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PIKE CENTER

Section 1

INTRODUCTION

OVERVIEW

This report details a Local Area Transportation Review (LATR) for Pike Center, located at 12101
Rockville Pike in Rockville, Maryland. The subject site is located along the west side of Rockville
Pike (MD 355) and south of Twinbrook Parkway, as shown in Figure 1-1. The site is located within
the North Bethesda Orange Policy Area of Montgomery County. The study intersections are in
the North Bethesda Orange Policy Area, Twinbrook Red Policy Area, White Flint Red Policy Area,
and City of Rockville. This study was prepared in support of the Local Map Amendment (LMA)
application in accordance with the Maryland-National Capital Park and Planning Commission (M-
NCPPC) 2023 LATR Guidelines.

The Applicant, KIMCO Realty, Co., proposes to redevelop the approximately 81,000 square feet
(S.F.) of existing retail and commercial uses with up to 290 mid-rise and 470 high-rise
apartment dwelling units and up to 90,000 S.F. of retail space (potentially a supermarket).
The proposed development is expected to occur in two phases with phase one expected to be
built approximately in 2034 and phase two approximately in 2039.

The site has five (5) existing access points on Rockville Pike (MD 355), Bou Avenue, and Chapman
Avenue: a right-in/right-out serving a connected gas station on Rockville Pike (MD 355), a full
access driveway on Bou Avenue east of Rockville Pike (MD 355), and two full access driveways
on Chapman Avenue with one located north and the other south of Rollins Avenue.

The Applicant is proposing one (1) new point of access via the extension of Rollins Avenue from
Chapman Avenue to Rockville Pike (MD 355) to materialize the county’s proposed roadway
network. The Applicant is also proposing to close access to the site via the right-in/right-out with
the gas station as the gas station is planned to be redeveloped, and the southern entrance on
Chapman Avenue. The site plan is shown on Figure 1-2.

A LATR Transportation Study is required for this Local Map Amendment application since the
proposed development is expected to generate 50 or more new peak hour person trips during
the AM and PM peak periods. The scope of this LATR traffic study was established in consultation
with M-NCPPC, Maryland State Highway Administration and Montgomery County Department of
Transportation (MCDOT) Staff. The Scope of Work Agreement is included in Appendix A.
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EXECUTIVE SUMMARY

The proposed Pike Center redevelopment proposes removing 81,000 S.F. of retail and
commercial space to be replaced with up to 90,000 S.F. of retail and commercial, 290 mid-rise
multifamily dwelling units and 470 high-rise multifamily dwelling units. This project is subject to
the LATR system adequacy tests, based on the number of peak hour person trips the site will
generate, as outlined in Montgomery County’s Growth and Infrastructure Policy (GIP) and the
LATR 2023 Guidelines. The following summarizes the findings and conclusions of the four
adequacy tests and Vision Zero evaluations of this Local Area Transportation Review for the
redevelopment of Pike Center:

1.

The redevelopment of Pike Center would replace approximately 81,000 square feet
(S.F.) of retail and commercial uses with up to 290 mid-rise and 470 high-rise
apartment dwelling units and up to 90,000 S.F. of retail space. The proposed
development is expected to occur in two phases with phase one expected to be built
approximately in 2034 and phase two approximately in 2039.

Pike Center is expected to generate 612 AM peak hour and 936 PM peak hour net new
person trips, and 324 AM peak hour and 492 PM peak hour net new auto-driver (vehicle)
trips under buildout conditions in Phase 2.

The redevelopment of Pike Center will construct the extension of Rollins Avenue between
Chapman Avenue and Rockville Pike (MD 355). This new facility will complete part of
master planned roads in the area, better manage traffic movements into and out of the
site and provide a pedestrian and bicycle connection through the property.

The AM and PM peak hour average vehicle delays at the study intersections within the
North Bethesda Orange Policy Area currently operate within the applicable congestion
standard of 71 seconds per vehicle. The study intersections within the City of Rockville,
Twinbrook Red Policy Area and White Flint Red Policy Area are not subject to the Motor
Vehicle Test. However, for information purposes, an analysis was conducted at each of
these intersections.

