yorgm ‘Auadoig
oy} 10y BUTUOZ ()Z-Y SUMSIXS dY} SUIUIRISI SPUSUII03I PUe §; oIy Suruuerd jo ued se Auadoig
oy} sapnjout (el JJeIS,, 9Up) ueld 10109S T UL AIYAN O3 JO el JJelS 9107 I9qQUAON YL,

"9661 Ul pajonnsuod sgurpying o[dnu ur ‘snqJn

0z Sutpmom syrun jusunyrede uspred 7¢1 Yim paaoiduwr A[JUSLING ST PUB BIIE UI SOIOE §'f
Aroreunxoxdde st Auadoig oy, . T,, JUSTIYOENY UO PAI UT UAMOYS ST &uadoxd AL (“&uedmd,,
oY1) 7~y pauoz pue Bpsayled YLION Ul 9[oI1) SUISsor)) asey) 000z 18 poiedo] siusuntede
uapIed ue3IOJA SY) JO JAUMO ) (, URIPLIDIA],,) dNOID UBIPLISTA 9y} Sjuasardal 90170 SIY [,

:pIeog Surtuue[ oy} JO SIOQUIDJA PUE UOSIOPUY UBULIIEY)) 18a(]

siountedy UeSION oY, — eI JJEIS Ue[d 10095 7 WL YA oY

01607 puelArejy ‘Sundg 10ATIS

' SNUIAY BISIOSD) /.8/8

uorsstwo)) SuruuelJ pue 3red [e)de) [euoneN-pue[AIeA
. preog Suruue[

Auno) AwWoFIUON 9y} JO SISqUISIA] pue

Irey)) ‘uosiopuy £ose)) ‘I

A1241]2(] puvy &g
$216°196'10€E
UI0D"MB[-SaMOUT|D)o08[[BMS .
o0B[[EA *D 11008 L10T ‘9 Arenuef

MV 1LV SAINGOLLVY

dT1HIHDOId [aNV
SIAONIT




$100°6Z1S0/SAIS 15809 % Txx

[e18d poomydrg UBSIOA
yoo[g A1en
aue] eonig
99D praeq
POOMIBA & ISOY N 00

amsopoug
Q0B[[EA\ "D NOOS '

~Zh7 i
sy %
dTTYTHOOTd ANV SHAONI'T

‘A[oro0urg

"3 JOBIUOD 01 91B)ISay
Jou op aseayd ‘suonsanb AU 9ABY NOA J] “Ia)EUI SIY) JO UOHBISPISUOD O I0] NOA Jueyy,

‘s[eod

Bursnoy pue uruued 7 jutf] a1yA Jueiodwr sjowoid 1ety sjyousq orqnd Aoy ym Auadoig

Y Jo juswdoraaapar 98emoous [[im pue seredord Surpunomns Jo Suruoz jotaliclistes (Val=hi

ot} yuas a[quedwoo st OZ1-H ‘ST 1-d ‘ST°0-D ‘ST'1 WD 01 Auadoid syp Jo Suruoz paysanbar

oy ‘Arewuns Uy ('SUOISUS)xa [euondo M ‘SIEOA Q10U SAY 5BS] 18 10J S (JIA oy} urejurew

0} SUNUO 0} LJUN0Y A} Y1 JuSwWa18e Ue Surreroou APUsLING ST URIPLISIA “Teok JSE] -

paitdxe 19afo1q oyy ur s SunsIXe oY) UO SUOOLYSAI AY]) 'STEdL G 10§ suonosar NAJIN
U3 03 302(qns oq [[14 ey s IJIA [BUOHIPPE S1e1suad pinom juswdo[oaspal ‘Teypn,] ‘e es
U1 JO L€-G ¢ s9Ted e papULUILIODa] SE PrOY PIEQQNE] JO UOISUSIXS OU} PUE J0MIU PLIS Mou

ays areanoe diay pinod Yorym pue sijouaq orjqnd pue [epuswruoiAus sopraoid jeys juowdojorapar
poyiew [euondo asn-paxiwr s8enoous pinom pajsanbor se A1ado1q oy1 Suruozar 4senuos Ag

: 'p BAIY JO 1)U

ayy ut 9oeds Jueude)s e s9jea10 A[[enussse Auedord oy 103 Suruoz Sunsixs oy Sururejer ‘qnsar e
SV ‘pantwied Ajpuesns st ueys yS1oy 10/pue Alisuep 10ySry € je Juswdo[aASPaI SSN-PaXTIE aIngng
10J MO[[e [[1A Jey) SUOZ © 10] papuawrooar axe Ajradoid ueBIoln oyy 1daoxa 4 vary ur senredoid
Y3 JO [re Jsowre ‘Arewrwins u] ‘Juswdo[oASP [ENUSPISII-UOU PUE [EIUSPISAI  URqIM,, SInjny
[enuajod 103 MO[[e 0} SU0Z JuNLO[J & SpusuI0dal 9¢ oFed 18 ueld oy ‘Auedoig oY} JO 1soMm )
01 Juade(pe a)1s SWOH MAIGaH a3 10 ‘A[reuty (‘001-H ‘0°€ JOH St Pauoz ApeaIfe St yInos oy}

0 Ayadord oy Jo 1opurewdl Y1) ‘S/-H S'T JOH St Suruoze1 1oy pasodoxd st 4095 (¢ Jo 3oy
WNWIXEW € 10] SMO[[e Yorym ‘00z-3y pauoz Ajjusimd SuIp[mq 901J0 UOZLIAA € JO d3IS oY} YInos

_ 91 0], "PalonISu0d se AIUOJA Sy} JO 1yS1ey pue Arsusp Sunsixe ayj Jo uonugoos1 ur gg1-H

7 938eq
- L10T ‘9T Arenuep

pIeog Suruue|d A1Unoy) A19WI0SIUOIA 9} JO SISQUISJA] pue
Irey) ‘uosIapuy £ose)) "IN

MV LY SASNHOLLY

411H3IHD 09 | aNv
S3AMONIT




Attachment “1”

e

v ST Eatm Savicn Anenoy o date DINYT Bacle | 3D Exrih sl







JO yuou oy 0 A[ajerpawrt 10juao Jurddoys [erorewros BZE[q S Uuewya0] 3y} Jo juswrdojoaspal
SPUSWIOdX Ug[d Y} ‘sdewr asoy} uo payestput sy £z pue 9z sdepy ur Auzadoid Jo 9[3umoar
93UrIO 3Y} SB UMOYS ST 9A0ID) JNUBA “Ue[] a1 Jo Gt 98ed uQ o181 S[IIY ydiopuey oY) jo
1ed ezed s uuBuIya0] | Baly oy ‘A[reorioads a1ow pue 9o1nsI( s[[IH ydjopuey oy ur sA01n
Inurep seoeld 9107 I9QUISAON PaJEp UE[] 10399§ 7 JUTL] SUYAL 9Y3 JO eI SuleaH o1jqng ayJ,

A TunwIwod

Bunsxe o saoxdunt pue aazesaxd o3 sn djoy [[im Tey) Juawdo[aASD [EJUSWIOUT PPE O]

sn mof[e ([ Sutuoz pajepdn sy adoy am ‘peajsu] ‘ars ayy Jo juswdo[aAapal mou AJoImus yiim 11
- 20e[da1 0} WIE JOU OP M PUE ‘OIMNj 9]qBa3$910] A} U SA0I1D) ule Ay 18 Juswdo[aAap [erjuspisal
JUSLINO 3y} FUNBUTWI]S SSIMISYIO 10 SUI[OS JO UOHUSIUI aY) YIIm 3uruozai & Sunyass Jou a18 o p

