Takoma Park City Council Meeting — July 11, 2018
Agenda Item 3

Work Session

Work Session Discussion of Draft Resolution Authorizing Neighborhood Development Company, LLC
to Submit the Takoma Junction Development Project Combined Site Plan to the Montgomery County
Planning Department

Recommended Council Action
Discuss draft Resolution text; the draft Resolution is scheduled for Council consideration on July 25,
2018.

Context with Key Issues

The Takoma Junction redevelopment project has been the focus of a great deal of planning,
discussion and community interest over several years. The Council has before it a draft site plan
drawings presented in April 2018 and a June 20, 2018 letter from Adrian Washington, CEO and
Founder of the Neighborhood Development Company (NDC). The draft Resolution documents the
background of this project and includes a number of additional commitments from NDC regarding
the project.

The draft Resolution is presented with line numbers so as to help identify text that is the subject of
discussion. As an aid in reviewing the document, and recognizing that line numbers will change as
the document is revised, the document roughly consists of the following sections: Description and
Background (lines 10 through 73), Project Goals and Specifications (lines 74 through 154),
Information on Outreach (lines 155 through 170), Information on the Concept Plan (lines 171
through 191), Information on the Draft Combined Site Plan (lines 192 through 256), Changes to the
Draft Combined Site Plan (lines 257 through 346), Review by Montgomery County and Other
Agencies (lines 347 through 376), Commitment to the TPSS Co-op (lines 377 through 410), Be It
Resolved Clauses (lines 411 through 446).

In addition, the Council and staff have been working on identifying environmental impact
considerations, fiscal impact considerations, and racial equity impact considerations related to the
project to help inform the Council discussions.

Council Priority
Community Development for an Improved and Equitable Quality of Life

Environmental Considerations
An impermeable surface parking lot with untreated stormwater runoff largely covers the front half of
the Takoma Junction redevelopment site. The back half of the property is largely wooded.
Environmental Site Assessments conducted by Rummel, Klepper & Kahl, LLP (RKK) on behalf of the
City in November 2012 (Phase I) and May 2013 (Phase 2), determined that the property had served
as a dumping site for many years.

Environmental elements of the draft site plan include:

1) Remediation: Any necessary environmental cleanup of the site will be addressed by NDC
during the development of the site.
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https://hcd-takomapark.s3.amazonaws.com/public/planning/Takoma%20Junction%20ESA%20Phase%20I%20-%20COMPRESSED.pdf
https://hcd-takomapark.s3.amazonaws.com/public/planning/takoma-junction-ESA-phase-II.pdf

2)

3)

4)

Preservation of green space: The retention of the southern slope of the property along
Columbia Avenue for green space with a Forest Conservation Easement to be established
upon completion of the project. Given the topography and the strong likelihood that a
portion of the slope is largely fill and potentially unstable, as indicated in the Environmental
Site Assessment conducted by RKK, a portion of the property may need to be stabilized.
During development, the vegetated area would have litter and invasives removed to promote
the health of existing trees, additional trees would be planted, and the area would be
maintained by NDC for the passive enjoyment of the community.

Stormwater management: Compliance with the City’s stormwater requirements with a bio-
retention storm water facility located at the rear of the building and a vegetative “green”
roof.

Environmentally sustainable building design and site features: NDC has committed to
meeting and exceeding the sustainability goals identified in the Development Agreement.
Qualifying building and site features that will advance this goal noted in the draft site plan
include the elimination of the asphalt parking lot, the addition of operable windows on the
second floor, the incorporation of multiple openings into the below-grade parking facility and
on both the first and second floors of the rear elevation of the building, and the introduction
of trees and other plantings in the public realm along Carroll Avenue.

The draft site plan also provides for the construction of a below grade parking facility with 72
paid public parking spaces and the development of a more attractive and walkable
commercial area, intended to encourage patrons to use alternative modes of transportation,
to walk, bike, or use the bus to access the area and to visit multiple businesses on a single
trip. National research on parking has shown that providing free or inexpensive parking
correlates with more driving, more single driver commute trips, worse traffic, and more
general reliance on driving.

There would be some negative environmental impacts of the project, including the impacts related
to the removal of the soil and asphalt and the construction of the building; however, appropriate
demolition, disposal and construction methods are all part of the sustainability standards for the
project. The proposed building would use energy and would attract some new patrons driving
vehicles to the site.

Fiscal Considerations

The project site is currently tax exempt and does not generate any local, County or State property
tax revenue. The project is to be privately financed with an estimated $22.3 million invested in the
development. The City is not providing any public financing, tax incentives or other financial
subsidies to facilitate the development.

1)

2)

A portion of the property is controlled by a Land License Agreement executed by the City of
Takoma Park and the Takoma Park Silver Spring Co-op (TPSS Co-op). The agreement gives
the TPSS Co-op exclusive access to dedicated parking for its employees, the right to place
containerized storage structures and trash receptacles on the property, and an area to
unload deliveries. In FY18, the City received $22,128 from TPSS Co-op in consideration for
the License Agreement. These payments will cease when the Agreement ends on August 31,
2018. The City would receive revenue from these sources as the project developed: 1)
Ground Lease Fees, 2) Property Taxes, and, to a lesser extent, 3) Stormwater Fees and 4)
Income Taxes.

Ground Lease Payments: The City would receive revenues from the lease of the property for
a period of 99 years. The lease rate escalates over time though the base rent will remain flat




at $10,000 per year for the first five years of the lease. This base rent is scheduled to
increase at a rate of 3% per year beginning Year 6. The base rent will be increased by 25%
in Year 33 and by another 25% in Year 66. Over the course of the 99-year lease agreement,
the City will receive a total of roughly $20 million in lease payments. The Ground Lease
commences on September 1, 2018.

