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TITLE: Z-312 and SDP-09-001

The Applicant is Requesting a Change from the R-20 (Medium Density
Residential) Zone to the Mixed Use Development (MXD) Zone on
Approximately 43.33 Acres of Land known the Orchard Pond Apartments.
The Subject Property is bounded by Clopper Road (MD 117), Quince
Orchard Road (MD 124), and Metropolitan Grove Road and a State
Highway Facility. In conjunction with the Change in Zone, SDP-09-001
proposes a 410 unit multi-family residential building with a structured
above-ground parking garage and 9,000 square feet of amenity/retail-
ready space located on an 11 acre portion of the site at Clopper, Quince
Orchard, and Firstfield Roads.

SUPPORTING BACKGROUND:

Presentation

Proclamation/Certificate

Appointment

Joint Public Hearing

Historic District

Consent Item

Ordinance

Resolution

X | Policy Discussion

Work Session Discussion ltem

Other:

PUBLIC HEARING HISTORY:

A consolidated joint public hearing was held by the Mayor and City
Council and the Planning Commission regarding these applications on
January 4, 2010. At this meeting, the development team made their
presentation. In addition to the comments from the Mayor and City
Council and Planning Commission, there were two speakers from the
public.

It was determined that a work session was necessary to respond to the
issues raised at the joint public hearing. Accordingly, at their January 20,
2010, meeting, the Planning Commission moved to extend their record
until March 17, 2010. Subsequently, the Mayor and City Council moved
to extend their record until March 26, 2010.

A work session was held on March 8, 2010. The purpose of this work
session was for the development team to present the Orchard Pond
rezoning and schematic development plans in more detail and respond to
issues raised at the joint public hearing.

At their March 24, 2010, regular meeting, the Planning Commission made
a recommendation for approval for both Z-312 and SDP-09-001. A staff
analysis and CPCs from the Planning Commission recommending their
approval of both Z-312 and SDP-09-001 are attached, along with exhibits
received since the March 8, 2010 joint work session.

Attachments:

Draft Ordinance and Resolution

CPC to Mayor and City Council from Planning Commission, Z-312

CPC to Mayor and City Council from Planning Commission, SDP-09-001
Staff Analysis

Z-312 Index of Memoranda and Exhibits identified in bold.

SDP-09-001 Index of Memoranda and Exhibits identified in bold

DESIRED OUTCOME:

(Please complete this section if agenda item

is a public hearing)

Introduced

Advertised 12/16/09
12/23/09

Hearing Date 1/4/09

Record Held Open 3/26/09

Policy Discussion 4/5/09

Mayor and City Council’s record on both Z-312 and SDP-09-
001 closed as of March 26, 2010. A draft ordinance to adopt Z-
312 and a draft resolution to adopt SDP-09-001 as
recommended by the Planning Commission are available if
the Mayor and City Council choose to take final action.
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ORDINANCE No.

AN ORDINANCE OF THE MAYOR AND COUNCIL

OF THE CITY OF GAITHERSBURG GRANTING APPROVAL

TO Z-312, TO RE-ZONE 43.33 ACRES OF LAND FROM THE R-20 (MEDIUM
DENSITY RESIDENTIAL) ZONE TO THE MXD (MIXED USE DEVELOPMENT) ZONE
IN ACCORDANCE WITH §24-196 (MAP AMENDMENTS) AND 8§24-160G.6
(PROCEDURE FOR APPLICATION AND APPROVAL) OF THE CITY CODE. THE

PROPERTY IS BOUNDED BY CLOPPER ROAD (MD 117), QUINCE ORCHARD

ROAD (MD 124), AND METROPOLITAN GROVE ROAD AND

A STATE HIGHWAY FACILITY

Z-312

BE IT ORDAINED, by the Mayor and Council of the City of Gaithersburg, in
public meeting assembled, that they find the following facts from the evidence of
record in Zoning Map Amendment Application Z-312:

A. The application Z-312, filed by Jody Kline, for 893 Clopper Road Investors,
requests rezoning 43.33 acres of land from the R-20 (Medium Density Residential)
Zone to the MXD (Mixed Use Development) Zone. The property is bounded by
Clopper Road (MD 117), Quince Orchard Road (MD 124), and Metropolitan Grove
Road and a State Highway Facility.

B. The Sketch Plan submitted as part of Z-312, proposes a mix of uses,
including retail, office, hotel and residential. The project is to be developed in two
phases. Phase 1 includes an area of 11.14 acres and proposes a four-story
residential building with 410 units, a structured parking garage and 9,000 square feet
of amenity/retail-ready space. Phase 1 is also the subject of the Schematic
Development Plan (SDP 09-001). Phase 2 consists of the balance of the project and is
approximately 32.22 acres. Approximately 700-1,000 residential units are proposed in
this phase in addition to the mix of uses.

C. A consolidated joint public hearing was held by the Mayor and City
Council and the Planning Commission regarding these applications on January 4,
2010. Mr. Jody Kline, counsel for the applicants, introduced the applications for
rezoning and schematic development plan. Presentations were made by the
development team. In addition to the comments from the Mayor and City Council and
Planning Commission, there were two speakers from the public. The Planning
Commission made a motion to close their records for Z-312 and SDP-09-001 on
January 27, 2010, and the Mayor and City Council made a motion to close their
records on February 4, 2010.

It was determined that a work session was necessary to respond to the issues raised
at the joint public hearing. Accordingly, at their January 20, 2010, meeting, the
Planning Commission moved to extend their records until March 17, 2010.
Subsequently, the Mayor and City Council moved to extend their records until March
26, 2010.



A joint work session was held on March 8, 2010. The purpose of this work session
was for the development team to present the Orchard Pond rezoning and schematic
development plans in more detail and respond to issues raised at the joint public
hearing.

D. The Planning Commission’s record for Z-312 closed on March 17, 2010.
The Commission made its recommendation on March 24, 2010, and forwarded their
recommendation of approval to the Mayor and City Council for Z-312. The Mayor and
City Council closed their record on March 26, 2010.

F. During their policy discussion meeting on April 5, 2010, the City Council
carefully reviewed the evidence of record, including 28 exhibits, and considered all
submitted testimony, documents and correspondence presented, including the
Planning Commission’s recommendation for approval, and made the following findings
with respect to Application Z-312 as required under 88 24-10A(2) and 24-160D.1
through 24-160D.13 of the City Code:

(1) The application meets (complies) or accomplishes the purposes, objectives,
(intent) and minimum standards and requirements of the zone:

Purposes, Objectives and Intent:

a) The 2003 City of Gaithersburg Land Use Master Plan recommends that the
subject property be redesignated as mixed use residential-office-commercial
with a zoning classification of MXD. “This is another ideal location for future
redevelopment of higher density residential and/or office uses. The site has
immediate access to three roadways and is in close proximity to the transit
station.”

b) The project proposes a flexible mix of residential and commercial/retail uses
that would not be allowed with Euclidian zoning categories. The Plan provides
a higher standard of development than could be done under a conventional
zoning category by using enhanced site design, a mix of uses, diverse and high
quality architectural elements (to be further defined at Schematic Development
Plan review), structured parking and well landscaped amenity spaces.

c) The project encourages orderly staged development of a large scale project by
staging the project into two phases. Phase 1 incorporates a new residential
development, and Phase 2 will provide for a mix of uses which will interrelate
with the other new mixed use developments such as Watkins Mill Town Center
and the Spectrum project.

d) The project efficiently uses the land by retaining continuous circulation through
the site by connecting to existing vehicular and pedestrian connections and
enhancing those connections through new sidewalks and intersection
improvements. The residential project is convenient to existing and proposed
retail, residential and employment areas. In addition, the property is served by
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multiple Montgomery County Ride-On routes and is within walking distance of a
MARC train station and future CCT transit stations.

e) The Applicants have submitted and received approval of a Natural Resource
Inventory/Forest Stand Delineation (NRI/FSD). The proposed plan will enhance
the environment by adding passive amenities to the stream valley buffer area,
performing stream remediation and complying with stormwater management
regulations which will reduce the impact of water runoff, improve the water
quality coming from the property, and minimize erosion of existing water
courses.

Minimum Standards:

1. As stated above, the application and exhibits comply with the 2003 Master Plan
Land Use Element, which proposes mixed use development for this site. The
application complies with the minimum land area for the zone.

2. The subject property is located adjacent to existing roadways, Clopper Road
(MD 117), Quince Orchard Road (MD 124), Metropolitan Grove Road and
Firstfield Road which, according to the Traffic Impact Analysis, are adequate to
service the development.

3. The property is currently serviced by all utilities, including water and sewer.
The utilities have been given the opportunity to review the plans.

4. As mentioned above, the public facilities comply with the requirements of the
City’s Adequate Public Facility Ordinance (APFO).

(2) The application is in accord with recommendations in the applicable master
plan for the area and is consistent with any special conditions or requirements
contained in said master plan:

As stated above, the 2003 City of Gaithersburg Land Use Master Plan recommends
that the subject property be developed as a mixed use residential-office-commercial
area as a location for future redevelopment of higher density residential and/or office
uses. Therefore, the plan is in accord with the 2003 City of Gaithersburg Master Plan.
There were no special conditions or requirements contained in the master plan.

(3) The application and sketch plan will be internally and externally compatible and
harmonious with existing and planned land uses in the MXD zoned areas and adjacent
areas (surrounding areas):

The plan, schematic architecture, and other exhibits of this application create a
development that is compatible and harmonious to the surrounding areas by creating
vehicular and pedestrian connections. The planned uses for this project fully support
and augment the existing uses in the area. The architectural design is complementary
and enhances the character of the area.
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Conclusion

This application Z312 conforms to the purpose of the MXD Zone, is consistent with the
purpose of the 2003 Master Plan Land Use Element and the Master Plan themes. The
densities and uses proposed in this sketch plan are harmonious and consistent with
the proposed surrounding development. The plan is integrated into the area, with both
vehicular and pedestrian access. The architecture, as shown in the exhibits, will be
compatible, harmonious and enhance the architecture in the surrounding area. The
proposed plan will provide redevelopment of an aging apartment community and
provide an economic stimulus to the area with the increased number of apartment
units.

For the reasons stated above, application Z-312 is granted.

ADOPTED by the City Council this 5" day of April, 2010.

Sidney A. Katz, Mayor and President of the Council

DELIVERED to the Mayor of the City of Gaithersburg, Maryland, this 5th day of
April, 2010. APPROVED by the Mayor of the City of Gaithersburg, this 5th day of
April, 2010.

Sidney A. Katz, Mayor

THIS IS TO CERTIFY that the
foregoing Ordinance was adopted by
the Mayor and Council of the City of
Gaithersburg, in public meeting
assembled, on the 5th day of April,
2010, and that the same was
approved by the Mayor of the City of
Gaithersburg on the 19th day of June,
2010. This Ordinance will become
effective onthe ___ day of ___, 2010.

Angel L. Jones, City Manager
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RESOLUTION No.

RESOLUTION OF THE MAYOR AND CITY COUNCIL
OF GAITHERSBURG GRANTING APPROVAL OF
SCHEMATIC DEVELOPMENT PLAN SDP-09-001,

KNOWN AS ORCHARD POND, FOR
APPROXIMATELY 11.14 ACRES OF PROPERTY
ZONED MIXED USE DEVELOPMENT (MXD)

SDP-09-001

OPINION

Schematic development plan (SDP) application SDP-09-001, zoned Mixed Use
Development (MXD), has come before the Mayor and City Council for approval. The City
Council’'s authority in this matter is pursuant to 824-160D.9(b)(3) of the City of Gaithersburg
Zoning Ordinance (Chapter 24 of the City Code), which authorizes the Council and
Commission to conduct public hearings on a schematic development plan application
following appropriate notification procedures and to take action on the application following
receipt of a recommendation by the City Planning Commission.

The subject case involves approximately 11.14 acres of land and concerns the
development of the subject property (“Property”) known as the Orchard Pond Apartments.
The subject property is located in the northwest quadrant of Clopper Road (MD Rt 117) and
Quince Orchard Road (MD Rt 124) in Gaithersburg, Maryland. The site is bound on the west
by Metropolitan Grove Road, on the north by a Maryland State Highway facility, Clopper Road
to the south and Quince Orchard Road to the east. It is bisected by Firstfield Road. The
schematic development plan application was initially submitted to the City Planning and Code
Administration on February 25, 2009. This application was designated as SDP-09-001.

OPERATIVE FACTS

A. Background

A consolidated joint public hearing was held by the Mayor and City Council and the
Planning Commission regarding these applications on January 4, 2010. At this meeting, the
development team made their presentation. In addition to the comments from the Mayor and
City Council and Planning Commission, there were two speakers from the public. The
Planning Commission made a motion to close their records of Z-312 and SDP-09-001 on
January 27, 2010, and the Mayor and City Council made a motion to close their record on
February 4, 2010.

It was determined that a work session was necessary to respond to the issues raised at
the joint public hearing. Accordingly, at their January 20, 2010, meeting, the Planning
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Commission moved to extend their record until March 17, 2010. Subsequently, the Mayor and
City Council moved to extend their record until March 26, 2010.

A joint work session was held on March 8, 2010. The purpose of this work session was
for the development team to present the Orchard Pond rezoning and schematic development
plans in more detail and respond to issues raised at the joint public hearing.

On March 24, 2010, the Planning Commission considered the plan at its public meeting
recommended approval of Schematic Development Plan SDP-09-001, finding the application
is in conformance with the MXD (Mixed Use Development) Zone of the City’'s Zoning
Ordinance with the following conditions:

1. Applicant shall continue to work with Staff and the Maryland State Highway
Administration to develop a plan to improve and enhance the geometrics and
pedestrian connections at the intersections located at Firstfield Road and Clopper
Road and Firstfield Road and Quince Orchard Road prior to final site plan approval;

2. Applicant shall refine and detail, with amenities such as increased sidewalk width, way
finding, and lighting, the primary pedestrian connection from Phase 1 and Phase 2 to
the Metropolitan Grove MARC Station prior to final site plan approval,

3. Applicant shall continue to work with Staff to create a natural pathway system and
other passive open space amenities within the area defined as the stream valley buffer.
All work shall be done in accordance with the City’s Environmental Standards for
Development;

4. Applicant shall provide a stream channel enhancement plan in accordance with the
City's Environmental Standards for Development. All plans must be submitted to MDE
and other required entities for approval and all applicable permits obtained prior to the
issuance of any building permits by the City;

5. Applicant is to continue to work with staff to develop tenant relocation,
demolition staging, and construction staging plans prior to final site plan approval;

6. Final signing lane marking, turning radii plans, lighting plans, paving and storm drain
plans, grade establishment plans, and details are to be reviewed and approved by
DPW prior to the issuance of public works permits;

7. Applicant shall continue to work with planning and public works staff to establish a
pedestrian linkage plan between Firstfield Road and Clopper Road along Quince
Orchard Road; and

8. Applicant to coordinate with DPW to conduct new traffic counts for the intersection of

MD117/MD124 prior to final site plan submission. The results shall be reviewed by the
DPW to determine if traffic study revisions are required

2 SDP-09-001
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C. Evaluation and Findings

The City Council, upon careful review of the evidence of record, agrees with the
findings, conclusions and the recommendation of approval for schematic development
plan SDP-09-001 by the City Planning Commission and City staff. The City Council
finds those recommendations to be well reasoned and adopts and incorporates their
findings as part of this action. The City Council further agrees with the Planning
Commission in that the procedures governing the application for the schematic
development plan and approvals necessary to seek building permits, are subject to a
multi-step process; and that this is only one of several steps of the process, that
subsequently includes Final Site Plan reviews and approvals.

In reviewing the subject application for the approval of Schematic Development
Plan SDP-09-001, the City Council finds the application and development proposal
meets or accomplishes the purposes, objectives, and minimum standards and
requirements of the MXD Zone that are set forth in Chapter 24 (Zoning), Article IIl,
Division 19 of the City Code.

The City Council finds that the application meets the submission requirements
and the standards and requirements for approval of the subject schematic
development plan, as set forth in § 24-160.D.9(b)(3) in that:

1) The applicant filed, together with the prescribed application fee, an
application for approval of a schematic development plan;

2) The schematic development plan is scaled appropriately and contains: a)
boundary survey; b) the uses of all buildings and structures within the
schematic development plan area, as well as existing uses of adjacent
property external to the MXD zoned area and proposed uses within
adjoining zoned areas; c) the location, height, approximate dimensions and
conceptual elevations of all buildings and structures, and the setbacks and
densities and/or square footage thereof; d) the location of points of access
to the site and all public and private roads, pedestrian paths; e) the location
and setbacks of parking areas; f) existing topography, including, contour
intervals of not more than two (2) feet; an approved forest stand delineation
and forest conservation plan; one-hundred-year floodplains; other natural
features; utility easements; g) all landscaped areas, proposed conceptual
screen planting, open spaces, plazas, malls, courts, community identification
signage, recreation and amenity areas; and h) demonstration of general
compliance with any Master Plan recommendations for the property,
including any special conditions or requirements related to the property set
forth in the Master Plan;

3) The City Council and City Planning Commission have conducted a joint
public hearing(s) on the application and complied with the notification
procedures in § 24-196 of this Code;

4) The Planning Commission delivered its recommendation to the City Council

3 SDP-09-001



on March 24, 2010, within thirty (30) days of the close of the commission's
hearing record of March 17, 2010;

5) The Council is taking action on the application within ninety (90) days after
the close of the Council's hearing record on March 26, 2010;

6) The approval of this schematic development plan with its degree of detalil
shall substitute for preliminary site plan approval; and

7) The schematic development plan demonstrates compliance with Master
Plan recommendations for the property, including any special conditions or
requirements related to the property set forth in the master plan for among
other reasons, the nature, and density, and mix of uses posed, future
accessibility to public transportation improvements, retention of forested
areas, and interrelationship and compatibility of uses.

Furthermore, the City Council finds from the evidence of record that the
application for schematic development plan approval, SDP-09-001, as currently
amended, fulfills the findings required under §24-160D.10 (b):

(1) The plan is substantially in accord with the approved sketch plan.

The schematic development plan is consistent with the sketch plan Z-312
in terms of nature, density, height of buildings, location of use, access,
circulation, amenities, and afforestation and landscape features.

(2)  The plan meets or accomplishes the purposes, objectives and
minimum standards and requirements of the zone.

PURPOSES AND OBJECTIVES OF THE MXD ZONE
(Section 24-160D.1 of the Zoning Ordinance)

It is the objective of this zone to establish procedures and standards for the
implementation of master plan use recommendations for comprehensively
planned, multi-use projects. It is also intended that this zone provide a more
flexible approach to the comprehensive design and development of multi-use
projects than the procedures and regulations applicable under the various
conventional zoning categories. In so doing, it is intended that this zoning
category be utilized to implement existing public plans and pertinent city policies
in a manner and to a degree more closely compatible with said city plans and
policies than may be possible under other zoning categories. The specific
purposes of this zone are:

(@) To establish standards and procedures through which the land use
objectives and guidelines of approved and adopted master plans can serve
as the basis for evaluating an individual development proposal, as well as
ensuring that development proposed will implement the adopted master plan

and other relevant planning and development policies and guidelines for the
-4- SDP-09-001
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area considered for MXD zoning.

The plan provides for the redevelopment of a residential development with increased
density, as recommended in the Master Plan and as demonstrated by the exhibits
included in the record.

(b) To encourage orderly, staged development of large-scale
comprehensively planned, multi-use developments by providing
procedures for various zoning and plan approvals, including
development phasing.

The applicant intends to proceed with development in an orderly and continuous
fashion consistent with market demand. The project will be developed in two phases.

(©) To encourage design flexibility and coordination of architectural style
building and signage.

The architecture of the new residential structure provides a design that will enhance
the community and complement the surrounding area as shown in architectural
elevations, and design guidelines. The design guidelines establish the parameters to
promote design flexibility, material standards, and landscape design for the proposed
project.

(d)  To ensure the integration and internal and external compatibility of
applicable residential and nonresidential uses by providing a suitable
residential environment that is enhanced and complemented by uses
such as commercial, recreational, open space, employment and
institutional uses and amenities within a multi-use development. A multi-
use development is defined as a single parcel or a group of contiguous
parcels of land zoned MXD which, among the various parcels comprising
that contiguous area, include residential, commercial, recreational, open
space, employment and institutional uses and amenities.

The plan for the property will enhance and complement the neighborhood with the
redevelopment of the existing residential community to a denser residential structure
with a retail component. The surrounding area is a varied mix of retail, office, and
technology uses. The National Institute of Standards and Technology (NIST), a major
federal employment center is adjacent to the site. In order to integrate the proposed
development with the adjoining neighborhood, the applicant is proposing enhancing the
existing pedestrian connections with better pedestrian accessibility at key intersections,
and providing new connections such as a sidewalk along Firstfield Road, and a
possible sidewalk along Quince Orchard Road. As described above, the property is
located in close proximity to various public transportation options, providing alternative
connections to other commercial, employment, and recreational uses. Moreover, the
integration of this project into the community will be further refined during the final site
plan review process.

-5- SDP-09-001
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(e) To assure compatibility of the proposed land uses with internal and
surrounding uses by incorporating higher standards of land planning and
site design than could be accomplished under conventional zoning
categories and to provide a superior quality of development exceeding
that which could be achieved under conventional zoning regulations and
procedures.

The project proposes a mix of residential and commercial/retail uses that would not be
allowed by conventional zoning categories. The project provides a higher standard of
development than that of a conventional zone by using enhanced site design, a mix of
uses, diverse and high quality architectural elements, structured parking, and well
landscaped amenity spaces that are internally and externally linked by pedestrian and
roadway connections as shown in the exhibits in the record.

() To encourage the efficient use of land by: locating employment retail
uses convenient to residential areas; reducing reliance upon automobile
use and encourage pedestrian and other nonvehicular circulation
systems; retaining and providing useable open space and active
recreation areas close to employment and residential populations; and
providing for the development of comprehensive nonvehicular circulation
networks, separated from vehicular roadways, which constitute a system
of linkages among residential areas, open spaces, recreational areas,
commercial and employment areas, and public facilities.

The proposed redevelopment project efficiently uses the property by enhancing the
existing circulation through the site and by linking to existing pedestrian connections.
Sidewalks will be added along Firstfield Road, and possibly, Quince Orchard Road to
connect to existing sidewalks. In addition, the property is currently served by multiple
Ride-On busses and is in walking distance to the MARC Station at Metropolitan Grove.
This connection will be enhanced in the Phase 1 development with possible amenities
such as lighting, increased sidewalk width, and wayfinding signage to make the trip to
the MARC station a more obvious pedestrian connection. In addition, a future CCT
transit station is planned for the site. Accordingly, the property’s proximity to the
various transportation options will reduce reliance upon automobile use and
encourages the pedestrian system.

(9) To provide superior natural environment by the preservation of trees,
natural topographic and geologic features, wetlands, watercourses and
open spaces.

The Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) has been
approved for the site. In addition, the applicant will comply with the current State and
City stormwater management laws and regulations, which will reduce the impact of
water run off, improve the water quality coming from the property, and minimize
erosion of existing water courses as shown on the submitted Concept Stormwater
Management Plan. Additionally, the applicant plans to create a natural pathway
system and other passive open space amenities within the area defined as the stream
valley buffer and provide a stream channel enhancement plan for the portion the Long

-6- SDP-09-001
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Draught Branch of Great Seneca Creek located on-site.

(h)  To allow development only in a phased or staged fashion to ensure the
adequacy of the provision of public facilities and the concurrent
implementation of community amenities.

As discussed above, the proposed project will be developed in two phases and
complies with the City’s APFO requirements.

MINIMUM LOCATION AND DEVELOPMENT REQUIREMENTS
(Section 24-160D.2 of the Zoning Ordinance)

(@) Master plan. No land shall be classified in the Mixed Use Development
Zone unless the land is within an area for which there is an approved
and adopted master plan which recommends mixed use development for
the land which is the subject of the application, or unless the proposed
development otherwise satisfies the purposes and objectives of the MXD
Zone. Approval of the MXD Zone for land which is not recommended for
this zone in an approved master plan shall require the affirmative vote of
four (4) members of the city council.

The proposed project is in compliance with the 2003 City of Gaithersburg Master Plan
recommendations as the property is specifically mentioned in the document for
redesignation as mixed use: “Redesignate as mixed use residential-office-commercial
with a zoning classification of MXD. The medium density residential complex (Orchard
Pond) contains 747 apartment units that were constructed in 1975. This is another
ideal location for future redevelopment of higher density residential and/or office uses.
The site has immediate access to three roadways and is in close proximity to the
transit station.”

(b) Minimum area. No land shall be classified in the Mixed Use
Development Zone unless it contains a minimum of ten (10) acres.
Parcels or tracts less than the minimum acreage may be permitted if they
are contiguous to an existing MXD zoned area and may be harmoniously
integrated into the MXD area, consistent with the objectives and
purposes of this zone. Such parcels are not required to contain multiple
uses but contribute to a multi-use development and are subject to the
provisions of 24-160D.9(a)(1).

The project contains approximately 40 acres of land area.

(c) Location. Such land shall be located adjacent to and readily accessible
from existing or planned highways that are in an approved construction
program and are adequate to service the proposed development. Itis
intended that adequate access be available to such sites so that traffic
does not have an adverse impact on the surrounding area or cause
internal circulation or safety problems.

-7- SDP-09-001



As previously mentioned, the property is in close proximity to a well-established
transportation network including MD 117 and MD 124. The property is served by Ride-
On bus service and is within a ¥4 mile radius to the MARC Station at Metropolitan
Grove. Accordingly, adequate access is currently available to the property so that
traffic does not have an adverse impact on the surrounding area or cause internal
circulation or safety problems.

(d) Public water and sewer. No development shall be permitted unless
served by public water and sewer.

The property is currently served by all utilities, including public water and sewer.

(e) Signage. Signage shall be coordinated between adjoining uses and be
thematic in approach, in accord with the purposes of this zone and
overall character of the surrounding area.

The applicant will submit further Design Guidelines that will incorporate sign design as
part of the Final Site Plan. The proposed sign design will be coordinated between
adjoining uses within the development and will be thematic in approach in accord with
the purposes of the MXD zone and overall character of the surrounding neighborhood.

() Frontage on public streets. Anything to the contrary notwithstanding in
any regulation in this Code, lots in this zone shall not be required to have
direct access to a public street provided that such condition will promote
the creation of affordable housing, or will be designed in such a way as
to foster the purposes and objectives of this zone, provided that
satisfactory access to a public street is provided over private rights-of-
way.

The property has frontage on three public streets — Clopper Road, Quince Orchard
Road, and Firstfield Road.

COMPATIBILITY STANDARDS
(Section 24-160D.5 of the Zoning Ordinance)

(@)  All uses shall conform to the purposes of the Mixed Use Development
Zone and shall be compatible with all uses, existing or proposed, in the
vicinity of the area covered by the proposed planned development. In
order to assist in accomplishing such compatibility, the following
requirements shall apply:

(1)  Allright-of-way requirements, setbacks, height limits, open space
or buffer areas recommended in an area master plan or special
conditions or requirements stated therein to protect properties
adjacent to the MXD zoned areas shall be incorporated into all
plans subject to approval under the zone.

-8- SDP-09-001
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There were no special conditions or requirements for the property in the Master Plan.

(2)  Where setback, height limits, open space or buffer areas are not
recommended in an area master plan or special conditions or
requirements stated therein to protect properties adjacent to the
MXD zoned areas, the following requirements shall be
incorporated into all plans subject to approval under this zone.

a. No buildings other than single-family detached dwellings
shall be constructed within one hundred (100) feet of
adjoining property not zoned MXD or in a residential
category that is developed with one-family detached
homes unless the city planning commission finds that
topographical features permit a lesser setback. In all other
situations, setbacks from adjoining properties may be less
than 100 feet, with the setback approved by the city
planning commission.

b. No building proposed for commercial, employment,
industrial use shall be constructed less than one hundred
(100) feet from any adjoining property not zoned MXD
recommended for residential zoning and land use on the
applicable master plan. The setbacks shall be determined
as part of the final site plan approval.

C. No building shall be constructed to a height greater than its
distance from any adjoining property not zoned MXD
recommended for residential zoning and land use of the
applicable master plan, unless the city planning
commission finds that approval of a waiver of this
requirement will not adversely affect adjacent property.

These provisions are not applicable because there are no adjoining properties since
the subject property is surrounded on all sides by roads.

MINIMUM GREEN AREA
(Section 24-160D.6 of the Zoning Ordinance)

(@) The amount of green area, including designated parks, public and private
open space, active and passive recreational areas, required for the residential portion
of a mixed use development shall be not less than forty (40) percent of the total area
shown for residential use. ... for the commercial/employment/industrial portion of a
mixed use development shall be not less than twenty-five (25) percent of the total area
devoted to commercial/employment/industrial uses, except that comparable amenities
and/or facilities may be provided in lieu of green area if the city council determines that
such amenities or facilities are sufficient to accomplish the purposes of the zone, and

-9- SDP-09-001
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would be more beneficial to the proposed development than strict adherence to the
specific green area requirement.

The Sketch Plan indicates that green space must not be less than 40% for residential
uses and 25% for commercial uses.

(b)  All recreation areas, facilities and amenities, and all open space and
landscaped areas shall be reflected on the final site plans for approval by the city
planning commission.

All recreation areas, facilities and amenities, and all open space and landscaped areas
will be reflected on the final site plans.

(3) The planis in accord with the area master plan and any accompanying
special condition or requirements contained in said master plan for the area under
consideration;

As stated above, the proposed project is in compliance with the 2003 City of
Gaithersburg Master Plan recommendations as the property is specifically mentioned
in the document for redesignation as mixed use: “Redesignate as mixed use
residential-office-commercial with a zoning classification of MXD. The medium density
residential complex (Orchard Pond) contains 747 apartment units that were
constructed in 1975. This is another ideal location for future redevelopment of higher
density residential and/or office uses. The site has immediate access to three
roadways and is in close proximity to the transit station.”

(4) The plan will be internally and externally compatible and harmonious with
existing and planned land uses in the MXD zoned area and adjacent areas;

As discussed above, the plan enhances and complements the neighborhood with the
redevelopment of this existing residential project. The plan creates a development that
is compatible and harmonious with the surrounding neighborhood.

(5) That existing or planned public facilities are adequate to service the
proposed development contained in the plan;

As mentioned above, the property is currently served by all utilities and complies with
the City’s APFO requirements.

(6) That the development staging or phasing program is adequate in relation
to the provision of public facilities and private amenities to service the proposed
development;

As discussed above, the proposed project will be developed in two phases, which will
be adequate in relation to the provision of public facilities and private amenities to
serve the proposed development.

(7) That the plan, if approved, would be in the public interest.

-10 - SDP-09-001
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This plan will implement the Master Plan recommendations for the property and
redevelop an existing multi-family residential community at a higher density. The retail,
office, and technology uses located in the adjacent properties are very compatible with
the addition of residential development. Future increases in residents at the site will
promote the redevelopment of the retail and employment in this area. Increased
pedestrian connectivity will result with this project and create a more pedestrian-
oriented location.

In summary, the City Council finds SDP-09-001, containing 410 multi-family
dwelling units and 9,000 square feet of amenity/retail-ready space to be in accordance
with Zoning Ordinance 88 24-160D.9(b) and 24-160D.10(b) and, as hereafter
conditioned, is in the public interest and should be approved due to the presence of
substantial evidence in the record to indicate that the subject Schematic Development
Plan has accomplished the purposes of the Mixed Use Development (MXD) Zone, as
well as generally accepted City planning and land use policies, subject to the applicant
complying with the conditions listed below.

SCHEMATIC DEVELOPMENT PLAN SDP-09-001

RESOLUTION

NOW, THEREFORE BE IT ORDAINED by the City Council of Gaithersburg, that
SDP-09-001, being an application filed by Jefferson Apartment Group, requesting
approval of Schematic Development Plan is hereby approved subject to the following
conditions required of the applicant:

1. Applicant shall continue to work with Staff and the Maryland State Highway
Administration to develop a plan to improve and enhance the geometrics and
pedestrian connections at the intersections located at Firstfield Road and
Clopper Road and Firstfield Road and Quince Orchard Road prior to final site
plan approval,

2. Applicant shall refine and detail, with amenities such as increased sidewalk
width, way finding, and lighting, the primary pedestrian connection from Phase 1
and Phase 2 to the Metropolitan Grove MARC Station prior to final site plan
approval;

3. Applicant shall continue to work with Staff to create a natural pathway system
and other passive open space amenities within the area defined as the stream
valley buffer. All work shall be done in accordance with the City's
Environmental Standards for Development;

4. Applicant shall provide a stream channel enhancement plan in accordance with
the City's Environmental Standards for Development. All plans must be
submitted to MDE and other required entities for approval and all applicable
permits obtained prior to the issuance of any building permits by the City;

-11- SDP-09-001
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5. Applicant is to continue to work with staff to develop tenant relocation,

demolition staging, and construction staging plans prior to final site plan
approval;

6. Final signing lane marking, turning radii plans, lighting plans, paving and storm
drain plans, grade establishment plans, and details are to be reviewed and
approved by DPW prior to the issuance of public works permits;

7. Applicant shall continue to work with planning and public works staff to
establish a pedestrian linkage plan between Firstfield Road and Clopper Road
along Quince Orchard Road; and

8. Applicant to coordinate with DPW to conduct new traffic counts for the

intersection of MD117/MD124 prior to final site plan submission. The results
shall be reviewed by the DPW to determine if traffic study revisions are required

ADOPTED by the City Council this 5™ day of April, 2010.