‘0CI-H ‘ST'1-9 ST-D

S$T'1-¥D 01 Auadoid sy Suruozar ajepdn ue[q 10309 oY) Ur puswooal noA jey) jsanbai 0} nok
O} UM T "0T-Y pauoz st *sauiols ¢ Ajajewrxoidde jo sSurpying ojdnnur ur sjun WNIUNOPUOO
[enpIAIpUL €T sey A[JueLmd pue ‘eare ut sa1oe 7'9 Ajdrewrxordde ST ‘8961 UI 1[Ing SeM 9AO0ID)
NUBA\ ‘SPIOJI [EUISIUL INO 0} SUIPIOOOY ‘9A0IL) nue | Jo uoneso[ sy} SMoys Y Juswqoey

«'9AOID) INUBAL,, S© 0} PALIQJAI S
£11odoxd ay) “Ioxd] SIY) U] "OALI(] UMEBPHE] STGTT — 10611 18 pereoo] A11adoad a3 103 uoneIOOSSE
WRIUIIOPU0d 8Y) “oU] ‘WNIUTWOPUOY) SAO0ID) JNUIEAL 3Y) JO JUSPISal] SE NOA 0] OJLIM I

:ﬁosxapuv UBWLITRYD) J189(]

WNIUNOPUOY) SA0ID) U
10] UONEPUSWIWIOOY SUIUOZ - U[] 10}03G T IUIL] MY oY} JO eI SuLay oqng 9y

01602 puejkiej ‘Sunidg 10A[IS
NUBAY BISI09D) /8/8

uoIsstwwo)) Juruueld pue saed [ende)) [euoneN-pue[AIEjy
pieoq Suruue[g

£yunoy A19wo0BIUOIA Y} JO SIqUIS) pue

Itey) ‘uosiapuy £ase)) "IN

woo [rews@8msard
$30008[ USn[ L10T ‘9T Azenuer

CS80T AN ‘Bpsatidg yuoN
‘BALLJ UmMepEd V-ST611
"ONI TNNININOANOD HAOYUD LANTVM




SuruIngal 10 10J SuIABS] SIB SJUSPISAI USYM SINOY Jyjen yead 18 snoreguep usAs pue onewe|qod
aW09q Sey $S900. payiul] iYL, (‘SH'ph 18 ueld 103098 T 1UIl] YA  SWNIUIULIOPUO)) SAOID
JupEA) oY) 103 S83008 K[UO A1) $3p1A01d AL UME[IIE],, ‘SUOHUAW Ukl 3Y} SV ‘s8unuerd san
1901s pue Sutdeospue| pasoidwr 1o/pue ‘S)JONI ISJBMULIONS ‘sansst £19es 1811040 pue ueinsapad
‘sure[qoad $$0008 JE[NOIYaA SUISSAIPPE JO §1S0D Y} 0} ANQLIU0D P[IOD M 410130 1uwdO[9ASPAI
© Jo 11ed se ‘A[oweN ‘Ajunuiwos mo Juroej swajqoid Iayjo [e19A3s ssaIppe d[ay 0} st A[qeUd

oS[e PINoM 0Z1-H ‘ST 1-¥ ‘ST°0-0 $T'1-¥D 0} SAOID U, SU0ZA1 0} UOHBPUIUILI0a! v

*SUIOUOD [BIOUBULJ
pue [eonoed Suimord osaty) 03 puodsar 0] AII[IqR Y} AO[[e P[NOM SIUN [EUOLIPPE ynm s3uiping
a1 juswajddns 03 10 SuIp[ing MU € Ppe 0} A[iqe 9y [, ‘dwosusping A[SUISLaIoU] SAW003q
Arunuwod Ino Jo Arfenb oy Suraissard ‘MoI3 0 SNUNRUOD §ISO0 SOUBUSUIEUL [eo1d4y pue ostre
sosuadxa Jofew Sy WAy} UIBJUIEW 0] SHOJJ9 159 N0 1dsp ‘rredaisip ojur Juif[e] d1e sopjIUUIE
puR SBaIE UOWIIOD ‘sj00X ‘Surdeospuey ‘s1o] Junyred ‘syrem Surureioy] Auadord mo daoxdwt

01 A&yrunyzoddo Teqruuts papiojye 2q ‘sawoy sjel-as e ‘A[IUWRy-1} U JO SISUMO SWOY St ‘OM

1et)) 3sanbai pynom nq fyradoxd metyy aAoxduur 0} SMOJIS § a1enbg pIOJXO 1oqusiou o joddns
oM\ 'preog Suruue[d oY) 210Joq AUOWIISS) UL SSN[NOLFIP JEJILILS PIYESIpUl SAEY axenbg pI0JXQ
J0 saAneussaxdar jety) Surpueisiopun Ino si It ‘dImjoniiseul pue sgurpying 3utSe o) piedar

Ay dols OXOIAL JUIL] SIYAY S} — UOTIEIS JISULT) SSBUI [[BI0NIA] 15218l 3Y) 0 ano1 oy} 3uofe
Areroadss ‘Kioyes Burjoho pue ueLnsopad pue ‘sS8008 IB[NOIYSA ‘SWIA)SAS 101RMUILIONS PRIBPINO
‘aImjonnselyur a)is pue surpymg Surde o} paje[a1 soSuS([EYd $908B] 9A0ID) JNUEA) ‘Tenoned uj

‘swofqoid [e1aAss Suroe]
uowdoyaasp SurSe ue Jo UONIPUOd Ay} 3103sal st A3y 03 PJOS 8q PINOJ 1eT) SN [euOnIPPE YIIM
Ajununuod mo jusureddns 03 1eyjer inq Suisnoy oatsuadxa ‘MU HIM JIUNUIWod Imo doe[dar 0}

WITe J0U P[NOM M ‘SUIUOZ [BUONIPPE pejueld J] “uotdO[oASD MAU [EIUSWSIOUL JO KJOLIBA SUWIOS
y3noxyy uoneroaidap (jSuIBuS[[EYD SSIAYIAU nq) [BINJEU JBqUOJ O} Sh I0J JNOIFIP dI0W I
oYeuw 0} Weas pjnom Adrjod ay} ‘SISUMO SWOY INO JO Auew 0], "puss 0} SwWads A3aye)s 18y} YOIy
ofessouwr oY) Aq POUISdUOD Tk 9M pue ‘Fulsnoy [qepioje Sururejal Jo sueaw e se santadord
[enuopISaI SuNSIX2 Jo Suruoz 9y} U0 9Z331J B JO SSAUIALIIYJD 31} uonsanb A[[npoadsar oAy 0018
Suisnoy SunsSIXa aU} UI JUSUNSIAUL IO AJIPI[OS 0} SISUMO SWOY SE ST day [[m Joyjel 1nq [803
sty 1oeduur A[oATIRS5U 10U [[IM 2A0ID) INUBA 0} a1epdn Suruoz pasearout oy uipiaoid (0S = 8%
18 ue[d 101998 7 WI[] SNYA, 99S) 'JuowdO[aASp [BHUSPISL IoMAU M uostredurod ut [qeployje
st Jey) SuISNOY 91l JO3IEW Ule}al 01 ST ue[d 93 JO 0A1}03[qo Arewitid e Jey) puelsIopun S M

*MO[9q suoseal spdunu 8y Jo

SISEq 91} U0 I19PISU00a1 asea[d NoA 1Ly} YSE 9M ‘Sast [1e1al 10 [BIDISUINIO 1SOUL MO[[E J0U So0p pue
1oy U 193] 0§ PUe (SHun [e10} H¢ 1 APreunxoidde) axoe 1od syrun Surfamp £ 1¢ 01 udwdoraAsp
SYTWI] YOTYM “OA0ID) JnUeAy 10 Buruoz (z-y SunsIXs 3Y) Surure)ol SPUSTUILIONA Ue[d U} ST

yS1oy pue AJISuSp pasearoul Juryeas ‘uorjeudisap
Suruoz sy 03 ajepdn ue pajsanbar os[e sey arenbg pI0JXQ ‘YINOS SY} O, "9A0ID INU[EAN