3) Property Tax: Upon commencement of the Ground Lease on September 1, 2018, the
property will lose its tax exempt status and will begin generating real property tax revenue.

The assessed value of the property as of July 1, 2018, is $2.2 million. Based on the current
tax rate of 52.91 cents per $100 value, the City would begin to collect an estimated $11,700
per year. Rough estimates indicate that the City would receive in excess of $100,000 per
year in real property taxes once construction is completed and the property is fully leased.
Additional real property taxes will be paid to Montgomery County and the State of Maryland.

In addition to real property taxes, certain businesses would also be subject to personal
property taxes on equipment and furnishings.

4) Stormwater Fees: A stormwater fee would be assessed to offset the costs of stormwater
management facilities and services throughout the community. The annual fee would be
established once the site had been developed and the impervious area calculated.

5) Income Tax: Additional economic benefits would come from the employment of any
residents who would earn income and pay income tax. Based on the projected square
footage of retail, restaurant and office space identified in the draft plan, an estimated 62
jobs would be created by tenants occupying the proposed development (Office: 40,
Restaurant: 15 and Retail: 7) according to information provided by the Energy Information
Administration. These numbers are conservative based on data gathered by the City annually
for required financial reports. For example, in 2017 two local restauranteurs — Roscoe’s
Pizzeria and Republic - reported a combined total of 75 employees.

Questions have been raised about the economic impact of the development on businesses and
residential properties in the Takoma Junction area of the development. The number of leased
spaces in the Takoma Junction area is small, with over half — 52% - of the commercial properties
owned by the businesses that occupy the space. The rents for the remaining commercial spaces
range from $27 to $38 per square foot of leased space. These buildings are, on average, 80 years
old with many having been constructed between 1920 and 1940. Commercial rents in new and
newly renovated buildings in the Old Takoma area currently range from $45 to $50 per square foot
of occupied space, based on information provided by CoStar, a national commercial real estate firm
specializing in providing analytic services to both property owners and brokers, and Main Street
Takoma.

While residential real property assessments in Takoma Park are increasing and are likely to continue
to increase whether or not the proposed project is constructed, the project may help reduce the
City’s reliance on property tax revenue that comes from single-family homeowners. If the project
moves forward, in addition to the real property tax generated by the project, the project can help
attract those who may be instrumental in redeveloping the New Hampshire Avenue Corridor and
areas along the Purple Line transit line. Redevelopment of these areas will allow for a much larger
commercial base in the city as well as opportunities for new affordable housing and other housing
options and new jobs. Currently, only nine percent of the City's real property tax revenue comes
from commercial property, while 82% comes from single-family residential properties.


https://www.eia.gov/consumption/commercial/data/2012/bc/cfm/b2.php
https://www.eia.gov/consumption/commercial/data/2012/bc/cfm/b2.php

Racial Equity Considerations

Based on the latest Census data, 57% of residents in the City are people of color and 30% of
businesses in the city are minority-owned. For the two wards closest to the Takoma Junction project
-- Ward 2 and Ward 3 -- the racial composition of the wards are 38% and 34% people of color
respectively.

Racial equity questions raised by this project include:

1)

2)

3)

4)

5)

Would the project create new barriers or hardships for communities for color? Would it
provide new opportunities for communities of color?

Who would be drawn to shop, eat, relax, and/or work in this development? How does
that compare with the current situation? Could the project lead to greater inclusivity in
the City?

Is this location accessible to people who do not have cars, through public transit and/or
safe walking/biking infrastructure? How might traffic or pedestrian impacts affect people
of color?

Does this project displace residents or create hardships for them? Who is impacted by
any potential displacement or hardships? How would it affect existing local minority-
owned business and property owners?

Could the City provide opportunities through policy, programming, or other actions to
expand potential positive opportunities and/or mitigate negative impacts?

If the project moves forward, in the coming months, the Council would consider program, policy,
and budget steps to expand positive opportunities and/or mitigate negative effects. The following
are examples of possible ways the City could address racial equity at Takoma Junction and in the
City as a whole:

1)

2)

3)

4)

Encourage economic opportunity:

o Encourage minority-owned businesses: Are there policies or programs the City can
put greater emphasis on or create to support minority-owned businesses?

o Create jobs available to local residents on an equitable basis: How can the City
partner with local businesses to expand the City’s summer employment program for
young people and expand the program to year round? Are there other steps the City
could take regarding equitable job opportunities? Can local jobs be created during
construction?

Promote inclusivity:

e How can the City provide opportunities for community engagement, for example,
building on successful public arts projects such as the mural project on Holton Lane?
What opportunities are there to encourage inclusive events and activities?

e How can the City encourage services, products, restaurants and other types of
businesses at Takoma Junction that would be desired by a variety of residents in
Takoma Park? For example, City could ask for that information in community surveys.

Accessibility: Continue discussions with SHA and the County about the reconfiguration of

the intersection, location of bus stops, and sufficient parking, and ensure we are

considering racial equity impacts in assessments.

Expand opportunity:

¢ How can the City best use additional revenue from the development to advance racial
equity in the City? For example, Council could allocate a percentage of the property
tax or ground lease revenue to go directly to the affordable housing reserve or to
fund local recreation programs that serve low-income families and children, such as
the free Lunch and Learn summer camp or the ACES afterschool program at Essex
House.




5) Commitment to racial equity overall:

e Explore potential ways to assist low-income homeowners through property tax
assistance programs, and build on and improve affordable housing policies and
programs, including rent stabilization, the housing reserve fund, tenant advocacy and
assistance, and more.

e Consider the questions posed above and others related to racial equity at each step
of the process and look for opportunities to create more racially equitable outcomes.