SIDNEY A. KATZ, MAYOR and
President of the Council

THIS IS TO CERTIFY that the foregoing
Resolution was adopted by the City Council
in public meeting assembled on the 5

day of April, 2010.

Angel L. Jones, City Manager

-12 - SDP-09-001
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COMMUNICATION: PLANNING COMMISSION

MEMORANDUM TO: Mayor and City Council
FROM: Planning Commission
DATE: March 25, 2010
SUBJECT: Z-312 - Orchard Pond

This application requests rezoning 43.33 acres of land from the
R-20 (Medium Density Residential) Zone to the MXD (Mixed
Use Development) Zone. The property is bounded by Clopper
Road (MD 117), Quince Orchard Road (MD 124), and
Metropolitan Grove Road and a State Highway Facility and is
commonly known as the Orchard Pond Apartments.

Upon consideration of the rezoning application Z-312, the Planning Commission noted that the
application clearly complies with the purpose and intent of the MXD zone and is in accord with the
recommendations of the applicable master plan. At its regular meeting on March 24, 2010, the
Planning Commission made the following motion:

Commissioner Levy moved, seconded by Commissioner Winborne, to
recommend Z-312 Orchard Pond, for APPROVAL to the Mayor and
City Council.

Vote: 5-0

Joint Hearing - MCC & PC
SDP-09-001/Z312
58/28 CPC Z-312
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COMMUNICATION: PLANNING COMMISSION

MEMORANDUM TO:

FROM:

DATE:

SUBJECT:

Mayor and City Council
Planning Commission
March 25, 2010

SDP-09-001 -- Jefferson Apartment Group

Application for approval of a Schematic Development Plan
(SDP), for the redevelopment of 11.14 acres of land located at
Firstfield, Clopper and Quince Orchard Roads, and is commonly
known as the Orchard Pond Apartments. The plan proposes a
410-unit multi-family residential building with structured parking
and 9,000 square feet of amenity/retail-ready space.

In consideration of SDP-09-001, the Planning Commission noted the merits of the redevelopment plan
generally and its appropriateness as it relates to the surrounding land uses. The Commission stressed the
importance of a fine detailed final site plan and that a sound base has been provided for that next level of

detail.

Specifically, the Planning Commission encouraged the applicant to build upon the conceptual architecture and
insisted on enhancements of the sidewalk area along the Firstfield Road frontage to include the characteristics
of an urban streetscape rather than the existing suburban conditions. The design guidelines should reflect this
effort and include elements such as wider sidewalks, urban styled lighting, street trees and other urban

hardscape elements.

The Planning Commission made the following motion:

Commissioner Levy moved, seconded by Alternate Commissioner
Lanier, to recommend Sketch Plan SDP-09-001, Orchard Pond, for
APPROVAL to the Mayor and City Council, with the following
conditions:

1.

2.

Applicant shall continue to work with Staff and the Maryland State
Highway Administration and develop a plan to improve and
enhance the geometrics and pedestrian connections at the
intersections located at Firstfield Road and Clopper Road and
Firstfield Road and Quince Orchard Road prior to final site plan
approval;

Applicant shall refine and detail, with amenities such as increased
sidewalk width, way finding, and lighting, the primary pedestrian

CPC SDP-09-001
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Applicant shall continue to work with Staff to create a natural
pathway system and other passive open space amenities within
the area defined as the stream valley buffer. All work shall be
done in accordance with the City’'s Environmental Standards for
Development;

Applicant shall provide a stream channel enhancement plan in
accordance with the City's Environmental Standards for
Development. All plans must be submitted to MDE and other
required entities for approval and all applicable permits obtained
prior to the issuance of any building permits by the City;

Applicant is to continue to work with staff to develop tenant
relocation, demolition staging, and construction staging plans prior
to final site plan approval;

Final signing lane marking, turning radii plans, lighting plans,
paving and storm drain plans, grade establishment plans, and
details are to be reviewed and approved by DPW prior to the
issuance of public works permits;

Applicant shall continue to work with planning and public works
staff to establish a pedestrian linkage plan between Firstfield Road
and Clopper Road along Quince Orchard Road; and

Applicant to coordinate with DPW to conduct new traffic counts for
the intersection of MD117/MD124 prior to final site plan
submission. The results shall be reviewed by the DPW to
determine if traffic study revisions are required.

Vote: 5-0

CPC SDP-09-001
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COMMUNICATION: PLANNING COMMISSION

MEMORANDUM TO: Mayor and City Council
Planning Commission

FROM: Eliza Voigt, Planner

DATE: March 24, 2010

SUBJECT: Staff Analysis: Orchard Pond Applications Z-312 and SDP-09- 001
APPLICANT

Jefferson Apartment Group
8300 Greensboro Drive Suite 600
McLean, Virginia 22102

PROPERTY OWNER
893 Clopper Road Investors Corporation

TAX ACCOUNT NUMBERS
02899812, 02899823, 00820363, 01483581

REQUEST

This application requests rezoning (Z-312) 43.33 acres of land from the R-20 (Medium
Density Residential) Zone to the MXD (Mixed Use Development) Zone in accordance with
§24-196 (Map Amendments) and 824-160G.6 (Procedure for Application and Approval) of
the City Code. The property is bounded by Clopper Road (MD 117), Quince Orchard Road
(MD 124), and Metropolitan Grove Road and a State Highway Facility. Additionally, an
application has been submitted for a Schematic Development Plan (SDP 09-001) for a 410
unit multi-family residential building with 9,000 square feet of amenity/retail-ready space,
and a structured parking garage bounded by the portion of the property located at Clopper,
Quince Orchard, and Firstfield Roads.

BACKGROUND

A consolidated joint public hearing was held by the Mayor and City Council and the
Planning Commission regarding these applications on January 4, 2010. Mr. Jody Kline,
counsel for the applicants, introduced the applications for rezoning and schematic
development plan. Presentations were made by the development team including Malcolm
Van de Riet from Jefferson Apartment Group who discussed the development concept,
Steve Tawes from Loiderman Soltesz Associates discussed the engineering and
environmental site deign, and Joe Schnieder from Lessard Group discussed the schematic

Joint Hearing - MCC & PC Joint Hearing - MCC & PC
Z-312 . SDP-09-001
' 27 sz 57
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development plans and the architecture. In addition to the comments from the Mayor and
City Council and Planning Commission, there were two speakers from the public. The
Planning Commission made a motion to close their records of Z-312 and SDP-09-001 on
January 27, 2010, and the Mayor and City Council made a motion to close their record on
February 4, 2010.

It was determined that a work session was necessary to respond to the issues raised at the
joint public hearing. Accordingly, at their January 20, 2010, meeting, the Planning
Commission moved to extend their record until March 17, 2010. Subsequently, the Mayor
and City Council moved to extend their record until March 26, 2010.

A work session was held on March 8, 2010. The purpose of this work session was for the
development team to present the Orchard Pond rezoning and schematic development
plans in more detail and respond to issues raised at the joint public hearing. The following
items outline the main points of discussion at the work session: approach to the proposed
rezoning to the MXD Zone and two-part phasing as it relates to surrounding areas and
uses; site design including specimen trees, environmental site design and pedestrian
connections/enhancement opportunities; conceptual building architecture; and the “living
wall” design for the parking garage.

REQUIRED ACTIONS

Zoning Map Amendment Z-312

The applicant is requesting a map amendment from the R-20 Zone to the MXD Zone, which
is identified by §24-10A of the City Code as a floating zone. According to §24-10A(2) of the
City Code:

(2) The approval of and placement of floating zones may only occur upon a finding by
the city council that the application therefore:

(a) Complies with the purposes and intent of the zone as stated in the zoning ordinance;
and

(b) As applied will be compatible and harmonious with existing and planned land uses in
the surrounding area.

Section 24-160D.10(a) states that the City Council may approve the MXD zoning and
accompanying sketch plan when they find the following:

(1) The application meets or accomplishes the purposes, objectives, and
minimum standards and requirements of the zone; and

(2) The application is in accord with recommendations in the applicable master
plan for the area and is consistent with any special conditions or
requirements contained in said master plan; and

3) The application and sketch plan will be internally and externally compatible
and harmonious with existing and planned land uses in the MXD zoned
areas and adjacent areas.

2 Staff Analysis Z-312/SDP-09-001



Therefore, the applicants have the burden of showing that this application complies with the
purpose and intent of the MXD Zone. In addition, they must show that the accompanying
sketch plan will be compatible and harmonious with the surrounding planned and existing
land uses. The sketch plan must also meet or accomplish the objectives and minimum
standards and requirements of the zone.

Schematic Development Plan SDP-09-001
Section 24-160D.10(b) outlines the findings for approval of the schematic development plan
(SDP) as follows:

(1) The plan is substantially in accord with the approved sketch plan; and

(2) The plan meets or accomplishes the purposes, objectives and minimum
standards and requirements of the zone; and

(3) The plan is in accord with the area master plan and any accompanying special
condition or requirements contained in said master plan for the area under
consideration; and

(4) The plan will be internally and externally compatible and harmonious with
existing and planned land uses in the MXD zoned area and adjacent areas; and

(5) That existing or planned public facilities are adequate to service the proposed
development contained in the plan; and

(6) That the development staging or phasing program is adequate in relation to the
provision of public facilities and private amenities to service the proposed
development; and

(7) That the plan, if approved, would be in the public interest.

With the schematic development plan application, the applicant again must show that that
the standards of the zone and the master plan are a part of the plan. The applicant has the
burden of showing that there are adequate public facilities and private amenities to serve
the proposed development and that the plan will be in the public interest.

GENERAL INFORMATION
LOCATION:

The subject property is located in the northwest quadrant of Clopper Road (MD Rt 117) and
Quince Orchard Road (MD Rt 124) in Gaithersburg, Maryland. The site is bound on the
west by Metropolitan Grove Road, on the north by a Maryland State Highway facility,
Clopper Road to the south and Quince Orchard Road to the east. It is bisected by Firstfield
Road. The Orchard Pond property is shown on ADC Map page 18-Grid B-8, Tax Map FT
22 sections 1,2, and 3 (Parcels A&B) and covers approximately 43.33 acres.

3 Staff Analysis Z-312/SDP-09-001
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Location Map Z-312 and SDP-09-001

MASTER PLAN, ZONING, AND SITE PLAN HISTORY:

The site was part of annexation application X-076 containing approximately 73 acres of
land. At the time of annexation in 1965, the property was designated R-20 (Medium
Density Residential). Below is a chart of the development history related to this property.

326

Application Number Year Request Status
Annexation 1965 R-20 Adopted 1965 Zoned R-20
X-076 Resolution R-15-65
S-192 1970 Final Site Plan PC Approved 1/7/70
S-263 1971 Final Site Plan PC Approved 9/30/71
312 units Constructed
S-355 1973 Final Site Plan PC Approved 8/1/73
435 units Constructed
S-355 (A) 5/8/88 Minor Site Plan PC Approved 5/8/88
Amendments Constructed
4 Staff Analysis Z-312/SDP-09-001



Application Number | Year Request Status
S-355 (B) 1990 Amendment to Final | PC Approved 5/2/1990
Site Plan
Re-subdivison
S-355 (E) 1998 Amendment to Final | PC Approved 3/18/1998
Site Plan Constructed
Club house
Neighborhood Five 1997 Study Area 9 Adopted by M&CC 2/97
Master Plan 1997 Zoning remains R-20
City of Gaithersburg 2003 Special Study Area 6 | Adopted 12/15/2003
2003 Master Plan Casey-Metropolitan Section completed April 6, 2004
Grove Road
Re-zoning
recommended as
MXD

1997 Master Plan

The 1997 Land Use Plan continues to designate the Orchard Pond property as R-20, the
zoning use established at the time of annexation. The property was a part of the
Neighborhood 5 Land Use Plan and was specified as Study Area 9. The Study Area
states: “This study area is bounded on the north by the CSX railroad line right-of-way, on
the east by Quince Orchard Road, on the south by Clopper Road, and on the west by West
Watkins Mill Road. Study Area 9 is entirely developed with land uses equally split between
a medium density residential apartment complex to the east, called Orchard Pond, and to
the west of Metropolitan Grove Road, industrial-research-office buildings. Orchard Pond is
a 747-unit, R-20 zoned apartment complex that was constructed in 1975....”

Land Use Element of the 2003 Master Plan

The 2003 Master Plan Land Use Map also specifically mentions the Orchard Pond Property
in the section, Special Study Area 6: Casey-Metropolitan Grove Road and states:

“The Casey-Metropolitan Grove Study Area properties south of the CSX
right-of-way have been entirely developed with land uses equally split
between a medium density residential apartment complex to the east of
Metropolitan Grove Road, called Orchard Pond, and to the west as
industrial-research-office buildings. Orchard Pond is a 747-unit, R-20 zoned
apartment complex that was constructed in 1975.”

The Casey-Metropolitan Road study area is divided into two distinct areas: the Northern
properties which are primarily the undeveloped land located north of the CSX right-of-way
and the southern properties, which are the developed properties, including Orchard Pond,
to the south of the CSX right-of-way. The transit-oriented nature of the area was
emphasized with the recommendation to:

“Redesignate as mixed use residential-office-commercial with a zoning

classification of MXD. The medium density residential complex (Orchard
Pond) contains 747 apartment units that were constructed in 1975. This is

5 Staff Analysis Z-312/SDP-09-001
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another ideal location for future redevelopment of higher density residential
and/or office uses. The site has immediate access to three roadways and is
in close proximity to the transit station.”

EXISTING LAND USE/ENVIRONMENTAL CHARACTERISTICS:

The existing Orchard Pond Apartments complex is a mature, medium-density residential
complex containing 747 apartment units in multiple, three-story brick buildings that were
constructed in the mid-1970s. The site includes associated parking and landscaped areas.
There is no forest area on the property, but there are numerous specimen trees on and
adjacent to the property. The attached exhibit shows that there are currently 29 specimen
trees located on the Phase 1 portion of the site. Of these specimen trees, 21 will be
removed, and eight will be retained.

The Orchard Pond property drains to the Long Draught Branch of Great Seneca Creek,
which is a tributary to the Potomac River. Long Draught Branch bisects the southeast
corner of the property at the intersection of Quince Orchard Road and Clopper Road. A
stream valley buffer, located on the southeastern portion of the site at the Clopper Road
and Quince Orchard Road intersection, is approximately 3.64 acres.

The Natural Resources Inventory/Forest Stand Delineation (NRI/FSD) was approved by the
City’s Environmental Affairs Division on July 15, 2009.

A noise study has been submitted as part of the SDP application and will be evaluated
further regarding noise attenuation requirements for the site.

NEIGHBORHOOD LAND USE AND ZONING:

The surrounding land use consists of multi-family apartment buildings and single-family
town homes, interspersed with commercial and light industrial properties. The subject
property is currently zoned R-20. The area to the north of the subject property is zoned R-A
(low density residential) and is currently the location of a Maryland State Highway facility.
South of the property, located across Clopper Road, the property is zoned R-H (High
Density Residential) and is the location of the Grove Park apartment complex, and the
Quince Orchard Shopping Center, zoned C-2 (General Commercial). The C-2 Zone is also
located east, across Quince Orchard Road from the site and is the location of the Diamond
Square Shopping Center. The area to the west of the site is zoned I-3 (Industrial Office
Park). The Motor Vehicles Bureau and a storage facility are located in this area. Further,
the site is located diagonally across the Quince Orchard/Clopper Roads intersection from
the 578-acre headquarter campus of the National Institute of Standards and Technology
(NIST).

6 Staff Analysis Z-312/SDP-09-001
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Surrounding zoning of Z-312/SDP-09-001 Site

PUBLIC FACILITIES:

Water and Sewer Services and Public Utilities

The subject proposal is a redevelopment project of an existing residential use; therefore,
the site maintains W-1 and S-1 categories (areas served by community systems which are
either existing or under construction). Service does exist and, therefore, the application
complies with the requirements of the City’s Adequate Public Facility Ordinance (APFO) for
water and sewer, § 24-247.

Fire and Emergency Services

The Gaithersburg/Washington Grove Fire Station 8 (Montgomery Village Avenue) provides
an eight-minute response time to the majority of the property. The northeast portion of the
property is also served by Fire Station 29 (Crystal Rock Drive in Germantown) within an
eight-minute response time. Therefore, the site complies with the requirements for the
Adequate Public Facilities requirements for Emergency Services. Any further approval of
this plan will again require review and compliance with the standards of § 24-248, Fire and
Emergency Services.

7 Staff Analysis Z-312/SDP-09-001
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Adequacy of School Capacity

The Adequate Public Facilities Ordinance, 8§ 24-246, states "With the exception of age
restricted development, schematic development plan or preliminary site plan for residential
development shall not be approved if the subject property is within the attendance area of a
Montgomery County Public School that is forecasted to have a student population that
exceeds 110% of Montgomery County Public Schools Program Capacity two (2) years in
the future.”

The property is currently located within the Quince Orchard Cluster of the Montgomery
County Public School (MCPS) system. Within the cluster, the schools that currently serve
the proposed development are Thurgood Marshall Elementary School, Ridgeview Middle
School and Quince Orchard High School. Based on a suggestion at the January 4, 2010
joint public hearing, an inquiry was sent to Montgomery County Public Schools ("MCPS")
asking for information about: a) the number of students presently residing in the 156
apartments that will be removed in the Phase | development, and b) the number of
anticipated students who will reside in the 410 unit replacement multi-family community.
The study found that currently there are 47 MCPS students in the development and that
this number is expected to remain constant in the proposed project, although the student
composition is expected to change from primarily younger to older students. The MCPS
letter (attached) also states that the capacity of the relevant schools will be adequate to
accommodate the students who will reside in the new Phase | section of Orchard Pond
upon redevelopment. Therefore, the subject application complies with §24-246, Adequacy
of School Capacity, at this time.

Traffic Impacts

The applicant submitted a Traffic Impact Analysis (TIA) by The Traffic Group, in
accordance with the City of Gaithersburg’s Adequate Public Facilities Ordinance (APFO).
Engineering Services Director Mumpower reviewed the findings of the study, which indicate
that all the intersections in the study area will continue to operate within the City’s
acceptable standards for Critical Lane Volumes in both the AM and PM peak hours. Mr.
Mumpower agreed with the findings detailed in the study and has granted approval of the
TIA for this project.

The applicant is exploring methods to improve pedestrian crossings and connections at
public streets in order to improve movement between the Orchard Pond community and the
neighboring shopping, entertainment and employment sites. These pedestrian
enhancements will help better integrate the new Orchard Pond apartments with the
immediate neighborhood which surrounds it. Specifically, improvements to the intersections
at Firstfield /Clopper Roads and Firstfield/Quince Orchard Roads are being studied.

Public Transportation
The site is serviced by Montgomery County Ride On Bus routes #56, #61 and #71 with

numerous bus stops along Firstfield Road, Clopper Road and Quince Orchard Road. The
property is also located within a 1/4 mile radius of the Maryland Area Rail Connection
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(MARC) train station at Metropolitan Grove. There are nine morning trains to Washington
D.C. and nine trains from Washington D.C. in the afternoon.

The current alignment of the Corridor Cities Transitway (CCT) is adjacent to the site along
Quince Orchard Road. A future transit station is proposed for the site in this area. A CCT
transit station is also proposed at the Metropolitan Grove Marc station and is expected to
be built before the station at the Orchard Pond property.

SKETCH PLAN Z-312:

The Sketch Plan proposes a mix of uses in two phases. Phase 1 includes a gross area of
11.14 acres and proposes a four-story residential building with 410 units. This reflects a
density of approximately 37 units per acre. Phase 1 is also the subject of the Schematic
Development Plan (SDP 09-001). As discussed in the consolidated joint work session on
March 8, 2010, the surrounding area context guided the formulation of the Sketch Plan. In
initially considering how the Orchard Pond community should be redeveloped and its
associated timing, the existing nearby retail, office, technology and employment (NIST)
uses were considered as fixed features that would not be changing in character and use in
the foreseeable future. The best strategy, therefore, is to place the multi-family residential
development at the Phase 1 location, and to improve the pedestrian movement between
Orchard Pond and the surrounding commercial and employment centers. This theory
dictated that more concentrated multi-family residential uses should be located in the
Phase 1 section of the Orchard Pond property at Quince Orchard Road, Clopper Road and
Firstfield Road, particularly since limited access to the site (from Firstfield Road only due to
driveway prohibitions on Quince Orchard and Clopper Roads) made this section of the
community less attractive for nonresidential uses.

Phase 2 consists of the balance of the project and is approximately 32.22 acres. The
development orientation of the Orchard Pond property was initially recognized in the City’s
2003 Land Use Plan. As mentioned above, the subject property was included within
"Special Study Area No.7 - Casey Metropolitan Grove Road", which was centered on the
Metropolitan Grove Road MARC station and had as its boundaries Clopper Road (south)
and Quince Orchard Road (east). Accordingly, as envisioned in the 2003 Master Plan, the
"area of influence" affecting the Orchard Pond community was towards the west towards
the "Casey-Metropolitan Grove Road" properties, now known as "Watkins Mill Road Town
Center." In establishing a form and a schedule for re-development of the Orchard Pond
apartments, Phase 2 will orient its development to contribute to, and to benefit from, the
dynamic mixed use development anticipated to occur to the west. By placing in the Phase 2
stage of development that part of the Orchard Pond community west of Firstfield Road, the
project retains flexibility to react to the new growth that will occur surrounding the MARC
station, as well as a CCT station that will come on line before the stop adjacent to the
proposed Phase | multi-family building. Understanding that Phase 2 of the project will not
occur for some time, the Phase 1 development will enhance the existing pedestrian
connection from the multi-family building to the Metropolitan Grove Marc station with way
finding signage, a prominent sidewalk, and lighting, so a true pedestrian connection exists
with the transit station at the on-set of the project.

9 Staff Analysis Z-312/SDP-09-001
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As shown below, the Sketch Plan currently proposes a mix of uses including retail, office,
hotel and residential. Approximately 700-1,000 residential units are proposed reflecting a
density of 32 units per acre. The mix of commercial uses reflected on the Sketch Plan are
as defined in Section 24-160D.3.b.(2):

In order to establish an appropriately mixed character within the MXD zoned area
the following percentages of floor area proposed on site as shown on a sketch
plan shall not exceed:

Retail commercial 60%
Employment/office 65%
Other commercial/intuitional 15%

In addition, Section 24-160D.4(1)(b) states: the maximum density of the
commercial/lemployment/industrial shall not exceed a floor area ratio of .75. This is also
reflected on the sketch plan.

GENERAL NOTES

MXP DEVELOPMENT PROGRAM

P SHETCH PLAN LE‘A

t‘r‘ — e ] [ B ORCHARD POND :

SECTIONS 142
! ; SECTION 3. PARCELS A& B —

SCHEMATIC DEVELOPMENT PLAN SDP-09-001

The applicant is proposing a 410-unit multi-family building with structured parking. The
proposed unit per acre ratio is 37. There is 9,000 square feet of floor area, which initially
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will be used for amenities, but has the ability to be programmed as retail space in the
future. It is located in the vicinity of the proposed CCT transit station. The building has a
maximum building height of 60 feet and will be primarily 4 stories high. The entrance to the
project is located off Firstfield Road. A secondary entrance will be located south of this on
Firstfield Road for service delivery and emergency access. The structured parking garage
will be located along Quince Orchard Road, south of Firstfield Road, and north of Clopper
Road. The CCT right-of-way abuts the parking garage and will be the future location of the
CCT elevated track. The future CCT transit station is shown on the plan at the intersection
of Firstfield/Quince Orchard Road.
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Illustrative Site Plan

Since the public hearing in January 2010, the site plan had been revised. It now includes
micro-retention planter areas in the courtyard locations, along the entrance driveways, and
along the CCT right-of-way on Quince Orchard Road. The planters consist of a combination
of herbaceous plants, perennials, and shrubs, providing storm water management in these
areas. A new sidewalk will be located along Firstfield Road tying into the existing sidewalk
on Clopper Road. A sidewalk is also being studied for the area along Quince Orchard
Road at the CCT right-of-way.

A question was raised at the public hearing concerning the mix of units in the Phase |
development. Although the development is in the conceptual plan stage, a proposed unit
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mix has been developed. Shown below is the proposed unit breakdown, and relative
percentages of unit types within the project:

Unit Type No. of Units Percentage
Studio 62 15%
1 Bedroom 184 45%
2 Bedrooms 143 35%
3 or more Bedrooms 2| 5%
Total 410 100%

The new project will offer a full range of unit types and mix. Primarily, the building will be
composed of one and two bedroom units consistent with the trends in multi-family
residential development. In addition, 15 percent of the units will be studios offering a lower
cost alternative for singles. Further, the project will provide approximately 21 (5%) three
bedroom units, a unit type that is rarely found in new projects. The existing 156 units which
will be demolished for the new project, consist of one and two bedrooms units, and do not
offer the range of living alternatives.

AFFORDABLE HOUSING

The proposed project will be required to provide an affordable housing component per City
Ordinance 0-12-06 and will be implemented under City Regulation 02-07. The applicant
submitted and received approval of the Affordable Housing Plan by the City in January
2010. The applicant will be required to provide fifteen percent (15%) of the 410 multi-family
units as moderately priced dwelling units (MPDU’s). This will equal sixty-two (62) units. The
final distribution of units within the multi-family structure will be determined at final site plan,
in accordance with the City regulations.

Conceptual Architectural Elevations

Firstfield Facade

At the January public hearing, the Mayor and City Council and Planning Commission
requested that architecture of the residential building and garage be studied and further
enhanced. The refined concept designs were presented at the March work session. Below
is the elevation presented by the applicants’ team:
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This elevation shows the view of the front facade of the residential building on Firstfield
Road. The building now reflects a “transitional-modern” design taking into consideration the
location of the building in an area of varied building designs. There are two basic
expressions shown minimizing the long facade and complimenting the curve of Firstfield
Road as it moves from the Quince Orchard Road intersection to the Clopper Road
intersection. At the intersection of Firstfield Road and Quince Orchard Road, and the site
of the future CCT transit station, is the retail amenity which protrudes into the sidewalk and
pedestrian area providing a more urban feel. The building is five stories here, with the
residential use above the retail podium. It is designed with a tower and flat roof. The
entrance to the residential building is adjacent to this area with more masonry materials
and a sign feature to announce the entrance. As the building turns the bend of Firstfield
Road, the architecture becomes more residential in nature, with a lower, smaller scale and
a pitched roof.

Parking Garage at Quince Orchard Road

As the garage will be the primary facade along Quince Orchard Road until the time the
CCT is constructed, the applicant has enhanced the approach to its design. The proposal
is for the garage to be faced with a “living wall system”, a green solution in which frames
with panels of plantings cover the exterior walls. It is planned to have a variegated color
scheme with a possible pattern. At some point in the future, this facade will be located
behind the elevated berm with the CCT track, platform, and station.
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Parking

As mentioned above, the plan proposes a structured parking garage on the eastern side of
the site facing Quince Orchard Road and adjacent to the CCT right-of-way. The applicant
has provided a target parking ratio of 1.6 cars per unit, for a total of 656 required spaces for
the 410 residential units. The garage currently provides 650 spaces. The plan also
provides for 20 on-street parking spaces along Firstfield Road for a total of 670 parking
spaces provided on-site. Section 24-219(4)(b) presents the required parking for residential
development by unit type. The required number of parking spaces ranges from 1 space
per studio unit to 2.5 spaces per 3 bedroom unit or larger. The applicant has provided a
statement in support of the fixed parking rate request which is included as an exhibit. In this
statement, the applicant illustrates that a 1.6 parking ratio is one that is based on similar
apartment projects, the Orchard Pond project is located along major public transportation
routes, it is in close proximity to shopping and employment centers, and there is a future
CCT connection planned at the site. Below is a chart outlining the parking requirements for
surrounding jurisdictions and a list of currently approved City projects with structured
parking and the associated parking ratios. These factors all indicate that an overall 1.6
parking ratio is reasonable for this project.
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Parking Requirements for area juris™ dictions:

Gaithersburg Rockville* | Montgomery | City of Frederick** | Alexandria, VA***
County*

Efficiency/Studio | 1 space 1 space 1 space 1 space 1.3 spaces

One bedroom 1.75 spaces 1 space 1.25 spaces | 1 space 1.3 spaces

Two bedroom 2 spaces 1.5 spaces | 1.5 spaces 2 spaces 1.75 spaces

Three bedroom | 2.5 spaces 1.5 spaces 2 spaces 2 spaces + .5 2.2 spaces
spaces fore each
bedroom over two

*Waivers may be granted to reduce requirements if certain requirements are met
**In downtown zones, parking may not be required or can be reduced by up to 50%

***parking transit districts only require one parking space per unit. Special use permits may be granted
reducing the parking requirements

Currently Approved Parking projects with structured parking:

= Colonnade at Kentlands: 1.9 spaces/unit

» Fairfield: 2 spaces/unit

= Park Station: 1.55 spaces/unit

= Archstone at Olde Towne: 1.6 spaces/unit

= Residences at Olde Towne: 1.4 spaces/unit
= Suites 355: 1.65 spaces/unit

= Residences at Hidden Creek:1.6 spaces/unit

Section 24-160D.8 (a) states that “The Council at the time of schematic development plan
review shall determine the appropriate number of spaces...”

PROPOSED AMENITIES

On-site amenities include a proposed outdoor swimming pool and deck area, and
courtyards for outdoor gathering. There is also a proposal to create a natural pathway
system and other passive open space amenities within the area defined as the stream
valley buffer. In Phase 1, the interior amenity space will consist of apartment-use only
functions such as a fitness facility and a clubroom.

The proposed Orchard Pond development is located within a ten-minute walk of Robertson
Park, an 8.9-acre active park that offers softball/baseball, soccer, and football fields, as well
as the Robertson Park Youth Center. Numerous retail and employment facilities are located
within walking distance of the site, as well as the MARC rail station at Metropolitan Grove.
As mentioned throughout this report, a CCT transit station is proposed for this site, as well
as a CCT station within walking distance at Metropolitan Grove.
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LEED

According to the applicant’'s Leadership in Environmental and Energy Design (LEED)
checklist, the project would be rated as a LEED Certified building.

STAFF RECOMMENDATION

Z-312

Staff recommends approval of Zoning Map Amendment Application Z-312 to rezone the
subject property from the existing R-20 (Medium Density Residential) Zone to the MXD
(Mixed Use Development) Zone based upon the following findings as required under 88 24-
10A(2) and 24-160D.1 through 24-160D.13 of the City Code:

(1) The application meets (complies) or accomplishes the purposes, objectives, (intent)
and minimum standards and requirements of the zone:

Purposes, Objectives and Intent:

a) The 2003 City of Gaithersburg Land Use Master Plan recommends that the subject
property be redesignated as mixed use residential-office-commercial with a zoning
classification of MXD. “This is another ideal location for future redevelopment of
higher density residential and/or office uses. The site has immediate access to three
roadways and is in close proximity to the transit station.”

b) The project proposes a flexible mix of residential and commercial/retail uses that
would not be allowed with Euclidian zoning categories. The Plan provides a higher
standard of development than could be done under a conventional zoning category
by using enhanced site design, a mix of uses, diverse and high quality architectural
elements (to be further defined at Schematic Development Plan review), structured
parking and well landscaped amenity spaces.

c) The project encourages orderly staged development of a large scale project by
staging the project into two phases. Phase 1 incorporates a new residential
development, and Phase 2 will provide for a mix of uses which will interrelate with
the other new mixed use developments such as Watkins Mill Town Center and the
Spectrum project.

d) The project efficiently uses the land by retaining continuous circulation through the
site by connecting to existing vehicular and pedestrian connections and enhancing
those connections through new sidewalks and intersection improvements. The
residential project is convenient to existing and proposed retail, residential and
employment areas. In addition, the property is served by multiple Montgomery
County Ride-On routes and is within walking distance of a MARC train station and
future CCT transit stations.
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e) The Applicants have submitted and received approval of a Natural Resource
Inventory/Forest Stand Delineation (NRI/FSD). The proposed plan will enhance the
environment by adding passive amenities to the stream valley buffer area,
performing stream remediation and complying with stormwater management
regulations which will reduce the impact of water runoff, improve the water quality
coming from the property, and minimize erosion of existing water courses.

Minimum Standards:

1. As stated above, the application and exhibits comply with the 2003 Master Plan
Land Use Element, which proposes mixed use development for this site. The
application complies with the minimum area.