7 98ed

L10T ‘9t Arenuef

preog Suruueld L1Uno) A10WOFIUOIN
Irey)) ‘uosIopuy Adse) "IN




‘doss

OLSI ULl SUYM Y1 pue | ea1y s|jiH ydjopuey ui juswdo]eAap [e1juapIsal i JO |[& u2aM3aq 91n01 Furyjem IaLioys
yonuw e apiaoad pjnom Kem-jo-1ySLr Sursixs sy urzijun ssedioro ue yong -uejd 10399 7 | a3y 9y Jo ped

SE PAYISIASL 3q 199.§ [2QIN puB PeOY I[[SULIB]Al JO UOHDSSIAIIL BY) JEAU IO b SO’ PLOJ[IE] 3} 13A0 prOY I[[BULIBIA
puaixs 03 ssed1oAo uernsspad e 1oj uolEpUSWOa BY) 1BY) SYSE 219y SA0ID Jnu[BA) ‘9sanbal ojeredss e sy |

"W 10BIU0I 0} 2)L}ISAY

Jou op asea]d ‘suonsanb Aue aaey nof 3 “1enew sty jo UOTBIdPISUOD IN0A 10] noK yuey [,
"asuadxa juedy1udis sajoaul [fe jey; soSusjeyo ojdnjnuw 3u10B] S19UMO2WOY JO ANUNWWIOD

€ 1315]0q 01 JuaWdO2AdD [BJUSWIAIOUT S]qeud pInom Sutuozay ‘santedord Burpunoxins

JO BUIUOZ PAPUSWWO0AI Y] YIM PUE S[e0S R[] 7 JUI[] YA Y1 yim s[quedurod st 0z -1
STI-Y ST'0 D ST 1-YD 03 94010 1uleA| Jo Suruoz paysanbar oy ‘suosess 9A0qE Y} JO [[& 10,

‘UMO A[JUSLIND

9 ZuIsnoy 9]qepIOJJE SYel IONIEW ay) JO UOnEAISsaId Se [[om se “[001s SuIsnoy a[qepioyye

3y} 03 suoy1ppp JuLNSUS ‘syun Jurjomp paotid A[areIspour o6 apnjout 0} paimbar aq

pnom juswdo[aasp [euonippe Aue ‘reyin, -diysioumo swoy aAzesaId djay 03 ‘uruoz pajsanbar
a1 y3noayy “Ayunyzoddo anbrun e s19330 94010 InuEA ‘3uIsSnoy [ejual UeY) IOyjel WNIUILOPUOD
€SV "NId 9[[IAN00Y [ESME 31 Jeaul A19A puE ‘UoNEed0] Jey) e pasodoxd dois 1yg ay) pue
umepyred pue ydjopuey jo speo ofjqnd xofew Suoe ‘doss [reiono I oYM o3 Jo Aywrxoxd
SleIpauul urylim uonedo] 1oy 03 jenrdordde st santodoxd asays jo [[e yo Suruozer 1S9pON
"JINos Yy 03-a1enbg pI0JX(Q JO SuU0Za1 paisenbal Y} pue YLIoU oY) 0) BZR[{ S UUBWYQ0]

10J PapUSWIIOdL AJUSLING ST YaTyM Buruoz ayy yim s[quedwon st Suruoz mau patepdn

uawdoaA3p [EjUSWAIOUT MO[[e 0} paroidde st Suruoz pasanbar ayy 1 UOTBPUSWITIONDI B

yous Sunuowa]dw Jo §)500 Paje[al UI ISISSE 0} S[qE 8q OS[E ABWI Oy 'SS3008 IB[NOTYQA [BUONIPPE
opraoid pue aA0ID) JNUTEA\ 0} 105UU0 0] “BZE[] § UueUWIy20] pue g9z [9o1ed e sdojs pue peoy
ydjopuey Jo apIs YInos 93 U0 SUNI £[JUSLIND YIIYM ‘DBOY UOSE]A JO UOISUd)Xa Uk Surpuswwosal
1sanba1 0S[E oM ‘9A0QE PISSNOSIP SUIGOUOD SSI00 JBNOIRA AU} 0 pale[al Iopew € Sy

*K1adoid 1ey) uo Aianoe reSoyq 19130 pue ‘FuLieyio] ‘KourieA ‘sprezey yi[esy o) SINQLIUOD
SUOTIPUOD 9y} pue 99eLINS UIP 9y} 0JU0 N0 AoaIIp 1ojemuniols yseyds Ajduns sadid pasodxas
(892d) 24010 JnurEA JO 1582 oY) 0} [001ed SY) U '9AOIL) nufep\ punoie pue je swajqoid
$918210 OS[E Juswageuew Iojemuniors p[Q “Auedord aAo1n) nupepm Sjuolj Jey) Aem-jo-jysu orqnd
oy} ut pue ‘Ajrodord SA0ID INUBA UO SUIdUOD 9591 SUISSAIPpE ul JSISSE 0] SN 9[qeUd p[nom
juawdojarspay ,'9S0 juanbaly 03 SATONPUOD 10 SFes 10U Ik ORI U] ATYM 3y} 01 a¥e) p[nom
uosiad & ajno1 Y3 Suofe soeds 151040 pue uetnsspad oy ‘repnonued uy “Aem-Jo-ySu orjqnd o
U1 350y} pue SA0ID INUEAy Aq PAUMO SBAIR (30q U0 JuswdAoIdur Spasu JUSWIUOIIAUS ueLSapad
9y} ‘[e10uad ur ‘pue yijeay Sul[re] Ul os[e e Y[eMapIS oY) JO uonrod sty; Suore seam 19018 199]
AL} S13UI B 0] SMOLIEU SAOID) JNU[E A JO JUOLJ UL Y[EMSPIS 3y} 0UIS UMB[IRd Suofe snoxoguep
Sw093q 0S[e SBY ABp 9y JO SawWI) PaddIFer A[YSHy 18 [oAex uernsopad ‘OsImMaIT “JI0M WOoiJ

€ 98eqg

L10T ‘9 Arenuep

preog Sutuued Ayuno) Krewoduop
Irey) ‘uosiopuy Kase)) "IN




1eyoo[g pue somour] ‘safed D dimyd
ISYPO[{ PUB SIMOULT “DB[[EA\ "D N0IS
pOOMIBDA SO N 90

amsofouyg

JUAPISALJ ‘SHOO0IEL USnL

/] /
175) W«wymy umyg/g

*oU] ‘WNIUIWOPUOY) SA0LD) INU[EM

PAEI RN

“10}ST[O S[OOYDS UOSUTOf JOI[BAY S} Ul POPN[OUT 3q P[ROYS SA0ID NUEA
18} MOIA INO JO 21BME AJUN0Y) Y} el 0} Aunyioddo s1y) 23e] OS[8 PINOM dA0ID INUTEA -

y a3ed

L10T ‘9T Arenuef
preog Suruue]q Auno) AIWOFIUON

1rey)) ‘uosiopuy Asse) I










1517 Arenuef
10 TOYWOJOJN “HONUSATOD JILOD I$11} M0 Je sn utof pue ‘snpe pue ‘S122) ‘spI| Jo} S[AOU DIUEID PUe SoTW0d SUIgeSud s, JdON 0 Y2247