Attachments and Links
e Draft Resolution

e April Site Plan Documents
e June 20, 2018 Letter from Adrian Washington of NDC



Introduced by: Councilmember

CITY OF TAKOMA PARK, MARYLAND

RESOLUTION 2018 -

RESOLUTION AUTHORIZING NEIGHBORHOOD DEVELOPMENT COMPANY, LLCTO
SUBMIT THE TAKOMA JUNCTION DEVELOPMENT PROJECT COMBINED SITE PLAN TO

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

THE MONTGOMERY COUNTY PLANNING DEPARTMENT

the development site consists of multiple City-owned parcels and one
privately-owned parcel located on the south side of Ethan Allen Avenue (MD
410) at the intersection with Carroll Avenue (MD 195), in a compact but
important neighborhood commercial area locally referred to as the Takoma
Junction; and

the parcels owned by the City of Takoma Park (“City”) were purchased in
1995 for the purposes of stabilizing the Takoma Junction and facilitating the
revitalization of the area; and

the City’s parcels total approximately 53,493 square feet of land. The front
half of the property on Carroll Avenue is a paved public parking lot zoned NR
- Neighborhood Retail. The back half of the property on Columbia Avenue is
sloped and largely wooded and is zoned R-60 - Single Family Residential.
The properties are within the Takoma Park Historic District and are
considered to be non-contributing. Pursuant to a Land License Agreement
with the City, a portion of the parking lot has been used by the Takoma Park
Silver Spring Co-op (“TPSS Co-op”) grocery store for customer and employee
parking, deliveries, trash collection and storage; and

the potential future uses of the Property have been the focus of several
formal and informal resident committees and numerous City-sponsored
assessments beginning in 1983 with the establishment of the Takoma
Junction Revitalization Steering Committee, a series of City-initiated traffic
studies, market assessments and revitalization plans in the 1980s and 1990s;
and extending through to the informal Fire Place Group in 2010 and the
Takoma Junction Task Force (2010-2012). The Property was studied by each
of these groups which in turn discussed their desired development options
and advocated for multiple streetscape improvements and other initiatives
intended to improve the viability and attractiveness of the area; and

the Takoma Park City Council (“Council”) considered options in 2013 for the
future use of the Property, including: 1) the continued maintenance of the
surface parking lot; 2) the development of a public facility such as a library or
recreational center; 3) the sale or lease of the Property at market rates; and
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WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

4) the open and competitive solicitation of development proposals. In
January 2014, the Council decided to proceed with the fourth option and
authorized the release of a competitive Request for Proposals (“RFP”) for the
development of the Property in a manner that would “act as a stimulus to the
commercial district and locally-owned, independent businesses; improve the
aesthetic appeal of the district; and be contextually sensitive and
environmentally sustainable”; and

the Council received a total of seven submissions in response to the 2014
solicitation, four of which were determined by a review committee to be
responsive to the criteria set forth in the RFP. The qualifications of these
development teams and the merits of their proposals and preliminary
concept plans were then considered by the Council over the course of 11
months. During this period, the Council scheduled presentations of the
individual proposals, sponsored a community open house, held listening
sessions, solicited additional public comment through a variety of formats,
and held eight Council work sessions; and

the Council, having carefully evaluated the expertise, financial capacity, and
overall vision of each of the development teams and weighing public input
gathered during this evaluation process, determined that Neighborhood
Development Company, LLC (“NDC”) was a capable developer and would be a
suitable partner for the redevelopment of the Property. On April 13, 2015,
the Council approved Resolution 2015-19 authorizing the City Manager to
initiate negotiations with NDC; and

in authorizing the City Manager to initiate negotiations with NDC in April
2015, the Council articulated its priorities for the revitalization of the
Takoma Junction, established criteria for the development of the Property,
acknowledged the neighboring TPSS Co-op, and expressed interest in
maintaining the economic vitality of that business; and

on July 27, 2016, the Council approved, by Resolution 2016-26, the execution
of the Development Agreement and Ground Lease with NDC after an
extended 15-month negotiation period during which the Council held a
series of work session discussions focused on elements of the proposed
development, hosted an open house discussion to respond to questions
raised by the community, and carefully considered comments submitted by
the public throughout this period; and

the Development Agreement identifies the priorities of the Council,
establishes the process guiding the development of the Property, provides
opportunities for the expansion of the TPSS Co-op, and reflects the Council’s
commitment to ensuring continuity of the TPSS Co-op operations during
construction and its interest in accommodating the future parking and
delivery needs of the TPSS Co-op; and
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WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

besides the provisions relating to the TPSS Co-op, the Project Goals specified
in the Development Agreement include the following:

a) Inclusion of public parking for area businesses as part of the project

b) Minimization of detrimental impacts to neighboring properties on
Columbia and Sycamore Avenues

c) Design that optimizes the provision of retail services on the first floor of
the building

d) Provision of public or community spaces that result in enhanced
interactions among residents and visitors

e) Support of independent businesses

f) Provision of pedestrian access from Columbia Avenue to the property

g) Incorporation of environmentally sustainable and green building features

h) Encouragement of alternate modes of transportation

i) Retail mix with a high priority for local and regional operators; and

the Development Agreement also provides that NDC will not lease any
portion of the project to another food co-operative or grocery store selling a
large variety of food and household items (but may lease to specialty shops,
restaurants and other sellers of food and beverages) while the TPSS Co-op is
operating in its existing premises; and

the Ground Lease identifies other uses that are not permitted on the
premises, including an amusement center, sports facility, motor vehicle
maintenance shop, pawn shop, check cashing store, gun shop, dance hall,
tattoo parlor, tanning salon, gambling center, drug paraphernalia store, store
with pornographic materials or adult entertainment, or place of religious
worship; and

during the discussions about the Development Agreement, the Council
considered other potential benefits of the project including:

a) Increased activity and vibrancy of the Takoma Junction which would
benefit existing businesses

b) Environmentally responsible in-fill development in a commercial and
residential area accessible by walking, biking, and transit

c) Reduction in driving by residents who could access retail and office
opportunities closer to their homes

d) Creation of appealing space for new and expanding local and regional
businesses

e) Creation of a retail tenant mix featuring local and regional businesses by
emphasizing preference for local and regional operators and precluding
certain types of businesses identified as not appropriate for the location