Under future conditions without the proposed Pike Center redevelopment, the study
intersections within the North Bethesda Policy Area would continue to operate within the
applicable congestion standard threshold during both the AM and PM peak hours.

Under future conditions with the proposed Pike Center redevelopment, the study
intersections within the North Bethesda Policy Area would continue to operate within the
applicable congestion standard threshold during the AM and PM peak hours.
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Based on the Pedestrian System Adequacy Test, mitigation is required to improve the
existing undesirable pedestrian level of comfort ratings for segments along Rockville Pike
(MD 355), and to address ADA noncompliance for crosswalk ramps within the study area.
At the time of Preliminary Plan/Site Plan, the Applicant will work with Staff to determine
the improvements and the fair share contribution to improve the PLOC in the study area.

Mitigation is required to pass the Bicycle System Adequacy Test due to an elevated level
of traffic stress under existing conditions along Rockville Pike (MD 355). The Applicant will,
at the time of Preliminary Plan/Site Plan, coordinate with Planning Staff to determine the
fair share contribution toward the mitigation. The Applicant is also proposing enhanced
bicycle infrastructure along the site frontages, bolstering comfortability and adherence
to the Bicycle Master Plan.

Four (4) bus stops within the study area do not have bus shelters. Mitigation is required
to pass the Bus Transit System Adequacy Test. The Applicant will, at the time of
Preliminary Plan/Site Plan, coordinate with Planning Staff to determine the fair share
contribution toward the mitigation.

A review of crash history within the 1,000 feet study area radius found that 314 crashes
occurred between 2019 and 2024. Of the 314 reported crashes, 308 crashes were
reported as minor/no injury crashes, and one (1) was classified as fatal. The majority of
crashes involved vehicles only (81 percent). The remaining crashes were related to
pedestrians (14 percent) and bicycles (five percent). It is noted that the site is located
within a High Injury Network along Rockville Pike (MD 355) north of Randolph Road.

The results of the speed study indicate that the Rockville Pike (MD 355), Chapman Avenue,
and Twinbrook Parkway road segments experience 85 percentile speeds that are within
the acceptable 120 percent of the posted speed limit. Data for Bou Avenue shows that
the 85th percentile speed exceeds the 120 percent posted speed standard. The Applicant
proposes to provide curb parking along the Bou Avenue frontage between the site
driveway and Chapman Avenue that may reduce speeds in this area. However, additional
speed reduction measures and enforcement should be considered to further reduce
speeds in this segment.

12. The location and design of the proposed site access roads minimizes turning movement

conflicts on Chapman Avenue, Bou Avenue, and Rockville Pike (MD 355). Sidewalks and
crosswalks will be provided within and along the property frontage to ensure safe
pedestrian access to and from the site. The shared use paths along the site frontage
provide a low level of traffic stress for bicyclists travelling to or from the site.
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DESCRIPTION OF MULTI-MODAL ADEQUACY TESTS

The following section describes the various multi-modal tests for determining transportation
adequacy per the 2023 LATR Guidelines and the Montgomery County Growth and Infrastructure
Policy:

Motor Vehicle Adequacy. This test is required for any development generating 50 or more peak
hour person trips. Intersections within Orange Policy Areas are evaluated for adequacy using the
Highway Capacity Manual (HCM) analyses methodology. The congestion standard (HCM delay
based) for intersections within the Orange North Bethesda Policy Area is an overall average
vehicle delay of 71 seconds per vehicle.

The intersections within the City of Rockville and Twinbrook and White Flint Red Policy Areas are
not subject to the Vehicle Test; however, an analysis was conducted for informational purposes.
The capacity analysis and results for those intersections in the Red Policy Area and City of
Rockville are presented in Appendix F of this report. The Policy Area designation for each of the
study intersections is noted below.