QII/A0S PUIAIUNO00ATSWOBTUOUT A

8000~LLL-0¥T *XeJ TTOO-LLL-0VT

0S80T PUB[ATRI ‘3[[IAYO0Y

01¢ SNNg ‘ONUSAY PUR[AIBIN [T

soureIqr] A1[qng Auno) A1SwoS uo

JUSWHSEURJA] UONOI[[0D) PUE YAV JusoZeuey o0edS — I0JeNSIUIWpY SIAIAS Al[qnd
dred "M By

Bl
‘syuey |
‘suolisenb aney noA ji mouy aw 19| ases|d

VLY Uiim Buinsind ypom 3daouod e si pue eale Buipunouns 8y} pue Ajunuwiwod jull4 SRUAA 83U} Yj0q Jyausq pjnom
1ey1 @oinIes pajebie) Jo sjdwexa ue s| uoljels 0JI9IN Jull4 SHUM Suy3 ul juiod ao1AI9s E Jeu) sjes) Juswuedsq Aieiqr syl

SjuapIsal jullH S}YM e/as 0} Ajoeded ay) ey pue eale ddIAISS Jull] SIUM 84} O Apwirxord
8509 Ul 8l Jey] SaleIql| 8BS [N} 8l SSURIGIT J00IqUIM[ pue leuowWwayy aljIANo0Y ‘Sineq ied uojbuisuay ay]
‘paypuap! 8q o} |I}s selbojopoyjaw 18yjo  ®
Jo/pue ‘ejisqem s juswpedsq Aieiqijayy e
‘Baue JullH SNIYM BY} Ul SBHIIoE)
AJBIGI-UoU 18YJ0 10 J8juSD) UOLBaId8Y JO dljenby ayj je paianiisp sweisboid yoeanno J4ONW  ®
. “(uonejs onapy
Ul SIYA BY} Ul JO SoUSI JSBM 18/ J0 JSeT 0B 8y} ul SuoieIo] ur) suondo 8aI/uss JlaS e
:ybnoay} wayj 1ayo pue pajsaisul S| Aunwiwod 8y YaIym Ul SedInIss ayoads Amuapl o} pesjsul siajaud (T4OW) sauelqr]
alqnd Jo juswyedsq AjunoD Aiswobjuoyy 8yl ‘ueld J0jo8S julld SIYM 0L0C 8y} ur papuawwodal st Areqi agnd vy , pess
0} pabueyo oq ue|d Jejsew ay} ul ebenbue| ayj pusLILIOdal 3M Jey} SUBSW SIY| "EsJe Julld a1 3y} ul Aueliq| 821AISS ||}
€ UBY) JOUJEBI SOOIAISS JBYO [[IM SM Jey} mou AjaXi| aJow si ey} 99} am “dsouo9 jey jo Hoddns Ino ajedlpul pue spusIa
1S9\ JO 1SB 0N\ @3 Jayye ui Aselqyj o1jqnd e Joj |[BD UB|d JOJOSS € Julld SHIUM 8y} pue ue|d J0309S Ul 8)UA 010¢ U}
Y109 9jiym ‘og “uondo puodas e se Buip|ing Jisyy ul (uonesioay Iejua) SIINISS |euoibay) juswipedsaq Ajuno) Jayjoue
U}IM UOIED0]0D Japisuod o} Buljjim aq pjnom s\ “Buipjing Aieiqi] @21AI9S N} B YiiM JoU 'saiAIes ooads Alan Jo pajabie)
ybnouy) @oussald e aney 0} S| AJUNWLWOD Julj4 SHYM SU} Ul 93IAIBS fueiqy Buipinoid oy yoeoidde [eapl inQ

»0BqPa9) BUIMO||0} BY) SABY M PUE JaxJed UIIM }i PaSSNISIp pue salelqi]
0} pajeje. JUSJUOD B} PAMBIASI BA| "UB|d JOJORS € Julld SIUM SU} UO JUSWWIOD 0} Ayunypoddo ayy sn Buinb 1oy syuey

‘Baig

ybIH :9suejtodwiy

Jpd"SZST802T9T0T [syuawiyPenNy

ue|d J03I9S Z JUild DUUM - PEPI3U SIUBWIWIOD Y :399[gng
Janied ‘'uoyjiwey ‘Awy ‘uluoq. o lo)

Hain quossQ HJ 1

INd 80:L LT0Z ‘0T Arenuer ‘Aepsany ‘juss

eyy ‘ajeo wou4

Awy "uiuoqg







Kﬁﬁ'pwmunoa/uawohuuow@aumoq'AaJHa[
0089-LLL-0VC—"0

70602 AN ‘Bunids JaA|IS

"py ydjopuey 01O

uoneaday Ajuno) AlawosuoN

sweiSo.d [ended 3 S3IU|1Ie4 JO UOISING 431D
auunog v Asayler

Mor

-sn 192U 01 31L1IS3Y J0u Op Isea|d ‘uoiewojul jeuolippe pasu 10 suonsanb aney noA ji

-d[D UOIE3193Y JULIND 3Y} Ul PAPN|oUl pue JajU3) a13eNbY JAAYS ApaUUd)| Pa1eAOUL

3y3 /M pauIquIod ed ||BM 18 P31I0] 3] 03 J33U3) uoI1ea1d9Y [euUOISaY epsaylag YUON aininj ayl Aq
papiao.d 34 ||IM BPS3YIE YHON/IUIIL SUUM 4O |1 Suipnjpul ‘eaJe ePsaY1ag J21eaus Y1 404 SAIIAIDS UOIREIIIDI
Ajyunwiwo) "uejd J9114ea dY3 JO UOISUIXS ajdwis e e 103995 siy3 03 3|qedijdde st dSIM 343 104 papinoid
AJeIUBWWOI B} 1BY} SPUSLLLIOID] PUB Ueld 3936 || M 3L} PIM3INS] sey uoiea1day Jo Juswedag 3yl

ue|d 401235 Z JUll4 SHYM - PIPa3U SJUSLUIWIOT 3y :309[gns
weljiW ‘pUeey ‘uigoy ‘As|iy ‘[8uges Zouwloqy 2D
Baug quossQ ‘Awy ‘uluoq HJ

Nd SZ:¥ 9TOZ ‘ST Joquiadaq ‘AepsinyL Juas

Ralyer ‘auinog o4

Awy "uiuoq







L10Z Arenuef

«"9[QISBIJ 2ISYM ‘SIOINOS JOJEM PIJOUTOD IO SWIBAI)S
Sunsixa Aue 03 sioyynq uerredi 9A1IeI0Z9A 9A0IdWT pue 9SBAIOU],, SUIPPE PUSUIIOIY €S 958g L

*Kyrenb 103em 2a01dwr J0J 9]qIses)
usym sargojouro9) JuswaSeue JojemuLiols unsixe urpeiddn 1o SuIPIFOISI SPUSWOIAI Ty}
oZen3ue| Suippe 15988ng JuswaSeuRW Jo)EMWIOIS 9A01dW],, SSIB]S 1BY] 19[[Nq SOpn[ou] €S 9584 9

. KJT[enb Iojem SAOIdWI pue ‘SewnjoA
T5TeMULIO}S 9onpal ‘seale snoialedw aonpal 0}, SUIppe PUSWIIOdTY 'Seare snolaedurl anpal 0}
sonbiuyo9) (qSy) uS1Sop 93IS [EJUSWUOIIAUS JO SN Y} AJOWO0I,, SOJels Jey) J9[[nq SIpNJou] G Iseg '

' ‘Suuiojruowr J(J Woiy
SI SIY} SWNSSe OM " Alifenb 1ojem Jrej 03 Jood pajuswNoop 9ARY BAIE UB[J SY) JO WEIIISUMOP
suoness Surjduwres je Suniojiuowr [ed1S0]01g,, JBY) JUSWIANE]S I0] UOTIL)ID SPIAOL] €S 988d