2. The subject property is located adjacent to existing roadways, Clopper Road (MD
117), Quince Orchard Road (MD 124), Metropolitan Grove Road and Firstfield Road
which, according to the Traffic Impact Analysis, are adequate to service the
development.

3. The property is currently serviced by all utilities, including water and sewer. The
utilities have been given the opportunity to review the plans.

4. As mentioned above, the public facilities comply with the requirements of the City’s
Adequate Public Facility Ordinance (APFO).

(2)  The application is in accord with recommendations in the applicable master plan for
the area and is consistent with any special conditions or requirements contained in said

master plan:

As stated above, the 2003 City of Gaithersburg Land Use Master Plan recommends that
the subject property be developed as a mixed use residential-office-commercial area as a
location for future redevelopment of higher density residential and/or office uses. Therefore,
the plan is in accord with the 2003 City of Gaithersburg Master Plan. There were no
special conditions or requirements contained in the master plan.

(3) The application and sketch plan will be internally and externally compatible and
harmonious with existing and planned land uses in the MXD zoned areas and adjacent
areas (surrounding areas):

The plan, schematic architecture, and other exhibits of this application create a
development that is compatible and harmonious to the surrounding areas by creating
vehicular and pedestrian connections. The planned uses for this project fully support and
augment the existing uses in the area. The architectural design is complementary and
enhances the character of the area.

Conclusion

This application conforms to the purpose of the MXD Zone, is consistent with the purpose
of the 2003 Master Plan Land Use Element and the Master Plan themes. The densities and
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uses proposed in this sketch plan are harmonious and consistent with the proposed
surrounding development. The plan is integrated into the area, with both vehicular and
pedestrian access. The architecture, as shown in the exhibits, will be compatible,
harmonious and enhance the architecture in the surrounding area. The proposed plan will
provide redevelopment of an aging apartment community and provide an economic
stimulus to the area with the increased number of apartment units.

SDP-09-001

Staff recommends approval of the schematic development plan application SDP-09-001
located in the MXD (Mixed Use Development) Zone, based on the applicant meeting all the
submission requirements and standards for approval of a schematic development plan and
upon the following findings as required under § 24-160D.10(b) of the City Code:

(1) The plan is substantially in accord with the approved sketch plan.

The schematic development plan is consistent with the sketch plan Z-312 in terms of
density, height of buildings, location of use, access, circulation, amenities, and afforestation
and landscape features;

(2) The plan meets or accomplishes the purposes, objectives and minimum
standards and requirements of the zone.

PURPOSES AND OBJECTIVES OF THE MXD ZONE
(Section 24-160D.1 of the Zoning Ordinance)

It is the objective of this zone to establish procedures and standards for the implementation of master
plan use recommendations for comprehensively planned, multi-use projects. It is also intended that
this zone provide a more flexible approach to the comprehensive design and development of multi-
use projects than the procedures and regulations applicable under the various conventional zoning
categories. In so doing, it is intended that this zoning category be utilized to implement existing public
plans and pertinent city policies in a manner and to a degree more closely compatible with said city
plans and policies than may be possible under other zoning categories. The specific purposes of this
zone are:

€)) To establish standards and procedures through which the land use objectives and guidelines
of approved and adopted master plans can serve as the basis for evaluating an individual
development proposal, as well as ensuring that development proposed will implement the
adopted master plan and other relevant planning and development policies and guidelines for
the area considered for MXD zoning.

The plan provides for the redevelopment of a residential development with increased
density, as recommended in the Master Plan and as demonstrated by the exhibits
submitted.

(b) To encourage orderly, staged development of large-scale comprehensively planned, multi-
use developments by providing procedures for various zoning and plan approvals, including
development phasing.

The applicant intends to proceed with development in an orderly and continuous fashion
consistent with market demand. The project will be developed in two phases.
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(c) To encourage design flexibility and coordination of architectural style building and signage.

The architecture of the new residential structure provides a design that will enhance the
community and complement the surrounding area as shown in architectural elevations, and
design guidelines. The design guidelines establish the parameters to promote design
flexibility, material standards, and landscape design for the proposed project.

(d) To ensure the integration and internal and external compatibility of applicable residential and
nonresidential uses by providing a suitable residential environment that is enhanced and
complemented by uses such as commercial, recreational, open space, employment and
institutional uses and amenities within a multi-use development. A multi-use development is
defined as a single parcel or a group of contiguous parcels of land zoned MXD which, among
the various parcels comprising that contiguous area, include residential, commercial,
recreational, open space, employment and institutional uses and amenities.

The plan for the property will enhance and complement the neighborhood with the
redevelopment of the existing residential community. As mentioned previously, the
surrounding area is a varied mix of retail, office, and technology uses. The National
Institute of Standards and Technology (NIST), a major federal employment center is
adjacent to the site. In order to integrate the proposed development with the adjoining
neighborhood, the applicant is proposing enhancing the existing pedestrian connections
with better pedestrian accessibility at key intersections, and providing new connections
such as a sidewalk along Firstfield Road, and a possible sidewalk along Quince Orchard
Road. As described above, the property is located in close proximity to various public
transportation options, providing alternative connections to other commercial, employment,
and recreational uses. Moreover, the integration of this project into the community will be
further refined during the final site plan review process.

(e) To assure compatibility of the proposed land uses with internal and surrounding uses by
incorporating higher standards of land planning and site design than could be accomplished
under conventional zoning categories and to provide a superior quality of development
exceeding that which could be achieved under conventional zoning regulations and
procedures.

The project proposes a mix of residential and commercial/retail uses that would not be
allowed by conventional zoning categories. The project provides a higher standard of
development than that of a conventional zone by using enhanced site design, a mix of
uses, diverse and high quality architectural elements, structured parking, and well
landscaped amenity spaces that are internally and externally linked by pedestrian and
roadway connections as shown in the exhibits in the record.

) To encourage the efficient use of land by: locating employment and retail uses convenient to
residential areas; reducing reliance upon automobile use and encourage pedestrian and
other nonvehicular circulation systems; retaining and providing useable open space and
active recreation areas close to employment and residential populations; and providing for
the development of comprehensive nonvehicular circulation networks, separated from
vehicular roadways, which constitute a system of linkages among residential areas, open
spaces, recreational areas, commercial and employment areas, and public facilities.

The proposed redevelopment project efficiently uses the property by enhancing the existing
circulation through the site and by linking to existing pedestrian connections. Sidewalks will
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be added along Firstfield Road, and possibly, Quince Orchard Road to connect to existing
sidewalks. In addition, the property is currently served by multiple Ride-On busses and is in
walking distance to the MARC Station at Metropolitan Grave. This connection will be
enhanced in the Phase 1 development with possible amenities such as lighting, increased
sidewalk width, and wayfinding signage to make the trip to the MARC station a more
obvious pedestrian connection. In addition, a future CCT transit station is planned for the
site. Accordingly, the property’s proximity to the various transportation options will reduce
reliance upon automobile use and encourages the pedestrian system. .

(9) To provide superior natural environment by the preservation of trees, natural topographic and
geologic features, wetlands, watercourses and open spaces.

The Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) has been approved
for the site. In addition, the applicant will comply with the current State and City stormwater
management laws and regulations, which will reduce the impact of water run off, improve
the water quality coming from the property, and minimize erosion of existing water courses
as shown on the submitted Concept Stormwater Management Plan. Additionally, the
applicant plans to create a natural pathway system and other passive open space
amenities within the area defined as the stream valley buffer and provide a stream channel
enhancement plan for the portion the Long Draught Branch of Great Seneca Creek located
on-site.

(h) To allow development only in a phased or staged fashion to ensure the adequacy of the
provision of public facilities and the concurrent implementation of community amenities.

As discussed above, the proposed project will be developed in two phases and complies
with the City’s APFO requirements.

MINIMUM LOCATION AND DEVELOPMENT REQUIREMENTS
(Section 24-160D.2 of the Zoning Ordinance)

(a) Master plan. No land shall be classified in the Mixed Use Development Zone unless the
land is within an area for which there is an approved and adopted master plan which
recommends mixed use development for the land which is the subject of the application, or
unless the proposed development otherwise satisfies the purposes and objectives of the
MXD Zone. Approval of the MXD Zone for land which is not recommended for this zone in an
approved master plan shall require the affirmative vote of four (4) members of the city
council.

The proposed project is in compliance with the 2003 City of Gaithersburg Master Plan
recommendations as the property is specifically mentioned in the document for
redesignation as mixed use: “Redesignate as mixed use residential-office-commercial with
a zoning classification of MXD. The medium density residential complex (Orchard Pond)
contains 747 apartment units that were constructed in 1975. This is another ideal location
for future redevelopment of higher density residential and/or office uses. The site has
immediate access to three roadways and is in close proximity to the transit station.”

(b) Minimum area. No land shall be classified in the Mixed Use Development Zone unless it
contains a minimum of ten (10) acres. Parcels or tracts less than the minimum acreage may be
permitted if they are contiguous to an existing MXD zoned area and may be harmoniously
integrated into the MXD area, consistent with the objectives and purposes of this zone. Such
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parcels are not required to contain multiple uses but contribute to a multi-use development and
are subject to the provisions of 24-160D.9(a)(1).

The project contains approximately 40 acres of land area.

(c) Location. Such land shall be located adjacent to and readily accessible from existing or
planned highways that are in an approved construction program and are adequate to service
the proposed development. It is intended that adequate access be available to such sites so
that traffic does not have an adverse impact on the surrounding area or cause internal
circulation or safety problems.

As previously mentioned, the property is in close proximity to a well-established
transportation network including MD 117 and MD 124. The property is served by Ride-On
bus service and is within a % mile radius to the MARC Station at Metropolitan Grove.
Accordingly, adequate access is currently available to the property so that traffic does not
have an adverse impact on the surrounding area or cause internal circulation or safety
problems.

(d) Public water and sewer. No development shall be permitted unless served by public water
and sewer.

The property is currently served by all utilities, including public water and sewer.

COMPATIBILITY STANDARDS
(Section 24-160D.5 of the Zoning Ordinance)

(a) All uses shall conform to the purposes of the Mixed Use Development Zone and shall be
compatible with all uses, existing or proposed, in the vicinity of the area covered by the
proposed planned development. In order to assist in accomplishing such compatibility, the
following requirements shall apply:

(1) All right-of-way requirements, setbacks, height limits, open space or buffer areas
recommended in an area master plan or special conditions or requirements stated therein to
protect properties adjacent to the MXD zoned areas shall be incorporated into all plans
subject to approval under the zone.

There were no special conditions or requirements for the property in the Master Plan.

(2) Where setback, height limits, open space or buffer areas are not recommended in an area
master plan or special conditions or requirements stated therein to protect properties
adjacent to the MXD zoned areas, the following requirements shall be incorporated into all
plans subject to approval under this zone.

a. No buildings other than single-family detached dwellings shall be constructed within one
hundred (100) feet of adjoining property not zoned MXD or in a residential category that
is developed with one-family detached homes unless the city planning commission finds
that topographical features permit a lesser setback. In all other situations, setbacks from
adjoining properties may be less than 100 feet, with the setback approved by the city
planning commission.

b. No building proposed for commercial/employment/industrial use shall be constructed less
than one hundred (100) feet from any adjoining property not zoned MXD recommended
for residential zoning and land use on the applicable master plan. The setbacks shall be
determined as part of the final site plan approval.
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c. No building shall be constructed to a height greater than its distance from any adjoining
property not zoned MXD recommended for residential zoning and land use of the
applicable master plan, unless the city planning commission finds that approval of a
waiver of this requirement will not adversely affect adjacent property.

These provisions are not applicable because there are no adjoining properties since the
subject property is surrounded on all sides by roads.

MINIMUM GREEN AREA
(Section 24-160D.6 of the Zoning Ordinance)

(a) The amount of green area, including designated parks, public and private open space, active and
passive recreational areas, required for the residential portion of a mixed use development shall
be not less than forty (40) percent of the total area shown for residential use. ... for the
commercial/employment/industrial portion of a mixed use development shall be not less than
twenty-five (25) percent of the total area devoted to commercial/employment/industrial uses,
except that comparable amenities and/or facilities may be provided in lieu of green area if the city
council determines that such amenities or facilities are sufficient to accomplish the purposes of
the zone, and would be more beneficial to the proposed development than strict adherence to the
specific green area requirement.

The Sketch Plan states that green space must not be less than 40% for residential uses
and 25% for commercial uses.

(b) All recreation areas, facilities and amenities, and all open space and landscaped areas shall be
reflected on the final site plans for approval by the city planning commission.

All recreation areas, facilities and amenities, and all open space and landscaped areas will
be reflected on the final site plans.

(3) The plan is in_accord with the area master plan and any accompanying
special condition or requirements contained in said master plan for the area under
consideration;

As stated above, the proposed project is in compliance with the 2003 City of Gaithersburg
Master Plan recommendations as the property is specifically mentioned in the document for
redesignation as mixed use: “Redesignate as mixed use residential-office-commercial with
a zoning classification of MXD. The medium density residential complex (Orchard Pond)
contains 747 apartment units that were constructed in 1975. This is another ideal location
for future redevelopment of higher density residential and/or office uses. The site has
immediate access to three roadways and is in close proximity to the transit station.”

(4) The plan will be internally and externally compatible and harmonious with
existing and planned land uses in the MXD zoned area and adjacent areas;

As discussed above, the plan enhances and complements the neighborhood with the
redevelopment of this existing residential project. The plan creates a development that is
compatible and harmonious with the surrounding neighborhood.
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(5)  The existing or planned public facilities are adequate to service the proposed
development contained in the plan;

As mentioned above, the property is currently served by all utilities and complies with the
City’s APFO requirements.

(6) The development staging or phasing program is adequate in relation to the
provision of public facilities and private amenities to service the proposed development:

As discussed above, the proposed project will be developed in two phases, which will be
adequate in relation to the provision of public facilities and private amenities to serve the
proposed development.

(7)  The plan, if approved, would be in the public interest.

This plan will implement the Master Plan recommendations for the property and redevelop
an existing multi-family residential community at a higher density. The retail, office, and
technology uses located in the adjacent properties are very compatible with the addition of
residential development. Future increases in residents at the site will promote the
redevelopment of the retail and employment in this area. Increased pedestrian connectivity
will result with this project and create a more pedestrian-oriented location.

Conclusion

The schematic development plan is substantially in accord with the sketch plan Z-312. The
plan meets and accomplishes the purposes, objectives and minimum standards and
requirements of the MXD Zone as shown by the exhibits submitted into the record. The
plan is in accord with the applicable master plan recommendations of the 2003 Master
Plan. The plan is internally and externally compatible with existing and planned land uses
in the MXD zoned area and adjacent areas. The existing and planned public facilities are
adequate to service the proposed development contained in the plan. The development
phasing program is adequate in relation to the provision of public facilities and private
amenities to service the proposed development. Finally, the schematic development plan is
in the public interest.
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STAFF RECOMMENDATION

Z-312

The Planning Commission is to provide a recommendation to the Mayor and
Council for the Sketch Plan Z-312. Staff recommends that the Planning
Commission give a favorable recommendation of the sketch plan to the
Mayor and City Council.

STAFF RECOMMENDATION

SDP-09-001

The Planning Commission is to provide a recommendation to the Mayor and
Council for the Schematic Development Plan. Staff recommends that the
Planning Commission give a favorable recommendation of SDP-09-001 to
the Mayor and City Council with the following conditions:

1. Applicant shall continue to work with Staff and the Maryland State
Highway Administration and develop a plan to improve and enhance the
geometrics and pedestrian connections at the intersections located at
Firstfield Road and Clopper Road and Firstfield Road and Quince Orchard
Road prior to final site plan approval;

2. Applicant shall refine and detail, with amenities such as increased
sidewalk width, way finding, and lighting, the primary pedestrian
connection from Phase 1 and Phase 2 to the Metropolitan Grove MARC
Station prior to final site plan approval;

3. Applicant shall continue to work with Staff to create a natural pathway
system and other passive open space amenities within the area defined
as the stream valley buffer. All work shall be done in accordance with the
City’s Environmental Standards for Development;

4. Applicant shall provide a stream channel enhancement plan in accordance
with the City's Environmental Standards for Development. All plans must
be submitted to MDE and other required entities for approval and all
applicable permits obtained prior to the issuance of any building permits
by the City;

5. Applicant is to continue to work with staff to develop tenant relocation,
demolition staging, and construction staging plans prior to final site plan
approval;



6. Final signing lane marking, turning radii plans, lighting plans, paving and
storm drain plans, grade establishment plans, and details are to be
reviewed and approved by DPW prior to the issuance of public works
permits; and

7. Applicant shall continue to work with planning and public works staff to

establish a pedestrian linkage plan between Firstfield Road and Clopper
Road along Quince Orchard Road.
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Preliminary Forest Conservation Plan

Preliminary Forest Conservation Staff Comments 10/27/09
Sediment Control Plan

Stormwater Management Concept Computations
Stormwater Management Plan

Stormwater Management and Sediment Control Receipt
Traffic Impact Analysis (TIA) by the Traffic Group, 12/09
Rental Agreement between JPI Development Services and Montgomery County

Environmental Noise Measurement, Analysis, and Noise Preliminary Impact
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20.
21.
22,
23.
24,
25.
26.

217.

28.
29.
30.

31.
32.
33.
34.
35.
36.
37.
38.
39.
40.

41.

42

LEED 2009 for New Construction and Major Renovation Project Scorecard
Montgomery County Department of Transportation Comments 11/24/09
WSSC Comments 11/16/09

SHA Comments 12/16/09

Gazette Legal Notice for 12/16/09 and 12/23/09

Joint Public Hearing Notice sent 12/11/09

Joint Public Hearing Notice Labels for owners within 200 feet of the property

Letter to the Current Residents from the Management Company concerning the
Proposed Redevelopment 12/10/09

Email from Ollie Mumpower, Engineering Services Director, approving the TIA
Statement in Support of Fixed Parking Rate Request 12/15/09

Email from Rick Kiegel, Maryland Transportation Authority Project Manager
1/4/10

Public comment email from Rich Koch 1/5/10

Public comment email from Robyn Trower 1/9/10

J. Kline letter to MCPS 1/12/10

Potential Unit Mix

Joint public hearing coversheet

Approved Affordable Housing Plan

Memo to Mayor and City Council extending the record

Memo to Planning Commission extending the record

Letter from Bruce Crispell, MCPS, 1/27/10

Storm water management meeting minutes 1/21/10

Existing Pedestrian Circulation Exhibit

. Proposed Pedestrian Circulation Exhibit
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43.
44,
45.
46.
47.
48.
49.
50.
51.
52.
53.
54,
55.

56.

57.
58.

59.

Specimen Tree Exhibit

Orchard Pond Area Land Use Exhibit

J. Kline letter to Mayor and City Council and Planning Commission 2/19/10
J. Kline letter to Mayor and City Council and Planning Commission 2/23/10
Revised SDP plans 2/22/10

Revised landscape plans 2/22/10

Revised Firstfield Road elevation

Revised garage elevation

Revised Design Guidelines

Revised statement in support of parking

Joint worksesion cover

Proposed connection to the MARC and CCT stations

Email and letter with attachments from P. Henry 3/19/10

Email from Ollie Mumpower 3/24/10 re: Discrepancy in CLV volume for
MD 117/MD 124 intersection

Z-312-SDP-09-001 —-Orchard Pond Staff Analysis
Planning Commission Recommendation CPC 10-21-09

Letter and attachments from P. Henry — 3/25/09
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Joint Public Hearing
January 4, 2010

INDEX OF MEMORANDA
Z-312 Orchard Pond

Note: Exhibits in bold are attached.

=

10.

11.

12.

13.

14.

17.

Z-312

Application for Amendment to Zoning Map, filed February 24, 2009
Rezoning fee receipt 2/26/09

Statement in Support of Rezoning 2/25/09

Page 134 from 2003 Master Plan: Land Use Plan

Location Map/Aerial Photo

Record Plat

Adjacent Zoning Map

Sketch Plan revised 12/04/09

Natural Resource Inventory (NRI) /Forest Stand Delineation (FSD)Application
NRI/FSD Report

NRI/FSD Plan

NRI/FSD Staff Comments 3/3/09

Public Hearing Notice, sent 12/11/09

Letter to Gaithersburg Gazette, requesting legal advertisement for December 16,
2009 and December 23, 2009

. Public Hearing Labels

. Joint public hearing coversheet

Memo to Mayor and City Council extending the record
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18.
19.
20.
21.
22,
23.
24,
25.

26.

27.
28.
29.

Z-312

Memo to Planning Commission extending the record

Storm water management meeting minutes 1/21/10

Orchard Pond Area Land Use Exhibit

J. Kline letter to Mayor and City Council and Planning Commission 2/19/10
J. Kline letter to Mayor and City Council and Planning Commission 2/23/10
Joint worksesion cover

Proposed connection to the MARC and CCT stations

Email and letter with attachments from P. Henry 3/19/10

Email from Ollie Mumpower 3/24/10 re: Discrepancy in CLV volume for
MD 117/MD 124 intersection

Z-312-SDP-09-001 —Orchard Pond Staff Analysis
Planning Commission Recommendation CPC 10-21-09

Letter and attachments from P. Henry — 3/25/10

-2- Orchard Pond



From: Sidney Katz

To: Richard Koch; CityHall External Mail; Trudy Schwarz
Cc: jskline@mmcanby.com; Greg Ossont; Cathy Drzyzqula; Henry Marraffa - External; Jud Ashman - External;

Michael Sesma; Ryan Spiegel - External; Sidney Katz; Angel Jones; Doris Stokes; Marie Best; Monica Sanchez;
Tony Tomasello

Subject: RE: SDP-09-001
Date: Tuesday, January 05, 2010 10:58:52 AM
Rich,

Thank you for your email. I am sending a copy of it to City staff and will ask them
to include it in the record.

Sidney

From: Richard Koch [mailto:rkoch@keystonerei.com]
Sent: Tuesday, January 05, 2010 10:46 AM

To: Sidney Katz; CityHall External Mail; Trudy Schwarz
Cc: jskline@mmcanby.com; Greg Ossont

Subject: SDP-09-001

Mayor, Council and Planning Commission:

In my opinion this SDP failed to live up to the hype created by Mr. Kline's opening remarks during the meeting
last evening.

Asyou know the site is adjacent to one of two proposed CCT stationsin the city. For that reason | ask the city
leadership to be creative to think outside the box to explore how thistransit oriented development (TOD) project
and the CCT station are going to function and be developed into an asset and an amenity for the city.

Is this station going to operate like a Metro station in DC that is supported by high density development all around
it or isit going to operate like a suburban Metro station where riders drive to the station, park and ride and
therefore provisions for a public parking garage on the site might be needed? Should there be provisions for public
buses loading and unloading? Should the lane proposed for parking on Firstfield Road be eliminated to provide a
drop off arealike the lane on north bound Route 355 at the Grosvenor Station? Should the residential density be
higher? Should 5 story or taller buildings be allowed? Should there be pedestrian bridges across "Quincy" Orchard
Road and Clopper Road?

I do not oppose this project in its current form but before you simply approve what appears to be a reasonably
well designed 410 unit apartment community adjacent to the proposed CCT station please brainstorm ways to
make this 11 acres and the proposed CCT station more of an asset and amenity to the city. In addition to the 410
multifamily dwelling units, much more could be done with this 11 acre site to accrue benefits to the city from its
location which isin the center of the city, next to NIST, surrounded by public roadways and quick access to the
proposed CCT, the MARC station and |-270. The MXD zonein its current form may not be the best zone for the
site because it was intended for TND neighborhoods with relatively low density and therefore the MXD zone may
need to be modified for TOD projects like this.

Thank you for your consideration of my comments.
Best regards,

Rich Koch
103 Leekes Lot Way

Joint Hearing - MCC & PC
SDP-09-001
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From: Myriam Gonzalez

Sent: Monday, January 11, 2010 8:51 AM
To: ubDT

Subject: FW: z-312

Myriam Gonzdlez
Planning & Code Administration
301-258-6330

Get weekly e-mail updates of upcoming City meetings and events by registering for myGaithersburg at
www.gaithersburgmd.gov/mygaithersburg

The opinions expressed in this message are not necessarily those of the City of Gaithersburg Staff, Mayor or Council.

From: Britta Monaco

Sent: Monday, January 11, 2010 8:30 AM
To: Doris Stokes; Myriam Gonzalez

Cc: Angel Jones

Subject: FW: Z-312

This e-mail came in through the City Hall e-mail box.

From: robynkate@netzero.com [mailto:robynkate@netzero.com]
Sent: Saturday, January 09, 2010 11:17 PM

To: CityHall External Mail

Subject: RE: Z-312

I watched to the City Council meeting on television the other night and was interested in the plans for Quince
Orchard/Clopper/Firstfield roads.

I have lived in the City for over 35 years. | have lived in a condo for over 25 years and have been looking for a
3 bedroom one. The developer of this propery is wrong when they say that 1 and 2 bedrooms are the primary
interest. It is extremely difficult to find an apartment or condo in the area that is larger than 2 befrooms. People
today are interested in having a primary bedroom, a guest room, and an office or den. And, if children are
included, of course people will want more than 2 bedrooms. Please urge the developer to have a significant
number of 3 bedrooms in this property. Unless the developer is encouraging transience, studios are a waste of
time and space. | hope the upcoming Archstone project on Diamond Avenue will be more in keeping with
residents needs.

I was a little amused to hear the Council's concerns over pedestrian traffic. While | agree that the street
crossings needs to be updated, besides walking to bus stops, where, exactly, are people going to walk to? Until
Diamond Square and the shopping center where Magruder's are updated, there really isn't much of anything to
walk to. Encouraging those centers' owners to upgrade them would be in order.

Thank you.

Robyn Trower

Joint Hearing - MCC & PC
SDP-09-001
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LAW OFFICES

MM MILLER, MILLER & CANBY

CHARTERED
PATRICK C. McKEEVER (DC) 200-B MONROE STREET SUSAN W. CARTER
JAMES L. THOMPSON (DC) . ROCKVILLE, MARYLAND 20850 ROBERT E. GOUGH
LEWIS R. SCHUMANN (301) 762-5212 DONNA E. McBRIDE (DC)
JODY S. KLINE FAX (301) 424-9673 GLENN M. ANDERSON (FL)
ELLEN S, WALKER WWW..MILLERMILLERCANBY.COM MICHAEL G. CAMPBELL (DC, VA)

SOO LEE CHO (CA)

MAURY S. EPNER (DC)
AMY C. GRASSO

JOSEPH P. SUNTUM
* All attorneys admitted in Maryland and where indicated

JSKLINE@QMMCANBY.COM R

January 12, 2010

Mr. Bruce Crispell

Department of Planning - |
Montgomery County Public Schools WNSTRATCN
2096 Gaither Road, Suite 200
Rockville, MD 20850 [é @ = U v E—‘
RE: City of Gaithersburg applications; -
Zoning Application No. Z-312 and JAN 14 2610
Schematic Development Plan Application SDP09-001; '
“Orchard Pond” :
PLANNING & CODE
ADMINISTRATION
Dear Bruce:

Thank you for talking to me the other day about our client’s plans to redevelop a portion of the
“Orchard Pond” apartment complex located at the intersection of Quince Orchard Road (Maryland
Route 124) and Clopper Road (Maryland Route 117) in the City of Gaithersburg.

A joint (Mayor/City Council and Planning Commission) public hearing on a rezoning apglication
and a schematic development plan application was conducted by the City on Monday, January 4™. After
the Applicant’s presentation, questions were asked by Councilmembers and Planning Commissioners.
The Applicant was asked to provide information about the number of students who currently reside in
the portion of the Quince Orchard community intended to be redeveloped in Phase I, and how many
students would likely be generated by the apartments created by the new construction.

Obviously, your office is the most reliable resource for such information.
In order to assist you in providing the information requested by the Mayor, City Council and

Planning Commission, I have enclosed excerpts from the Staff Reports for both the rezoning application
and the schematic development plan application.

Joint Hearing - MCC & PC
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As you can see from the attached materials, the property owner has a long range plan to
redevelop the entire Orchard Pond community which today contains a total of 747 apartments.
However, the Council is interested in pupil information for Phase I only. That is, how many students in
the public system presently reside in the 156 apartments that will be razed and how many students will
be generated by the 410 new apartments that will be constructed on the property?

I know that your pupil generation rates are nuanced enough that the form of development
contemplated is important in determining the number of pupils that might be generated by a new project.
Accordingly, I have enclosed a copy of an article from a recent issue of the “Gaithersburg Gazette”
published just before the January 4™ public hearing. The article highlights many of the features of the
project that we stressed during the public hearing, including upgrading of the quality of the housing
units, proximity to the future corridor City’s transit line (and the existing Metropolitan Grove MARC
station) and the retail service component that may be included in the first phase.

Hopefully, the enclosed information is adequate for you to be able to prepare an estimate of the
number of students that will be generated by the new 410 unit multi-family residential building with
structured above ground parking garage. In order to assist you in determining the number of students
that are presently enrolled in the public school system coming from this section of the Orchard Pond
apartment complex, please be advised that the addresses of the buildings that would be removed and
replaced with the new 410 apartments are all odd-numbered buildings (13 total) from 867 through 891

Clopper Road, Gaithersburg.

Although the City Council and Planning Commission asked the Applicant to provide the pupil
generation information requested above, this information is, obviously, of interest to Staff as well. So,
in responding to this request, would you please send a copy to Mr. Greg Ossont, Director, and Ms. Eliza
Voigt, Planner, with the City of Gaithersburg Planning Department (address: 31 South Summit Avenue,
Gaithersburg, MD 20877-2098; telephone number: 301-258-6330). Indeed, if you are more
comfortable providing the information requested directly to a public agency, please feel free to address
your response to the City of Gaithersburg, in care of Ms. Voigt, with a copy to me.

If there is any additional information that you need in order to respond to this inquiry, please
give me a call.

Thank you again for your attention to this request and for your continuing work in addressing
student population issues in Montgomery County and in the City of Gaithersburg.

Sincerely yours,

MILLER, MILLER & CANBY

————
—_—) DY

Jody S. Kline

JSK/dIt
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CC:

Eliza Voigt

Greg Ossont

Lauren Pruss
Malcolm Van de Riet
Joe Schneider

Steve Tawes
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A. Potential Unit Mix - Proposed Development

Studio

One Bedroom
Two Bedroom
Three Bedroom

o=

Total

B. Existing Unit Mix - Units To Be Demolished

1. One Bedroom

Total One Bedroom

2. Two Bedroom

Total Two Bedroom

Total Existing Unit Mix - Units To Be Demolished

Jefferson at Orchard Pond
City of Gaithersburg MD
Comparison of Potential Unit Mix to Existing Unit Mix

PHASE 1 ONLY

Provided
Parking
% Units NRSF Total NRSF Ratio Spaces
15% 62 500 30,750 1.0 62
45% 185 800 147,600 1.5 277
35% 144 1,015 145,653 2.0 287
5.0% 21 1,215 24,908 2.2 45
100% 410 851 348,910 1.6 670
% Units NRSF Total NRSF
4% 7 729 5,103
16% 25 742 18,550
3% 4 777 3,108
5% 8 782 6,256
0% - 789 -
6% 10 882 8,820
8% 12 900 10,800
42% 66 798 52,637
2% 3 877 2,631
10% 15 890 13,350
0% - 994 -
8% 12 1,020 12,240
31% 48 1,025 49,200
0% - 1,017 -
0% - 1,159 -
8% 12 1,143 13,716
58% 90 1,013 91,137
100% 156 922 143,774

Joint Hearing - MCC & PC
SDP-09-001
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MAYOR & COUNCIL AGENDA COVER SHEET

MEETING DATE:

January 4, 2010

CALL TO PODIUM:

Eliza Voigt

RESPONSIBLE STAFF:

Greg Ossont, Director

Planning and Code
Administration

Lauren Pruss, Planning Director
Eliza Voigt, Planner

AGENDA ITEM:
(please check one)

TITLE: SDP-09-001 JOINT PUBLIC HEARING

This application requests approval for a Schematic Development
Plan (SDP-09-001) for a 410 unit multi-family residential building
with a structured above-ground parking garage located at Clopper,
Quince Orchard, and Firstfield Roads.

SUPPORTING BACKGROUND:

Presentation

Proclamation/Certificate

Appointment

X | Joint Public Hearing

Historic District Commission

Consent Item

Ordinance

Resolution

Policy Discussion

Work Session Discussion ltem

Other:

PUBLIC HEARING HISTORY:

(Please complete this section if agenda
item is a public hearing)

The applicant, JPI, represented by Mr. Malcolm Van de Riet Il, and
Mr. Jody Kline of Miller, Miller and Canby, has submitted an
application, SDP-09-001, for the redevelopment of the 11-acre
portion of the Orchard Pond Apartments site located at the
intersection of Clopper Road and Quince Orchard Road. The SDP
proposes a 410-unit multi-family residential building with a
structured parking garage and entrance on Firstfield Road. The
property is currently the location of the Orchard Pond Apartments,
a medium-density residential complex containing 747 apartments
constructed in the mid-1970s.