The scope of the study intersections is based on the motor vehicle trip generation. For sites
generating more than 250 peak hour vehicle trips but less than 750, the study area is required to
include a minimum of two (2) significant intersection transportation studies in each direction.
The proposed development will generate 324 AM and 492 PM net new peak hour vehicle trips.
The following study area was identified in consultation with Staff during the scoping process:

Rockville Pike (MD 355) / Bou Avenue — Orange Policy Area

Rockville Pike (MD 355) / Federal Plaza / Pike Center — Orange Policy Area
Rockville Pike (MD 355) / Gas Station Driveway — Orange Policy Area
Rockville Pike (Md 355) / Rollins Avenue / Twinbrook Parkway — Red Policy Area
Chapman Avenue / Twinbrook Parkway — Red Policy Area

Chapman Avenue / Pike Center Driveway North — Orange Policy Area
Chapman Avenue / Rollins Avenue — Orange Policy Area

Chapman Avenue / Pike Center Driveway South — Orange Policy Area

Bou Avenue / Chapman Avenue — Orange Policy Area

Bou Avenue / Pike Center — Orange Policy Area

East Jefferson Street / Rollins Avenue — City of Rockville

Rockville Pike (MD 355) / Halpine Road — Red Policy Area

. Twinbrook Parkway / Parklawn Drive — Red Policy Area

Nebel Street / Randolph Road — Red Policy Area

. Rockuville Pike (MD 355) / Hubbard Drive — Orange Policy Area

Chapman Avenue / Randolph Road — Red Policy Area

Chapman Avenue / Thompson Avenue — Red Policy Area
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Pedestrian System Adequacy is defined by the criteria described in section V.A of the Guidelines.
The Pedestrian System Adequacy test consists of three components:

Pedestrian Level of Comfort (PLOC). Per the Guidelines, pedestrian system adequacy is defined
as providing a “Somewhat Comfortable” (PLOC-2) or “Very Comfortable” (PLOC-1) score on
streets and intersections for roads classified as Primary Residential or higher (excluding
Controlled Major Highways and Freeways, and their ramps), within a certain walkshed from the
site frontage, specified in the LATR Guidelines. Specific improvements to be constructed are to
be identified in consultation with MNCPPC and MCDOT.

Street Lighting. As stated in the Guidelines, the Applicant must evaluate existing street lighting
based on MCDOT standards along roadways or paths from the development to destinations
within a certain walkshed from the site frontage as specified in the LATR Guidelines. The
Guidelines also identifies the maximum span of street lighting that the Applicant must provide
beyond the frontage. Where standards are not met, the Applicant must upgrade the street
lighting to meet the applicable standards.

ADA Compliance. The Guidelines state that the Applicant must address Americans with
Disabilities Act (ADA) noncompliance issues within a certain walkshed from the site frontage
equivalent to half the walkshed specified in the LATR Guidelines. The maximum span of ADA
improvements that the Applicant must provide beyond the frontage is also identified in the
Guidelines.

Based on the expected peak hour person trips to be generated by this site, the required distances
for the three components of the pedestrian study area are as follows:

e Pedestrian Level of Comfort and Street Lighting Study Area
1,000 feet in in all directions from the property

e ADA Compliance Study Area
500 feet in all directions from the site

Bicycle System Adequacy. This analysis considers the following:

Bicycle system adequacy is defined by the criteria described in Section VI.A of the LATR Guidelines.
Per the Guidelines, the determination of adequacy is the achievement of a low Level of Traffic
Stress (LTS-2) for bicyclists. As stated in the Guidelines, bicycle system analysis is based on the
following standards and scoping:

For any site generating at least 50 net new weekday peak-hour person trips, the Applicant is to
conduct an analysis of existing and programmed conditions to ensure low Level of Traffic Stress
(LTS-2) conditions on all transportation rights-of-way within a certain distance of the site frontage,
specified in the LATR Guidelines. If current and programmed connections will not create
adequate conditions, the Applicant must construct side paths, separated bike lanes, or trails,
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consistent with the Bicycle Master Plan, that create or extend LTS-2 conditions up to the specified
distance from the site frontage.

Based on the expected person trips to be generated by this site, the required distance for the
bicycle study area is within 1,000 feet of the site.