‘seare ue[d 2y} 0} uone[aI UI Seale afeurelp ay) moys o} dewr ur pawooz e Jurppe
I3pISUO))  “IoIes[d SI uonoalp oSeurelp os dewr Uo sweass JUIMOYS pUSUIOISY €S o0ed 'pg dEJN '€

A . 911S-U0 A310us uea]d Surjeisua3d pue AZIouUs FUIAISSUOD ‘IajeM
pue J1e 9y} Surues[o 03 SPINQUIUOD ey} JUSUWUOIAUD }{ING B SUOISIAUS UR[J SIYL,, :[S o5ed uo 1xa1
oY} 01 JR[IWIIS ‘JUSWale]s AJI[IqBUIRISnS [BJUSUIUOIIAUS SUIPPE pUSWIWIOoay :UOIIIS UOISIA ° 988 T

(*DOL ur umoys se zg jou
1S a8ed uo sueys uonoas Arpiqeuresng “3-0) Suroqunu oFed 1021100 :SJUUO)) JO I[(E], '€ I8ed ‘1

yeaq SuLtesfy dNqng 9107 PqUIdAON
ue[d 103998 T I INYA
o spuawwo)) JHA







“ue[d sty Jo Juowdoraaap ur jsisse 03 padoaasp oq syuewudife 1doouod
1211 35983ns pue ‘ueld oy} Aq pasodoid S319911S MIU [RISAIS JO SJUSWUII[E JOSIJO S8
[[oM se S9AIMD pa[Sue-dIeys YIIm SUISOUOD JABY A\ SIUIMIUSI[Y Aempeoy MaN (9

"SISA[eue pue $s9901d NP INOYIIM SUOISIOIP 9SAY} YSI[qLISS P[nod

I0 PansuodsIW 9q Aew Jey) uorjeuLojur urednuwod yjm uonnes asmIexas ueld
3y} 1R} 931N 9\ SUOIIBOO] UOTB]S JOBXd IOU (SPIS SA UBIPAW Sk Yyons) jusurudije
POUTULISIEP 104 10U SeY APrus TYE SS€ QA oY} 9w sIy) 1y :jisued ], prdey sng (S

“UOT}03S-SSOIO B UI A\ OY Pairu|

I0 SS39X3 ISYIIS 9)BIO[[B 0} MOY UO SUOISIOAP Ul [nJd[ay A19A ST SUONEIIJIpOW

9} JO JUS)UI 9y} 0} Sk 2duepINL) “(soue| a1q pajeredss 1o syjed asn pareys

Jo uorsnpour oy} 03 anp 9q 0} readde soseo JSOW UT YOIyMm) pIEpue)S PILJIPOU

Aue JO Jusjul 9y} SQLIISIP 0 $910U00] Jurpnyour }sa33ns 9\ "UOTIBULIOJUI Yons
WO 0} PAPUL) dARY YOTYM sue[d JUs03I ISYI0 0} Isenuod ur ‘ued Iy} JO 7 9[qE

ur sprepue)§ uS1so(J 9y} JO UOISN[IUL Y} I0] [NJojeId aIe oA\ :spaepue)s udisa(y (4

" JONIISUO0I3L,, PIOM SATSUIUT IOW Y} YIIM — yIomioded

JO IopeW © I SPUNOS YIIYM — PBOI 9y} , lI9AUOD,, -0} S90uaIsjeI Suroedal
I9pISu0)) 1931s areAld SIY) JO YIFUS] [[NJ SY} JO UOTIONI)SU0I SUI[IEIUS ‘proI
oriqnd e se souedosde 0} 10L1d PIsSaIPPe 9q 0} SABY PINOM SINSST 9SAY |, "AouaTe
oriqnd © se 3dado® 0] 9[qeUN 2q P[NOM M JBY} SONSSI JO IOqUUNU B SBY 199118

oreand sty J, ‘10015 o1jqnd e 0} Surssox) asonuoA ysnoxy oAy uewdey)) jo

‘as 1od ¢, UOISIOAU0D,, 950ddO 9\ :UOISIIAUOD) I[N 0} AeALLJ 2AY uewdey)) (¢

*9JN0I dATJRUIS)R Jofew & Sk 9AI9S pue

$SE QA ToTTered J[IM ST, “S[[IAY00Y [BIJULD PIEMO} gD AIUNOd Sy} YSnoIv} IS
UOSISYJSf H JO UOISuaIXa axmny & sasodoid o[IAN00Y JO A1) 9y} ‘ABpo) 901 JaSS9]
AJoATIR[S1 B 9AISS ABUWI ABMPBOI STU) S[IYA\ 1921]S SSaUISNE € 0} [RLISMY UB WOI]
1S uosIopyar Isey JulkJIsse[oar asoddo oA :UONEIYISSB[IIY IS UOSIYJar 3seq (7

*f1oedes pasearour 10 ‘suorjerodo pasoxdur ‘sjeod SINOVN

QAISSa133e 210w Aq I9YIoUM ‘ATBSSI03U ST UONBIIITW JO ULIOJ SWIOS Jey) UOTBIIpUI
ue SI SIy) ‘[rey $159) J] "sassa001d o11qnd 9A1302dsa1 1107} YSnoryy A[yjoows

s1ow pasdoid uonejuswa[duwr oyew ued pue suonem3yuod Lempeor pasodoxd
oY} 10J aseo oy} suay)3uans sIy) ‘ssed s159] Y10q J "sSuIpurj pue saskjeue

Aempeoy YV I 10T PU YLV 910T opiaoid :seshfeuy YvVd.L/ ALV (1

:sjuourod a3ed-£q-o3ed payoeire oy woig sjurod Surssaxd jsour

o YIIY3TY 0, "AILSSII9U SIB SISATRUR PUER SUOT)BISPISUOD [BUOTIIPPE JBY} 9ASI[9q INq
ueyd oy Jo uoisia oy spoddns [ OADIA UB[d I9ISBIA T IUIL] QYA S} JO Jei(] SuLresyy
J1qnq pieoq Suruueld 91(Z IqUISAON Y} Ma1aa1 03 Ayrunizoddo ayy 10§ nok yuey],

' LY0T ‘71 Axenuep
1313977 J9A0)) JJea([ SULIBIY dI[qng T JUI[] MMYAA
uonejrodsueay, yo yudumpreda(




"saue] ay1q pajeredas Juofe AJUO JSOU e IO SUOT}IISIdNUL

o17192ds UO SNO0J oM JeY) INq ‘BaIe ST} UT SUOTIISISU] Pajodjolrd Sunord

15983ns oA\ "peounouoid se aq J0u ABW JIJOUIQ PUB PIIU Y} IYM SUOIIRIO]

18 sanredoid 19uI00 U0 SpuBWIAp Aem-JO-1yS1I 1918213 9oe[d PINOd pue A[I1S00 AxoA
0q AewI pIepue)s pajsejun € yons 0} paugisap aq 03 ,SUONIISIAUI [[e, SuLimbay

"s3[nsal
PapusjuUIUN [elURISqNS SABY ABUI JUsuIe2l] SIY) JO uornesrjdde ‘qusuruoriAus
ueqIn 9[qe[eM SUIBaId UO SNO0J B YHAN "PISSaIppe A[ajenbape uaaq 194 10U 948y
pue [enuelsqns oq Aewr SUSISOP 95U} UTYIIM SSUISSOIO URLISIPAd [)Im SIOT[JUOD
enuajod ‘refnonred uy ‘poojsIopun I0 PAFIIUSPI AJ[NJ 104 J0U a1 uoneIado

pue u3isop Iy} Ul sanss [enuajod ‘Yons Sy "uoI3al s1y) ul pajuswsdwr ussq

194 oAy SUSISOp Yons ou pue N[00} UFISIP Ue[J IAISBJA] S[0A01g Y} Ul preog
Suruueq a1 £q paydope 104 jou are suisap yong "soue[ a3Iq 10 syjed osn paIeys
se yons ueyd STy} U POPN]OUL SINI[IOL] IS0 URY) ISYJRI ‘soue| aIq pajeredos