Please refer to the attached Preliminary Background Report which
provides further discussion of the proposal for SDP-09-001.

This joint public hearing will be a consolidated hearing for both Z-
312 and SDP-09-001.
Attachments:

SDP-09-001 Index of Memoranda and Exhibits

DESIRED OUTCOME: Hold public hearing

Staff recommends that the Planning Commission hold the
record open until 5 PM, January 27, 2010, (23 days) with
anticipated recommendation on February 3, 2010.

Staff recommends that the Mayor and City Council hold their
records open until 5 PM, February 4, 2010, (31 days) with
anticipated policy discussion on March 1, 2010.

Introduced N/A

Advertised 12/16/09
12/23/09

Hearing Date 1/4/10

Record Held Open

Policy Discussion

Joint Hearing - MCC & PC
Z-312 SDP-09-001
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l/

N ) canin ng.

/

N

Gaithersburg

A CHARACTER COUNTS! CITY

/377 44 ,ff ’i"zf‘\")l —
/

DIVISION OF HOUSING AND COMMUNITY DEVELOP

) CITY OF GAITHERBURG
ENT
MPDU AND WFHU PROGRAM )

AFFORDABLE HOUSING PLAN

‘This report

must be

; ';submltted to ‘

the Clty of

‘ Gaxthersburg

prlor to SDP
or site plan
approval

Instructions: Please fill out this form completely and return it to staff of the Housmg and Community Development Division. Pursuant to
City Regulation No. 01-09, this Plan must be submitted, signed and approved prior to approval of any relevant schematic development

plan and before receiving Planning Commission approval of any relevant site plan

;-

1.Developer Information

7

Name of Developer 893 Clopper Road Investors LLC Tax ID 06-1623806

Contact Person Malcolm Van de Reit Title Vice President

Address 8300 Greensboro Dr., Ste. 400, Zip Code 22102
McLean, VA B

Phone Number 703-563-5200 Fax ' 703-485-6017

2. Project Information

A

Project Name

Orchard Pond (Redevelopment Area) -

Project Location

Between Firstfield Road, Quince Orchard Road, and Clopper Road

Subdivision Name

Orchard Pond

Project Type: rental/sale Rental ‘
Total Number of Units 410 ’
Number of Units by Type (1 BR, 2 BR, | TBD
etc)

3.Project Description

Briefly describe the development concept and design of this project.

Four (4)-story rental development containing approximately 410 residential units, structured parking containing
approximately 650 parking spaces, and amenities planned to include an outdoor swimming pool, club room, conference
room, computer room, and leasing office.

[N \ 104
4.MPDU and WFHU Information: {2\
Total Number of Units 410 ~._ /] | Planned MPDU/WFHU Location in Development
Number of MPDUs by type (sale) /) / ) /KJ MPDU (Sale)
Number of MPDUs by type (rental) 62 (H— 2 MPDU (rental)
Number of WFHUs by type WFHU -

Joint Hearing - MCC & PC
SDP-09-001
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5. Proposed Construction Schedule

‘ Start Date | Finish Date
MPDU/WFHU January 2012 MPDU/WFHU ST &ﬂuary 2014
Market Units January 2012 Market Units "January 2014 °
6.Attachments
1. Attach applicable covenants in recordable form; /Z]\// “5'\ :
2. Attach a statement attesting that the MPDUs and WFHUs shall be of the same appearance and use comparable
exterior materials to the market rate units of the same unit type; Y)/O ' ot
3. Attach a statement attesting that the MPDUs and WFHUs shall be generally dispersed throughout the development
4. Attach a statement attestlng th/uhe MPDUs and WFHUs shall be built along w1th or before, other units in the
development.
Signature Title Date

Zf/zzg/;? (/iA | /"-2/."/0

b
f ?
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SUPPLEMENT TO AFFORDABLE HOUSIN G PLAN

Name of Developer: 893 Clopper Road Investors LLC
Project Name: Orchard Pond (Redevelopment Area) .#

Project Location: Between Firstfield Road, Quince Orchard Road, and Clopper Road,
Gaithersburg, Maryland

Total Number of Units: 410 Rental Units

Number of Rental MPDUs: 62

The undersigned Developer hereby acknowledges and agrees to the following:
(1) The MPDUs for the above-referenced Project shall be of the same appearance and use
comparable exterior materials as the market rate units of the same unit type in the
Project.
(2) The MPDU s shall be generally dispersed throughout the Project.
(3) The MPDU s shall be built along with or before the other units in the Project.
Further, the Developer shall enter into MPDU covenants for the Project, in recordable form, at

such later date as shall be requested by the City of Gaithersburg in accordance with City
Regulation No. 01-09 (the Affordable Housing Regulations), as may be amended.

DEVELOPER:

893 Clopper Road Investors LLC

By: M KG—Z/
Name: [_\,fq 0’/ Q aprty
Title: (/f\

Date: a2/ , 2010

1
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MAYOR & COUNCIL AGENDA COVER SHEET

MEETING DATE:

February 1, 2010
CALL TO PODIUM:
Greg Ossont, Director

Planning and Code
Administration

RESPONSIBLE STAFF:

Eliza Voigt, Planner

AGENDA ITEM:
(please check one)

TITLE: Z-312 & SDP-09-001 Records

Staff is seeking guidance on the Mayor and City Council
announcing the closing of the Z-312 and SDP-09-001 records.

SUPPORTING BACKGROUND:

Presentation

Proclamation/Certificate

Appointment

Public Hearing

Historic District Commission

Consent Item

Ordinance

Resolution

Policy Discussion

Work Session Discussion Item

X | Other: From Staff

PUBLIC HEARING HISTORY:

Staff is seeking guidance on the attached memorandum.

DESIRED OUTCOME:

Provide guidance to staff.

(Please complete this section if agenda item

is a public hearing)

Introduced

Advertised 12/16/09
12/23/09

Hearing Date 1/4/10

Record Held Open

Policy Discussion

17 37
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MEMORANDUM TO: Mayor and City Council

VIA: Angel L. Jones, City Manager
FROM: Eliza Voigt, Planner

DATE: January 21, 2010

SUBJECT: Orchard Pond Z-312 and SDP-09-001

The Mayor and City Council and the Planning Commission held a consolidated joint public
hearing on January 4, 2010, for the rezoning and schematic development plan (SDP) of the
Orchard Pond property. At the public hearing, the Mayor and City Council and the Planning
Commission announced dates for the closing of their records.

A work session is now planned on March 8, 2010, to discuss the Orchard Pond rezoning and
schematic development plans in more detail. Accordingly, staff recommends that the Mayor and
City Council announce at their February 1, 2010, meeting an extension to the closing of the Z-
312 and SDP-09-001 record until March 26, 2010, at 5 PM. The Mayor and City Council policy
discussion on this topic is scheduled for the April 5, 2010, meeting.

Should you have any questions, please contact me at evoigt@gaithersburgmd.gov or 301-258-
6330.

cc:  Greg Ossont
Lauren Pruss


mailto:evoigt@gaithersburgmd.gov

MEMORANDUM TO: Planning Commission

VIA: Lauren Pruss, Planning Director
FROM: Eliza Voigt, Planner

DATE: January 20, 2010

SUBJECT: Orchard Pond Z-312 and SDP-09-001

The Planning Commission and the Mayor and City Council held a consolidated joint public
hearing on January 4, 2010, for the rezoning and schematic development plan (SDP) of the
Orchard Pond property. At the public hearing, the Planning Commission and the Mayor and
City Council announced dates for the closing of their records.

The Mayor and City Council are now planning a work session on March 8, 2010, to discuss the
Orchard Pond rezoning and schematic development plans in more detail. Accordingly, staff
recommends that the Planning Commission announce at their January 20, 2010, meeting an
extension to the closing of the Z-312 and SDP-09-001 Planning Commission record until March
17, 2010, at 5 PM. The Planning Commission recommendation is now scheduled for the March
24, 2010, Planning Commission meeting.

Should you have any questions, please contact me at evoigt@gaithersburgmd.gov or 301-258-
6330.

cc: Greg Ossont

18
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®M€P§/1 MONTGOMERY COUNTY PUBLIC SCHOOLS
\«/

www.montgomeryschoolsmd.org MARYLAND

January 27, 2010

Ms. Eliza Voigt, Planner

Department of Planning and Code Administration
City of Gaithersburg

31 South Summit Avenue

Gaithersburg, Maryland 20877

Dear Ms. Voigt:

This letter is sent to provide school impact information for the City of Gaithersburg review of
Zoning Application No. Z-312 and Schematic Development Plan Application SDP09-001,
known as “Orchard Pond.” This rezoning pertains to the redevelopment of a portion of the
existing Orchard Pond apartment community, located at the intersection of Quince Orchard Road
and Clopper Road in the City of Gaithersburg. This apartment complex includes a total of 747
units. [ understand the plan under review would replace 156 of the current units with 410 new
apartments and include structure parking to accommodate the higher density.

Montgomery County Public Schools (MCPS) has found that high density apartments and
condominium units that include structure parking generate fewer students than traditional and
older apartment communities that have less density and surface parking. These units typically
appeal to fewer families with school age children, either because of cost or because of the less
family-oriented nature of these communities. Therefore, the presence or absence of structure
parking has become a useful indicator of student generation. Based on this experience and
student “yield rates” obtained from the Census Update Survey (conducted by the Montgomery
County Planning Department), the 410 new apartment units are estimated to generate
approximately 17 elementary school students, 16 middle school students, and 14 high school
students.

Currently, 32 elementary school students, 5 middle school students, and 10 high school students
reside in the 156 apartment units that would be redeveloped to the 410 units in this plan.
Therefore, the 410 new units being planned would result in fewer elementary school students (17
vs. 32), more middle school students (16 vs. 5), and more high school students (14 vs. 10) than
the current 156 units.

The schools that serve this area include Thurgood Marshall Elementary School, Ridgeview
Middle School, and Quince Orchard High School. Enrollment at the elementary school and high
school is projected to remain close to the capacity of the schools. Enrollment at the middle
school is projected to remain well within the capacity of the school. ‘

Division of Long-range Planning
2096 Gaither Road, Suite 201 ¢ Rockville, Maryland 20850 ¢ 240-314-4700 ¢ Fax 240-314-4707

Joint Hearing - MCC & PC
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Ms. Eliza Voigt, Planner 2 January 26, 2010

See enclosed pages from the Montgomery County Public Schools FY 2011 Capital Budget and
the FY 2011-2016 Capital Improvements Program (CIP). For your information, the current
county Growth Policy Schools Test finds capacity adequate in the Gaithersburg Cluster.

Sincerely,
(/"7 ) e

Bruce H. Crispell, Director
Division of Long-range Planning

BHC:Imt
Enclosure

Copy to:
Mzr. Bowers
Mr. Lavorgna
Ms. Turpin
Mr. Ossont
Mr. Kline
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QUINCE ORCHARD CLUSTER

SCHOOLS
Quince Orchard High School

Capital Project: Restroom renovations are recommended
for this school for completion in the 2010-2011 school year.

Ridgeview Middle School

Capital Project: Improvements are scheduled for this school
with a completion date of August 2012. An FY 2011 appropria-
tion is recommended for construction funds to complete the
improvements. In order for this project to be completed on
schedule, county and state funding must be provided at the
levels recommended in this CIP.

Brown Station Elementary School
Utilization: Projections indicate enrollmentat Brown Station
Elementary School will exceed capacity by four classrooms or
more by the end of the six-year period. Relocatable classrooms
will be utilized until additional capacity can be added as part
of the modernization.

Fields Road Elementary School
Capital Project: Restroom renovations are recommended
for this school for completion in the 2013-2014 school year.

Jones Lane Elementary School
Capital Project: Restroom renovations are recommended
for this school for completion in the 2012-2013 school year.

Thurgood Marshall Elementary School
Capital Project: Restroom renovations are recommended
for this school for completion in the 20142015 school year.

Capital Project: A modernization project is
scheduled for this school with a completion
date of August 2016. FY 2012 expenditures
are programmed for facility planning funds to
determine the scope and cost for the moderniza-
ton. In order for this project to be completed
on schedule, county and state funding must be
provided at the levels recommended in this CIP.

Rachel Carson

Elementary School

Utilization: Projections indicate enrollment at
Rachel Carson Elementary School will exceed
capacity by four classrooms or more by the end
of the six-year period. The Elementary Learning

Quince Orchard Cluster Articulation®

Quince Orchard High School

| Lakelands Parkms | |

Ridgeview Ms |

|
Brown Station ES
Rachel Carson ES

1
Diamond ES
(South of Great Seneca Highway)
Fields Road ES
Jones Lane ES
Thurgood Marshall ES

*Cluster” is defined as the collection of elementary schools that articulate to the same
high school.

*Diamond (north of Great Seneca Highway) and Darnestown elementary schools also
articulate to Lakelands Park Middle School, but thereafter to Northwest High School.

Center (ELC) currently located at Rachel Carson

Elementary School is scheduled for relocation to
Jones Lane Elementary School in August 2010.
This move will free up four classrooms at Rachel

Quince Orchard Cluster
School Utilizations

Carson Elementary School. Enrollment will con-

tinue to be monitored to determine whether itis

necessary to develop additional plans to relieve

Rachel Carson Elementary School in the future. 120%
Capital Project: Restroom renovations are m@%ﬂ
recommended for this school for completion in e
the 2013-2014 school year. 60%—1

2009
ACTUAL

| Elementary Schools Middle Schools - High School |

Note: Percent utilization calculated as total enroliment of schools divided by total capacity,
Projected capacity factors In capltal projects.

Recommended Actions and Planning Issues ¢ 4-91
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QUINCE ORCHARD CLUSTER

Date of
School Project Project Status* | Completion
Quince Orchard |Restroom Recommended [SY 2010-2011
HS renovations
Ridgeview MS  [Improvements |Recommended [Aug. 2012
Brown Modernization |Programmed |Aug. 2016
Station ES
Rachel Carson  |Restroom Recommended [SY 2013-2014
ES renovations
Fields Road ES  |Restroom Recommended [SY 2013-2014
renovations
Jones Lane ES  |Restroom Recommended |SY 2012-2013
renovations
Thurgood Restroom Recommended |SY 2014-2015
Marshall ES renovations
*Approved—Project has an FY 2010 appropriation approved for the FY 2010
Capital Budget.
Recommended—Project has an FY 2011 appropriation recommended in the
FY 2011-2016 CIP.
Programmed—Project has expenditures programmed in a future year of the
CIP for planning and/or construction funds.
Proposed—Project has facility planning funds approved for the FY 2010 Capi-

tal Budget or recommended in the FY 2011-2016 CIP for a feasibility study.

4-92 « Recommended Actions and Planning Issues



QUINCE ORCHARD CLUSTER

Quince Orchard HS

Projected Enroliment and Space Availability
Effects of the Recommended FY2011-2016 CIP and Non-CIP Actions on Space Available

Program Capacity
Enroliment

Available Space
Comments.

1814 1792 1756 1742 1732 1716 1767 1800 1850

Lakelands Park MS Program Capacity 1068 1068 1068 1068
Enrollment 851 899 942 1007 1012 1086 LARN 1125 1150
Available Space 217 169 126 61 56 (82)

Ridgeview MS P—r'E:gram Capacity 1007 1007 1007 1007 1007 1007‘
Enroliment 695 651 644 685 n 775
Available Space
e

Brown Station ES CSR [Program Capacity

Enroliment
Available Space
S

Rachel Carson ES

Program Capacity

Enrollment 887 875
Available Space
Comments

Fields Road ES

Program Capacity
Enrollment
Available Space

Jones Lane ES

Program Capacity
Enrollment 487 529 531 512 505 492 483
Available Space

Thurgood Marshall ES

ﬁrégr‘anﬁ‘Cépac‘VEtj/
Enroliment 535 538 543 544 549 548 543
Available Space

[CTuster Information

HS Utilization 04% 0 o o 0 o o o o

HS Enrollment 1814 1792 1756 1742 1732 1716 1767 1800 1850
MS Utilization 75% 75% 76% 81% 82% 87% 88% 90% 93%
MS Enrollment 1546 1550 1586 1675 1697 1797 1833 1875 1925
ES Utilization 104% 109% 110% 111% 111% 111% 112% 116% 112%
ES Enrollment 2786 2909 2943 2969 2982 2985 2992 3100 3200

Recommended Actions and Planning Issues ¢ 4-93
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QUINCE ORCHARD CLUSTER

Demographic Characteristics of Schools
009-201

h RM ESO

Quince Orchard HS 17.4% 0.2% 14.1% 20.2% 48.2% 17.1% 6.6% 12.4%
Lakelands Park MS 15.0% 0.1% 15.6% 16.3% 52.9% 15.1% 3.0% 11.1%
Ridgeview MS 16.3% 0.3% 18.0% 15.5% 49.9% 18.1% 3.7% 8.6%
Brown Station ES 39.8% 0.2% 8.5% 39.3% 12.2% 55.0% 20.6% 26.6%
Rache!l Carson ES 6.7% 0.1% 11.5% 13.5% 68.2% 12.1% 11.4% 10.1%
Fields Road ES 19.9% 0.0% 23.9% 19.7% 36.5% 24.4% 15.9% 17.1%
jones Lane ES 12.7% 0.0% 17.2% 18.7% 51.3% 19.4% 11.2% 9.0%
Thurgood Marshall ES 535 14.8% 2.1% 17.2% 16.3% 49,7% 19.8% 9.3% 12.3%
Elementary Cluster Total 2786 16.5% 5% 15.1%

19.9% 48.0% 23.3% 13.0% 13.9%

Elemen ounty Total 67018 | 223%
*Percent of students approved for Free and Reduced-priced Meals Program (FARMS).
**Percent of English for Speakers of Other Languages (ESOL). High School students are served in regional ESOL centers,

%

***Mobility Rate is the number of entries plus withdrawals during the 2008-2009 school year compared to total enroliment.

Program Capacity and Room Use Table
(School Year 2009-2010)

9
w
2] o BEnT
p= 818 o
g = 2= B
=) §5|®
2 v % ‘E ~N n . e
° © El ¢ lal n Jul g
g %) wiol 8 EIT 5 15
4 I El8l $|8l% ® " ~ ]
o e o v WiT|] ] oyl =] o
Y f) St = iflgleolZ 5 @] 1S bzl
8 T =25 5|85 RIE9ie 2 |zt
T ] R | &l 313 ¥ixlg o= = o
E &85 DDt gz 3R a5 g
Schools ¥ U |F o e |elUjcja TV dZ|a|T|m] =3
Quince Orchard HS 9-12 |1742| 88 67 4|2
Lakelands Park MS 6-8 |1068| 54 47 1 4 1 1
Ridgeview MS 6-8 |1007] 49 45 1 3
Brown Station ES HS-5 | 403} 26 | 5 519 TI115
Rachel Carson ES pre-K-5| 649 | 35 | § 19 1 6 4
Fields Road ES pre-K-5 | 558 | 30 | 4 20 1 3 2
Jones Lane ES K-5 1518 28 | 4 17 4 3 )
Thurgood Marshall ES K-5 551128 | 3 17 4 4
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QUINCE ORCHARD CLUSTER

Quince Orchard HS

284,912

Facility Characteristics of Schools 2009-

2010

Lakelands Park MS 153,588 Yes

Ridgeview MS 136,379 TBD

Brown Station ES 58,338 9 Yes 1516

Rachel Carson ES 78,547 124 7
Fields Road ES 72,302 10 TBD

Jones Lane ES 60,679 121 2
Thurgood Marshall ES 1993 77,798 12 Yes 1

*Schools with a date before 1986 underwent a renovation, not a full modernization of the facility. Schools that were reopened but
not fully modernized or completely rebuilt, will be included in the assessments for future modernization based on the year the
school was originally opened, See Appendix K for additional information.

**Private child care is provided at the school during the school day.
***| TL=Linkages to Learning. SBHC=School-based Health Center that includes Linkages to Learning.

Recommended Actions and Planning Issues ¢ 4-95

373



Loiederman
Soltesz Associates, Inc.

MEETING MINUTES

ATTENDEES: Don Boswell City of Gaithersburg
Amy Quant LSA
Cristina Schmidt LSA

FROM: Cristina Schmidt

CC: Malcolm Van de Riet JAG
Lauren Pruss City of Gaithersburg
Eliza Voigt City of Gaithersburg
Steve Tawes LSA
Theresa Polizzi LSA

DATE: January 21, 2010

MEETING DATE: January 21, 2010
SUBJECT: Orchard Pond Development — SWM Concept Plan

LSA NO: 0774-08-00

On January 21, 2010, a meeting was held at the Orchard Pond site to discuss revisions to the
stormwater management concept plan to include Environmental Site Design (ESD) practices
on Phase Il. The following issues were discussed:

1. Possible locations for ESD in existing open space areas and areas near apartment
buildings to receive rooftop runoff.

2. Potential ESD locations in areas with existing yard inlets or overland relief.

3. Possible existing utilities (water, sewer, electric or other) in open space areas could
conflict with proposed ESD locations.

4. Some areas in between apartment buildings may be too steep to be a suitable
location for ESD.

5. ESD facilities are not to be proposed in areas that could cause potential flooding or
water damage to existing buildings.

6. If proposed ESD overflow outlet connects to an existing yard inlet, pipe capacity of
existing system shall be verified.

Joint Hearing - MCC & PC Joint Hearing - MCC & PC
Z-312 SDP-09-001
19 40
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7. Locations where ESD may not be practicable, due to existing site constraints,
include the parking lot areas.

8. With ESD provided to the maximum extent practicable (MEP), Don Boswell said
temporary storage pipes or other structural devices may be needed to treat
stormwater runoff not treated by ESD.

9. |If structural practices are used to treat stormwater runoff not treated by ESD, Don
Boswell said channel protection volume and quality via a filtering device must be
provided.

10. Don Boswell said he would check with the City if Phase Il would fall under
redevelopment criteria for MDE standards, which state that ESD practices to the
MEP shall be implemented to provide water quality treatment for at least 50% of
existing impervious area within the LOD.

“The above constitutes the writer's understanding of the events and agreements that were made during the
meeting. If any of the attendees have a different understanding of the above, please notify the undersigned, in
writing, within 5 days of the date of these minutes. Revisions, if any, will be forwarded to all attendees. If no
revisions are forthcoming, the minutes will be considered a true and accurate description of the meeting.
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The original of this drawing document was prepared by Loiederman Soltesz Associates, Inc. (LSA). If this document was not obtained directly from LSA and/or it was transmitted electronically, LSA cannot guarantee that unauthorized changes and / or alterations were not made by others. If verification of the information contained hereon is needed, contact should be made directly with LSA. LSA makes no warranties, express or implied, concerning the accuracy of any information that has been transmitted by electronic means.
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JAMES L. THOMPSON {DC) ROCKVILLE, MARYLAND 20850 ROBERT E. GOUGH
LEWIS R. SCHUMANN (301) 762-5212 DONNA E. McBRIDE (DC)
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. LERMILLERCANBY.COM '
MAURY §. EPNER (DC) WWW.MIL “o SO0 LEE CHO (CA)
JOSEPH P. SUNTUM AMY C. GRASS0

* All attorneys admitted in Maryland and where indicated

JSKLINE@MMCANBY.COM

Februaryl9, 2010

Mayor and City Council

- Gatthersburg City Hall
31 South Summit Street
Gaithersburg, Maryland 20877

Gaithersburg Planning Commission
City Hall

31 South Summit Street
Gatthersburg, Maryland 20877

Re:  Rezoning Application No. Z-312 (Sketch Plan);
Schematic Development Plan Application SDP-09-001;
“Orchard Pond”

Dear Mayor Katz, Members of the City Council and Members of the Planning Commission:

Jefferson Apartment Group ("JAG"), the applicant in the two matters referred to above, was
pleased to hear that you will conduct a joint work session on the Orchard Pond applications. We feel
that our presentation at the January 4" joint public hearing left you with more questions than with
answers so we are looking forward to appearing before you on March 8 for an uEdate and for
presentation of revised plans based on comments that we heard at the January 4" session.

We are presently preparing several revised exhibits for the March g meeting to highlight for
you the surrounding area context which guided the formulation of the Sketch Plan. We also want to
present new thoughts on architecture of the apartment building, design of the garage and early choices of
materials for the project. In order to get these exhibits as refined as possible, we will be working right
up to the March 8™ meeting so no versions of those plans are ready for dissemination yet. However,
several of your questions and/or inquiries can be answered at this time in advance of your joint

worksession.

JANJAGA] 8468 - Rezone Orchard Pond\Mayor & Council ktr. (1 Final 2-19-10.doc Joint Hearing - MCC & PC Joint Hearing - MCC & PC

2/19/2010 12:03 PM S Z-312 SDP-09-001
21 45
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1. Pupil Generation.

Based on a suggestion at the January 4, 2010 joint public hearing, an inquiry was sent to
Montgomery County Public Schools (“MCPS”) asking for information about a} the number of students
presently residing in the 156 apartments that will be removed in the Phase [ development, and b) the
number of anticipated students who will reside in the 410 unit replacement multi-family community.

Mr. Crispell’s attached letter on behalf of MCPS was very complete. His office has
provided very specific information about the number of public school students presently residing in
Orchard Pond. Based on MCPS’ experience with pupil generation for communities such as the one
proposed by Jefferson Apartment Group, he was also able to predict the number of students to be
generated by the new apartments. We have summarized the pupil figures from Mr. Crispell’s January
27" letter thusly:

&mﬂgg Anticipated Net Change
Elementary | ' 32 17 -15
Middle | 5 16 +11
High School 10 14 +4
Total 47 . 47 0

Mr. Crispell’s letter also explains how the capacity of the relevant schools (i.e., Thurgood
Marshall Elementary, Ridgeview Middle, and Quince Orchard High School) will be adequate to
accommodate the students who will reside in the new Phase I Section of Orchard Pond upon

redevelopment, -

2. Unit Mix.

A question was asked at the January 4 public hearing about the mix of units in the new
Phase I development. The attached schedule shows the relative percentages of unit types within the
project which are outlined as follows:

Unit Type No. of Units Percentage
Studio | 62 15%
1 Bedroom 184 45%
2 Bedrooms . 143 35%
3 or more Bedrooms : _ | __Z_I_ . 5%

Total 410 100%
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The applicant is pleased that with its redevelopment of Phase I of the “Orchard Pond”
community it will “buck” the national trend in multi-family apartment design and will provide
approximately 21 (5%) three bedroom units, a unit type that is rarely found in new projects. While a
market study yet to be performed may suggest some variations in the proposed unit mix, Jefferson is
mindful of the City’s interest in delivery of apartment units capable of accommodating larger families.

3. Specimen Tree Exhibit,.

Also asked at the public hearing was a question about how many trees will be removed to
reconstruct the Phase I building. Under separate cover, Loiederman Soltesz Associates has submitted a
“Specimen Tree Exhibit” describing the treatment of mature trees on the subject property.

4. . Pedestrian Connectivity.

Also to be submitted under separate cover by Loiederman Soltesz Associates will be an
exhibit highlighting pedestrian circulation on and around the subject property as well as identifying
locations where this applicant plans to improve pedestrian crossings at public streets in order to improve
movement between the Orchard Pond community and shopping, entertainment and employment sites in
the other three quadrants of the intersection of Quince Orchard Road and Clopper Road. We believe
these pedestrian enhancements will help better integrate the new Orchard Pond apartments with the
immediate neighborhood which surrounds it. '

The subject of pedestrian movement and connectivity provides a good segue to the
subject of site master planning which, based on questions and comments that we received at the January
4™ public hearing, was not obvious to you.

In initially considering how the Orchard Pond community should, and when, be
redeveloped, Jefferson Apartment Group considered the existing confronting neighborhood uses
(Diamond Square Shopping Center, the Firstfield Road retail center, Quince Orchard Plaza Shopping
Center and NIST) as fixed features that would not be changing in character and use in the foreseeable
future. Given the underperforming nature of at least the Diamond Square Shopping Center, the best
strategy for JAG to employ was to place “more rooftops” as close as possible, and to improve the
pedestrian movement system between Orchard Pond and the surrounding retail centers, in order to
increase the "buying power” to increase the profitability of these centers. This theory dictated, therefore,
that more concentrated multi-family residential should be located in the Phase I section of the Orchard

- Pond community circumscribed by Quince Orchard Road, Clopper Road and Firstfield Road,

particularly since limited access to the site (from Firstfield Road only due to driveway prohibitions on
Quince Orchard and Clopper Roads) made this section of the community less attractive for non-
residential uses.

The development orientation of the Orchard Pond property was initially recognized in the
City’s 2003 Land Use Plan, The subject property was included within “Special Study Area No. 7 —
Casey Metropolitan Grove Road” which was centered on the Metropolitan Grove Road MARC station
and had as its boundaries Clopper Road (south) and Quince Orchard Road (east). Accordingly, as

envisioned in the 2003 Master Plan, the "area of influence" affecting the Orchard Pond community was

towards the west towards the "Casey-Metropolitan Grove Road" properties, now known as "Watkins

“Mill Road Town Center."



In establishing a form and a schedule for re-development of the Orchard Pond
apartments, JAG took the cues from the City's 2003 Master Plan and "oriented" its development to
coniribute to, and to benefit from, the dynamic mixed use development anticipated to occur to the west.
By placing in the Phase 11 stage of development that part of the Orchard Pond community west of
Firstfield Road, the Applicant retains flexibility to react to the new growth that will occur surrounding
the MARC station as well as a CCT station that will come on line before the stop adjacent to the
proposed Phase I multi-family building.

This background information explains why the Orchard Pond community is "oriented" to
the west, as anticipated in the City's 2003 Master Plan, and in a manner that will result in Special Study
Area 7 being an even more diverse community than may have been contemplated in 2003.

We hope that this preliminary information provides you with background information that will
facilitate an in-depth discussion on March 8 about the positive features of the plans for redevelopment of

the Orchard Pond community.
Thank you for your attention to these comments.
Sincerely yours,

MILLER, MILLER & CANBY

—__ony 'ué.m&\

Jody S. Kline
JSK/cdp
Enclosure
cc: Greg Ossont
Lauren Pruss
Eliza Voigt
Malcolm Van de Riet

Steve Tawes
Theresa Polizzi
Joe Schneider
Glenn Cook
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@MCPSO MONTGOMERY COUNTY PUBLIC SCHOOLS
\%/

www.montgomeryschoolsmd.org MARYLAND

January 27, 2010

Ms. Eliza Voigt, Planner

Department of Planning and Code Administration
City of Gaithersburg

31 South Summit Avenue

Gaithersburg, Maryland 20877

PLANNING
ADMINISTr ?.!g[f\);E

Dear Ms. Voigt: RURATIC

This letter is sent to provide school impact information for the City of Gaithersburg review of
Zoning Application No. Z-312 and Schematic Development Plan Application SDP09-001,
known as “Orchard Pond,” This rezoning pertains to the redevelopment of a portion of the
existing Orchard Pond apartment community, located at the intersection of Quince Orchard Road
and Clopper Road in the City of Gaithersburg. This apartment complex includes a total of 747
units. I understand the plan under review would replace 156 of the current units with 410 new
apartments and include structure parking to accommodate the higher density.

Montgomery County Public Schools (MCPS) has found that high density apartments and

-.condominium units that include structure parking generate fewer students than traditional and

older apartment communities that have less density and surface parking. These units typically
appeal to fewer families with school age children, either because of cost or because of the less
family-oriented nature of these communities. Therefore, the presence or absence of structure
parking has become a useful indicator of student generation. Based on this experience and
student “yield rates” obtained from the Census Update Survey (conducted by the Montgomery
County Planning Department), the 410 new apartment units are estimated to generate
approximately 17 eclementary school students, 16 middle school students, and 14 high school
students.

Currently, 32 clementary school students, 5 middle school students, and 10 high school students
reside in the 156 apartment units that would be redeveloped to the 410 units in this plan.
Therefore, the 410 new units being planned would result in fewer elementary school students (17
vs. 32), more middle school students (16 vs. 5), and more high school students (14 vs. 10} than
the current 156 units.

The schools that serve this area include Thurgood Marshall Elementary School, Ridgeview
Middle School, and Quince Orchard High School. Enrollment at the elementary school and high
school is projected to remain close to the capacity of the schools. Enrollment at the middle
school is projected to remain well within the capacity of the school. '

Division of Long-range Flanning
2096 Gaither Road, Suite 201 ¢ Rockville, Maryland 20850 ¢ 240-314-4700 ¢ Fax 240-314-4707




Ms. Eliza Voigt, Planner 2 January 26, 2010

See enclosed pages from the Montgomery County Public Schools FY 2011 Capital Budget and
the FY 2011-2016 Capital Improvements Program (CIP). For your information, the current
county Growth Policy Schools Test finds capacity adequate in the Gaithersburg Cluster.

Sincerely,

Bruce H. Crispell, Director
Division of Long-range Planning

BHC:Imt
Enclosure

Copy to:
Mr. Bowers
Mr. Lavorgna
“Ms. Turpin
Mr. Ossont
Mr. Kline
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QUINCE ORCHARD CLUSTER

SCHOOLS
Quince Orchard High School

Capital Project: Restroom renovations are recommended
for this school for completion in the 2010-2011 school year.