137
138
139
140
141
142
143
144
145
146
147
148
149
150
151
152
153

154
155
156
157
158
159
160
161
162
163
164
165
166
167
168
169
170
171
172
173
174
175
176
177
178
179

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

f) Creation of new employment opportunities for community residents

g) Potential for infrastructure changes to facilitate improved circulation of
pedestrians and bicyclists traveling through the Takoma Junction
development

h) Mitigation of the environmental impacts created over the years by the
landfill materials located under the asphalt surface of the parking lot

i) Reduction of the heat sink effect created by the asphalt parking lot

j) Reduction in the carbon footprint of the built and actively-used site
through the introduction of sustainability features such as a vegetative
roof and other energy conserving improvements

k) Diversion and treatment of run-off into the Chesapeake Bay with the
construction of various storm water management features

1) Retention and improvement of the green area on Columbia Avenue
through the stabilization of the wooded slope, removal of invasive plants,
and introduction of new natural landscaping elements

m) Creation of a financially productive property, which would increase the
City’s tax base and provide lease revenue to the City; and

working in partnership with the Council-appointed Community Consultation
Process Advisory Committee, NDC hosted two public meetings in February
2017 to discuss form and character options and to consider market and retail
ideas for incorporation in the development. A second set of public
discussions were held in March 2017 which focused on the topics of access,
mobility and the public realm. Members of the community were invited to
provide additional online feedback and materials were provided in Spanish
and Amharic. The Committee reached out to members across the City; and

in addition to the outreach activities conducted with the Community
Consultation Process Advisory Committee, NDC also met with local
stakeholders, including representatives of Historic Takoma, Inc., Old Takoma
Business Association, Takoma Junction Task Force, Safe Roadways
Committee and the Facade Advisory Board and with individual community
members; and

in accordance with the provisions of the Development Agreement, NDC
presented a preliminary concept plan (“Concept Plan”) to the Council on
September 27, 2017, which expanded the project site to include an adjacent
5,470 sq. ft. parcel which NDC has under contract and began to reflect the
feedback received from the Council and the community during this initial
design process; and

on October 25, 2017, the Council provided comment on the Concept Plan
through its approval of Resolution 2017-53. Resolution 2017-53 reiterated
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WHEREAS,

WHEREAS,

the Council’s criteria for the development proposal. Resolution 2017-53 also
provided comments on the design and accessibility of the public space, the
use of the layby to facilitate the delivery of goods to address the needs of on-
site tenants, the placement and function of the planned elevator(s), the
design of the front facing facade such that it would consist of large storefront
windows and include exciting or iconic features, the height and massing of
the structure, the preservation of wooded area along Columbia Avenue, the
design of the Columbia Avenue building facade, the accessibility of the
parking area, the project’s sustainability elements, the potential inclusion of
another parcel to the west, and the importance of providing reasonable
accommodation for the continued operation of the TPSS Co-op; and

on April 4, 2018, NDC presented a draft Combined Site Plan (“Site Plan”) to
address certain specific design comments detailed in Resolution 2017-53.
The Site Plan provided for the construction of a two-story mixed-use
commercial development with below grade parking accommodating up to 72
vehicles and approximately 22,822 sq. ft. of ground level retail space and
25,070 sq. ft. of office space on the second level, approximately 2,700 sq. ft. of
public space designed to provide opportunities for social engagement, the
preservation and improvement of wooded area along Columbia Avenue
which is to be placed under a Forest Conservation easement, a series of
sustainability features exceeding the requirements of the Development
Agreement, and site improvements to address the internal and external
circulation of people and goods (e.g., the layby, delivery access lane and
service corridor); and

in response to the Council’'s comments on the Concept Plan reflected in
Resolution 2017-53, and other design concerns, the following revisions to
design elements and operational features were incorporated into the April
2018 Site Plan:

a) The third story was eliminated in favor of a two-story structure, with a
series of volumes and different materials for the fagcade of the building.

b) The depth of the retail space was modified, minimizing corridor spaces
and vertical circulation with the goal of optimizing visibility, connection
with the public realm, and retail engagement with the sidewalk.

c) An elevator stair tower was located on the west side of the building aimed
at signaling the beginning of the project, providing a gateway element and
a more modern architectural element to address the interest in an iconic
feature.

d) The building was set back an additional 10 feet on the west side of the
site, and room was provided for an 8-foot clear pedestrian path and a 2-
foot-to-8-foot wide seating zone established along the remainder of the
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WHEREAS,

WHEREAS,

facade to the east, providing space for cafe seating, benches, etc,
separated from the layby with a 7-foot-wide loading path and bollards.

e) A public art element was added to provide an opportunity to engage with
the public space at the west end of the property.

f) Trees and other plantings in the public realm were added with
appropriate soil depth so that they may thrive.

g) A Forest Conservation Easement area was identified on the rear of the lot
to provide passive enjoyment of the wooded area and protect the health
of the sloped portion of the site, as well as create a green barrier between
the building and the nearby residences.

h) Modifications were made to the building design and site plan which are
intended to meet and exceed the LEED Gold sustainability standards in
the Development Agreement. In addition to the building-oriented
sustainability techniques that were identified in the Concept Plan,
additional features were added to provide multi-modal access to the
Property and capitalize upon pedestrian-first design methods, as well as a
bioretention stormwater facility, a vegetative (“green”) roof, and other
environmental mitigation features.