UM POJRIDOSSE 9q 0} PIPUL] 18P O] SBY ,,SUOIIOISISNU] PAodJ01 ], Wi} Y],
“SUOT}O9SISIUI 77v e Widy} apnjdul 0} [esodoid s e[ 9y} YIIM SUISOUOD dARY oM
9doou09 Ul SUOI}aSISIU] Pa3oa}oI oddns om S[IYAN :SU0IIIISIAUY PIIN0L] (L




_ P Section RER.Com men RN e e v ]
General Schuylkill Rd is mnm:ma with an L between the Y and K. Every reference to it in the Plan {there appear to be 3
) references) leaves out this L.
. Consider replacing Map 2 with a larger sized drawing, one that is easier to read and distinguish the limits of the
2 MCDOT DO Devel Rvw GML 9 Overview
WF?2 Sector Plan area.

3 MCDOT DO CcC 21 Connectivity  This section should focus on the goals without necessarily focusing on ownership of the streets.

» 2nd and 3rd bullets - Add caveats that new private streets may be allowed and constructed "in accordance with

4 MCDOT DO Devel Rvw GML 21 Connectivity Chapter 50 of the County Code”
5th bullet - Add caveat to the effect that "mid-block crossings, where they intersect public streets, must be

5 MCDOT DO Devel Rvw GML 21 Connectivity located and constructed to ensure satisfactory traffic operations and safety." Proposed mid-block crosswalk
locations and designs should be coordinated with DTEO to ensure optimal pedestrian safety and mobility.

Design and
Connectivity  Append 4th open bullet "Create a public north-south connection between Executive Boulevard and Montrose
6 MCDOT DO Devel Rvw GML 27 . . . s . . N
Recommendatio Parkway, to align with Stonehenge Place to the north at its intersection with Montrose Parkway.
ns
; MCDOT DO cc 42 Area 1: Last Sentence - It is currently anticipated that MCDOT will acquire Montrose Pkwy ROW (including Em U-Haul);
Randolph Square not SHA.
Air Quality &
Managing . . . . . . .
8 MCDOT DO cc 54-55 Carbon Mention NADMS / TDM as a tool toward reducing emissions & improving air quality.
Emissions

9 MCDOT DO Devel Rvw GML 59 Street Network The last mm:ﬁmwnm appears to contradict the comment on p. 46 about exploring extensions of Macon xoma and
Lauderdale Drive.

10 MCDOT Do Devel Rvw EML 60 Street Network Nma _uc__mﬂ.. u_mmmm” see comments on p. 27 re Sdm.amngo: with Stonehenge Place/Montrose Parkway intersection
+ intersection design @ prop. Hubbard Dr Extension. ,
3rd bullet - We oppose reclassifying East Jefferson St from an Arterial to a Business street. While this roadway

11 MCDOT Do e 60 may serve a relatively lesser role today, the City of Rockville proposes a future extension of E Jefferson St
through the country club toward central Rockville. This will paraliel MD 355 and serve as a major alternative
route. o

19 MCDOT Do Devel Rvw GML 60 Street Network .mﬁ: bullet - Specific mid-block pedestrian connections should be coordinated with DTEQ for any pedestrian safety
improvements.
7th bullet - We oppose "conversion" of Chapman Ave through Montrose Crossing to a public street, as this
street has *many* issues that we would be unable to accept as a public agency, including but not limited to
unknown pavement design & quality of construction, as well as non-standard cross-sections, signs,

13 MCDOT DO Devel Rvw GML 60 Street Network landscaping, and structures (overhead pedestrian bridge, columns in the sidewalk area, a traffic oval). Such

— e --issues-would have to be addressed prior-to-acceptance as-a public-road,-entailing-reconstruction of-the full - - ———
length of this segment. Consider at the least replacing the word "Convert" with the word "Reconstruct”. [p39-
40 also reference the extension of Chapman Ave] ) -_—

14  MCDOT DO AB, GML 61 Street Network Map 35 - Use a larger map. This should ideally take up the entirety of a page.




GML

Map 35 - Consider showing Existing+Proposed streets in the WF1 plan (and possibly other adjacent plans, as

15 - MCDOT DO Devel Rvw 61 Street Network well
16  MCDOT DO AB 61 Street Network Map 35 - Consider whether B-1 should be extended westward to B-6. .
17 MCDOT DO AB 61 Street Network Map 35 - Consider whether B-2 should be extended northward to the Local Street.
Map 35 - The sharp turn shown at the intersection of B-1 and B-2 would not be adequate (itself referenced on
18 MCDOT DO GML, AB 61 Street Network pages 36,37, and 60). Consider laying out a conceptual road alignment and/or corresponding intersection
design to guide future development while ensuring safe traffic operations.
. Map35-T b ffset al B-2 iti i .
19 MCDOT DO AB, RT 61 Street Network ap . here m.uu.mmqm tobe an o. sei 2 ong .Ermqm it _ﬁm_‘mmoﬁm with Montrose Road. We oppose such an
offset, as it can significantly complicate intersection operations and safety.
Map 35 - The sharp turns shown along B-3 may be functioning in their present configuration as a parking lot,
20 MCDOT DO AB 61 Street Network but will not be adequate in the expanded role of a public street. Consider laying out a conceptual road
alignment to guide future development while ensuring safe traffic operations.
21 MCDOT DO AB 61 Street Network Map w.m - Provide a designation for the Local Street shown between and parallel to Rollins Ave and the Bou Ave
extension.
35-Thisd t refl h i fM R i . Si i
52 MCDOT DO Devel Rvw GML 61 Street Network Map . is does :o. _,.m ectt ..wmxﬁm:m_os of Macon Rd to Parklawn Dr, as mentioned on p46. Sight distance
may be an issue for this intersection.
23 MCDOT DO Devel Rvw GML 61 Street Network Map 35 - This does not reflect the extension of Lauderdale Dr to an extended Macon Rd, as mentioned on p46.
Map 36 - Clarify why the Flagship Car Wash Center -- located on the north corner of Bou Ave and Chapman Ave --
24  MCDOT DO AB, RT 61 Street Network is an "island" of Suburban Area not included in either of the adjacent Urban areas. While we recognize this
existing use is suburban in nature, the Road Code should reflect zoning and long-term potential.
6 - Should thi i i i i
25 MCDOT DO Devel Rvw GML 61 Street Network Map 3 ou d1 ._m map vm mBm.:ama to match the Policy Area/Traffic Analysis zones approved in the recently
approved Subdivision Staging Policy?
Include footnotes to describe the intent of the modifications to each modified standard (which in most cases
appear to be due to the inclusion of shared use paths or separated bike lanes). Guidance as to the intent of
26 McpoT Do AB, RT 62-64 Street Network the modifications is very helpful in decisions on how to allocate either excess or limited ROW in a cross-
section.
27  MCDOT DO Devel Rvw GML 62 Street Network Consider including a note indicating that lane widths in the Urban Area need to comply with Bill 33-13.
28  MCDOT DO AB 62 Street Network Infootnote 2, include "transit stations" as a potential need for additional ROW.
29 MCDOT DO AB 62 Street Network A-64 - While 2004.01mod applies between Randolph Rd and the CSX tracks, 2004.02 can apply between
: Randolph Rd and Montrose Pkwy.
30 MCDOT DO AB 63-64 Street Network Consider more ﬁmavm_‘m_z stable reference uo_._‘;m.ﬁrm: JCC Property" and "Wilco Property", as names and
common understanding may change over the lifetime of the plan.
A-90 - Confirm that 2004.01 (which does not include a center turn lane) is the intended standard and is what was
31  MCDOT DO AB 63 Street Network i .
modeled, noting that a center turn lane exists today.
A-90 - No CSRD Standard exists for a divided arterial in 80 ft ROW. The nearest is 2004.05 or 2004.06, which
32  MCDOT DO AB 63 Street Network require 100 ft of ROW (the latter includes bike lanes). Guidance may be necessary as to how to allocate limited

ROW to meet the intended needs. This may, at the least, necessitate adding "modified" to the Design Standard.