Ridgeview Middle School

Capital Project: Improvements are scheduled for this school
with a completion date of August 2012. An FY 2011 appropria-
tion is recommended for construction funds to complete the
improvements. In order for this project to be comnpleted on
schedule, county and state funding must be provided at the
levels recommended in this CIP.

Brown Station Elementary School
Utilization: Projecticns indicate enrollment at Brown Station
Elementary School will exceed capacity by four classrooms or
more by the end of the six-year period. Relocatable classrocoms
will be utilized untii additional capacity can be added as part
of the modernization.

Fields Road Elementary School
Capital Project: Restroom renovations are recommended
for this school for completion in the 2013-2014 school year.

Jones Lane Elementary School
Capital Project: Restroom renovations are recommended
for this school for completion in the 2012-2013 school year.

Thurgood Marshall Elementary School
Capital Project: Restroom renovations are recornmended
for this school for completion in the 2014-2015 school year.

Capital Project: A modernization project is
scheduled for this school with a completion
date of August 2016. FY 2012 expenditures
- are programmed for facility planning funds to
| determine the scope and cost for the moderaiza-
| ton. I order for this project to be compieted
on schedule, county and state funding must be
provided at the levels recommended in this CIP.

Rachel Carson

Elementary School

Utilizatlon: Projections indicate enrcilment at
Rachel Carson Elementary School will exceed
capacity by four classrooms or more by the end
of the six-year period. The Elementary Learning

Quince Orchard Cluster Articulation*

Quince Orchard High School

I ]

| Lakelands Park MS | l

Ridgeview M3 |

]
Diamond ES
(South of Great Seneca Highway)
Fields Road ES
jones Lane ES
Thurgood Marshalt ES

I
Brown Station ES
Rachel Carson ES

*#Cluster” Is defined as the collection of elementary schools that articulate to the same
high schoal,

*Diamond (north of Great Seneca Highway} and Darnestown elementary schools also
articufate to Lakelands Park Middle School, but thereafter to Northwest High School.

Center (ELC) currently located at Rachel Carson

Elementary Schoolis scheduled for relocation to
Jones Lane Elementary School in August 2010,
This move will free up four classrooms at Rachel

Quince Orchard Cluster
School Utilizaticns

Carson Elementary School. Enrollmentwill con-

: 160%
tinue to be monitored to determine whetheritis
o . 140%
necessary to develop additional plans to relieve
120%

Rachel Carson Elementary School in the future.

Capital Project: Restroom renovations are
recommended for this school for completion in
the 2013-2014 schoo! year. 0%
. 40%H
20%-

200%
ACTUAL

[ Mmadke schools [ #oh school ]

| Elementary Schools

Mole; Percent wlitkzatlon calculated as tolal enroliment of schools divided by tetal capacity.
Projected capacity lactars In caphial projects,

Recommended Actions and Planning Issues = 4-91
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QUINCE ORCHARD CLUSTER
CAPITAL PROJECTS
Date of

School Project Project Status* | Completion
Quince Orchard {Restroom Recommended {SY 20710-2011
HS renovations

Ridgeview MS  |Improvements |Recommended [Aug. 2012
Brown Modernization |Programmed |Aug. 2016
Station ES

Rachel Carson  {Restroom Recommended [SY 2013-2014
ES rencvations

Fields Road ES  [Restroom Recommended |SY 2013-2014

renovations
Jones Lane ES | Restroom Recommended |SY 2012-2013
renovations

Thurgood Restroom Recommended |SY 2014-2015
Marshall ES renovations
*Approved—Project has an FY 2010 appropriation approved for the FY 2010
Capital Budget,

Recommended-—Project has an FY 2011 appropriation recommended in the
FY 2011-2016 CIE.

Programmed—Project has expenditures programmed in a future year of the
CIP for planning and/or construction funds.

Proposed—Project has facility planning funds approved for the FY 2010 Capi-

tal Budget or recommended in the FY 2011-2016 CIP for a feasibility study.

4-92 » Recommended Actions and Planning Issues



QUINCE ORCHARD CLUSTER

Projected Enrollment and Space Availability
Effects of the Recommended FY2011-2016 CiP and Non-CIP Actions on Space Available

Schools: 1 2

Quince Orchard HS Program Capacity 1741 1741 1741 1741 1741 | 1741 1741 1741 1741
Enroitment 1814 1792 1756 1742 1732 1716 1767 1800 1850
Available Space (109)
Comments o

TaRerands Park WS Froglam Capacity | 1068 | 1068 | 1068 | 1068 | 71068 | 7068 | 1068 | 71068 | 1068
Enroliment 851 B899 942 1007 1012 1086 mm 1125 1150
Available Space 169 126 (13) (37 | (82) |

Ridgeview WS Program Capacity 007 | 1007 | 1007 | 1007 007
Enrollment 695 651 644 668 685 71 722 750 775
Available Space Ji2 356 363 339 322 296 285 257 232

[BrGwn Station £3 T3 [Program Capacity

Enroliment
Available Space

Program Capacity
Enrollment

Available Space
Comments

Rachel Carson ES

Fields Road ES i’rogram Capacily
Enrollment
Availabte Space

Prograrm Capacity
Enrollment 487 529 531 512 505 492 483
Avallable Space
¢ fts

Jones Lane ES

Program Capacity
Enrollment

Avallable Space
Comme

Thurgood Marshall ES

Cluster Information [HS Utitization | 104%
HS Enroliment 1874 1792 1756 1742 1732 1716 1767 1800 1850
MS_Utilizatlon 75% 75% 76% 81% 82% B87% 88% 20% 93%
M5 Enrellment 1546 1550 1586 1675 1697 1797 1833 1875 1925
ES Utilizatlon 104% 109% 110% 111% 111% 111% 112% 116% 112%
£S5 Enrollment 2786 2909 2943 2969 2982 2985 2992 3100 3200

Recormmended Actions and Planning Issues » 4-93

389



B E RS

QUINCE ORCHARD CLUSTER

Demographic Characteristics of Schools

Quince Orchard HS 1814 17.4% 0.2% 14.1% 48.2% 17.1%
Lakelands Park MS 851 15.0% 0.1% 15.6% 52.9% 15.1%
Ridgeview MS 695 __16.3% 0.3% 18.0% 49.9% 18.1%
Brown Stalion ES 425 " 39.8% 0.2% 8.5% 12.2% 55.0%
Rachel Carson ES 887 6.7% 0.1% 11.5% £8,2% 12,1%
Flelds Road ES 452 19.9% 0.0% 23.9% 36.5% 24.4%
Jones Lane ES 487 12.7% 0.0% 17.2% 51.3% 19.4%
Thurgood Marshall ES 535 14.8% 2,1% 17.2% 49.7% 19.8%

, Elementary Cluster Total 2786 16.5% 0.5% 5.1% 48.0% 23.3%

' g T o ] 160% . [37.3% ] 31.0% |

*Percent of students approved for Free and Reduced—prrcea‘ Meals Program (FARMS)
**Percenit of English for Speakers of Other Languages (ESOL). High School students are served in regionai ESOL centers.
: “***pobility Rate is the number of entries plus withdrawals during the 2008-2009 school year compared to total enrofiment,

Program Capacity and Room Use Table
' (School Year 2009-2010)

g 5
& o
S
b g p g
it
2 = BlE B
2 5iEl® 'E
v | 8 gl g igin n i
£ 2|8 £ g iEIT ® - 1E
=] : iy
o3 glE 45858 (g8l AN
e 12|85 B8 5998 59 e®
o =188 2|8 Ul wig|®lalaln
§ IR|2|5 FIEEeitaEZ 3k
Schools L) o] (| & | U o|la TV (D&
‘| Quince Orchard Hs 9-12 |1742] 88 67 4|2
Lakelands Park MS 6-8 |1068] 54 47 1 4
Ridgeview M3 6-8 11007} 49 45 1 3
Brown Statiort £5 ] h55 [403] 265 51O (1[5
Rachel Carson ES pre-K~5 | 6495 35 [ 5 19 1 & 4
Fields Road ES pre-K-5 | 5581 30 | 4 |20 1 3 2 L
iones Lane ES K-5 | 5181 28 : 4 17 14 3 3
Thurgood Marshall ES K-5 551 | 2813 17 4 4

4-94 » Recommended Actions and Planning Issues
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QUINCE ORCHARD CLUSTER

chiools

Facility Characteristics of Schools 2009-2010
€ T '

Foot;

T

Quince Orchard HS

284,912

Lakelands Park M3$ 153,588 8.11 Yes

Ridgeview MS 135,379 20 TBD

Brown Station ES 58,338 9 Yes 1516

Rachel Carson ES 78,547 12.4 7
Fields Road ES 72,302 10 TBD

Jones Lane ES 60,679 12,1 2
Thurgood Marshall ES 1993 77,798 12 Yes 1

*Schools with g date before 1986 underwent a renovation, not o full modernization of the facility. Schoois that were reopened but
not fully modernized or completely rebuilt, wili be included in the assessments for future modernization based on the year the

school was originally operied, See Appendix K for additional informatfon,

**Private child core is provided at the schoo! during the school doy.
*rei TL=Linkoges (o Leaming. SBHC=School-based Health Center that includes Linkoges to Learning.

Recommended Actions and Planning Issues » 4-95

391



RO A e

392

A. Potenfial Unii Mix - Proposed Development

Studio

One Bedraom
Two Bedroom
Three Bedroom

LR

Totai

B. Existing Unlt Mix - Unils To Be Demolished

1. One Bedroom
Al

Total One Bedroom

2. Two Bedroom
Bi

Total Two Bedroom

Total Existing Unit Mix - Unils To Be Demolished

Jeflerson at Orchard Pond
City of Galthersburg MD
Comparison of Potential Unit Mix to Existing Unit Mix

PHASE 1 ONLY

Provided
Parking
% Units NRSF Total NRSF Ratio Spaces
15% 62 500 31,000 1.0 62
45% 184 800 147,200 1.5 276
35% 143 1,015 145,145 2.0 286
5% 21 1,217 25,565 2.2 46
100% 410 851 348,810 1.8 670
% Units NRSF Tolal NRSF
4% 7 729 5,103
16% 25 742 18,550
3% 4 777 3,108
5% 8 782 6,256
0% - 789 -
6% 10 882 8,820
8% 12 900 10,800
42% 66 798 52,637
2% 3 a77 2,631
10% 15 880 13,350
0% - 994 -
8% 12 1,020 12,240
3% 48 1.025 49,200
0% - 1,017 -
0% - 1,159 -
8% 12 1,143 13,716
58% on 1,013 91,137
100% 186 922 143,774
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February 23, 2010

Mayor and City Council
Gaithersburg City Hall

31 South Summit Street
Gaithersburg, Maryland 20877

Gaithersburg Planning Commission
City Hall

31 South Summit Street
Gaithersburg, Maryland 20877

Re:  Rezoning Application No. Z-312 (Sketch Plan);
Schematic Development Plan Application SDP-09-001;
“Orchard Pond”

Dear Mayor Katz, Members of the City Council and Members of the Planning Commission:

The Applicant in the matters referenced above would like to submit last week’s filings with some
graphic and textual material from the City’s 2003 Master Plan in order to provide further background
and context for some of the decisions that Jefferson Apartment Group made in planning and organizing
the redevelopment of the Orchard Pond community.

In last Friday’s letter, I mentioned that the Orchard Pond apartment complex was specifically
mentioned in your 2003 Master Plan. In particular, in a section entitled “Special Study Area 6: Casey-
Metropolitan Grove Road: Existing Land Use and Development”, the following text is written:

“The Casey-Metropolitan Grove Study Area properties south of the CSX
right-of-way have been entirely developed with land uses equally split
between a medium density residential apartment complex to the east of
Metropolitan Grove Road, called Orchard Pond, and to the west as industrial-
research-office buildings. Orchard Pond is a 747-unit, R-20 zoned apartment
complex that was constructed in 1975....” (Plan, p. 119).

Joint Hearing - MCC & PC i ing -
J:\IJAG\18468 - Rezone Orchard Pond\Mayor & Council Itr 02.doc 7. 39> 12 Joi ntS H[(;al’l ng - MCC & PC
2/25/2010 9:04 AM P-09-001
22 46
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and

“Southern Properties

The entire area making up the southern properties has essentially been
developed with land uses equally split between industrial-research-office
buildings west of Metropolitan Grove Road and a medium density residential
apartment complex, known as Orchard Pond, and a Maryland State
maintenance/distribution facility to the east...The residential development
offers the only substantial green area in this portion of the study area.”

(Plan, p. 121).

As mentioned in our February 19™ letter, the subject property is located in the “Casey-
Metropolitan Grove Study Area. Attached is a graphic from the 2003 Plan (p. 115) showing the
boundaries of Special Study Area 6 with the Orchard Pond property shaded yellow and pink, Phase I in
yellow and green and Phase II in pink. This exhibit clearly identifies that the future development focus
of this sub-planning area would be (a) towards mixed use zoning and development and (b) transit-
oriented development organized around the existing and proposed transit stations.

The bulk of the discussion in the 2003 Master Plan was focused on the vacant land located north
of the CSX rail tracks. The Plan notes:

“The City as well as the stakeholders and focus groups concentrated on the
portion of the Casey-Metropolitan Grove Study Area located north of the CSX
right-of-way. This is the portion of the study area that is almost entirely made
up of vacant land waiting to be developed. The developed southern properties
will be discussed and recommendations made by City Staff for potential
redevelopment. (Plan, p. 121, emphasis added).

In terms of what should happen upon redevelopment of the “southern properties”, the Plan contains clear
recommendations:

“eThe medium density residential complex (Orchard Pond) contains 747
apartment units that were constructed in 1975. This is another ideal location
for future redevelopment of higher density and/or office uses. The site has
immediate access to three roadways and is in close proximity to the transit
station.” (Plan, p. 134).

The “transit station” mentioned in the quote above is not the one that we now expect to be
developed on Quince Orchard Road adjacent to the Orchard Pond project but, rather, the CCT station
within the development now known as “Watkins Mill Town Center”. Specifically, the Plan recommend

as follows:



“Southern Properties

Redesignate as mixed use residential-office-commercial within zoning
classification of MXD. '

... The objective for this portion of the study area will involve redevelopment
associated with the future Corridor Cities Transitway (CCT) station and
potential rail yard location. When incorporating multi-modal or transit
oriented design into master planning an area, the entire area surrounding the
transit station must be included.” (Plan, p. 134).

In summary, the future of the Orchard Pond community was well predicted in the City’s 2003
Master Plan. The planning goals established in that Plan were that Orchard Pond:

1.

2.

3.

Should be rezoned to the MXD zone for residential-office-commercial use;
Should be redeveloped with “high density residential and/or office uses;” and

Should orient or focus the redevelopment of the apartment community towards the core
of the Study Area, that is, the MARC and proposed CCT stations.

These planning guidelines were instructive to Jefferson Apartment Group and its design team
when it formulated its plans for redevelopment of the Orchard Pond apartment community. The area
designated in JAG’s plans as Phase I was the logical place to commence the redevelopment effort and
retention of a multi-family use in this phase made sense given the developed characteristics of the other
three quadrants of the intersection of Quince Orchard Pond and Clopper Road. For Phase II, JAG has
reserved for now the specific location of future uses and densities and will make those decisions, to be
reflected in future SDP applications, based on the pace and form of development that occurs within the
areas clustered around the MARC and future CCT stations.

With this information as background, the Applicant hopes that the Mayor, Council and Planning
Commission now better understand the Master Plan guidance that the Applicant relied on in designing
and orienting the new Orchard Pond community for future growth.

Thank you for your consideration of these supplemental comments.

JSK/dlt

Enclosures

Sincerely yours,

MILLER, MILLER & CANBY

T o0y e

Jody S. Kline
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Greg Ossont

Lauren Pruss

Eliza Voigt

Malcolm Van de Riet
Steve Tawes

Theresa Polizzi

Joe Schneider

Glenn Cook



SPECIAL STUDY AREA 6:
CASEY-METROPOLITAN GROVE ROAD

Approximate Total Area:
Existing Land Use:

Current Land Use Designation:

Current Zoning:

417 Acres

Undeveloped Land, Office-Industrial-
Research, Institutional, and Medium
Density Residential

Open Space, Mixed Residential,
Commercial/lndustrial-Research-Office,
Institutional, and Medium Density
Residential

MXD (Mixed Use Development)

R-A (Low Density Residential)

R-20 (Medium Density Residential)
I-3 (Industrial Office Park)

April 6, 2004

115

MASTER PLAN: LAND USE
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ORCHARD POND APARTMENTS
Architectural Design Guidelines

Building Siting, Design Concept and Setbacks

SITE DESIGN & BUILDING PLACEMENT

A 4-story vertical garage is to be sited along Quince Orchard Rd. to provide a noise buffer
between the future CCT transit rail and the residential units. The 4-story residential units will
be organized around four courts, two enclosed on all sides and two open to views of the

wetland buffer amenity.

DESIGN INTENT AND AESTHETICS

This transitional modern building will be defined by two design expressions of the same design
language. A higher scale, 5-story building with a Retail/ Amenity base and flat roof will define
an urban edge at the corner of Quince Orchard Road and Firstfield Road. This is also the
location of the future CCT transit stop. A tower expression within this composition will define
the residential entry with brick extending higher to define this residential front door element. A
lower scale, 4-story building with at-grade units and a pitched roof defines a “residential
neighborhood” character which extends through the Clopper Road elevation. This series of
design expressions provide a variety of architectural experiences as one views the building from

different vantage points.

ENTRANCE ORIENTATION

The primary building entrance shall face Firstfield Road within the higher scale, 5-story urban
building expression. The entry shall be defined with appropriate entry signage, a tower

expression, and brick extending past the first floor to define the residential entry.

Joint Hearing - MCC & PC
SDP-09-001
Page 1 of 5 51
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SETBACKS

Building setbacks shall be as indicated on the Schematic Development Plan drawings. Setbacks
shall be applicable to the building face only. Bays, balconies, eaves and other architectural
fenestration enhancements may extend beyond the setbacks up to 5’-0”. Landscape elements
such as handrails, retaining walls, landscaping, hardscaping, etc may extend into setbacks. The
Retail podium at the corner of Quince Orchard Road and Firstfield Road will protrude into the
sidewalk, engaging the pedestrian and enhancing interaction. The lower scale “Residential
Neighborhood” building expression will have a greater setback to provide for a landscape

planting and privacy strip along the street edge.

STREETSCAPE

The streetscape requirements may include but not limited to the addition of sidewalk, shade
trees, and street lighting as determined necessary through the Site Plan process.

Material Standards

GENERAL ARCHITECTURAL STANDARDS

Architectural design and building aesthetics shall be determined by the architectural character
of the approved elevations. Elevations not presented shall follow the general character and
design of the approved elevations. Material requirements as related to the general architectural

design are as per this section.

SIDING

Where an exterior building face is visible from a street, fiber board or cement board or equal
siding, paneling and trim shall be used. Siding or paneling style may vary as per approved
elevations. Siding trim shall be of a sizing appropriate to the adjacent siding style or paneling
and as illustrated in intended design detail as per approved elevations. Any other siding
product shall be permitted where not readily visible to the general public from the street or

adjacent properties. All siding shall be installed per manufacturer’s standard requirements.

Page 2 of 5
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BRICK VENEER — RESIDENTIAL BUILDING

A veneer brick will be used to establish an architectural “base” at minimum as a water-table
base at the exterior perimeter of the building, extending at minimum to the underside of the
lowest window sill of the finish grade. Veneer brick may extend above this minimum height so
as to provide architectural interest as per the approved elevations, such as at building corners
and main residential entrance. In no case shall the brick extend to the top floor of the
residential building so as to establish an architectural “top” through use of another material. A
variety of brick colors may be used to compliment the siding colors to be used, with a minimum
of two (2) brick colors to be used. Brick size and pattern shall be per industry standard for

residential buildings of this size and scale built in this period.

SYNTHETIC STUCCO

Synthetic stucco may be used to replicate stone banding, cornices and other special stone
shapes. Where synthetic stucco is used at a level below 6’-0”, a high-impact synthetic stucco

shall be used.

PRECAST CONCRETE & SYNTHETIC STONE

Precast concrete and synthetic stone sills, headers and other banding may be used in lieu of

synthetic stucco.

ARCHITECTURAL BLOCK — SPLIT-FACE OR SMOOTH

Architectural block may be used at the “base” of the building on non-street fronting elevations
and courtyard elevations. Architectural block should not extend above the water-table. Color

shall compliment brick and siding colors used.

DOORS

Residential doors may be vinyl, PVC, fiberglass, wood or metal, slider type or standard hinged.
Sliding doors at patios and balconies may be full glazed and may contain a transom. Door color
may be white or any other color deemed complementary to the brick and siding facade. Fire-

rated exit doors may be solid painted metal doors. Doors and side lights at or near the main
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residential entry or amenity space may be aluminum storefront windows and may be full height

glazed.

WINDOWS

Windows shall be single-hung at minimum. Windows may be single vertical or ganged together
as per the architectural character of the approved elevations. Windows may be vinyl, PVC,
vinyl-clad wood, aluminum or equal. Window color may be white or any other color deemed
complementary to the brick and siding facade. Windows at or near the main residential entry

or amenity space may be aluminum storefront windows and may be full height glazed.

DECKS & BALCONIES

Decks and Balconies shall be either wood framed & trimmed structured balconies or Juliet-style
balconies. Standard wood framed balconies may be open to the sky or covered above by roof
or another balcony, and surface may be pervious or impervious. Balcony railings may be vinyl
or PVC, prefinished aluminum, or painted metal. Wood balconies and railings shall be painted

white or any color deemed complementary to the approved architectural design.

ROOFS

Roofs may be pitched roofs or flat roofs with parapets. Pitched roofs shall be minimum 3:12
slope with dimensional asphalt shingles. Shingle color may be standard black or any other color
deemed complementary to the approved architectural design. Flat roofs shall have a minimum

30" parapet height.

GUTTERS & DOWNSPOUTS

Gutters and downspouts shall be standard prefinished painted aluminum. Color shall be white

or any other color deemed complementary to the approved architectural design.

PARKING GARAGE

The Parking Garage architectural design and building aesthetics shall be determined by the
architectural character of the approved elevations. Materials may include synthetic stucco,

precast concrete, brick spandrel panels, and other equal materials. Colors shall match or

Page 4 of 5
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compliment the Residential building colors. A “Living Wall” system shall be designed as per the

approved elevations.

MECHANICAL UNIT SCREENING

Where residential mechanical units are located on the roof, the units shall be screened from
public view as measured at an eye-level view line taken at the center of the sidewalk across the
street adjacent to the building. Screening may include a parapet wall or other architectural
fenestration complementary to the approved architectural design. Residential mechanical units
visible from a street at grade shall be appropriately screened by landscaping so as to reasonably

minimize visual impact.

Landscape Design & Furnishings

SITE TREES
Shade, evergreen, and ornamental trees shall be planted per the approved Landscape Plan.

Their locations will be coordinated with site lighting.

SITE FURNISHINGS

Site furnishings shall be constructed of wood or powder-coated metal to complement the
building’s architecture style. They shall be located at the main building entrance, courtyards,

and retail plaza as specified on the approved Landscape Plan.

SITE LIGHTING

Courtyards, retail plaza, and driveways shall be illuminated at night to ensure safety and
provide adequate visibility. The lighting shall be coordinated to complement the architecture

and other site furnishings.
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16 March 2010

STATEMENT IN SUPPORT OF FIXED PARKING RATE REQUEST

ORCHARD POND REDEVELOPMENT
APPLICATION OF 893 CLOPPER ROAD INVESTORS CORP.

ZONING APPLICATION NO. SDP-09-01

The Applicant in the above-referenced request for schematic development plan approval
seeks permission of the City Council to establish a fixed parking rate for the proposed “Orchard
Pond” regarding development, Phase I, and, as a basis therefore, provides the following
information and justification.

Section 24-160D.8 (“MXD Zone: Parking Requirements”) states that:

“(@)  The Council, at the time of schematic development plan
review, shall determine the appropriate approximate number of
[parking] spaces...”

Generally, this section of the City Zoning Ordinance is used to allow a reduction in the
number of parking spaces required by Code to support a development proposal. In this instance,
the applicant may not actually need a waiver of the number of required parking spaces. The
Applicant proposes to construct a four story building containing 410 apartment dwelling units.

Under Section 24-219(b) of the City Zoning Ordinance, the following number of parking spaces

are required per apartment unit type:

Efficiency 1 parking space per unit
One Bedroom 1.7 parking spaces per unit
Two Bedrooms 2 parking spaces per unit
Three Bedrooms and Larger 2.5 parking spaces per unit

Joint Hearing - MCC & PC
SDP-09-001
52
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In its schematic development plan, the Applicant proposes to provide 670 parking spaces
for residents and guests (not including adjacent on-street parking). At this point in time, the
Applicant has determined a tentative unit mix (to be confirmed at the time of construction and

market delivery) as follows:

Unit Type No. of Units Parking Rate Parking Required
Studio 62 1.0 62.0
One Bedroom 185 1.7 314.5
Two Bedroom 144 2.0 288.0
Three Bedroom 21 2.5 52.5

Total parking
required by Code 717.0 Spaces

Therefore, based on the current anticipated unit mix, required parking would exceed
parking provided by 47 spaces.

On the other hand, the Applicant can confidently state, based on its substantial experience
in developing, owning and managing apartment projects in the Washington Metropolitan Area,
that providing parking at a rate of 1.6 spaces per dwelling unit will deliver more than adequate
parking for the proposed project for the following reasons:

1. The City Zoning Ordinance does not take into account the benefits that are
achieved by locating multi-family residential uses in close proximity to shopping and
employment centers. In the case of Orchard Pond, retail centers are located immediately across
Quince Orchard Road and Clopper Road from the proposed development and the ease with

which these centers can be accessed reduces reliance on the use of automobiles. Similarly,

2
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employment centers (e.g., NIST, Bennington Corporate Center) are also located close to and are
easily accessible from the Orchard Pond project again reducing reliance on personal
automobiles.

2. The Orchard Pond project is located along major public transportation routes,
including routes that carry bus riders to the Shady Grove Metro Station.

3. The Orchard Pond community is within walking distance of the Metropolitan
Grove MARC station.

4, The proposed Orchard Pond project will be located adjacent to an important stop
on the Corridor City’s Transit (CCT) line which, when constructed and operational, will provide
ready accessibility throughout mid-Montgomery County as well as to points where connections
can be made to the Metro and MARC rail system.

5. Attached is information provided by the Applicant based on its substantial
experience at other apartment communities similarly situated to Orchard Pond.

Projects developed, owned and/or managed by JPI and Jefferson Apartment
Group (JAG) include the following with effecting parking ratios listed:
Sullivan Place (Alexandria) 1.6 parking spaces per DU
Inigo’s Crossing (North Bethesda) 1.6 parking spaces per DU
Halstead at the Metro (Fairfax) 1.6 parking spaces per DU
These examples demonstrate that 1.6 parking spaces per dwelling unit is more
than adequate to support the parking demands contemplated for this project.
6. The City has previously heard presentations explaining how well designed multi-

family communities, located and readily accessible to shopping, employment and public
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transportation, need less parking than the otherwise conservative City Zoning Ordinance would
require, an observation that is borne out by the examples provided by paragraph 4 above.

The Applicant requests that the City Council determine, at the stage of review of the
schematic development plan, that parking of 1.6 spaces per dwelling unit is “appropriate” for the
proposed project. Then, at the time of final site plan review, when the actual unit mix has been
determined, the Planning Commission can determine the final number of spaces that should be
produced based upon considerations of safety, convenience, pedestrian vehicular circulation, and
added landscaping within parking lot areas, as required under Section 24-160D.8 of the City
Zoning Ordinance.

For the reasons set forth above, this Applicant requests that the Mayor and City Council
determine that a parking ratio of 1.6 spaces per apartment dwelling unit be determined to be
appropriate and that a final determination of the actual number of spaces that should be provided,
and any variance that might be required, be granted at the time of the Planning Commission’s

review of the final site plan application.



MAYOR & COUNCIL AGENDA COVER SHEET

MEETING DATE:
January 4, 2010

CALL TO PODIUM:

Greg Ossont & Eliza Voigt

RESPONSIBLE STAFF:

Greg Ossont, Director
Planning and Code
Administration

Lauren Pruss, Planning Director

Eliza Voigt, Planner

AGENDA ITEM:
(please check one)

TITLE: JOINT WORK SESSION
Z-312/SDP-09-001

This application requests rezoning 43.33 acres of land from the
R-20 (Medium Density Residential) Zone to the MXD (Mixed Use
Development) Zone. The property is bound by Clopper Road (MD
117), Quince Orchard Road (MD 124), and Metropolitan Grove
Road and a State Highway Facility. In addition, the schematic
development plan application requests approval for a 410 unit
multi-family residential building with a structured parking garage on
an 11-acre portion of the site.

SUPPORTING BACKGROUND:

Presentation

Proclamation/Certificate

Appointment

Joint Public Hearing

Historic District Commission

Consent Item

Ordinance

Resolution

Policy Discussion

X | Work Session Discussion Item

Other:

PUBLIC HEARING HISTORY:

(Please complete this section if agenda

item is a public hearing)

The Mayor and City Council and the Planning Commission held a
consolidated joint public hearing on January 4, 2010, to introduce
and discuss Z-312 and SDP-09-001. This work session is for the
development team to present the Orchard Pond rezoning and
schematic development plans in more detail and respond to the
guestions raised at the joint public hearing.

Attachments:

Orchard Pond Area Renderings and Land Use

Existing Pedestrian Circulation

Proposed Pedestrian Circulation

Specimen Tree Exhibit

February 19, 2010 Letter from Jody Kline to the Mayor and
City Council and Planning Commission

DESIRED OUTCOME:

Conduct Work Session

Hear presentation from the development team and
comments from the public.

Provide guidance to the applicant and staff.

Introduced N/A
Advertised 12/16/09
12/23/09
Hearing Date 1/4/10
Record Held Open 3/26/10
Policy Discussion 4/5/10

Joint Hearing - MCC & PC Joint Hearing - MCC & PC

Z-312 SDP-09-001
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From: henrypj@aol.com

To: Greg Ossont; Eliza Voigt

Cc: Ollie Mumpower; Cathy Drzyzqula; Jud Ashman; Michael Sesma - External; Ryan Spiegel; Henry Marraffa -
External; Sidney Katz

Subject: Z-312 and SDP-09-001

Date: Friday, March 19, 2010 6:42:23 PM

Attachments: SDP-09-001.pdf

Dear Greg & Eliza:
Please include this in the record for the above noted SDP.

We believe that the project is a worthy project, but do not believe it complies with the
City's APFO, based on our review of traffic counts and the City's own Transportation
Masterplan. The applicant's initial traffic report apparently omitted the approved
development density of Casey West's initial phase of the town center (it might have
only included the single family homes). We understand that Staff requested an
update to the traffic report to include the approved background traffic, but have yet to
see these results in the record.

If the review of existing traffic reports and the City's own current draft of the
Transportation Master plan update are correct, there is no additional traffic capacity
for this additional density. This would be a loss for the City, nearby property owners
and the Citizens of Gaithersburg, since this is exactly the kind of density that will act
to support the CCT and make it more feasible.

To see this and other worthy projects proceed, we would hope the Council considers
modifications to the APFO to allow more dense development in areas that have or
will be served by rail, since if there is going to be additional growth, it should be
concentrated in projects near transportation hubs, such as this JPI project.

Sincerely,

Peter
Peter Henry

25
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BP REALTY INVESTMENTS, LLC

March 19, 2010

Mayor and City Council
Planning Commission
City of Gaithersburg

31 South Summit Avenue
Gaithersburg, MD 20877

Re: Z-312 and SDP-09-001

Dear Mayor and City Council:

I was surprised to see that the recent Quince Orchard plan (which is seeking approval for 410
multi-family units) is being processed for approval at the City. We are in favor of
redevelopment of the units, and we think the developer is both talented and experienced.

The issue we have is that the traffic analysis generated by the applicant shows that there is
capacity at the MD 117/MD 124 intersection. This was a significant surprise to us, given that
traffic counts we have for the intersection indicated to us that we could achieve no new
development on Casey West, nor the properties to the north and south owned by the McGowns,
MetroGrove Road partnerships or Stevensons, due to the traffic constraints on the 124/117
intersection.

Indeed the failing traffic condition is confirmed by the City of Gaithersburg's Transportation
Master plan currently under review, which shows the intersection at failure currently under the
City's APFO, the relevant pages being attached for your review.

This is a worthy project — but I believe the other property owners in the area that are awaiting
additional road capacity believe their properties are also worthy of development.

We would like to see the JPI project redeveloped -- but believe that the standards should be
adjusted for these transit-oriented type projects, and then uniformly applied. To do otherwise
will place those other worthy projects further from their ability to develop even when the
interchange opens and the CCT is operational.