Bus Transit System Adequacy. This analysis considers the following:

Bus transit system adequacy is defined by the criteria described in Section VII.A of the LATR
Guidelines. As stated in the LATR Guidelines, “for any site generating at least 50 net new weekday
peak-hour person trips in Red, Orange, and Yellow Policy Areas, the Applicant is to conduct an
analysis of existing and programmed conditions to ensure that there are bus shelters outfitted
with real-time travel information displays and other standard amenities, along with a safe,
efficient, and accessible path between the site and a bus stop, at a certain number of bus stops
within a certain distance of the site frontage”. Where shelters and associated amenities are not
provided, an Applicant must construct up to the number of shelters and amenities specified in
the Guidelines.

Based on the expected person trips to be generated by this site, the required distance for the
transit study area is four (4) bus shelters within 1,500 feet of the site.

Vision Zero

According to the LATR Guidelines, all LATR studies for a site that will generate 50 or more net
new weekday peak-hour person trips must develop a Vision Zero Statement. This statement must
assess high injury network, review traffic speeds, and describe in detail how safe site access will
be provided. With concurrence of the responsible agency, projects must implement or contribute
to the implementation of safety countermeasures. The Planning Board must find a nexus to the
Project’s impact and that any countermeasure is proportional to that impact. The County Council
may adopt predictive safety analysis as part of this statement, when available. The components
of the Vision Zero Statement are described below, as stated in the LATR Guidelines.

1. Review High Injury Network segments: Document any segments on the High Injury
Network (HIN) that are within a certain distance of the site frontage, as specified in the
LATR Guidelines.

a. HIN Attributes: Document attributes of the roadway segment(s), including number of
lanes, posted speed limit, presence of pedestrian or bicycle infrastructure and
crossings, and annual average daily traffic (if available).

b. HIN Crashes: Summarize the crashes on the relevant segment(s) within the past five
years, noting the severity and mode of crashes. Review the crash attributes and
summarize any trends (e.g., collision type, time of day of crashes, contributing factors).
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c. HIN Improvements: Identify any recent improvements to the segment(s) or if safety
improvements for the segment are included in the approved Capital Improvement
Program.

Assess proximate safety issues: Review the crash history for all segments and crossings
within a certain distance of the site frontage, as specified in the LATR Guidelines.

a. Crash Summary: Summarize the crashes within the past five years, noting the overall
severity and mode of crashes. For any severe or fatal crashes, document the collision
type, mode, and whether the crash occurred at an intersection or along a
segment.

Review traffic speeds: Conduct speed studies within a certain distance from the site
frontage, specified in the LATR Guidelines. Speed studies should be conducted mid-week
(Tuesday, Wednesday, or Thursday) on days when school is in session. Locations will be
determined by Planning Staff in collaboration with MCDOT Staff and will prioritize filling
in gaps in the inventory of speed studies. Relevant speed studies that have been
completed within the past three years may be used to fulfill this requirement if gaps
do not remain in the inventory of speed studies.

a. Observed Speeds: For each speed study, document the 50th and 85th percentile speed
for each direction.

b. 10-mile per hour (mph) Pace: For each speed study, document the range of speed at
which most cars are traveling.

Describe site access: Summarize the safety issues identified in components 1 through 3
and describe how site circulation promotes safety, outlining how safe access will
be provided to the site. Planning Staff will note if the Applicant is contributing a fee in
lieu of constructing a countermeasure. Reference the Vision Zero Community
Toolkit (forthcoming) or national best practices and research in outlining the
appropriate treatments to address identified safety issues.

a. High Injury Network: If applicable, summarize how the project’s right-of-way
improvements along the HIN will address identified safety issues.

b. Proximate Safety Issues: Record how the project’s right-of-way improvements within
the vicinity of the site will address identified safety issues for motorists, transit riders,
bicyclists, and pedestrians.

c. Traffic Speeds: If observed 85th percentile speed for any day or direction exceeds the
posted speed by 120%, summarize speed management improvements that could
reduce speeds along the roadway. For example, traffic calming would be warranted
on a roadway with a 25-mph posted speed limit if the observed 85th percentile speed
is greater than 30 mph.

d. Site Circulation: Document how site design promotes bicycle, pedestrian, and
motor vehicle occupant safety. For example, limiting vehicle access points and
locating and
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designing parking to reduce conflicts with pedestrians and bicyclists both passing by
and visiting the site.