A-90 - No CSRD Standard exists for an undivided arterial in 100 ft ROW. The nearest is 2004.01 and 2004.02,
which require 80 ft of ROW (the latter includes bike lanes). Guidance may be necessary as to how to allocate the

33 Moot po AB 63 Street Network additional 20 ft (acknowledging that some portion of it would be allocated to shared use paths and separated
: bike lanes). This may, at the least, necessitate adding "modified" to the Design Standard.
B-5 (80 ft, both Bou and Nebel) and B-8 - No CSRD Standard exists for a 4-lane business street in 80 ft ROW. The
31 MCDOT Do AB 64 Street Network nearest is 2005.03, which is correctly referenced with "modification" but requires 100 ft ROW. Itis important to
detail what this modification entails, as 20 ft of width must be reduced to fit the allocated ROW. Our initial
approach would be to remove parking (16 ft) and 2 ft from landscaping on each side.
35 MCDOT DO AB 64 Street Network B-6, B-7 - Consider including footnotes referencing their respective cross-sections on p72. -
P-15 (Rocking Horse & Schuylkill) - The Design Standard 2003.09 does not appear to be correct based on other
information in the plan. 2003.09 calls for an 84 ft ROW, 2 lanes of parking, and 2 on-street bike lanes. However,
36 MCDOT DO AB 65 Street Network the plan otherwise states that these roads should have 70 ft ROW, does not define parking, and shared roadway
bike facilities. CSRD Standards 2003.10, 2003.11, and 2003.12 all appear to more accurately reflect the plan,
varying only by 0, 1, and 2 lanes of parking, respectively.
Provide information on the 2012 TPAR Roadway analysis for the area. A passing TPAR will strengthen the case
CC, GE, AB, FL, for proposed road diets and other reductions in vehicular capacity. A failing TPAR will indicate that either
37 mcoort po MK 65 Street Network strengthened NADMS-focused projects are necessary, or that additional vehicular capacity must be
considered.
Transportation Does this text comply with the adopted SSP - particularly in the gap between the Twinbrook & White Flint Policy
38 McpoT bo GML 65 Standards  Areas & Traffic Analysis Zones in the SSP?
Transportation 1st paragraph - CLV calculations for the City of Rockville depends on several items including cycle length and
39 mcpoT bo RT &5 Standards number of phases.
Transportation 2nd paragraph - The phrasing is awkward here, with a confusing nexus between the paragraphs start RE: WF1's
40  MCDOT DO cC 65 Standards Special Taxing District vs WF2's increased CLVs. What is the implied relationship between the Special Taxing
District and the increased CLV thresholds for the area?
Bicycle & 2nd bullet - Note that stating the Bike/Ped Priority Area is to be expanded to include White Flint 2 may not
41  MCDOT DO AB 65 Pedestrian  automatically do so at the state level. This may require a separate request to MDOT/SHA requesting that the
Network already-approved White Flint BPPA be expanded.
) Bicycle & 2nd bullet - Be mindful that BPPAs are not explicitly for funding. While Council may allocate funds toward BPPAs
42  MCDOT DO cC 65 Pedestrian  as their own independent CIP items, there is no direct funding mechanism for BPPAs as appears to be implied by
Network this phrasing.
Bicycle & 1st bullet - The Plan should recommend bikeshare stations be incorporated into every major new
43  MCDOT DO AB 66 Pedestrian  (re)development in the Plan area, and that specific siting will be amum:am:w upon each project's plans and will
Network need to be determined by the operator of the bikeshare network (MCDOT).
Bicycle & 1st bullet - The Plan could specify that major new projects will be required to pay for Bikeshare stations and
44  MCDOT DO AB 66 Pedestrian  operating costs and that others would be required to contribute to the cost of the network on a proportional
-— Network-—- basis.
Bicycle & 2nd bullet - We oppose removal of EB-25 on the basis that the natural surface trail (1) does not provide the
45 MCDOT DO CC, AB, MK 66 Pedestrian  same quality and service to all users as a shared use path, and (2) the trail's described position behind the
Network buildings along Executive does not appear to provide the needed connection to Tilden Lane.




46  MCDOT DO AB 66 _umm_MMMﬂW: NE.& .c.:__mﬁ - References a natural surface trail along Executive Blvd, but Map 37 does not reflect any such
facilities.
Network
3rd bullet - The term "Protected Intersections" has to date tended to be associated with separated bike lanes,
rather than other facilities included in this plan such as shared use paths or bike lanes. Such designs are not
yet adopted by the Planning Board and no such designs have yet been implemented in practice. As such,
Bicycle & potential issues in their design and operation are not yet fully identified or understood.
47  MCDOT DO CC. AB, FL, 66 Pedestrian .
GML Network Requiring "all intersections" to be designed to such a high standard may be very costly and could place greater
N ROW demands on corner properties at locations where the need+benefit may not be as pronounced. We
suggest piloting Protected Intersections in this area, but that we focus on specific intersections or at most only
along separated bike lanes. If there is a strong desire to keep this phrasing at "all intersections”, the plan must
more clearly acknowledge the costs and ROW impacts of providing protected intersections at all locations.
Bicycle & Map 37 - Consider showing the ped/bike path at the end of Galena Rd as described in the 2nd to last bullet on
48  MCDOT DO : AB MK Pedestrian
Network p77.
Bicycle & Map 37 - Consider bike facilities along B-1, B-2, and the east/west Local Street between and parallel to Rollins
49  MCDOT DO AB 66 Pedestrian e
. - Ave and B-1. . .
Network
Bicycle & Map 37 - Consider the need to show LB-15 and not any other streets with no apparent bicycle designations, as
50 MCDOT DO AB 66 Pedestrian . . X ’
designating Shared Roadways offers no functional need. :
Network
) Bicycle &
51  MCDOT DO Devel Rvw GML 67-68 Pedestrian  If LB-15is included in Map 37 (noting previous comment), then it should be listed in Table 3.
Network
5  MCDOT DO AB 68-69 Transit Network _u_‘os.n_m. S?..Bm.z.os the 2012 TPAR Transit test. While each metric is operational, these provide a good snapshot
of Existing conditions & the needs as the plan area develops.
Transit Network Provide a map showing existing transit services and possibly also identifying activity centers.
The paragraphs relating to BRT are in conflict with the Rock Spring Plan, which proposes for the North Bethesda
. Transitway to connect only to Grosvenor. As per our comments on the Rock Spring Plan: we oppose limiting the
Transit Network . R . i R e X
transitway to Grosvenor as the sole option. We prefer that the transitway retain design flexibility in serving
White Flint &/or Grosvenor. ,
Not to necessarily object to the locations, but we would like to understand the rationale behind selection of the
Transit Network BRT station locations as shown. (The City of Gaithersburg's site selection process may serve as a model toward
this)




Proposed BRT station areas should not be mere "dots on a map", but should be lengthened to provide a more
informative indication of a transit station's length of ROW impacts. Note that as we do not currently have any

56 MCDOT DO AB 69 Transit Network detailed design for the Transitway, we must err on the side of caution and recommend more ROW-intensive
median platform stations (similar to a linear-shaped leaf, rather than a simple rectangle as would be the case
with side platforms).