Sincerely,

Deter wau/

Peter J. Henry

10000 Falls Road, Suite 100, Potomac, MD 20854
301-299-2099 301-299-2033
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City of Gaithersburg 2009 Master Plan: Transportation

Map 2: City Master Plan Road Classification System
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Development projects within Gaithersburg since the 1980s have incorporated roads that do
not conform to the Road Code requirements. This has led to the majority of recent City roads being
granted under the road code waiver process, whereby the Mayor and City Council approves road
designs. These roads do, however, conform to categories within the Master Plan-approved
planning classification system.

The two classification systems should not be viewed as conflicting. They serve different
purposes; one is a planning tool, the other more engineering based. Kentlands Boulevard, approved
under a Road Code waiver can be categorized as a “collector” under the Master Plan
classifications. The following chart illustrates the general relationship between the two systems,
keeping in mind that a waiver-granted road may be in any Master Plan category:

Master Plan Class Road Code Class
Freeway none
Major Arterial Major Controlled
Arterial Busin_es_s District
Major Limited Control
Collector Residential Collector
Minor Collector Residential Primary
Residential Tertiary
Local

Residential Secondary

3.2 Current Congestion Levels

Roads and intersections are designed to accommodate specific volumes of traffic. The
growth of the Metropolitan Washington region has led to local roads reaching levels that exceed
acceptable capacity. Critical lane volume analysis is a technique for measuring congestion on
roads. It involves defining the optimum and actual number of vehicles passing through a given
intersection during an AM and PM weekday peak hour. The City established a critical lane volume
(CLV) limit for the majority of the City’s roads at 1450 vehicles/hour. Different CLV amounts
determine the level of service (LOS), graded “A” through “F”, of roads.

Critical Lane Volume Level Of Service Grade
<1000

1001-1150

1151-1300

1301-1450

1451-1600
>1601

mm{golo|m| >

In 2007, the City of Gaithersburg adopted an Adequate Public Facilities Ordinance (APFO)
that requires proposed development meet certain standards for traffic impacts, school capacity,
water and sewer capacity, and the provision of fire and emergency services. The APFO applies to

*DRAFT* February 17, 2010 9





City of Gaithersburg 2009 Master Plan: Transportation

all future development proposed within the City boundary, unless exempted by an annexation
agreement.

As it relates to transportation, the City’s APFO requires that any proposed development
address traffic impacts through a Traffic Impact Study (TI1S). Specifically, all intersections and/or
links within the study area resulting in a Level-of-Service (LOS)/CLV worse than the City’s
current congestion standard of 1450 must be identified and improvement(s) recommended. The
improvements must provide sufficient capacity to either result in a CLV for the total traffic
condition that is less than the 1450 standard or mitigate the traffic impact if the calculated CLV in
the total traffic condition exceeds the City congestion standard. Mitigation is achieved when the
CLV in the total traffic condition with the improvement is equal to or less than the CLV in the
background traffic condition without the improvement.

The following chart displays current findings of CLVs and LOS at major intersections in
the City of Gaithersburg.® The data shown is the most current and has been taken from traffic
studies submitted to the City of Gaithersburg as part of development proposals or from the
Montgomery County Planning Department, Division of Transportation Planning’.

Table 1: Characteristics of Major Intersections in Gaithersburg®

AM

Intersection Date CLV LOS | PMCLV | LOS
Bickerstaff Way at
Diamondback Dr /Story Dr 09/07/2005 681 A 635 A
Clopper Rd (MD 117) at 03/17/2009 | 925 | A | 1070 B
Longdraft Rd
Clopper Rd (MD 117) at
Watkins Mill/Phesant Run Dr 09/07/2005 864 A 908 A
Clopper Rd (MD 117) at
Metropolitan/Twelve Oaks Dr 09/07/2005 887 A 1002 B
Clopper Rd (MD 117) at
Firstfield Rd 04/29/2009 1258 C 1302 D
sl (R (11D 47 & 03/10/2009 | 1355 | D 1463 E

Quince Orchard Rd

West Diamond Ave (MD 117)
at 09/07/2005 1191 C 1300 C

Bureau Drive
West Diamond Ave (MD 117)
at 04/01/2008 1196 C 1410 D

Perry Parkway
West Diamond Ave (MD 117)
at 04/14/2009 1040 B 1434 D
Muddy Branch Rd/Chestnut St
West Diamond Ave (MD 117)
at 06/25/2008 524 A 935 A
Meem Ave/Water St

Darnestown Rd (MD 28) at
Quince Orchard Rd

10/02/2007 1311 D 1123 B

® CLV data may fluctuate daily, monthly, or yearly. Traffic studies provide a “snapshot” in time that allows for inferences to be drawn.

" The draft “2009 Montgomery County, MD Highway Mobility Report” produced by Maryland-National Capital Park
& Planning Commission

® Highlighted intersections have a CLV exceeding the APFO standard of 1450
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Map 3: Critical Lane Volume (CLV) of Select City Intersections from Table 1°
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® The intersections shown either are failing the APFO standard of 1450 or have the potential to fail depending upon
future impacts associated with development or redevelopment
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From: henrypj@aol.com
To: GOssont@gaithersburgmd.gov; OMumpower@gaithersburgmd.gov
Cc: bdalrymple @linowes-law.com
Bcc: Rhenry@mail.smu.edu; LHCapstone @aol.com; brad@klineassoc.com; HENRYPJ@aol.com
Subject: Orchard Pond
Date: Thu, Dec 31, 2009 5:48 pm

Dear Greg & Ollie:

| was surprised to see that the recent Quince Orchard plan (which is seeking approval for 410 multi-family units) is
being processed for approval at the City. We are in favor of redevelopment of the units, and we think the developer
is both talented and experienced.

The issue we have is that the traffic analysis shows that there is capacity at the MD 117/MD 124 intersection, as well
as several others, that were used as a cap on our development density for the Watkins Mill Town Center in 2005.
The then recently enacted APFO traffic cap was used to cut a very significant amount of density that were were
seeking for the site.

No new traffic improvements have taken place in that intersection in the ensuing years, and my sense is that
background counts should be higher. No relaxation to the APFO standards can be found. The only explanation that
we can determine is that the approved Watkins Mill project itself was counted as traffic in our approval, but not
counted as approved background in the present application.

We would like to see the JPI project redeveloped -- but believe that the standards applied in capping our approval
should either be adjusted to permit the additional significant density denied, or applied in a uniform way to both
projects. To do otherwise will place us even further from achieving the desired density even when the interchange
opens and the CCT is operational.

Since Jody is representing JPI, we will asking Bob Dalrymple at L&B to help us untangle this issue.

Sincerely,

Peter Henry
BP Realty





evoigt
PCA - Joint MCC / PC Exhibit

evoigt
PCA - Joint MCC / PC Exhibit


416

BP REALTY INVESTMENTS, LLC

March 19, 2010

Mayor and City Council
Planning Commission
City of Gaithersburg

31 South Summit Avenue
Gaithersburg, MD 20877

Re: Z-312 and SDP-09-001

Dear Mayor and City Council:

I was surprised to see that the recent Quince Orchard plan (which is seeking approval for 410
multi-family units) is being processed for approval at the City. We are in favor of
redevelopment of the units, and we think the developer is both talented and experienced.

The issue we have is that the traffic analysis generated by the applicant shows that there is
capacity at the MD 117/MD 124 intersection. This was a significant surprise to us, given that
traffic counts we have for the intersection indicated to us that we could achieve no new
development on Casey West, nor the properties to the north and south owned by the McGowns,
MetroGrove Road partnerships or Stevensons, due to the traffic constraints on the 124/117
intersection.

Indeed the failing traffic condition is confirmed by the City of Gaithersburg's Transportation
Master plan currently under review, which shows the intersection at failure currently under the
City's APFO, the relevant pages being attached for your review.

This is a worthy project — but | believe the other property owners in the area that are awaiting
additional road capacity believe their properties are also worthy of development.

We would like to see the JPI project redeveloped -- but believe that the standards should be
adjusted for these transit-oriented type projects, and then uniformly applied. To do otherwise
will place those other worthy projects further from their ability to develop even when the
interchange opens and the CCT is operational.

Sincerely,

Deter wau/

Peter J. Henry

10000 Falls Road, Suite 100, Potomac, MD 20854
301-299-2099 301-299-2033
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City of Gaithersburg 2009 Master Plan: Transportation

Map 2: City Master Plan Road Classification System
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Development projects within Gaithersburg since the 1980s have incorporated roads that do
not conform to the Road Code requirements. This has led to the majority of recent City roads being
granted under the road code waiver process, whereby the Mayor and City Council approves road
designs. These roads do, however, conform to categories within the Master Plan-approved
planning classification system.

The two classification systems should not be viewed as conflicting. They serve different
purposes; one is a planning tool, the other more engineering based. Kentlands Boulevard, approved
under a Road Code waiver can be categorized as a “collector” under the Master Plan
classifications. The following chart illustrates the general relationship between the two systems,
keeping in mind that a waiver-granted road may be in any Master Plan category:

Master Plan Class Road Code Class
Freeway none
Major Arterial Major Controlled
Arterial Busin_es_s District
Major Limited Control
Collector Residential Collector
Minor Collector Residential Primary
Residential Tertiary
Local

Residential Secondary

3.2 Current Congestion Levels

Roads and intersections are designed to accommodate specific volumes of traffic. The
growth of the Metropolitan Washington region has led to local roads reaching levels that exceed
acceptable capacity. Critical lane volume analysis is a technique for measuring congestion on
roads. It involves defining the optimum and actual number of vehicles passing through a given
intersection during an AM and PM weekday peak hour. The City established a critical lane volume
(CLV) limit for the majority of the City’s roads at 1450 vehicles/hour. Different CLV amounts
determine the level of service (LOS), graded “A” through “F”, of roads.

Critical Lane Volume Level Of Service Grade
<1000

1001-1150

1151-1300

1301-1450

1451-1600
>1601

mm{golo|m| >

In 2007, the City of Gaithersburg adopted an Adequate Public Facilities Ordinance (APFO)
that requires proposed development meet certain standards for traffic impacts, school capacity,
water and sewer capacity, and the provision of fire and emergency services. The APFO applies to
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City of Gaithersburg 2009 Master Plan: Transportation

all future development proposed within the City boundary, unless exempted by an annexation
agreement.

As it relates to transportation, the City’s APFO requires that any proposed development
address traffic impacts through a Traffic Impact Study (TI1S). Specifically, all intersections and/or
links within the study area resulting in a Level-of-Service (LOS)/CLV worse than the City’s
current congestion standard of 1450 must be identified and improvement(s) recommended. The
improvements must provide sufficient capacity to either result in a CLV for the total traffic
condition that is less than the 1450 standard or mitigate the traffic impact if the calculated CLV in
the total traffic condition exceeds the City congestion standard. Mitigation is achieved when the
CLV in the total traffic condition with the improvement is equal to or less than the CLV in the
background traffic condition without the improvement.

The following chart displays current findings of CLVs and LOS at major intersections in
the City of Gaithersburg.® The data shown is the most current and has been taken from traffic
studies submitted to the City of Gaithersburg as part of development proposals or from the
Montgomery County Planning Department, Division of Transportation Planning’.

Table 1: Characteristics of Major Intersections in Gaithersburg®

AM

Intersection Date CLV LOS | PMCLV | LOS
Bickerstaff Way at
Diamondback Dr /Story Dr 09/07/2005 681 A 635 A
Clopper Rd (MD 117) at 03/17/2009 | 925 | A | 1070 B
Longdraft Rd
Clopper Rd (MD 117) at
Watkins Mill/Phesant Run Dr 09/07/2005 864 A 908 A
Clopper Rd (MD 117) at
Metropolitan/Twelve Oaks Dr 09/07/2005 887 A 1002 B
Clopper Rd (MD 117) at
Firstfield Rd 04/29/2009 1258 C 1302 D
sl (R (11D 47 & 03/10/2009 | 1355 | D 1463 E

Quince Orchard Rd

West Diamond Ave (MD 117)
at 09/07/2005 1191 C 1300 C

Bureau Drive
West Diamond Ave (MD 117)
at 04/01/2008 1196 C 1410 D

Perry Parkway
West Diamond Ave (MD 117)
at 04/14/2009 1040 B 1434 D
Muddy Branch Rd/Chestnut St
West Diamond Ave (MD 117)
at 06/25/2008 524 A 935 A
Meem Ave/Water St

Darnestown Rd (MD 28) at
Quince Orchard Rd

10/02/2007 1311 D 1123 B

® CLV data may fluctuate daily, monthly, or yearly. Traffic studies provide a “snapshot” in time that allows for inferences to be drawn.

" The draft “2009 Montgomery County, MD Highway Mobility Report” produced by Maryland-National Capital Park
& Planning Commission

® Highlighted intersections have a CLV exceeding the APFO standard of 1450
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Map 3: Critical Lane Volume (CLV) of Select City Intersections from Table 1°
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® The intersections shown either are failing the APFO standard of 1450 or have the potential to fail depending upon
future impacts associated with development or redevelopment
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From: henrypj@aol.com
To: GOssont@gaithersburgmd.gov; OMumpower@gaithersburgmd.gov
Cc: bdalrymple@linowes-law.com
Bcc: Rhenry@mail.smu.edu; LHCapstone@aol.com; brad@klineassoc.com; HENRYPJ@aol.com
Subject: Orchard Pond
Date: Thu, Dec 31, 2009 5:48 pm

Dear Greg & Ollie:

| was surprised to see that the recent Quince Orchard plan (which is seeking approval for 410 multi-family units) is
being processed for approval at the City. We are in favor of redevelopment of the units, and we think the developer
is both talented and experienced.

The issue we have is that the traffic analysis shows that there is capacity at the MD 117/MD 124 intersection, as well
as several others, that were used as a cap on our development density for the Watkins Mill Town Center in 2005.
The then recently enacted APFO traffic cap was used to cut a very significant amount of density that were were
seeking for the site.

No new traffic improvements have taken place in that intersection in the ensuing years, and my sense is that
background counts should be higher. No relaxation to the APFO standards can be found. The only explanation that
we can determine is that the approved Watkins Mill project itself was counted as traffic in our approval, but not
counted as approved background in the present application.

We would like to see the JPI project redeveloped -- but believe that the standards applied in capping our approval
should either be adjusted to permit the additional significant density denied, or applied in a uniform way to both
projects. To do otherwise will place us even further from achieving the desired density even when the interchange
opens and the CCT is operational.

Since Jody is representing JPI, we will asking Bob Dalrymple at L&B to help us untangle this issue.

Sincerely,

Peter Henry
BP Realty



MAYOR & COUNCIL AGENDA COVER SHEET

MEETING DATE:

July 11, 2005

CALL TO PODIUM:

Mark DePoe

RESPONSIBLE STAFF:

Fred Felton, Assistant City
Manager

Mark DePoe, Long Range

Planning Director

AGENDA ITEM:

(please check one)

TITLE: SDP-05-002

Schematic Development Plan Application SDP-
05-002, for approximately 125.21 acres of
property known as Watkins Mill Town Center
(previously known as Casey West property).

SUPPORTING BACKGROUND:

Presentation

Proclamation/Certificate

Appointment

Public Hearing “JOINT”

Historic District Commission

Consent Item

Ordinance

Resolution

Policy Discussion

X | Work Session Discussion “JOINT”

Other:

PUBLIC HEARING HISTORY:

(Please complete this section if agenda item
is a public hearing)

Gary Unterberg, of Rodgers Consulting Inc., representing the
applicant B. P. Realty Investments has submitted this Schematic
Development Plan (SDP-05-002) proposal. The SDP-05-002
proposal includes approximately 125.21 acres of property, titled
Watkins Mill Town Center (previously, known as Casey West Z-
297), located between CSX Railroad tracks and 1-270, north of
Metropolitan Road. The subject property is zoned Mixed Use
Development (MXD)

The SDP-05-002 application proposes a mixed-use project to be
developed in three phases: Phase 1 Watkins Mill Road extended —
482 attached and detached residential units, 252 condominium
units, 106,639 square feet of mixed use retail/commercial/
restaurant, 493,450 square feet of office/professional, and 210
room hotel with related facilities and 65 penthouse condominium
units; Phase 2 Watkins Mill Interchange — 95,000 square feet of
mixed use retail/ commercial/restaurant, 360,000 square feet of
office/ professional, and 180 room hotel and associated uses; and
Phase 3 Corridor Cities Transitway — 276 condominium units,
20,300 square feet of mixed use retail/commercial/restaurant, and
83,200 square feet of office/professional. The Mayor and City
Council adopted the Amendment to Sketch Plan Z-297 for the
Casey West property on April 18, 2005 by Ordinance 0-01-05.

The Mayor and City Council and Planning Commission held their
joint public hearing on June 6, 2005. The Planning Commission
record closes on July 14, 2005 and the Mayor and City Council
record closes on July 27, 2005. Since the public hearing, staff has
been meeting regularly with the applicant to address many of the
comments from the sketch plan and public hearing. The plan is
tentatively scheduled to be before the Planning Commission for
recommendation on July 20, 2005 and the Mayor and City Council
for policy discussion on August 1, 2005.

Attached: = JO'NT

See Index of Memorandum £  EXHIBIT
3 o

DESIRED OUTCOME: :

Introduced

Advertised 5/11/2005
5/18/2005

Hearing Date 6/6/2005

Record Held Open 6/27/2005

Policy Discussion

Hold Joint Work Session and Provide Staff
Guidance.
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Traffic Impact Analysis

ORCHARD POND APARTMENTS
City of Gaithersburg, Maryland

Revised December 15, 2009

Prepared for:
JPI Development Company
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BACKGROUND TRAFFIC CONDITIONS

DESIGN YEAR

This project is planned to be developed within three (3) years and therefore as stated
in the M-NCPPC guidelines, regional traffic growth is not included in this report.

BACKGROUND TRAFFIC

Based on the revised information obtained from the City, four projects were identified
to be included in background development. They are as follows:

» Watkins Mill Town Center - 94 single family units, 342 townhouse/condo units

» (asey East Phase 1 - Phase I

» Aree Building - 96,300 sq ft office space

» Bank at Bank Street - 3,714 sq ft drive-in bank

The location of each of the above developments is shown on Exhibit 4. We then
consulted the trip generation tables established by the Maryland National Capital Park
and Planning Commission and ITE to determine the number of trips projected to be
generated by these developments as shown on Exhibit 5.

The peak hour trips shown on Exhibit 5 were then distributed and assigned to the
nearby road system as shown on Exhibit C-1 through C-5 contained in Appendix C.
The combined peak hour trips are shown on Exhibit 6. Combining the trips to be
generated by the other developments, with the existing peak hour volumes, results in
the background peak hour volumes shown on Exhibit 7.

There are several major road projects planned in the vicinity of the subject site. These
projects are presently shown in the Maryland State Highway Administration’s
Consolidated Transportation Program (CTP) under the Secondary Development and
Evaluation Program, however, there is presently no construction funds listed for any of
these projects. Contained in Appendix A are copies of the Line Items from the CTP.

ANALYSIS OF BACKGROUND TRAFFIC CONDITIONS

Intersection Capacity analysis were conducted for each of the study area intersections
and the results are shown on Exhibit 11. Copies of the capacity worksheets are
contained in Appendix B.

Traffic Impact Analysis

Orchard Pond Apartments
City of Gaithersburg, Maryland m

1he
%
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The results of the analysis indicate that all of the study area mtersectlons are

projected to operate within the congestion standard of 1450 CLV.

Traffic Impact Analysis

Orchard Pond Apartments
City of Gaithersburg, Maryland
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TRIP GENERATION FOR BACKGROUND DEVELOPMENTS

EVENING PEAK HOUR

1. Watkins Mill Town Center Phase | - without interchange

94 units, Single Family Detached 21 62 83 63 35 98

342 units, Townhouse /Condos 30 146 176 133 66 199
Net off-site trips 51 208 259 196 101 297

2. Casey East - Phase | u

224 units, Multi-Family Residential Trips 17 81 98 78 38 116
Internal Trips -5 -24 -29 =27 -20 -47

Net off-site trips 12 57 69 51 18 69

64,000 sq.ft. Office & Recreational Community Trips . 187 47 234 40 129 169
Internal Trips -8 -5 -13 -11 -11 -22
Net off-site trips 179 42 221 29 118 147

87,700 Retail/Restaurants Trips 250 212 462 411 354 765
Internal Trips -53 -32 -85 -69 -70 -139
Pass-by trips -75 -65 -140 -158 -135 -293

Net off-site trips 122 115 | 237 184 149 333

Total off-site trips for Phase 1 - without interchange

3. Aree Building
96,300 sq.ft. General Office ' 136 20 156 27 132 159

4. Bank at Bank Street

' 3,714 sq.ft. Drive-in Bank 26 20 46 48 48 96
Pass-by trips (PM-47%) -23 23 -46
Net off-site trips 26 20 46 25 25 50

Note: 1. Trips information taken from TIS report for Casey East & Modified by the data from County staff. Details refer to Appendex C.

EXHIBIT 5 (CONTD)

FOR BACKGROUND DEVELOPMENTS/

% TRIP GENERATION RATES AND TOTALS

th, 08091 1\dectB\tgen xis-back, f12/15/09
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From: Ollie Mumpower

To: Eliza Voigt; Rob Robinson; Greg Ossont; Lauren Pruss

Cc: Ollie Mumpower

Subject: Discrepancy in CLV volume for MD 117/MD 124 intersection
Date: Wednesday, March 24, 2010 4:08:31 PM

it was brought to my attention that the CLV for this intersection in the December 15, 2010, Orchard
Ponds Apartments traffic study (AM-1181 and PM-1263) differ from CLV calculations conducted for M-
NCPPC in this same general timeframe. The counts for the Orchard Pond study were done on December
4, 2008, while the counts for the M-NCPPC (AM-1355 and PM-1463) were done on March 10, 2009. The
main difference in the volume counts were higher SB MD 124 volumes.

To resolve this issue it is recommended that new traffic counts and CLV calculations be conducted at
the MD 117/MD 124 intersection. Based on the results of this information staff will make a
determination if the Orchard Pond traffic study will need to be revised. If the study is revised it will
need to be approved prior to final site plan.

Joint Hearing - MCC & PC Joint Hearing - MCC & PC
Z-312 SDP-09-001
26 56
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BP REALTY INVESTMENTS, LL.C

March 25, 2010

Mzr. Greg Ossont
Director - Planning

City of Gaithersburg

31 South Summit Avenue
Gaithersburg, MD 20877

Re:  Z-312, SDP-09-001

Dear Greg:

Please include the traffic report (including updates) from the Residences at Hidden Creek
approval (Z-307(A) and SDP-9-002) in the above mentioned record.

Sincerely,
Peter

Peter Henry
BP Realty Investments, LI.C
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P_ANK NG & CODE

ADMINSTEATION Joint Hearing - MCC & PC
: SDP-09-001/72312
59/29

10000 Falls Road, Suite 100, Potomac, MD 20854
301-299-2099 301-299-2033
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BP REALTY INVESTMENTS, LLC

March 25, 2010 .

Mr. Greg Ossont
Director - Planning

City of Gaithersburg
31 South Summit Avenue
Gaithersburg, MD 20877

Re:  Z-312, SDP-09-001 and Absolute Priority.

Dear Greg:

Since the Planning Commission has recommended Z-312 an SDP-09-001 for approval last
evening without addressing the outstanding traffic issue, we feel compelled to write and to
further explain the underlying problem with approving the project when considering the
existing adequate public facilities ordinances. We again want to reiterate that we believe that
the project is a worthy project, but do not believe it complies with the City's current APFO.

As a starting point, the City has issued its draft Transportation Masterplan, which shows the
existing traffic at the 124/117 intersection to be at failure (i.e., above 1,450 CLV) under the
City's APFO ordinance (see Attachment 1). This raises a threshold issue as to how SDP-09-
001, which sits at this intersection, could be increased from 156 units to 410 units without
violating the APFO standards.

There are two primary issues that need to be examined as to application of the APFO ordinance
in this case — (1) should background traffic include those trips to be generated by projects that
have received SDP approval, or SDP and final site plan approval, and (2) what is the impact of
a project that has an agreement giving it absolute priority on traffic capacity as it relates to the
APFO. '

City Code and Regulations:

The City Code contains the following relevant provisions as it relates to the traffic portion of
the APFO (See Attachment 2):

Sec. 24-244. Applicability.

This article shall not apply to any development that has received schematic development
plan approval, preliminary site plan approval, or final site plan approval prior to the
effective date of this article. Additionally, when a property is subject to an annexation
agreement, any provision of this article that is contrary to the annexation agreement shall
not be applicable.

10000 Falls Road, Suite 100, Potomac, MD 20854
301-299-2099 301-299-2033
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Mr. Greg Ossont
March 25, 2010
Page 2 of 4

Sec. 24-245. Traffic impact study standards.

Applications for development approvals shall be subject to the requirements set forth in the
Gaithersburg Traffic Impact Study Standards, to be adopted by regulation pursuant to
section 2-10 of this Code. No application for development approval shall be approved
unless it complies with the requirements of Gaithersburg Traffic Impact Study Standards,
or the applicant has obtained a determination from staff that the standards are not
applicable to the applicant's proposed development.

Section 24-244's inclusion of 'schematic develop plan' and "preliminary site plan approval" in
the applicability clause would tend to indicate that the legislative intent of the Council in
adopting the APFO was to have traffic reports consider projects as background from the SDP &
Preliminary Plan level of approvals onward and not at the Final Site Plan approval.

This approach for analyzing intersections — that of including approved projects at the
Preliminary site plan/SDP approval (rather than final site plan approval) is, as we understand it,
consistent with the standards utilized by Maryland-National Capital Park and Planning
Commission (M-NCPPC) (see Attachment 4).

Traffic Impact Study Standards

Under the City's Traffic Impact Study Standards, the following requirements are found (See
Attachment 5):

2. Existing traffic analysis
a. All intersections will be analyzed using the critical lane volume method as
detailed in the latest edition of the Local Area Transportation Review
guidelines of the Maryland—National Capital Park and Planning
Commission (M-NCPPC).

3. Background traffic
a. Must include all developments approved and not yet built prior to the
submission of an application.

Z-312 and SDP-09-001

In reviewing the Traffic Report for SDP-09-001, it can be seen that, beyond existing buildings,
several approved projects were included by the applicant in the background traffic, including
Casey East (Spectrum) and Casey West — but only the initial Residential Phase 1 portion (482
Single family homes and Townhomes) which have Final Site Plan approval, rather than the
entire Phase 1 approved density for Casey West. (See Attachments 5 and 6)

To explain, the Phase 1 Casey West development SDP approval permits development to occur
immediately, (i.e., pre-construction of the interchange or CCT) and has been projected to
generate the following trips (See Attachment 7 and 8):
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Casey West Phase 1 (Pre Interchange):

Residential Phase 1 Peak AM Trips Peak PM Trips
95 Single Family Detached 76 102
387 Townhouse units 152 183
228 285
Total Phase 1 trips included in analysis 228 285
Commercial Phase 1 Peak AM Trips Peak PM Trips
252 Multifamily units 76 93
210 hotel rooms 103 124
65 Multifamily Units 20 33
Office (493,450 sf) 673 631
Shopping Center (30,235 sf) 76 284
Restaurant (40,584 sf) 468 443
Movie Theater (1,500 seats) _-0- 105
1,416 1,712
Total Actual Phase 1 Trips 1,644 1,997

(Source — SDP-09-001 traffic report, which was consistent with SDP-05-002 traffic report)

The traffic report for SDP-09-001 included only the Residential Phase 1 trips (228 AM Peak
and 285 PM Peak) as background traffic in their traffic calculations, rather than the Phase 1
SDP approved trips (AM Peak = 228+1,416 = 1,776, PM Peak = 285+1,712 = 1,997) — less
than 15% of the approved trips. (See Attachment 6).

The approved traffic report for Casey West assigned 60% of those trips to flow thru the
124/117 intersection (see Attachment 7). With 60% of the pre-interchange traffic from Casey
West flowing through the 124/117 intersection, the additional trips to be generated by this
proposed expansion cannot be accommodated at present.

Casey West and Absolute Priority

In the instance of Casey West, there is an additional factor that is unique. In recognition of its
significant traffic improvements and as part of a global legal resolution to then outstanding
issues, the project was, in addition granted an absolute priority for its traffic generation from
the project — including all of the Phase 1 trips as excerpted below:

14.  Traffic Report - The Developer shall comply with the City’s 1450 CLV traffic
test for the initial phase of the development at the time of the initial approval.
Further, the proposed future development that is staged to the Watkins Mill
Interchange will also meet the 1450 CLV traffic test at the time of the initial
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approval. However, due to variables of off-site traffic generation by third parties,
completion of 4 lanes of Watkins Mill Road extended within the Developer’s
property shall be deemed to meet any mitigation requirements for additional
traffic generated by this site.

(See Attachment 9)

These trips for the Casey West project have an absolute priority and need to be reserved as part
of future traffic reports, since the trips are guaranteed their position.

Greg, we again wish to restate that we believe that worthy projects such as the JPI project
should proceed. We believe the APFO should be re-considered to permit these transit oriented
projects such as this, as well as other projects near existing MARC rail stations such as Olde
Town and Metropolitan Grove Road, to be able to proceed. The future CCT stops might then
also be considered.

These 'transit-proximate' developments are precisely the kind of denser development that needs
to occur around existing and future transit facilities to encourage their use and hasten new
transit construction construction.

Sincerely,
Peter

Peter Henry
BP Realty Investments, LLC
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Development projects within Gaithersburg since the 1980s have incorporated roads that do
not conform to the Road Code requirements. This has led to the majority of recent City roads being
granted under the road code waiver process, whereby the Mayor and City Council approves road
designs. These roads do, however, conform to categories within the Master Plan-approved

_planning classification system.

The two classification systems should not be viewed as conflicting. They serve different
purposes; one is a planning tool, the other more engineering based. Kentlands Boulevard, approved
under a Road Code waiver can be categorized as a “collector” under the Master Plan
classifications. The following chart illustrates the general relationship between the two systems,
keeping in mind that a waiver-granted road may be in any Master Plan category:

Master PlanClass | Road Code Class
Freeway none
Major Arterial Major Controlled
Arterial Busingsg District
Major Limited Control
Collector Residential Collector
Minor Collector Residential Primary
Local Re‘siden‘tial Tertiary
Residential Secondary

3.2 Current Congestion Levels

Roads and intersections are designed to accommodate specific volumes of traffic. The
growth of the Metropolitan Washington region has led to local roads reaching levels that exceed
acceptable capacity. Critical lane volume analysis is a technique for measuring congestion on
roads. It involves defining the optimum and actual number of vehicles passing through a given
intersection during an AM and PM weekday peak hour. The City established a critical lane volume
(CLV) limit for the majority of the City’s roads at 1450 vehicles/hour. Different CLV amounts
determine the level of service (LOS), graded “A” through “F”, of roads.

A

1001-1150 B
1151-1300 C
1301-1450 D
1451-1600 E
>1601 F

In 2007, the City of Gaithersburg adopted an Adequate Public Facilities Ordinance (APFO)
that requires proposed development meet certain standards for traffic impacts, school capacity,
water and sewer capacity, and the provision of fire and emergency services. The APFO applies to

*DRAFT* February 17,2010 9
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all future development proposed within the City boundary, unless exempted by an annexation
agreement.

As it relates to transportation, the City’s APFO requires that any proposed development
address traffic impacts through a Traffic Impact Study (TIS). Specifically, all intersections and/or
links within the study area resulting in a Level-of-Service (LOS)/CLV worse than the City’s
current congestion standard of 1450 must be identified and improvement(s) recommended. The
improvements must provide sufficient capacity to either result in a CLV for the total traffic
condition that is less than the 1450 standard or mitigate the traffic impact if the calculated CLV in
the total traffic condition exceeds the City congestion standard. Mitigation is achieved when the
CLV in the total traffic condition with the improvement is equal to or less than the CLV in the
background traffic condition without the improvement.

The following chart displays current findings of CLVs and LOS at major intersections in
the City of Gaithersburg.® The data shown is the most current and has been taken from traffic
studies submitted to the City of Gaithersburg as part of development proposals or from the
Montgomery County Planning Department, Division of Transportation Planning’.

Table 1: Characteristics of Major Intersections in Gaithersburg®

Intersection

Dian?cl)(;';et::tiﬁtyy /aSytc?:y pr | 09/07/2005 | €81 | A | 635 A
CIOpp,_egnz%r(xtDRy 7) at 03117/2009 | 925 | A | 1070 | B
et et ey | 0900712005 | 864 | A | 08 | A
Meﬂgggﬁgﬁﬁ%fi; 1O7a)kastDr 09/07/2005 | 887 | A | 1002 B
Clopper Rd (MD 117) at 04/29/2009 | 1258 | € | 1302 | D

09/07/2005 1191 Cc 1300 C

Bureau Drive
West Diamond Ave (MD 117)

at 04/01/2008 1196 C 1410 D
Perry Parkway
West Diamond Ave (MD 117)
at 04/14/2009 1040 B 1434 D

Muddy Branch Rd/Chestnut St
West Diamond Ave (MD 117)
at 06/25/2008 524 A 935 A
Meem Ave/Water St
Darnestown Rd (MD 28) at
Quince Orchard Rd

10/02/2007 1311 D 1123 B

¢ CLV data may fluctuate daily, monthly, or yearly. Traffic studies provide a “snapshot” in time that allows for inferences to be drawn.