Tasks undertaken in this study included the following:

" Review of the proposed plans, background materials provided, and the Local Area
Transportation Review Guidelines requirements for the Kensington/Wheaton
Policy Area.

u Calculation of the number of peak hour person trips generated by the proposed
redevelopment based on the LATR Guidelines methodology.

u Coordination with M-NCPPC Staff to identify the necessary scope and analyses to
be included in the LATR study.

u Preparation of Motor Vehicle Adequacy Test

o Collection of new vehicular turning movement, bicycle, and pedestrian
counts at the study intersections.

o Calculation of existing conditions average vehicle delay.

o ldentify pipeline developments located within the proximity of the site
development.

o Forecast of background future traffic volumes by combining the adjusted
existing peak hour traffic volumes and the traffic expected to be generated
by pipeline projects that are currently approved or planned for development.

o Calculation of future background peak hour conditions average vehicle delay
for each study intersection based on the future background traffic forecasts
and existing or planned intersection geometrics.

o Calculation of the number of AM and PM peak hour vehicle trips that will be
generated by the proposed redevelopment based on the LATR Guidelines and
the published Institute of Transportation Engineers (ITE) Trip Generation, 11t
Edition rates.

o Assignment of the site trips based on previously approved distributions for
the subject site.

o Forecast of total future traffic volumes by combining the site trips with the
background traffic forecasts.

o Calculation of total future peak hour conditions average vehicle delay for
each study intersection based on the total future traffic forecasts and existing
or planned intersection geometrics.

u Preparation of Bicycle System Adequacy Test

= Preparation of Pedestrian System Adequacy Test
u Preparation of Bus Transit System Adequacy Test
= Preparation of Vision Zero Statement

Sources of data for this study include: the M-NCPPC, the MCDOT, the Maryland State Highway
Administration (SHA), Institute of Transportation Engineers (ITE), Hord Copland Macht, VIKA
Maryland, KIMCO Realty, Inc., and Wells + Associates Inc.
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SECTION 2
BACKGROUND DATA

OVERVIEW

This section presents the following background information for the LATR:

B Description of the proposed site uses

®  Description of the existing vehicular ingress/egress

" Description of the study area public road network and transportation facilities
®  Programmed and Planned Improvements

®  Definition of the study area

®  Vehicular, pedestrian and bicycle traffic counts

PLANNED SITE USES

The proposed Pike Center project includes replacing the existing 81,000 S.F. shopping center
with 90,000 S.F. of commercial and retail space (potentially a supermarket), 470 high-rise, and
290 mid-rise dwelling units. The proposed development is expected to occur in two phases
with a phase one buildout approximately in 2034 and phase two approximately in 2039. The
phasing plans are shown on Figures 2-1 and 2-2.

VEHICULAR ACCESS

The existing site access to the public road network is provided via five (5) access points, which
include a full-movement, signalized intersection on Rockville Pike (MD 355), a right-in/right-out
driveway on Rockville Pike (MD 355), a driveway on Bou Avenue, and two driveways on Chapman
Avenue. Specifically:

1. A right-in/right-out driveway along Rockville Pike (MD 355) that serves the existing gas

station.

2. The main signalized site driveway intersection of Rockville Pike (MD 355) opposite Federal
Plaza.

3. Aservice entrance driveway on Chapman Avenue north of Rollins Avenue.

4. A service entrance driveway on Chapman Avenue south of Rollins Avenue.

5. A full access driveway on Bou Avenue.

Two (2) new access points to the property will be provided during Phase 1 via the planned
extension of Rollins Avenue between Chapman Avenue and Rockville Pike (MD 355.). The
Chapman Avenue intersection will provide full movements while the Rockville Pike connection
will function as a right-in/right-out between Bou Avenue and the existing main signalized site
driveway. In Phase 1, the southern entrance to the site along Chapman Avenue will be eliminated
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and during Phase 2, the gas station right-in/right-out will be eliminated, and the station is
anticipated to be relocated. The vehicular access for the site is shown on Figure 1-2.