Top paragraph - “The Maryland State Highway Administration (SHA) is conducting a BRT corridor study that will

57 MCDOT DO - BRT DB 69 Transit Network 1urther define BRT on Rockville Pike.” .

< Change SHA to “Maryland Department of Transportation {MDOT) in partnership with MCDOT”
58 MCDOT DO BRT DB 69 Transit Network 2nd Paragraph - Station Locations - Station needs should be discussed during redevelopment in these areas.
59 MCDOT DO GE. MK 60 Transit Network 4th bullet - Provide a map or narrative of existing services and underserved areas, and how a Circulator is
! expected to fit into the area in relation to needs and existing services.
Provide information on 2016 LATR findings for a 1600 CLV threshold, with any new infrastructure and
CC. GE. AB, FL proposed modifications (such as at road diets, Randolph/Parklawn, and the removal of four right-turn spurs)

60 MCDOT DO ' _«_ K e 70 Intersections accounted for. The plan states that some intersections exceed the threshold. Which intersections and by how
much? Mitigation will be necessary in some form, whether it is through higher NADMS goals, improved
operations, or additional capacity.

Transportation

61 MCDOT DO AB 70 Demand Consider providing a map showing the boundaries of the North Bethesda TMD.
Management
1st bullet - Confirm the nature of how ROW was acquired for the northbound-to-eastbound spur at Parklawn /
Randolph. Was it acquired entirely through dedication from what is today Loehmann's Plaza, allowing for a
comparatively easy transfer if abandoned? Or was it acquired through dedication from multiple properties? Or
was it acquired through fee simple?
i Note the presence of utilities along this spur. Utilities may have to be relocated to the reformed four-leg

62 MCDOT DO AB 70 Intersections . K . : \ L
intersection at public cost, or alternatively developers (Loehmann's Plaza) may be conditioned to relocate
utilities as a requirement of abandonment and transfer of the land. Cost estimates will likely assume the former;
a public cost.

These comments are not intended to imply opposition to the proposal, but only to fully understand how
simple/difficult the land transfer may be.
X 4th sub-bullet - Isn't the removal of free right-turn lanes at Old Georgetown Road and Towne Road/Executive

63 MCDOT bo Devel Rvw . GML 70 Intersections Boulevard already addressed in the 2010 White Flint Sector Plan?

Transportation Clarify whether this plan's NADMS goal of 42% is for employees traveling to jobs in the plan area, or if it is to also

64 MCDOT DO AB, GE 70 Demand . A .
include residential development.

Management

65 MCDOT DO BRT DB 71-72 Maps 40, 41, and 42 are not really maps, per-se.

. . Consider including the cross-section in Rockville's Master Plan for comparison, as well as for ease of

66 MCDOT DO AB 71 Rockville Pike .

understanding the transition between the two plans.




67

MCDOT

DO

BRT DB

71

Rockville Pike

4th paragraph - “Maryland Department of Transportation (MDOT) is conducting a Rockville Pike BRT corridor
planning study...”

Add “in partnership with MCDOT”

68

MCDOT

[>]0]

BRT DB, MK

71

Rockuville Pike

Map 40 - Since it hasn’t been determined whether the BRT will run in the median or the curb, the plan should
either depict both options or neither.

69

MCDOT

Do

BRT DB

71

Rockville Pike

Map 40 - Add greater buffer space between the BRT vehicle icons. As currently depicted, they are colliding with
each other. This appears to be a graphical issue; not a matter of allocated space.

70

MCDOT

DO

AB

72

East Jefferson St

There is a typo: "Jeffersom "

71

MCDOT

DO

AB

72

It would be highly beneficial to include Existing cross-sections alongside the Proposed cross-sections. This will
help identify ROW needs as well as impacts to curblines, utilities, and drainage systems.

72

MCDOT

DO

AB

72

We prefer that dimensioned cross-sections be located in the Appendix, as providing dimensioned cross-sections
in the plan itself can be interpreted as rigidly fixing those dimensions as requirements, limiting flexibility should
standards change.

73

MCDOT

DO

AB

72

Clarify which cross-section is intended to apply to the area between the curve & Montrose Pkwy. This segment is
technically East Jefferson Street, but functionally is more alike to Executive Blvd. If E Jefferson is to apply:
consider whether the road diet could be extended along Executive Blvd, as well, as they likely share similar traffic
patterns. If Executive is to apply: note that widening into the median will not be feasible in this segment,
considerably adding to construction costs as utility and drainage lines will likely be impacted.

74

MCDOT

DO

AB

72

East Jefferson St

How do transportation analyses treat southbound E Jefferson St at Montrose Pkwy? Along the approach the
rightmost lane drops as a right-turn lane, and on the receiving end a lane is added by right-turns from Montrose
Pkwy. Without reviewing counts, these would appear to indicate heavy right-turn movements along the SB and
EB approaches. We wish to confirm whether transportation analyses accounted for the replacement of this
lane's replacement with a separated bike lane: is the reduction of this vehicular lane & impacts to right-turns
acceptable, or will the bike lane require additional area in addition to maintaining this lane?

75

MCDOT

DO

Devel Rvw GML

72

Executive Blvd

The proposed typical section should identify the widths of the existing median and lawn panels.

76

MCDOT

DO

AB

72

Executive Bivd

While we support the intent to add separated bike lanes, note that it appears this may necessitate approximately
2-3 ft of widening in each direction. This will impact curb lines, though it may be possible to widen into the
median -- reducing utility & drainage impacts.

77

MCDOT

DO

CC, GE

95

Staging Plan

Phase 1 includes funding and completing design of the MD 355 BRT. This should clarify whether this applies to
the full length of the 355 South line, to a limited span, or only the small portion of WF2. Consider also defining
"completion”, as a design may achieve differing levels of completion depending on project delivery (a design-
build, for example, may arguably not achieve "100% complete design" until it is effectively finished with
construction).

78

MCDOT

DO

cC

Staging Plan

There does not appear to be any clear nexus between the additional capacity + benefits provided by new
infrastructure versus the amount of development capacity that is opened at each phase. Consider providing an
analysis that more explicitly ties the two together to ensure that development is not unduly constrained, but also
that adequate infrastructure is in place to meet the community's needs.




79

MCDOT DO GE

Confirm whether the 2nd Metro entrance should be a condition on Phase 2. While it may be too late to address

aging Pl
Staging Flan i as part of WF1, we feel that this is a high cost project with only limited nexus to WF2.

80

MCDOT DO AB

General

As was done with Bethesda, we urge that a listing of CIP Projects be provided, along with identified lead
stakeholders. We noted the following transportation projects, though caution that this may notbe a
comprehensive list: ,

- p60 - Extend Hubbard Dr westward from MD 355 as B-1

- p60 - Construct B-2

- p60 - Reclassify A-271 to B-6, and associated reconstruction

- p60 - Reclassify E Jefferson St as B-5 for a portion not already under this designation

- p60 - Extend Rose Ave as B-3.

- p60 - Improve vehicular, bicycle, and pedestrian connections (any specific instances?)

- p60 - Convert Chapman Ave (B-4) from private to public, and associated reconstruction as needed.
- p65 - New bikeway connections (enumerate each item)

- p65 - BPPA Funding

- p66 - Bikeshare

- p68 - Second Metrorail Entrance

- p68 - New MARC station

- p68 - Construct MD 355, Randolph Rd, and North Bethesda Transitway BRT lines

- p69 - Implement a White Flint Circulator shuttle

- p72 - E Jefferson St road diet

- p72 - Executive Blvd widening

- p77 - Ped/Bike Path at end of Galena Rd