i) The layby lane was increased to a width of 12' to accommodate the
largest vehicles expected to make deliveries to the TPSS Co-op and to
enable them to move completely out of the existing eastbound lanes. The
layby lane is located outside of the existing four-lane roadbed of Carroll
Avenue and is designed to be used for deliveries and trash and recycling
collection.

since the Site Plan was initially presented in April 2018, the Council has held
a series of seven Work Session discussions focusing on various elements of
the Site Plan including the design of the building, its placement on the
Property, the design and size of the dedicated public space, sustainability
features, circulation patterns, and the findings and recommendations of the
traffic studies, one funded by NDC and the other by the City. In addition to
the Council hearing public comment at these work sessions and receiving
written comment, and individual members of the Council meeting informally
with constituents and neighborhood groups, the Council provided an
afternoon open house held at the Takoma Park Community Center, an on-site
virtual “pop-up” of the development, and a formalized one-on-one question-
and-answer session with community members; and

NDC, in its June 20, 2018 correspondence, committed to making the following
additional changes to the Site Plan, as requested by the Council:
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a)

b)

d)

In consultation with the Montgomery County Historic Preservation
Commission and its staff to consider modification of the roofline,
specifically the height of the parapet, to ensure that the height of the
building and the proposed parapet are contextually appropriate.

To add, in consultation with the TPSS Co-op, a second elevator at the east
end of the building that operates between the lower level garage and
street level to accommodate its customers and employees.

To add multiple window openings and varied materials in the Columbia
Avenue facade on both the first and second floors of the building to create
a more visually attractive rear facade and to provide more light and air at
the garage level, while ensuring that measures are taken to minimize the
impacts of light and noise on the residential neighborhood behind the
building.

To provide approximately 2,700 sq. ft. of public gathering space that is
not focused on outdoor dining but shared space for residents, visitors and
anyone else in the public realm. In the event the location or length of the
layby is modified during the Montgomery County Development Review
process and encroaches into the planned public space, NDC has
committed to exploring alternative design options to ensure that the
amount of space that has been designated for public use is preserved.

To include facilities for 4-yard dumpsters that would be accommodated in
a corral, locked and outfitted with tamper-proof hose bib, a floor drain
and an exhaust system for smells.

To increase the width of the paved service corridor to 10 feet to ensure
that deliveries can be safely and more easily conveyed by hand truck and
to facilitate the removal of trash and recyclables.

in response to other concerns voiced by the Council, NDC has committed to
implement the following:

a)

b)

To take measures to protect the natural elements in as much of the
wooded and sloped rear portion of the Property as possible during the
construction of the building and stormwater facilities, recognizing that
some actions within the wooded area may be warranted in order to
eradicate invasive species, stabilize the slope, and promote a healthy
wooded area.

Ensure that none of the trash generated by tenants of the building would
be left outside and that the dumpsters would not be stored in the public
realm. The project is anticipated to be able to accommodate all of the
trash generated by ground floor users in three dumpsters and that three
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WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

pickups per week would be scheduled. The dumpsters would be located
on-site and ported by property management staff to curbside at the
appropriate pickup times. Additional dumpster storage could be provided
at the rear of the building if required to accommodate the trash generated
by a change in tenant use.

c) NDC will partner with the City to program the public realm and the public
space, providing opportunities such as musical performances or the
scheduling of food trucks in the layby area.

NDC’s and the City’s traffic studies found that the intersection is currently
near capacity and would exceed acceptable levels with the addition of future
traffic resulting from other development projects unrelated to this project. As
a result of that traffic and the additional traffic generated by this project, the
traffic studies recommend a reconfiguration of the Takoma Junction
intersection (intersection of MD 195 and MD 410) and provided several
potential alternative configurations that could improve traffic flow as well as
increase safety and access for pedestrians, bicyclists and transit users. The
City is having ongoing discussions with the Maryland State Highway
Administration (SHA) regarding reconfiguration and safety; and

for purposes of this Resolution, the Site Plan consists of the attached plans
prepared by NDC and presented to the Council in April 2018 and the
accompanying June 20, 2018 correspondence from Adrian Washington,
NDC’s CEO and Co-Founder, that includes modifications to those plans, the
traffic study prepared by The Traffic Group for NDC, and the additional
commitments by NDC referenced in this Resolution; and

Council approval of the proposed Site Plan (and identified modifications), as
detailed in the Development Agreement, is required to advance the project to
the next phase of development. Further reviews and approvals are required
including technical review of the Site Plan by the Montgomery County
Development Review Committee, review and approval by the Montgomery
County Planning Board, technical review and approval of the proposed layby,
garage access and traffic impact analysis by the Maryland State Highway
Administration, approval of a Historic Area Work Permit by the Montgomery
County Historic Preservation Commission, administrative review and
approval of a required stormwater management plan and tree protection
plan by City staff, and review of construction plans prior to the issuance of
building permits by Montgomery County Department of Permitting Services.
Additional public comment opportunities are incorporated in the
Montgomery County review processes; and

the proposal involves multiple lots and includes construction across at least
one property line, which must be addressed through either consolidation of
all of the lots or through a legal agreement that both protects the City of

8
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WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