7 The draft “2009 Montgomery County, MD Highway Mobility Report” produced by Maryland-National Capital Park
& Planning Commission

¥ Highlighted intersections have a CLV exceeding the APFO standard of 1450

10 *DRAFT* February 17, 2010
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Darnestown Rd (MD 28) at
Tschiffely Square Rd 10/02/2007 1202 Cc 997 A

Darnestown Rd (MD 28) at
Muddy Branch Rd

Fields Rd/Omega Drive at
Ramp from 1-270 SB

Firstfield Rd at
north Orchard Pond Access

01/21/2009 1417 D 1347 D

09/07/2005 682 A 628 A

09/07/2005 258 A 296 A

Frederick Ave (MD 355) at

Watkins Mill Rd 04/02/2009 960 A 1189 c
Frederick Ave (MD 355) at

Christopher Ave 02/26/2009 1057 B | 1417 D

Frederick Ave (MD 355) at
Odend’hal Ave 03/31/2009 1013 B 1272 Cc

Frederick Ave (MD 355) at
Chestnut St 03/25/2009 1144 B 1191 Cc

Frederick Ave (MD 355) at
ramp from Clopper Rd(MD 06/25/2008 1129 B 453 A

117)

Frederick Ave (MD 355) at
Cedar Ave/Fulks Corner Ave 10/31/2008 1068 B 948 A
Frederick Ave (MD 355) at 10/31/2008 949 A 754 A

DeSellum Ave

k“Ffedkerick — (MD 355),a{, ,, . -
Education Boulevard 02/21/2007 1221 Cc 862 A
Frederick Ave (MD 355) at
West Deer Park Road 02/21/2007 1176 C 1070 B
Frederick Ave (MD 355) at
South Westland Drive 04/07/2005 1006 B 1147
Girard St at East Diamond Ave | 12/21/2007 732 A 555 A
Goshen Road at
Emory Grove Road 04/15/2009 873 A 1061
Great Seneca Highway (MD
119) at 10/10/2007 1240 c 1348 D

Great Seneca Highwy (MD
119) at 01/14/2009
Lakelands Boulevard

*DRAFT* February 17,2010 11
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u
Great Seneca Highway (MD
119) at
Quince Orchard Rd(MD 124

Midcounty Hwy at Goshen Rd

04/23/2009

1440

1423 D

124) at Russell Ave

R

04/02/2009 | 1176 1425 D
Midcounty Highway at
Woodfield Rd/Saybrooke Blvd | 04/14/2009 | 976 | A | 1090 | B
Montgomery Village Ave (MD 04/22/2009 816 A

Muddy Branh d at
West Side Dr 10/10/2007 945 A 817 A
Muddy Branch Rd at
Festival Shop Center Entrance 10/10/2007 830 A 966 .
Odend’hal Ave at s
Lost Knife Rd 05/09/2006 425 A 874 A
Odend’hai Ave at Russell Ave 05/09/2006 412 A 744 A
Quince Orchard Rd (MD 124)
at 10/08/2007 866 A 1092 B
Sioux Lane
Quince Orchard Rd (MD 124)
at Longdraft Rd 09/20/2007 669 1017
Russell Ave at Christopher St 05/06/2009 382 750
Sam Eig Highway at
Diamondback Dr 10/10/2007 933 B 1217 C

South Summit Ave at
East Diamond Ave 12/21/2007 831 A 976 A
North Summit Ave at
Brookes Ave./School Entrance 12/21/2007 764 A 753 A
N. Summit Ave at Girard St 12/21/2007 640 A 1053 B
Goshen Rd at
Odend’hal Ave 12/21/2007 816 A 1051 B

12

*DRAFT* February 17, 2010

439



Map 3: Critical Lane Volume (CLYV) of Select City Intersections from Table 1°

= 1450 CLV Intersection

1400-1449 CLV intersection

1300-1399 CLY Intersection

Cily of Gaithersburg
Other Municipalities

Source: City of Gaithersburg, Maryland-National Capital Park & Planning Commission

® The intersections shown either are failing the APFO standard of 1450 or have the potential to fail depending upon
future impacts associated with development or redevelopment

*DRAFT* February 17,2010 13
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ARTICLE XV. ADEQUATE PUBLIC FACILITIES

Sec. 24-243. Purpose and intent.
It is the purpose and intent of this article to:

(1) Implement the authority granted to the City of Gaithersburg pursuant to Article
66B, § 10.01, Md. Code Ann.

(2) Control and manage growth in an orderly, efficient, cohesive and safe manner
consistent with the economic and land use planning policies of the city and for the
health, safety and welfare of its inhabitants.

(3) Provide a mechanism and standards to evaluate and ensure that the public
facilities hereafter specified are adequate or will be adequate to serve the needs
generated by land use development in the development approval process.

(4) Provide for the phasing or staging of development, conditional approvals including
but not limited to requiring provision of public facilities and/or traffic mitigation to ensure
the adequacy of public facilities.

(5) Ensure that premature development does not occur and to require that
development approvals are not rendered by an approving authority without a
determination of the adequacy of public facilities or that such facilities will be made
adequate within the reasonable foreseeable future.

(Ord. No. 0-1-07, 1-2-07)

Sec. 24-244. Applicability.

This article shall not apply to any development that has received schematic development plan
approval, preliminary site plan approval, or final site plan approval prior to the effective date of this
article. Additionally, when a property is subject to an annexation agreement, any provision of this
article that is contrary to the annexation agreement shall not be applicable.

(Ord. No. 0-1-07, 1-2-07)

Sec. 24-245. Traffic impact study standards.

Applications for development approvals shall be subject to the requirements set forth in the
Gaithersburg Traffic Impact Study Standards, to be adopted by regulation pursuant to section 2-10 of
this Code. No application for development approval shall be approved unless it complies with the
requirements of Gaithersburg Traffic Impact Study Standards, or the applicant has obtained a
determination from staff that the standards are not applicable to the applicant's proposed
development.

(Ord. No. O-1-07, 1-2-07)

http://library6.municode.com/default-test/home.htm?infobase=10822&doc_action=whatsnew Page 1 of 3
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Sec. 24-246. Adequacy of school capacity.

With the exception of age restricted development, schematic development plan or preliminary
site plan for residential development shall not be approved if the subject property is within the
attendance area of a Montgomery County Public School that is forecasted to have a student
population that exceeds one hundred ten (110) percent of Montgomery County Public Schools
Program Capacity two (2) years in the future subject to the following:

(@) The program capacity for each school attended by Gaithersburg residents is
determined annually by the Superintendent of Montgomery County Public Schools and
reported to the board of education in the communities facilities master plan and capital
improvements program.

(b) Capacity shall be reviewed individually for each elementary school, middle school,
and high school. Sharing of capacity between schools shall not be permitted.

(c) Upon review of the current communities facilities master plan and capital
improvements program, the city manager shall determine on the first business day of
each fiscal year whether or not each public school attended by Gaithersburg residents
is forecasted to exceed one hundred ten (110) percent of programming capacity two
(2) years in the future.

(d) Not withstanding the foregoing, the City Council may approve, by resolution, a
schematic development or preliminary plan that does not exceed one hundred twenty
(120) percent of programming capacity two (2) years in the future upon finding that:

i. The project is necessary to implement the master plan or strategic directions
and attract an appropriate and compatible type or caliber of user;

ii. The project is compatible with existing and proposed adjacent land uses;
and

iii. The number of students generated by the development project, as
determined by Montgomery County Public Schools, does not exceed the
number of students associated with the existing development and projected
number of students associated with proposed future development at the
(development) site included in the school population forecasts two (2) years in
the future.

(Ord. No. 0-1-07, 1-2-07; Ord. No. O-15-09, 10-19-09)

Sec. 24-247. Water and sewer service.

(a) Water supply. Development that would create a total water demand that would exceed
available supply less an adequate reserve for fire-flow shall not be approved. A minimum of
one thousand (1,000) gallons per minute shall be deemed adequate fire-flow for the purposes
of this subsection. Final water supply adequacy shall be confirmed by the Washington
Suburban Sanitary Commission (WSSC) prior to the issuance of development approvals.

(b) Sewer service. Development that would cause the city to exceed transmission capacity
available at Blue Plains Wastewater Treatment Plant, Seneca Wastewater Treatment Plant or
other facilities as determined by WSSC shall not be approved. Final sewer transmission

//library6.municode.com/default-test/home.htm?infobase=10822&doc_action=whatsnew Page 2 of 3



Municode.com | Online Library 3/25/10 10:23 AM

capacity shall be confirmed by WSSC prior to the issuance of development approvals.
(Ord. No. 0-1-07, 1-2-07)

Sec. 24-248. Fire and emergency services.

(a) Fire and emergency response. Ten (10) minute full response availability shall be
provided for all proposed development. A full response time is defined as the time required for
receiving, processing, and traveling to the site of an emergency call from at least two (2)
stations. Fire and rescue stations included and receiving funding in the Montgomery County
Capital Improvements Program (CIP) shall be countable.

(Ord. No. 0-1-07, 1-2-07)

http://library6.municode.com/default-test/home.htm?infobase=10822&doc_action=whatsnew Page 3 of 3

443



444

REGULATION NO. 01-07

ADOPTION OF THE GAITHERSBURG
TRAFFIC IMPACT STUDY STANDARDS AND REGULATION
AS PROVIDED BY CHAPTER 2 OF THE CITY CODE
ENTITLED “ADMINISTRATION”

WHEREAS, Chapter 2 of the City Code entitled “Administration” provides for
the establishment of regulations; and

WHEREAS, Chapter 2, Section 2-10 of the said regulations require approval by
the Gaithersburg City Council:

NOW, THEREFORE, BE IT RESOLVED, by the Mayor and City Council of the
City of Gaithersburg, that the Gaithersburg Traffic Impact Study Standards and
Regulation be and they. are approved and adopted.

Intent

The City of Gaithersburg recognizes the direct correlation between land use decisions
and traffic operations. The intent of this document is to permit accurate evaluation of
expected impacts of proposed projects.

This document is further intended to help achieve the following objectives:

1. Allow the City of Gaithersburg to assess the effects that a proposed project may
have on the community by outlining information needed and evaluation
procedures o be used.

2. Provide a standard set of analytic tools and a format for preparing traffic impact
studies.

3. Help ensure that traffic operating conditions on streets and intersections will be
safe and reasonable after development of a proposed use.

4. Mitigate the negative traffic impacts created by individual developments, by
helping to ensure the transportation system can accommodate the expected
traffic safely and efficiently.

5. Implement a comprehensive, rather than a piecemeal, approach to determine
the impacts of developments.

6. Provide direction to City officials, transportation agencies and developers of the
expected impacts of a project.

Dthed MEnT 3



Definitions

1. Adequacy - Sufficiency to satisfy minimum transportation standards

2. Applicant - Any individual, association, firm, partnership, corporation,
government agency, or duly authorized representative submitting a
development application

3. Background traffic — includes traffic generated from all nearby developments
approved, but not yet built, prior to the submission of a development application

4. Capacity - Maximum number of vehicles that can pass a given point during one
hour under prevailing traffic conditions

5. Central Business District (CBD) - A downtown commercial area

6. Congestion standard - A rating system used by traffic engineers to determine a
roadway's ability to provide adequate capacity for the volume of traffic (number
of vehicles) using the road

7. Diverted trips — traffic shifted from one route or time period to another

8. Existing traffic — an assessment of present day peak hour traffic volumes based
on recent traffic counts

9. Final TIS - Technical traffic study required in conjunction with schematic
development plans, preliminary plan and/or final site plan submissions, as well
as amendment to final site plan, if applicable

10.Intersection Capacity Analysis - Evaluation of existing traffic conditions,
background traffic conditions, and of forecast year traffic conditions with the
subject development project

11.Intra site — trips that occur internal to the site and do not travel on the
surrounding road network

12.Level of Service - A set of operating conditions describing the ability of a
transportation network to handle traffic

13.Non-Auto Facility - Non-motorized networks or systems, including walkways,
sidewalks, crosswalks, path, pedestrian plazas, bike lanes, and street shoulders

14. Pass-by Trips - Trips that would have traveled on a street adjacent to the
subject development even if it had not be constructed; resuits in a reduction of
new trip attributable to subject development

15. Peak Hour Site Trips - Total number of trips (i.e., inbound plus outbound)
generated by the development project during the busiest one-hour peak within
the peak periods

16. Peak Period - These are times when a highway carries its highest volume of
traffic, usually the morning or evening “rush” period when commuters travel to
and from work. Typically, peak periods are defined as weekday hours from 7-9
AM and 4-6 PM.

17. Preliminary TIS - Technical traffic study required for concept, or sketch plan
submission

18.Queuing analysis — A traffic study performed to determine the amount of traffic
waiting to proceed thru an intersection. This information is used to determine
length of turn lanes
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19. Scoping meeting - Meeting with applicant and City staff to discuss the detailed
TIS requirements as they apply to the subject development

20. Standard Traffic Methodology - The methodology used to analyze and evaluate
the traffic impacts of development applications

21.Site traffic — traffic generated by -a proposed development

22.Total traffic — the sum of existing traffic; background traffic and site traffic

23.Traffic Impact Study — is an analysis which assesses the effects that a particular
development’s traffic will have on the transportation network in the community

24. Traffic Control Device - Any sign, signal, marking or device placed or erected
for the purpose of regulating, warning, or guiding vehicular traffic and/or
pedestrians

25. Transportation Demand Management - General term for strategies that promote
alternatives to travel by single occupancy vehicle

26.Trip - A one-way movement

27. Trip generation rates — a planning tool used to determine the amount of traffic
produced by and attracted to various sites

28.Trip mitigation - Specific design commitments made during the study process
that serve to moderate or lessen impacts deriving from the proposed action.

Applicability

1. A traffic impact study (TIS) shall be required and shall be submitted, as part of
each development application, as defined in subsection (7) of this section, by
an applicant for any new development or redevelopment application that
generates 30 or more total (i.e., existing, new, pass-by, intra site and diverted)
weekday trips during the peak hour of the morning (6:00 a.m. to 9:00 a.m.)
and/or evening (4:00 p.m. to 7:00 p.m.) peak period of the adjacent roadway
traffic.

2. The intent of the 30 trip requirement may not be circumvented through the
submission of piecemeal development and permit applications or other approval
requests.

3. In certain circumstances, City staff may, in consultation with the applicant,
require analysis of traffic conditions during a different or additional peak period
to reflect the location or trip-generation characteristics of the site, existing
conditions or background development as generators of traffic.

4. An application will not be considered complete until the applicable traffic study
required under paragraph 7 and/or 8 below is submitted and is deemed
approved by the City of Gaithersburg.

5. Staff will determine the acceptability of the conclusions and recommendations
of a traffic study in consultation with the applicant, and other impacted agencies
as part of the review process

6. Any modifications in the TIS identified by staff's review are the responsibility of
the applicant, after appropriate oral and/or written notice of the issues identified
or change(s) required.

7. As part of the development approval process, an approved preliminary TIS will
be required for concept, or sketch plan submissions.



8. An approved final TIS will be required in conjunction with schematic
development plans, preliminary plan and/or final site plan submissions, as well
as amendment to final site plan, if applicable.

9. An approved preliminary TIS or final TIS are considered valid for a period of two
years from date of acceptance. After this time the City of Gaithersburg will
determine if a new TIS is be required.

10.If significant changes in the site characteristic occur: such as changes in
development size, land use mix, or access configuration the City of
Gaithersburg will determine if a new TIS is required notwithstanding the validity
period described in paragraph #9.

Scope of Traffic Impact Study

Once it is determined that a TIS is required, a scoping meeting is required to be held
with the developer’s traffic consultant and the appropriate Gaithersburg staff. It will be
the responsibility of the consultant to initiate this meeting. At this meeting the following
aspects of the traffic study will be proposed by the applicant and/or provided by staff
and agreed upon:

1. Intersections that are to be included in the fraffic study -The number of
intersections to be included will be based upon the ftrips generated by the
development under consideration. As a general guideline, the following indicates
the number of significant signalized intersections from the site in each direction to
be included in the traffic study. This is based on the number of peak-hour site
frips...

Peak hour trips Number of signalized intersections
in each direction
30-249 1
250-749 2
750-1,249 3
1,250-1,749 4
>1,750 5

2. For large projects, i.e., greater than 750 peak-hour site trips, the number of
intersections shall reflect likely future signalized intersections as determined by
staff and the applicant:

a. Staff, in cooperation with the applicant, will use judgment and experience in
deciding the significant intersections and links to be studied.
b. Interchanges will be afforded special considerations, including ramps/termini
being treated as signalized intersections.
c. Staff will consider other factors in reaching a decision regarding the number
of intersections to be included in the traffic study, such as:
i. geographic boundaries; e.g., parks, interstate routes, railroads
ii. contiguous land under common ownership
iii. the type of trip generated; e.g., new, diverted, pass-by
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iv. the functional classification of roadways
Approved but unbuilt (i.e., background) development.

a. As a general guideline, background development to be included in the
traffic study will be in the same geographic area as the intersections to be
studied.

b. Staging of large background developments beyond the typical time period
for a traffic study will be considered on a case-by-case basis.

Active trip mitigation programs, or physical improvements not completed, that have
been required of other developments included in background traffic.

The adequacy of existing turning movement counts and need for additional data.
Trip generation rates for the proposed development

The directional distribution and assignment of trips generated by the proposed
development and developments included as background.

Transportation projects fully funded for construction within four years in the
County’s Capital Improvement Program (CIP), the State’s Consolidated
Transportation Program (CTP), or in Gaithersburg or Rockville’s Capital
Improvement Program (CIP) are to be included in the analysis, along with
techniques for estimating traffic diversion to major new programmed facilities.
Special attention will be given to traffic circulation and/or safety concerns related to
site access to public or private facilities with 800 or more seats or which can
otherwise accommodate 800 or more people during an event.

10.A feasible range of types of traffic engineering improvements or trip mitigation

measures associated with implementing the development

11.The number, size, and use of buildings or types of residential units on the site
12.Queuing analysis, if required
13.A pedestrian and bicycle analysis at all intersections studied to assure safe and

efficient pedestrian and bicycle access and circulation to and within the site,
including:
a. pedestrian and/or bicycle counts at intersections
b. pedestrian and bicycle accommodations including location and type of
crosswalks, pedestrian signals and push buttons, pedestrian refuges,
and ADA-compatible ramps
c. when pedestrian signals are present the timing provided for each
crossing is to be provided
lead-in sidewalks to the site and connectivity to the local area
e. existing and/or proposed bus stops, shelters and benches, including real
time transit information
f. bicycle racks and/or lockers
g. recognition of peak pedestrian and/or bicycle activity periods; e.g.,
evenings related to restaurants.

o

Following the scoping meeting staff will prepare a scoping summary letter. This

summary will include all details to be included in the traffic study as agreed upon in the

Scoping Meeting. All interested parties should receive copies of this letter.



General Criteria and Analytical Technigues

The following information is to be used by all applicants to demonstrate the expected
impact on intersections of public roadways by the trips generated by the proposed
development.

1. Existing traffic requirements -Traffic counts are required for each intersection to
be analyzed.

a.

b.

Generally, traffic counts less than one year old when the traffic study is
submitted are acceptable.

Traffic counts should not be conducted on a Monday or a Friday, during
summer months when public schools are not in session, on federal
and/or state and/or county holidays, on the day before or after federal
holidays, during the last two weeks of December and the first week of
January, or when weather or other conditions have disrupted normal
daily traffic.

2. Existing traffic analysis

a.

c.
d.

All intersections will be analyzed using the critical lane volume method
as detailed in the latest edition of the Local Area Transportation Review
guidelines of the Maryland—National Capital Park and Planning
Commission (M-NCPPC)

In certain circumstances other methodologies, including the Highway
Capacity Manual (HCM), may be required to identify operational
problems.

If requested, link analyses will be performed using HCM procedures.

For analysis of freeways and interchanges, including merge, diverge and
weaving areas, the HCM will be used.

3. Background traffic

a.

Must include all developments approved and not yet built prior to the
submission of an application. City staff will provide a list of locations
within the city limits. It will be the applicant’s responsibility to obtain this
information for locations outside the city limits.

. In addition staff may require that applications in the immediate vicinity of

the subject application and filed simultaneously or within the same time
frame be included in background traffic, even if these developments
have not yet been approved.

Growth in existing traffic is described as a factor representative of travel
growth outside the study area. This factor should be applied to the
existing through traffic, and appropriate turning movements, before
approved development traffic is applied. The volume should be
compounded to the reasonable build out years, typically 3-10 years,
depending on the build out schedule. For developments with a build out
of less than 3 years, growth in existing traffic need not be applied.
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4. Background traffic analysis
a. This analysis should take into consideration all transportation
improvements expected to be in place within the study area. These
improvements should include those which are already programmed or
bonded by the State, County, the City of Gaithersburg, the City of
Rockville or developer(s). These improvements should be documented in

the TIS.

5. Site generated traffic - is described as traffic which will be generated by the

development.

a. Site traffic estimation should include the following:
i. Trip generation - the number of trips shall be calculated using the
following sources:

1.

For general office, general retail, residential, fast food
restaurant, private school, child day-care center,
automobile filling station, senior/elderly housing, or mini
warehouse, use the formulas provided the latest edition of
the Local Area Transportation Review guidelines of the
Maryland—National Capital Park and Planning Commission
(M-NCPPC)

For other land uses, use the latest edition of the Trip
Generation Report published by the Institute of
Transportation Engineers (ITE).

For some land uses of a specialized nature, appropriate
published trip-generation rates may not be available. In
such cases, City staff may request that determination of
rates for these land uses be a part of the traffic study. If
special rates are to be used, staff must approve them prior
to submission of the traffic study.

ii. Trip reduction

1.

Total trip generation may be reduced by considering
significant on-site existing land use activities that are to be
eliminated via redevelopment. Such reductions may be
incorporated into the total generated traffic volume. To be
eligible for this reduction, the existing land use must be
active at the time that traffic counts are performed in the
area.

Potential reductions in trip generation for pass-by and/or
intra site trips should also be computed at this stage in the
Automobile Traffic Analysis.

a. Pass-By Trip Reduction - For commercial retail
development only, the applicant may make
reasonable assumptions regarding pass-by traffic,
consistent with guidance provided by ITE. Pass-by
trips are those that would have otherwise traveled



on a street adjacent to the subject development
even if the subject development had not been
constructed.
i. Pass-by reductions will be selected after
consultation and approval by the City staff.
ii. Pass-by volumes may be used to reduce the
gross generated traffic volume.
iii. Pass-by percentages may not be used to
reduce parking or other on-site requirements.
b. Intra site Trip Generation Reduction- Reduction in
trip generation within mixed-use developments
should be computed consistent with guidance
provided by ITE.
Trip Distribution - Regional trip tables produced by the M-NCPPC
are the preferred source for the distribution of trips. Copies of
these tables can be found in the latest edition of the LATR
guidelines. City staff may approve or require the applicant to use
an alternative methodology as deemed necessary.
Traffic Assignment - Site-generated traffic volumes should be
assigned to the roadway network within the traffic study area
using the distribution factors previously developed. Assignments
should initially be made according to “shortest path” methods.
Reassignment using multiple routings to balance traffic flows may
be used with the approval of City staff.

6. Site generated traffic analysis — Total traffic

a. Total traffic is to be calculated after the site traffic is projected.

b. After total traffic is developed, an analysis of traffic operations, with
projected future roadway improvement in place (i.e. improvements
addressed in the background analysis), is to be performed.

7. Other Studies - As part of the traffic evaluation it may be necessary to perform
additional special studies, as determined by City staff, in order to identify
roadway deficiencies not directly evident from the level of service calculations.
All studies must be noted in the TIS.

iv.

Neighborhood Impact Studies - Special studies may be required if
neighborhoods are affected by a proposed development project
due to cut-through traffic or other potential impacts.

i. Average Daily Traffic (ADT) Study -If existing residential streets

are affected by the subject development project, an ADT analysis
may be required. Proper methodology will be determined City
staff.

Traffic Calming Study - may be required to determine ways to
reduce speeds in the general study area. Proper methodology will
be determined by City staff.

Accident Studies - may be necessary at locations with a history or
expectancy of safety problems, as identified by City staff. The
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applicant will be expected to identify suitable counter-measures to
deal with potential safety problems.

v. Traffic Signal Study

1. A ftraffic signal study may be required to determine the
need for a traffic signal at access points or other nearby
non-signalized locations. Proper methodology will be
determined by City staff.

2. At access points where a traffic signal already exists, the
applicant will be responsible for determining all necessary
modifications to the existing signal due to site-generated
traffic so that it operates in a safe and efficient manner.

3. Traffic Timing Study — may be required to determine ways
to move traffic more efficiently thru a series of traffic signal.
Proper methodology will be determined by City staff.

vi. Turning Lane Study - may be necessary to determine the need
and/or adequacy of turning lanes for handling forecasted traffic
volumes without interference to adjacent travel lanes. The need
for right turn lanes may also be reviewed.

vii. Interchange Capacity Study - If an interchange capacity study is
required, proper methodology will be determined by City staff.

Other - Other special traffic studies may be necessary in order to address potential
traffic problems.

Conclusions/Recommendations

1. After all analysis is completed, all intersections and/or links within the study area
resulting in a Level-of-Service worse than the City’s congestion standard
(LOS=1450) must be identified and improvement(s) recommended.

2. In order to be considered acceptable these improvements must provide sufficient
capacity to:

a. result in a CLV for the total traffic condition that is less than the City
congestion standard (LOS=1450), or

b. mitigate the traffic impact if the calculated CLV in the total traffic
condition exceeds the City congestion standard. Mitigation is achieved
when the CLV in the total traffic condition with the improvement is equal
to or less than the CLV in the background traffic condition without the
improvement.

3. Physical road improvements, participation in improvements that would benefit the
general transportation study area, trip mitigation agreements, non-automobile
transportation amenities, or a combination thereof, may be used to resolve this
issue. The City of Gaithersburg may select any or all of these solutions as the
required means to achieve this requirement.

a. Physical improvements:
i. Any improvements proposed to be done by the developer should
include a discussion of the feasibility of construction. The traffic



analysis should be detailed enough to confirm the feasibility and
establish the cost of proposed mitigating actions and should
present the commitment of the applicant to provide these
measures as appropriate. Final functional plans for roadway
improvements should be submitted at the detailed engineering
stage in the development review process.

. any improvement suggested as being implemented by "others"

should indicate by whom. If funded by a public agency then a
copy of the page from the appropriate document should be
included in the report. If funded by another developer, then
documentation should likewise be included.

when development is conditioned upon improvements, those
improvements must be bonded and under construction or under
contract for construction prior to the issuance of building permits
for new development.

b. Participation in  improvements that would benefit the general
transportation study area - In some cases it is of benefit to both the
developer and a public agency for the developer to participate in
transportation projects that would help to improve traffic in the general
study area but may not be required as part of the requirements of a
traffic study.

1. To do this the applicant would be required to enter into a
legally-binding agreement (or contract) with the appropriate
agency that detailed the participation level of the developer
as well as the impact to the transportation system that
would derive from this agreement.

2. This process could be used in lieu of specific improvements
required by the TIS or may be used to mitigate the impact
of an intersection where other solutions have failed to
improve the intersection sufficiently.

c. Trip mitigation agreements (TMA)

ii.

If an applicant enters into a TMA with a public agency to mitigate
the impact of all or a part of their site-generated trips, they will be
required to do so by entering in to a legally binding agreement (or
contract).

. Each traffic mitigation program will be required to operate for at

least 12 years once the trip reduction requirements have been
met, but, at the discretion of the City, no longer than 15 years.
The following are examples of the measures that could be
included in a TMA:
1. Subsidizing transit fares to increase ridership on existing or
other transit bus routes
2. Providing the capital and operating costs to add a new
bus/transit route, extend an existing bus/transit route, or
improve service (frequency or span) on an existing route
3. Constructing a new park-and-ride facility

10
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iv.

vi.

4. Providing funds to increase use of an existing park-and-ride
facility
5. Funding a private shuttle service; e.g., to and from the site
to a nearby Metrorail Station or to a park-and-ride facility
6. Constructing queue-jumper lanes, providing traffic signal
pre-emption devices and other techniques to improve bus
travel times
7. Parking management activities
8. Live-near-your-work programs
A TMA may require monitoring. If monitoring is required, it shall be
done on a quarterly basis at the applicant’s expense to ensure
compliance with the conditions of the contract. If the goals are not
being met, monthly monitoring will be required until such time as
the goals are met for three consecutive months. Staff will work
with the applicant to seek additional measures to ensure
compliance during periods when the goals are not being met.
Up to a 10% (15 % in the CBD) reduction in new peak hour trips
may be allowed for a TMA. These reductions are taken after pass-
by trip reductions and before any other reductions or credits are
applied. Trips are credited against the total trip generation for the
site and not at specific intersections unless agreed upon and
deemed in the best interests of the City.
However, mitigation will be targeted toward intersections that are
impacted by the new development

d. Non-automobile transportation amenities

Applicants are encouraged to mitigate transportation impacts and
bring their impact level to acceptable levels, by providing non-auto
improvements and modifications to the transportation system.
Applicants may receive trip credits only for off site non-auto
improvements approved by the City.

ii. Trip credits will generally be applied as mitigation according to the

rates outlined in the latest edition of the City of Rockville's
Comprehensive Transportation Review Methodology. and may
include a combination of facilities, recognizing that certain facilities
and programs are more effective in reducing trips than others.

Up to a 10% (15 % in the CBD) reduction in new peak hour trips
may be allowed for the non-auto improvements. Generally, these
reductions are taken after pass-by trip reductions and before any
other reductions or credits are applied. Trips are credited against
the total trip generation for the site and not at specific
intersections unless agreed upon and deemed in the best
interests of the City.

Mitigation involving transit facilities must be done in coordination
with DPW&T and WMATA, taking into account the effects such
facilities may have on operational costs and transit planning.

11



4. Coordination with Other Jurisdictions - Auto and non-auto improvements that are
within the study area(s) of the development but are outside of City boundaries, or
are not controlled by the City, will require coordination with other jurisdictions. If
commitment is not guaranteed during the development review process, then the
Planning Commission and/or Mayor and Council may or may not grant approval for
the development, may approve the development with conditions, or may waive the
requirement with full and informed consent.

ADOPTED this 16™ day of January, 2007 by the City Council of Gaithersburg,
Maryland.

SIDNEY A. KATZ, MAYOR and
President of the Council

DELIVERED to the Mayor of the City of Gaithersburg, Maryland, this 16" day of
January, 2007. APPROVED by the Mayor of the City of Gaithersburg, this 16" day of
January, 2007.

SIDNEY KATZ, Mayor

THIS IS TO CERTIFY that the foregoing
Regulation was adopted by the City Council
of the City of Gaithersburg, in public meeting
assembled, on the 16" day of January, 2007
and that the same was approved by the
Mayor of the City of Gaithersburg on the

16" day of January, 2007. This Regulation
will become effective immediately.

David B. Humpton, City Manager

12
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March 25, 2610

Mz. David W. Duncan
Watkins Milt Town Center
10600 Falls Road

Suite 100

Potomac, MP 20854

David,

As we discussed, the City of Gaithersburg Traffic Impact Study Standards and Regulation
(Regulation No. 01-07) require the inclusion of background development in any traffic
assessment of new development proposals. Background development is defined as approved, but
un-built projects in the same geographic environs as the subject project, and in certain cases may
include developments on a concurrent track which have not yet received approval (see page 6,
tem 3 of attached guidelines).

It is important to note that applications may also be subject to Maryland-National Capital Park
and Planning Commission (MNCPPC) guidelines which define approved developments as any
project with Preliminary Plan approval or higher; i.e., preliminary plan, site plan, or record plat.

Furthermore, both jurisdictions require a scoping mecting/letter in which an applicant or their
traffic engineer requests the scope of the traffic analysis including the background/approved
developments. This information is provided by staff and is speeific to an individual project.

An example of “approved” sites within the Gaithersburg area, as defined by MNCPPC inchude
SP approvals, SDP approvals, AFP approvals, and zoning Z approvals as indicated in the
Pipeline of Approved Residential Development (see attachment B).