Takoma Park and satisfies the requirements of Montgomery County; a
decision on the steps to be taken will be determined during the Montgomery
County development review process and thus will need to be addressed at
that time; and

the Council acknowledges that the Site Plan may be modified during the
Montgomery County development review process, by the Maryland State
Highway Administration or at the request of NDC, any of which may warrant
further assessment by the Council to ensure that the project appropriately
addresses its goal of creating an attractive, vibrant and economically viable
development; and

the Council remains strongly committed to ensuring the continuity of
operations for Takoma Junction businesses during construction and
providing reasonable accommodations for parking and deliveries for the
TPSS Co-op upon completion of the development; and

the Council, acknowledging the complexity of matters relating to the
operation of the TPSS Co-op and that the Co-op has expressed its concerns
that draft Site Plan does not fully provide reasonable accommodation for
deliveries, parking, trash and business continuity during construction, has
offered to provide funding in an amount not to exceed $5,000 to allow for a
facilitated discussion between NDC and the TPSS Co-op, both of which have
agreed to participate in the proposed mediation. Members of the Council and
City staff will serve, at the request of the TPSS Co-op, as observers during the
mediation. The Council requests that the mediation be concluded by early
September; and

the Council views this mediation as an opportunity to build trust between
NDC and the TPSS Co-op and to identify solutions to outstanding operational
issues such as the timing, access and potential staging of deliveries, TPSS Co-
op trash and recycling requirements, customer and employee parking needs,
and the location, siting and type of elevator needed to facilitate access to the
TPSS Co-op building and the below grade parking facility, as well as
continuity of operations during construction. The Council expects both
parties to mediate in good faith and to reach agreement on how to equitably
address these matters in a timely manner, preferably by September 2018;
and

the conditions set forth in the Development Agreement including the actions
required by the City and NDC throughout the development review process
and construction, the project schedule, and remedies for resolving disputes
and terminating the Agreement remain enforceable through the term of the
Agreement.
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NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF TAKOMA PARK,
MARYLAND has determined that the April 2018 Site Plan submitted by NDC, along with its
June 20, 2018 correspondence and other modifications as noted in this Resolution,
advances the City’s goals for the Property by creating a development that will act as a
stimulus to the commercial district and locally-owned, independent businesses; return the
property to the tax rolls; improve the aesthetic appeal of the district; and be contextually
sensitive and environmentally sustainable.

BE IT FURTHER RESOLVED THAT, NDC is hereby authorized to submit the Takoma
Junction Development Project Combined Site Plan as modified herein to the Montgomery
County Planning Department for review, along with its traffic impact analysis indicating a
recommendation for reconfiguration of the Takoma Junction intersection.

BE IT FURTHER RESOLVED THAT, the Council will schedule a Work Session in September
2018 to discuss the extent to which NDC and the TPSS Co-op have reached mutual
agreement on issues discussed during mediation and for determining if the reasonable
accommodation requirements set forth in the Development Agreement have been fully
satisfied and, if applicable, may require changes to the Draft Site Plan/Preliminary Plan to
provide for those reasonable accommodations.

BE IT FURTHER RESOLVED THAT, the Council will provide additional comment on any
modifications made to the Draft Site Plan/Preliminary Plan during the Montgomery County
development review process that noticeably change the building’s or site’s appearance,
footprint or functionality to ensure that the modified plan continues to address its goals for
the revitalization of Takoma Junction and will include those comments in a Resolution to
the Montgomery County Planning Board when the draft Final Site Plan/Preliminary Plan
comes before the Montgomery County Planning Board for consideration.

BE IT FURTHER RESOLVED THAT, the Council will work with NDC to minimize negative
construction impacts on area businesses and residents and to address the needs of Takoma
Junction businesses for continuity of operations during construction.

BE IT FURTHER RESOLVED THAT, the Council would like to see improvements to traffic
flow at the Takoma Junction intersection with a priority for the safety and flow of people
walking, biking and using public transit, and will continue to work with SHA on potential
reconfiguration and/or other measures to address these issues.

10



Takoma Junction Site Plan

BY.
MORRISON
PARK

| ETHAN ALLEN AVENUE

" o~y

Site plan including City-owned lot and Takoma Auto Clinic property




Takoma Junction Site Plan

| — .

- UE
e GARROLL AVEN 3

o

| =

| | Firstfloor retail/restaurant and secondary space _.,y'

= -
3 == B et o




Takoma Junction Site Plan

-.—--Iﬂ—-_-ilj.-.—.-.-ﬂ

i

:'_".‘ Second floor office space ;

e i B

°F

"
e i e

2 1 ]

Green roof, terrace and elevator tower .’,-/"



Takoma Junction Site Plan

= -mr" -
-E\. ﬁlt. S
=

TPSS CO-OP TAKOMA JUNCTION PROPERTY HEALEY
SURGECNS

Carroll Avenue elevation, building heights, and dimensions

lu i b

l ‘ﬁ“ I

-
l Building dimensions




Takoma Junction Site Plan

i e LA 3 e et | [ e e
TNEER i Wl =

} ‘I Building setbacks and sidewalks | =

Columbia Avenue elevation




Takoma Junction Site Plan

CARROLL AVENUE

FEDESTRIAN
IOME

PARKING
ZOME

PUELIC SPACE TONE N b i | T f
A0 w v w w

Cross-section of sidewalk and public space

CARROLL AVENVE

7 | T T I I
PEDESTRIAN [SEATING| LOADIMNG LaY- Y ¥
THROUGH IONE | ZONE -3 v ¥ v ¥
ZONE 20 | o
-

Cross-section of sidewalk with layby




COLUMBILA AYEHUE

Takoma Junction Site Plan

VEGETATIVE ROOF

BIO-RETENTION

DISTANCE VARIES (APPROX. 20’ - OVER 200°)

Cross-section of green space

LEVEL 2

LEVEL1

PARKING



June 20, 2018

Mayor Kate Stewart
City Council of Takoma Park
Takoma Park, MD 20912

via email
Dear Mayor Stewart and City Councilmembers,

Thank you for all the hard work you have put in over past four years. In the past two months, as we have
always, we have heard and taken to heart the feedback we have received from you and the Takoma
Park community. We want to take this opportunity to revisit our vision for Takoma Junction, explain the
changes we have made to our plan based on your feedback, and assure you that we will continue to
work to respond to the issues that have been raised by you and the community as the project develops
and our operational plans are finalized.