Sincerely, — 0y p

Carl F. Starkey, P.E.
Sr. Transportation Engineer

Aitachment

Jipeacreor 4
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REGULATION NO. 0107

AL

RAFFIC IMPACT STUDY STANDARDS AND REGULATION

AS PROVIDED BY CHAPTER 2 OF THE CITY CODE
ENTITLED “ADMINISTRATION”

JPTION OF THE GAITHERSBURG

WHEREAS, Chapter 2 of the City Code entiled “Administration” provides for
fhe establishment of regulations; and

WHEREAS, Chapter 2, Section 2-10 of the said regulations reguire approval by
the Gaithersburg City Council:

NOW, THEREFORE, BE IT RESOLVED, by the Mayor and City Coungil of the
City of Gaithersburg, that the Gaithersburg Traffic Impact Study Standards and
Regulation be and they ate approved and adopted.
Intent
The City of Gaithersburg recognizes the direct correlation between land use decisions
and iraffic operations. The intent of this decument is to permit accurate evaluation of
expacted impacts of proposed projetis.
This document is further intended to help achieve the following objectives:
1. Mllow the City of Gaithersburg to assess the effects that a proposed project may
have on the community by outlining information needed and evaluation
progedures to be used.

2. Provide 2 standard sat of analytic tools and a format for preparing traffic impact
studies.,

3. Help ensure that iraffic operating conditions on streels and intersections will be
safe and reasonable after development of a proposed use.

4. Mitigate the negative traffic impacts created by individual developments, by
helping fo ensire the transportation system can accommodate the expected
traffic safely and efficiently.

5. implement a comprehensive, rather than a piecemeal, approach to determine
the impacts of developments.

6. Provide direction to City officials, transportation agencles and developers of the
expected impacts of a project.
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. Adeguscy - Sufficiency to safisfy minimum transportation standards

pplicant - Any individual, association, firm, partnership, corporation,

government agency, or duly authorized representative submitling a
developrent application

3. Background fraffic — includes traffic generated from all nearby developments
approved, but not yet built, prior to the submission of a dev&%ag;ment appiication

4, Gapaaiiy Maxirmum number of vehicles that can pass a given point during one
hm;r under prevailing traffic conditions

. | Business District (GBQ} - A downtown commercial area

. G tigestion standard - A rating system used by traffic engineers fo determine a

i y’s ab:i;iy to pfsvzée adequate capacity for the volume of traffic (number

 using ,

. o iﬁps - frafitc shifted from one route or time period to another

8. Emstmg raffic ~ an assessment of present day peak hour traffic volumes based

tecent iraffic counts

g. F-‘inal 15 - Technical traffic study required in conjunclion with schematic
development plans, preliminary plan and/or final site plan submissions, as well

ndment to final site plan, if applicable

ghon Capacity Analysie - Evaluation of existing taffic conditions,

guné %rafﬁc @eﬁdsteens and of forecast year traffic conditions with the

a’é &wm A set of operating conditions deseribing the ability of a

ortation network to handle traffic

tﬁ Fagility - Non-motorized networks or systems, including walkways,

s, crosswalks, path, pedestdan plazas, bike lanes, and street shoulders

14. F y Tnps Trips that would have traveled on a street adjacent fo the
subject development even if it had not be constructed; results in a reduction of
new Hip affributable {o subject development

15. Peak Hour Site Trips - Total number of trips (i.e., inbound plus outbound)
generated by the development project during the busiest one-hour peak within
the peak periods

16. Peak Period - These are timws when a highway carries ifts highest volume of
traffic, usually the morning or evening “rush” period when commuters travel to
and from work. Typically, pesk pericds are defined as weekday hours from 7-9
AM snd 4-6 PM.

17. Pz&bména:y TIS - Technical traffic study required for concept, or sketch plan
subission

18.Gueuing analysiz ~ A traffic study performed fo determine the amount of traffic
waiting to proceed thru an intersection. This information is used to determine
length of turn lanes
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19. Spoping meeting - Mesting with applicant and City staff to discuss the detailed

| jiirerments as they apply to the subject development

3 i Traffic Methodology - The methodology used to analyze and evaluale

the traffic impacts of development applications

21. $ife traffic — traffic generated by a proposed development

22. Total traffic — the sum of existing traffic, background traffic and site fraffic

23, Traffic Impact Study — is an analysis which assesses the effects that a parficular
development's traffic will have on the transportation network in the community

24. Traffic Control Device - Any sign, signal, marking or device placed or erected
for the purpose of regulating, warning, or guiding vehicular traffic and/or
pedestrians

25, Transportation Demand Managerment - General term for strategies that promote
alternatives to travel by single occupancy vehicle

26. Trip - A ohesway movement

27. Trip generation rates — a planning tool used to determine the amount of traffic
produced by and attracted to various sites

28.Trip witigation - Specific design commitments made during the study process
thit serve o moderats or lessen impacts deriving from the proposed action.

1. A traffic impact study (T18) shall be required and shall be submitted, as part of
each development application, as defined in subsection (7) of this section, by
n applicant for any new development or redevelopment application that

gerisiates 30 or more total (i.e., existing, new, pass-by, intra site and diverted)
weekday trips during the peak hour of the moming (6:00 a.m. to 8:00 a.m.}
antor evening (4:00 p.n. to 7:00 p.m.) peak period of e adjacent roadway
traffic.

2. The intent of the 30 trip requirement may not be circumvented through the
submission of piecemeal developrment and permit applicstions or other approval
retjuests.

3. In cerfain circumstances, City staff may, in consultation with the applicant,
require analysis of traffic condiions during a different or additional peak period
to reflect the location or trip-generation characteristics of the site, existing
conditions or background development as generators of traffic.

4. An application will not be considered complete until the applicable raffic study

reguired under paragraph 7 andfor 8 below is submitted and is deemed
approved by the City of Gaithersburg.

5. Staff will determine the acceptability of the conclusions and recommendations

of & traffic study in consuliation with the applicant, and other impacted agencies
as part of the review process

6. Any modifications in the TIS identified by staff's review are the responsibility of

tha applicant, after appropriate oral andfor written notice of the issues identified
or change(s) reguired.

7. As part of the development approval process, an approved preliminary TIS will
be retuired for coneept, or sketch plan submissions.
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6. An approved final TIS will be required in conjunction with schematic
devejopment plans, preliminary plan and/or final sile plan submissions, as well
as amendment to final site plan, if applicable.

9. An approved preliminary TIS or final TIS are considered valid for a pericd of two
yéars from date of acceptance. After this time the Gity of Galthersburg wil
determine if & new TIS is be required.

10.1f significant changes in the site characteristic occur: such as changes in
development size, land use mix, or access configuraion the City of
Guithiersburg will determine if a new TIS is required notwithstanding the validity
period described in paragraph #9.

Onee it is determined that 2 TIS is required, a scoping meeting is required to be held
with the developer’s fraffic consultant and the appropriate Gaithersburg staff. i will be
the responsibility of the consultant to initiate this mesting. At this meeting the following
aspests of the faffic study will be proposed by the applicant and/for provided by staff

and agreed upon:

lersections to be included will be based upon the tips generaled by the
development under consideration, As a general guideline, the followiriy indigates
the number of significant signalized intersections from the site in each direction fo
be included in the traffic study. This is based on the number of peak-hour site

1. Infersections that are to be included in the ftraffic study -The number of

r of signalized intersections
- in each direction |

o

O | s €3 B

}1359,

2. For large projects, ie., greater than 750 peak-hour site trips, the number of
intersections shall reflect likely future signalized interseclions as determined by
staff and the applicant:

a. Staff, in cooperation with the applicant, will use judgment and experience in
deciding the significant intersections and links to be studied.
b. Interchanges will be afforded special considerations, including ramps/termini
being freated as signalized intersections.
c. Staff will consider other factors in reaching a decision regarding the number
of intérsections to be included in the traffic study, such as:
i. geographic boundaries; e.g., parks, interstate routes, railroads
ii. contiguous land under common ownership
fi. the type of trip generated; e.9., new, diverted, pass-by
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iv. the functional classification of roadways

\oproved but unbuilt (i.e., background) development.

a. As a general guideline, background development to be included in the
traffic study will be in the same geographic area as the intersections io be
stisgisd.

b. Staging of large background developments beyond the fypical time period
for a traffic study will be considered on a case-by-case basis.

Active trip mitigation programs, or physical improvements not completed, that have

baen required of other developments included in background traffic.

. The adequacy of existing furning movement counts and need for additional data.

Trip genération rates for the proposed development

The directional distribution and assignment of frips generated by the proposed

development and developments included as background.

Transportation projects fully funded for construction within four years in the

County's Capital Improvement Program (CIP), the Stale's Consolidated

‘Transportation Program (CTP), or in Gaithersburg or Rochville's Capital

® ~Npo A

improverent Program (CIP) are to be included in the analysis, along with
techniaues for estimating traffic diversion to major new programmed Tacilities.

9. Special attention will be given to traffic circulation and/or safety concems related to

sife access to public of private facilities with 800 or more seafs or which can
otherwise ascommedate 800 or more people during an event.

& range of types of fraffic engineering improvements or frip mitigation
‘assoviated with implementing the development
11, The number, size, and use of buildings or types of residential units on the site
12. Queuing analysis, if required
13.A pedestrian and bicycle analysis at all intersections studied fo assure safe and
efficient pedestian and bioycle access and circulation o and withint the site,
including:
a. pedestrian and/or bicycle counts at intersections
b. pedestrian and bicydle accommodations including location and type of
crosswalks, pedestrian signals and push buttons, pedestrian refuges,
and ADA-compatible ramps
¢. when pedestian signals are present the timing provided for each
crossing is o be provided
d. lead-in sidewalks to the site and connectivity to the local area
e. existing andfor proposed bus stops, shelters and benches, inciuding real
time transit information
f. bicycle racks andlor lockers
g. recognition of peak pedestrian and/or bicycle activity periods: e.g.,
evenings related to restauranis.

Following the scoping meeting staff will prepare a scoping summary letter, This
summary will include all details to be included in the traffic study as agreed upon in the
Scoping Weeting. All interested parties should receive copies of this letter.
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The following information is to be used by all applicants to demonstrate the expected
impact on intersections of public roadways by the frips generated by the proposed
development.

1. Bxisting traffic requirements -Traffic counts are required for each intersection fo
be analyzed.

a.

b.

Generally, traffic counts less than one year old when the traific study is
submitted are acceptable.

Traffic counis should not be conducted on a Monday or a Friday, during
summer months when public schools are not in session, on federal
andfor state and/or county holidays, on the day before or after federal
holidays, during the last two weeks of December and the first week of
January, or when weather or other condiions have disrupted normal
daily traffic.

2. Existing traffic analysis

a.

€.
d.

All intersections will be analyzed using the critical fane volume method
as defailed in the latest edition of the Local Area Transportation Review
guidelines of the Maryland-National Capital Park and Planning
Commiission (M-NCPPC)

in certain circumstances other methodologies, including the Highway
Capzeity Manual (HOM), may be required to identify operationat
problems.

If requested, link analyses will be performed using HCM procedures.

For analysis of freeways and interchanges, including merge, diverge and
waaving areas, the HCM will be used.

3. Background fraffic |
a. Wust include all developments approved and not yet built prior fo the

submission of an application. City staff will provide a list of locations
within the city limits. It will be the applicant's responsibifity to obtain this
information for locations outside the cily limits.

In addition staff may require that applications in the immediate vicinity of
the subject application and filed simultanecusly or within the same time
frame be included In background traffic, even if these developrments
have not yet been approved.

Growth in existing traffic is described as a factor representative of travel
growth outside the study area. This factor should be applied to the
existing through traffic, and appropriate tutning movements, before
approved development traffic is applied. The volume should be
compounded to the reasonable build out years, typically 3-10 years,
depending on the build out schedule. For developments with a build out
of lase than 3 vears, growth in existing traffic need not be applied.
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4. Background traffic analysis

a. This analysis should fake into considerafion all transportation
improvements expected fo be in place within the study area. These
improvements should include those which are already programmed or
bonded by the State, County, the Cily of Gaithersburg, the City of
Rockville or developer(s). These improvements should be documented in

the TIS.

5. Site generaled Waffic - is descrit

development.

sed as traffic which will be generated by the

a. Site traffic estimation should include the following:
i. Trip generation - the number of trips shall be calculated using the
following sources:

I

For general office, general retail, residenfial, fast food
restaurant, privale school, c¢hild daycare center,
automobile filling station, seniorfelderly housing, of mini
warehouse, use the formulas provided the latest edition of
the Locel Area Transporiation Review guidelines of the
Maryland-National Capital Park and Planning Commission
(M-NCPPC)

For other land uses, use the latest edifion of the Trp
Generstion Reporf published by the Institule of
Transportation Engineers (ITE).

For some lend uses of a specialized nature, appropriate
published trip-generalion rates may not be avallable. In
such cases, City staff may request that determination of
rates for these land uses be a part of the waffic study. I
special rates are t6 be used, staff must approve them prior
to submission of the traffic study.

ii. Trip reduction

1.

Total trip generation may be reduced by considering
significant on-site existing land use activities that are fo be
eliminated viz redevelopment. Such reductions may be
incorparated into the fotal generated fraffic volume. To be
eligible for this reduction, the existing land use must be
active at the time that traffic counts are performed in the
area.

Potential reductions in trip generation for pass-by and/or
intra site trips should also be computed at this stage in the
Automebile Traffic Analysis.

a. Pass-By Trip Reduction - For commercial retail
development only, the applicant may make
reasonable assumptions regarding pass-by traffic,
consistent with guidance provided by ITE. Pass-by
trips are those that would have otherwise traveled
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on a street adjacent to the subject development
even if the subject development had not been
constructed.
i. Pass-by reductions will be selected after
consultation and approval by the City staff.
ii. Pass<by volumes may be used to reduce the
gross generated traffic volume.
iii. Pass-by percentages may not be used fo
reduce parking or other on-sife requirements.
b. Intra site Trip Generation Reduction- Reduction in
trip generation within mixed-use developrnents
should be compuled consistent with guidance
provided by ITE.

iii. Trip Distribution - Regional frip tables produced by the M-NCPPC
are the preferred source for the distribution of trips. Copies of
t&sese fables can be found in the lalest edition of the LATR

g8, ity staff may approve or require the applicant to use

jative methodology as deemed necessary.

Assegﬁment - Site-generated traffic volumes should be

ed to the roadway network within the traffic study area

@ éss;tﬁbn&an factors previously developed. Assighiments

iy be made according to “shortest path® methods.

using multiple routings to balance traffic flows may

{he approval of City staff.

alysis — Tolal traffic

y b caloulated after the site fraffic is projected.

e is developad, an anslysie of traffic operations, with

=3 r@adway lmgrgvemni in place (i.e. improvements

round analysis), is to be performed.

e traffic evaluation it may be necessary to perform

idies, as defermined by City staff, in order fo identify

ek & niot éﬁr@@ﬁy evident from the level of servidge calculations.

Ali §§ué§é§ mast 58 poted in the TIS.

Ne:ghbamagd !mgaci Studies - Special studies may be required if
neighborhoods sre affscted by a proposed development project
dug fo f:ai%%%ug&% fraffic or other potential impacts.

ii. Average Daily Traffic (ADT) Study -If existing residential streets
are affected by the subject development project; an ADT analysis
ga;% be reguired. Proper methodology will be defermined City

ii. Traffic Gﬁimmg Study - may be required to determine ways fo
reduce speeds in the general study area, Proper methodology will
be determined by City staff.

iv. Accident Studies < may be necessary at locations with a hisfory or
expectancy of safely problems, as identified by City staff. The

iv. Ti




P

applicant will be expected to identify suitable counier-measures fo
deal with potential safety problems.

v. Traffic Signal Study

1. A iraffic signal study may be reguired to determine the
need for a traffic signal at access points or other nearby
non-signalized locations. Proper methodology will be
determined by City staff.

2 At access points where a traffic signal already exists, the
applicant will be responsible for determining all necessary
modifications to the existing signal due to sife-generated
traffic so that it operates in a safe and efficient manner.

3. Traffie Timing Study - may be required to determine ways
to move traffic more efficiently thru a series of traffic signal.
Proper methodology will be determiined by Cily staff.

vi. Turning Lane Study - may be necessary to determine the need
andfor adequacy of tumning lanes for handling forecasted traffic
veluimes without interference fo adjacent travel lanes. The need
for sight turm lanes may also be reviewed.

vii. Inferchange Capasity Study - If an interchange capacity study is
required, proper methodology will bé determined by City staff.

Other - Othet special fraffic studies may be necessary in order to address potential
fraffic probilems.

1. After all analysis is co

mpleted, all intersections andfor links within the study area

= a Level-of-Service worse than the City's congestion standard
Lo i entified and improvement(s) recommended.
2. Ing sidered acceptable these improvements must provide sufficient

capacity to:
a resuliin a CLV for the total traffic condition that is less than the City
congestion standard (LOS=1450), or
b. mitigate the traffic impact if the caloulated CLV in the total traffic
coridition exceeds the Cify congestion standard. Mifigation is achieved
whan e CLV in the total traffic condition with the improvement is equal
to or less than the CLV in the background traffic condition without the
~ improvement.
3. Physical road improverents, participation in improvements that would benefit the
| transp on study area, tip mitigation agreements, non-automobile
rig se, or & combination thereof, may be used o resoive this
issije. The City of Gaithersblirg may select any or all of these solutions as the
reguired means to achigve this requirement.
a. Physical improvements:
i. Any improvements proposed to be done by the developer should
include = discussion of the feasibility of construction. The traffic

465
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analysis should be detailed enough to confirm the feasibility and

tablish the cost of proposed miligating actions and should

int the commitment of the applicant to provide these

asures as appropriate. Final functional plans for roadway

imiprovements should be submitted at the detailed engineering
stage in the development review process.

i. any improvement suggested as being implemented by “others”
should indicate by whom. If funded by a public agency then a
copy of the page from the appropriate document should be
included in the report. If funded by another developer, then
docimentation should likewise be included.

ii. when development is conditioned upon improvements, those
improvements must be bonded and under construction or under
contract for construction prior fo the issuance of building permits
for new development.

b. Participation in improvements that would benefit the general

trangportation study srea - In some cases it is of benefit to both the
developer and 3 public agency for the developer fo participate in
transporiation projects that would help to improve traffic in the general
study area but may not be required as part of the requirements of a
teaffic study. .

1. To do this the applicant would be required o enfer info a
legally-binding agresment (or contract) with the appropriate
sgency that detailed the participation level of the daveloper
as well as the impact to the transportation system that
wotild derive from this agreement.

2. This prooess could be used in liey of specific improvements
required by the TIS or may be used to mitigate the impact
of an Intersection where other solutions have failed to
improve the interseclion sufficiently.

. Trip mitigation agreements (TMA)

i. If-an applicant enters into a TMA with a public agency to mitigate
the impact of all or a part of their site-generated tips, they will be
required to do so by eniering in to a legally binding agreement (or
contract).

il. Each traffic mitigation program will be required to operate for at
least 12 years once the trip reduction requirements have been
met, but, at the discretion of the City, no longer than 15 years.

iil. The following are examples of the measures that could be
included in a TMA:

1. Subsldizing transit fares to increase ridership on existing or
other transit bus routes

2. Providing the capital and operating costs to add a new
bus/ransit route, exdend an existing busfiransit route, or
improve service (frequency or span) on an existing route

3, Constructing a new park-and-ride facility

16
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4. Providing funds to increase use of an existing park-and-ride
Facifity

5. Funding a private shuttie service; ¢.g., fo and from the site
to a nearby Metrorail Station or fo a park-and-ride facility

6. Construciing queue-jumper lanes, providing traffic signal
pre-emption devices and other techniques fo improve bus
travel times

7. Parking management aclivilies

8. Live-nearyour-work programs

iv. A“?Igé% may require monitoring. If monitoring is required, it shall be

Pl

dene on a quarterly basis at the applicant’s expense to ensure
cotiipliance with the conditions of the contract. If the goals are not
being met, monthly moniforing will be required unfil such time as
the goals are met for three consecutive months. Staff will work
with the applicant to seek additional measures fo ensure
compliance during periods when the goals are not being met.
Upto a 10% {15 % in the CBD) reduction in new peak hour irips
e gitowed for a TMA. These reductions are taken afler pass-
. reductions and before any other reductions or credits are
. Trips are credited against the fotal trip-generation for the
d riot at specific intersecfions unless agreed upon and
1:in the best interests of the City.

er, mifigation will be targeted toward intersections that are
ad by the new development

fle iransportation amenities

nite are encouraged to mitigate fransportation impacts and
igir impact level to acceptable levels, by providing non-auto
sments and medifications fo the ransportation system.

ts may receive tip credits only for off site non-auto
vements approved by the City.

credits will generally be applied as mitigation according to the
rales oullined in the latest edition of the City of Rockville's
Comiprehensive Transportation Review Methodology. and may
include a combination of facilities, recognizing that certain facilities
and programs are more effective in reducing trips than others.

Up to & 10% (15 % in the CBD) reduction in new peak hour trips
may be allowed for the non-auto improvements. Generally, these
reductions are taken after pass-by trip reductions and before any
othet reductions or credits are applied. Trips are credited against
the total tip generation for the site and not at specific
intersections unless agreed upon and deemed in the best

facifities may have on operational costs and transit planning.

11
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4. Coprdinafion with Other Ju
within the study: area{s} o
are not controlled bvg ‘the
commitment is not guara
Planning %';emmmswr an
the development, may &p
requirement with fali and inforime

; vemems thai are

ADOPTED this 168" day of January, 2007 by the City Council of Gaithersburg,
Maryland.

Marnytand, this 16‘“ day of

DELIVERED to the Mayor of
arsburg, thie 16" day of

January, 2007. APPROVED by {
January, 2007.

SIENEY

Ti—%ﬁS 15 T{'} CERTiFY ihai fﬁe fo

167 day of January, 2007. Tﬁss =
will become effective immadiately.

David B. Humpton, City Manager
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Richard Huang

From: Glenn Cook

Sent: Friday, December 19, 2008 3:00 AM
To: Richard Huang

Subject: FW: Orchard Pond Apartments TIS

Here is information from the City for Background.

————— Original Message-----—

From: Eliza Voigt [mailto:EVoigt@gaithersburgmd.gov]
Sent: Friday, December 19, 2008 8:51 AM

To: Glenn Cook

Cc: Ollie Mumpower; Trudy Schwarz

Subject: Orchard Pond Apartments TIS

Gary:

In terms of "pipeline" developments in the near vicinity of the Orchard Pond Apartments
for the TIS: ,

——
A. Watkins Mill Town Center - property is located north of ‘CSX Railroad tracks and
Metropolitan Grove Road and south of Interstate 270 Phase I: Watkins Mill Road  Extended
includes: 472 attached and detached residential units; 252 condominium units; 106,639
square feet of mixed use; 493,450 square feet office; 210 room hotel and related 38,000
square feet meeting room/dining facilities; 65 penthouse condos. At this time final site
plan approval has been granted for 436 dwelling units for The Woodlands at Watkins Mill
Town Center. Phase 2 at the time the Watkins Mill Interchange is completed will include:
14,400 sf (bank/service), 80,600 sf (retail/restaurant), 360,000 office, and 184 room
hotel. Phase 3 at the time of the Corridor Cities Transitway (CCT): 276 condo units:; h&
20,300 sf mixed use; 83,200 sf office.

B. Casey East - 40.10 acres of land located northwest of the intersection of Maryland
Route 355 (North Frederick Avenue) and Watkins Mill Road, the proposed plan includes a mix
«of uses, including 303 residential units, and office, restaurant, retail, service station,
and public uses. '

C. AREE Building = 14 Firstfield Road - 96,300 office building approved.
D. 1 Bank Street - 3,714 square foot bank building with drive up windows approved.
Please let me know if you have any questions -

Eliza Voigt

Planner

City of Gaithersburg

31 South Summit Avenue
Gaithersburg, MD 20877-2098
301-258-6330
evoigt@gaithersburgmd.gov

Get weekly e-mail updates of upcoming City meetings and events by registering for
myGaithersburg at www.gaithersburgmd.gov/mygaithersburg

The opinions expressed in this message are not necessarily those of the City of
Gaithersburg Staff, Mayor or Council

ArncnamenT &

x*
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DESIGN YEAR

This project is planned to be developed within three (3) years and therefore as stated
in the M-NCPPC guidelines, regional traffic growth is not included in this report.

BACKGROUND TRAFFIC

Based on the revised information obtained from the City, four projects were identified
to be included in background development. They are as follows:

Watkins Mill Town Center - 94 single family units, 342 townhouse/condo units
Casey East Phase 1 - Phase [ —

Aree Building - 96,300 sq ft office space

Bank at Bank Street - 3,714 sq ft drive-in bank

The location of each of the above developments is shown on Exhibit 4. We then
consulted the trip generation tables established by the Maryland National Capital Park
and Planning Commission and ITE to determine the nwmber of trips projected to be

. generated by these developments as shown on Exhibit 5.

The peak hour trips shown on Exhibit 5 were then distributed and assigned to the
nearby road system as shown on Exhibit C-1 through C-5 contained in Appendix C.
The combined peak hour trips are shown on Exhibit 6. Combining the trips to be
generated by the other developments, with the existing peak hour volumes, results in
the background peak hour volumes shown on Exhibit 7.

. There are several major road projects planned in the vicinity of the subject site. These

projects are presently shown in the Maryland State Highway Administration’s
Consolidated Transportation Program (CTP) under the Secondary Development and
Evaluation Program, however, there is presently no construction funds listed for any of
these projects. Contained in Appendix A are copies of the Line Items from the CTP.

ANALYSIS OF BACKGROUND TRAFFIC CONDITIONS
Intersection Capacity analysis were conducted for each of the study area intersections

and the results are shown on Exhibit 11. Copies of the capacity worksheets are
contained in Appendix B.

Traffic Impact Analysis
Orchard Pond Apartments
City of Gaithersburg, Maryland m

Iraffic

#
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TRIP GENERATION FOR BACKGROUND DEVELOPMENTS

1. Watkins Mill Town Center Phase | - without interchange
94 units, Single Family Detached

342 units, Townhouse /Condos

Net off-site trips

2. Casey East - Phase | ¥

224 units, Multi-Family Residential Trips

Internal Trips
Net off-site trips

64,000 sq.ft. Office & Recreational Community Trips
Internal Trips
Net off-site tylps

87,700 Retail/Restaurants Trips
Internal Trips

Pass-by trips

Net off-site trips

3. Aree Building
96,300 sq.ft. General Office

4. Bank at Bank Street
' 3,714 sq.ft. Drive-in Bank

Pass-by trips (PM-47%)

Net off-site trips

26

26

212

20

20

-85
-140

237

156

46

46

29
411
-69
-158
184

27

48

25

EVENING PEAK HOUR

35 98
66 199
101 297
38 116
-20 -47
18 69
129 169
-11 -22
118 147
354 765
-70 -139
-136 293
149 333

132 159
48 96
23 46
26 50

Note: 1. Trips information taken from TIS report for Casey East & Modifled by the data from County staff. Details refer to Appendex C.

o

\Grop

EXHIBIT 5 (CONTD)

TRIP GENERATION RATES AND TOTALS

FOR BACKGROUND DEVELOPMENTS /

1h, 03091 T\dacQ9itpen ds-back, 112115009

iR
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Traffic Impact Analysis

for

CASEY WEST

City of Gaithersburg, Maryland

Prepared for

BP Realty Investments, LLC

March 31, 2005
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NOTE:
1. For details of trip generation and internal
trip analyses, see Appendix C.,

(" )
TRIP GENERATION FOR SUBJECT SITE
TRIP TOTALS MORNING PEAK HOUR 'EVENING PEAK HOUR
[out [7ora] W [ our_
Movie Theater, Matinee (Seats, ITE-444)
1500 seats
Residential Trips 132 295 427 329 205 534
less internal  -34 -29 -63 -49 -39 -88
External Res. Trips '
Office Trips 592 81 673 107 524 631
less internal  -14 -9 -23 -11 -20 -31
External Office Trips 578 ; 504
Retail Trips 289 255 544 406 321 727
less internal for retailfrestaurants ~ -61 -65 -126 -86 -81 -167
Shopping Center (ksf, ITE-820) pass-by am=45%, pm=55%
30,235 sq.ft. 46 30 76 136 148 284
less internal for retail  -10 -8 -18 -29 -37 -66
external trips 36 22 58 107 111 218
Pass-by Trips -16 -10 -26 -59 -61 -120
New Trips for retail 20 12 32 48 50 98
High Turnover (Sit-Down) Rest. (ksf, ITE-932) pass-by am=33%, pm=43%
40,584 sq.ft. 243 225 468 270 173 443
less internal for restaurant ~ -51 -57 -108 -57 -44 -101
external trips 192 168 360 213 129 342
Pass-by Trips  -63 -55 -118 -92 -55 -147
New Trips for retail 129 113 242 121 74 195
Ext. Ret. Passby Trips -151 -116
External Ret. New Trips 169 124
EXHIBIT 11A

TRIP GENERATION TOTALS FOR
SUBJECT SITE, INITIAL PHASE

J

sli, 001107\0503\rips0503a.xis-trip-initial, 03/30/05

27
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RESOLUTION NO. Rr-75-05

RESOLUTION OF THE MAYOR AND CITY COUNCIL
OF GAITHERSBURG GRANTING APPROVAL OF
SCHEMATIC DEVELOPMENT PLAN SDP-05-002,

KNOWN AS, CASEY PROPERTY WEST FOR
APPROXIMATELY125.5 ACRES OF PROPERTY
ZONED MIXED USE DEVELOPMENT (MXD)

SDP-05-002
OPINION

Application SDP-05-002 has come before the Mayor and City Council for approval of
a schematic development plan (SDP) for land zoned Mixed Use Development (MXD). The
City Council’s authority in this matter is pursuant to §24-160D.9(b)(3) of the City of
Gaithersburg Zoning Ordinance (Chapter 24 of the City Code), which authorizes the
Council and Commission to conduct public hearings on a schematic development plan
application following appropriate notification procedures and to take action on the
application within ninety (90) days of the close of the hearing record, following receipt of a
recommendation by the City Planning Commission.

The subject case involves approximately 125 acres of land and concems the
development of the Betty B. Casey property known as Parcels P33, P211, P888 and P910.
The subject property borders existing City owned parkland and a County owned
abandoned vehicle impoundment lot. Directly across from the CSX Railroad tracks is the
Bennington residential community consisting of 295 Townhouses on RPT Zoned land, a
number of commercial, research and development facilities on land Zoned 1-3 and the
State Motor Vehicle Administration facility. The schematic development plan application
was submitted to the City Planning and Code Administration, on April 22, 2005. This
application was designated as SDP-05-002.

OPERATIVE FACTS
A. Background

The subject property (“Site”), was annexed into the City of Gaithersburg on May 31,
1968 as part of the approval of Annexation Application X-095 (Resolution R-8-68) to annex
approximately 198 acres of land and to classify the land in its entirety in the -3 Zone by
Resolution R-9-68. There was no annexation agreement associated with the approval of
Annexation Application X-095.
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Quince Orchard Middle School #2 throughout the six-year forecast period. At the high
school level, enrollment projections show Quince Orchard High School over capacity
throughout the forecast period. A new high school is planned in the central portion of the
County. MCPS is currently working with the Maryland-National Capital Park and Planning
Commission on possible locations for an additional high school site as part of their work on
the Shady Grove Sector Plan and the Gaithersburg Vicinity Master Plan. The Mayor and
City Council will continue working with the Board of Education and Montgomery County to
identify a suitable site for this high school. In the interim MCPS has available to it various
measures to accommodate high school enroliments if necessary.

In conclusion, the City Council finds SDP-05-002, as amended containing 1,066
dwelling units including single-family detached, single-family attached, two-over-two
condominium, and high —rise condominium, 259,939 square feet of mixed use commercial
space and 936,650 square feet of office space on 125.21 acres of land to be in
accordance with Section 24-160D.9(b) & Section 24-160D.10(b) and as hereafter
conditioned, is in the public interest and should be approved due to the presence of
substantial evidence in the record to indicate that the subject Schematic Development Plan
has accomplished the purposes of the MXD Zone, reflects an internally and externally
compatible form of development, and is consistent with the purpose of the 2003 Master
Plan Land Use Element and the Smart Growth Policy, as well as generally accepted City
planning and land use policies, subject to the applicant complying with the conditions
stated in this Ordinance.

SCHEMATIC DEVELOPMENT PLAN SDP-05-002

RESOLUTION

NOW, THEREFORE BE IT ORDAINED by the City Council of Gaithersburg, that
SDP-05-002, being an application filed by BP Realty Investment, Inc., requesting approval
of Schematic Development Plan is hereby approved subject to the following conditions
required of the applicant:

1. The project shall be phased as follows:
Phase 1 commences at approval of SDP and shall permit the following:

Year One - 97 Residential Units and 10,000 sf of commercial space outside the urban
core and one hotel within the urban core.

Year Two - 97 Residential Units outside the urban core and one condominium building
in the urban core.

Year Three - 97 Residential Units outside the urban core, two office buildings and
50,000 sf of cinema or retail in the urban core.

Year Four - 97 Residential Units outside the urban core.

Year Five - Balance of approved residential units (except for Phase 3 condominium
tower) and one office building within the urban core.

Completion of construction in any one year may overlap into a subsequent year.
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