Our Project:

Takoma Junction is designed to be a community oriented mixed-use commercial development that will
serve to bring more vibrancy and sustainability to the urban fabric at Takoma Junction in a context-
sensitive building that will contribute to the memorable character of Takoma Park. Approximately
22,822 square feet of new ground-level retail space, 25,070 square feet of second-story office and
neighborhood-serving amenities will be introduced to the neighborhood. A sub-grade parking structure
will provide parking for up to 72 cars for the public. The building will be generously pulled back from its
neighbors on both sides, and will preserve the existing wooded area to the rear.

What We Have Heard:

We have heard your comments regarding the concept plan presented this past fall and, in response to
the concerns detailed in your October 25, 2017 Resolution, we have made a series of modifications to
the design of the building and to the preliminary site plan.

We have heard and understood your concerns about the overall design of the building. In response:

e We eliminated the third story in favor of a two-story structure, with a series of volumes and
different material expression that help break down the scale to reflect permanence, sobriety,
and vibrancy.

e  We will work with the Montgomery County Historic Preservation Commission and its staff to
ensure that the height of the building and the proposed parapet are contextually appropriate.



We extended the set back of the building an additional 10’, creating an opportunity for art to
engage with the public space at the west end of the property and providing room for an 8’ clear
pedestrian path and, 2’-8' seating zone along the remainder of the facade for café seating,
benches, etc., and a separated loading path along the lay-by at 7 width.

We added an elevator stair tower on the west side of the building that signals the beginning of
the project, providing a gateway element and allowing for an opportunity to reflect a more
modern element within the composition.

We are committed to working cooperatively and in partnership with TPSS during mediation to
locating and installing an additional elevator at the east end of the building that operates
between the lower level garage and street level to accommodate TPSS customers.

We refined the depth of high-quality retail space to drive the ground plane building envelope -
minimizing corridor spaces and vertical circulation —in order to optimize visibility, public realm
connectivity and retail engagement with the sidewalk.

We added operable windows on the second-floor to offer natural ventilation and more
participation in the activity on the street.

We redesigned the rear of the building to include multiple window openings on both the first
and second floors of the building, as well as opportunities for light and air at the garage level,
creating a more visually attractive facade.

We have heard and share your interest in developing a project that is environmentally sustainable. In
response:

We explored opportunities to meet and exceed sustainability goals beyond our LEED Gold
commitment. In addition to the building-oriented sustainability techniques we had planned, we
incorporated into our site plan numerous opportunities to capitalize on multi-modal access,
pedestrian-first design methodology, a bio-retention storm water facility, a vegetative roof, and
environmental mitigation.

We incorporated trees and other plantings in the public realm with soil depth appropriate to the
needs of a thriving living edge.

We have committed to creating a Forest Conservation Easement on the rear of the lot —
focusing on passivity and health of the sloped portion of the site.

We confirmed that the rear of the site will be disturbed minimally in order to construct the
building, recognizing that other clean-up may be warranted in order to eradicate invasive
species, provide a healthier slope stabilization strategy and promote a naturalistic feel.



We have heard and understood your desire to create a welcoming and accessible public space for
residents to engage with one another. In response:

e We increased the size of the public space to approximately 2,700 SF with 40’ distance of public
gathering space that is not focused on outdoor dining but shared space for residents, visitors and
anyone else in the public realm.

e We will, in the event the location or length of the lay-by is modified during the Montgomery
County Development Review process and encroaches into the planned public space, explore
design options to ensure that the amount of space that has been designated for public use is

preserved.

e We added colorful and flexible benches and seating opportunities along the length of the site that
are shielded from the lay-by via bollards at the edge.

e We refined the project to include design elements that will encourage people of all ages and
abilities to linger, socialize and shop and dine at the Junction.

e We are open to providing expanded access to the roof top area and will, as our operational plans
are solidified, provide controlled opportunities for members of the community to enjoy the
planned patio area.

e We welcome the opportunity to partner with the City to program the public realm and the public
space providing opportunities such as musical performances or the scheduling of food trucks in

the lay-by area.

We have heard and understood your concerns about the handling of refuse generated by building
tenants. In response:

e We have added facilities for 4-yard dumpsters that would be accommodated in a corral, locked
and outfitted with tamper-proof hose bib, a floor drain and an exhaust system for smells.

e We have confirmed that the project can accommodate all of the trash generated by ground
floor uses in three dumpsters (three pickups per week). The dumpsters would be located on site
and ported to curbside at the appropriate pickup times.

e We have identified opportunities at the rear of the building which would allow for the expansion
of the space for additional dumpster storage if more trash will be produced by changing the
tenant use type.

e We are committed to ensuring that none of the trash generated by building tenants would be
left outside and that the dumpsters would not be stored in the public realm.

We have heard and share your interest in minimizing the impact of the project on the ability of the



Takoma Park Silver Spring Co-op (TPSS) to receive deliveries. In response:

e We have increased the lay-by lane to 12’ in width to accommodate the largest vehicles expected
to make deliveries by TSPP Co-op to the site and to move safely out of the existing eastbound
lanes. To clarify any misperceptions, the lay-by lane is being built completely outside of the
existing four-lane roadbed of Carroll Avenue and is designed to be used for delivery, trash and
recycling collection. The Lay-by lane will be deeded to the public (presumably State Highway)
and will not be controlled by us.

e We will increase the paved width of the service corridor up to a 10 feet to ensure that deliveries
can be safety and easily conveyed by hand truck and to facilitate the removal of trash and
recyclables. The site plan includes an additional buffer located between the paved service
corridor and the wall of the TPSS Co-op building of approximately 2 feet.

Our vision for the Takoma Junction project has always and continues to be to develop a project which
contributes to and enhances this unique, vibrant and thriving commercial neighborhood. We are
committed to the development of a truly memorable, useful and beautiful public realm and a project
which demonstrates our commitment to sustainability in design.

Reasonable Accommodation for the Takoma Park Silver Spring Co-op (TPSS)

We have agreed to participate in mediation with TPSS Board Members - facilitated by a mediator of
their choosing - to define and address what additional actions are needed to provide reasonable parking
and delivery accommodations during construction and upon completion of the project. We look forward
to this opportunity and are hopeful that we will be able to reach agreement on the following:

e Parking for Customers and Employees — We are committed to working cooperatively and in
partnership with TPSS to address their parking needs. We have offered, in writing, to provide
dedicated parking spaces in the garage at fair market rates. Parking options for use during
construction have been identified and provided to the TPSS Board.

e FElevator Access to Garage - We are committed to working cooperatively and in partnership with
TPSS to install an additional elevator for their customers at the opposite end of the building that
goes between the lower level garage and street level, perhaps directly into their store.

e Access to Lay-by Lane — We are committed to working cooperatively and in partnership with
TPSS to coordinate delivery schedules and, to the extent possible, facilitate the use of the
existing loading dock on the east side of their building for smaller truck deliveries.

e Trash Storage and Pick-up — We are committed to working cooperatively and in partnership with
TPSS to provide dedicated trash storage and coordinated refuse and recycling pick-up at fair
market rates.

e Expansion Options - We have offered, in writing, potential space within the building for the
expansion of TPSS at fair market rates.
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We look forward to continuing our work with Council and the community to move the Takoma Junction
project forward, and we are also happy to work with Co-op through mediation to address potential

operating issues.

Please let me know if you have any additional questions.

Sincerely, -
7
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Adrian G Washington
CEO and Founder



	The draft Resolution is presented with line numbers so as to help identify text that is the subject of discussion. As an aid in reviewing the document, and recognizing that line numbers will change as the document is revised, the document roughly cons...
	In addition, the Council and staff have been working on identifying environmental impact considerations, fiscal impact considerations, and racial equity impact considerations related to the project to help inform the Council discussions.
	1) Remediation: Any necessary environmental cleanup of the site will be addressed by NDC during the development of the site.
	2) Preservation of green space: The retention of the southern slope of the property along Columbia Avenue for green space with a Forest Conservation Easement to be established upon completion of the project. Given the topography and the strong likelih...
	3) Stormwater management: Compliance with the City’s stormwater requirements with a bio-retention storm water facility located at the rear of the building and a vegetative “green” roof.
	4) Environmentally sustainable building design and site features: NDC has committed to meeting and exceeding the sustainability goals identified in the Development Agreement. Qualifying building and site features that will advance this goal noted in t...
	The draft site plan also provides for the construction of a below grade parking facility with 72 paid public parking spaces and the development of a more attractive and walkable commercial area, intended to encourage patrons to use alternative modes o...
	5) Income Tax: Additional economic benefits would come from the employment of any residents who would earn income and pay income tax. Based on the projected square footage of retail, restaurant and office space identified in the draft plan, an estimat...
	Questions have been raised about the economic impact of the development on businesses and residential properties in the Takoma Junction area of the development. The number of leased spaces in the Takoma Junction area is small, with over half – 52% - o...
	While residential real property assessments in Takoma Park are increasing and are likely to continue to increase whether or not the proposed project is constructed, the project may help reduce the City’s reliance on property tax revenue that comes fro...

	20180706-ResolutionSlides.pdf
	Site.pdf
	Site Plan images.pdf
	Cross-section.pdf

	20180706-ResolutionSlides.pdf
	Site.pdf
	Site Plan images.pdf
	Cross-section.pdf

	Work Session 071118 Takoma Junction rev070618.pdf
	The draft Resolution is presented with line numbers so as to help identify text that is the subject of discussion. As an aid in reviewing the document, and recognizing that line numbers will change as the document is revised, the document roughly cons...
	In addition, the Council and staff have been working on identifying environmental impact considerations, fiscal impact considerations, and racial equity impact considerations related to the project to help inform the Council discussions.
	1) Remediation: Any necessary environmental cleanup of the site will be addressed by NDC during the development of the site.
	2) Preservation of green space: The retention of the southern slope of the property along Columbia Avenue for green space with a Forest Conservation Easement to be established upon completion of the project. Given the topography and the strong likelih...
	3) Stormwater management: Compliance with the City’s stormwater requirements with a bio-retention storm water facility located at the rear of the building and a vegetative “green” roof.
	4) Environmentally sustainable building design and site features: NDC has committed to meeting and exceeding the sustainability goals identified in the Development Agreement. Qualifying building and site features that will advance this goal noted in t...
	The draft site plan also provides for the construction of a below grade parking facility with 72 paid public parking spaces and the development of a more attractive and walkable commercial area, intended to encourage patrons to use alternative modes o...
	5) Income Tax: Additional economic benefits would come from the employment of any residents who would earn income and pay income tax. Based on the projected square footage of retail, restaurant and office space identified in the draft plan, an estimat...
	Questions have been raised about the economic impact of the development on businesses and residential properties in the Takoma Junction area of the development. The number of leased spaces in the Takoma Junction area is small, with over half – 52% - o...
	While residential real property assessments in Takoma Park are increasing and are likely to continue to increase whether or not the proposed project is constructed, the project may help reduce the City’s reliance on property tax revenue that comes fro...