PUBLIC ROAD NETWORK

Existing Network/Site Access

Regional access is provided by Rockville Pike (MD 355), Randolph Road, and Montrose
Road/Josiah Henson Parkway. Local access to the site is provided via Twinbrook Parkway,
Chapman Avenue, Bou Avenue, Rollins Avenue.

Rockville Pike (MD 355) is a state-maintained, six-lane divided Downtown Boulevard. Traffic
signals and additional turn lanes are typically provided at major intersections. There is a posted
speed limit of 40 mph.

Randolph Road is a six-lane divided boulevard per the Master Plan of Highways and Transitways
Functional Classification. Traffic signals and additional turn lanes are typically provided at major
intersections. Randolph Road provides regional access and has a posted speed limit of 40 mph.

Montrose Road/Josiah Henson Parkway is a four-lane divided Downtown Boulevard and provides
a bypass route onto Rockville Pike (MD 355). Traffic signals and additional turn lanes are typically
provided at major intersections. There is a posted speed limit of 35 mph.

Twinbrook Parkway is a four-lane divided Town Center Boulevard per the Master Plan of
Highways and Transitways Functional Classification and Arterial within the City of Rockville.
Traffic signals and additional turn lanes are typically provided at major intersections. There is a
posted speed limit of 30 mph.

Chapman Avenue is a four-lane undivided downtown street per the Master Plan of Highways and
Transitways Functional Classification. There is a posted speed limit of 30 mph.

Bou Avenue is a four-lane undivided Downtown Boulevard per the Master Plan of Highways and
Transitways Functional Classification. There is a posted speed limit of 25 mph.

Rollins Avenue is a two-lane undivided business district road per the City of Rockville. There is a
posted speed limit of 30 mph.

b
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NON-AUTO TRANSPORTATION FACILITIES

The following bicycle, pedestrian, and transit infrastructure are either currently provided near
the subject site or are planned.

Bicycle Facilities

Per the Montgomery County Bicycle Master Plan, a sidepath is currently provided along the
west side of Chapman Avenue from the Pike Center north driveway to Bou Avenue. A
sidepath is currently provided along the north and east side of Bou Avenue from Rockville
Pike (MD 355) to Randolph Road. A sidepath is currently provided along the east side of
Rockville Pike (MD 355) from Rose Avenue to Hubbard Drive. In the City of Rockville, a painted
separated bike lane is currently provided on both sides of Chapman Avenue from Twinbrook
Parkway to Thompson Avenue. Bicycle facilities are not currently provided along other
roadways in the study area.

Per the Bicycle Master Plan, in the study area, two-way separated bike lanes are planned
along the east and west side of Rockville Pike (MD 355) from Randolph Road to Twinbrook
Parkway. The City of Rockville classifies this improvement as a “cycletrack”, that extends further
north past the study area. Two-way separated bike lanes are planned for the east and west
sides of Hoya Street. In the City of Rockville, a shared roadway is planned for Twinbrook
Parkway and Rollins Avenue from Chapman Avenue to East Jefferson Street. An exhibit
showing the Bicycle Master Plan is shown in Section 4 of this report.

Sidewalks

Sidewalks are provided along all public roads within the study area.

Transit Service

Pike Center is well served by both Ride-On and Metrobus routes, as well as Metrorail at
Twinbrook station. The following bus routes are proximate to the subject site:

¢ Ride-On Route 5 provides service between Twinbrook station and Silver Spring station. This
bus route makes stops at White Flint and Grosvenor-Strathmore stations.

e Ride-On Route 10 provides service between Twinbrook station and New Hampshire Avenue
at Powder Mill Road. This bus route makes a stop at Glenmont station.

e Ride-On Route 42 provides service between Westfield Montgomery Mall and White Flint
Station.

e Ride-On Route 101 provides service between the Lakeforest Transit Center and National
Institutes of Health Medical Center station with stops at the Shady Grove, Rockville, and
White Flint Metrorail stations.

e Ride-On Route 46 provides service between Montgomery College and the National Institute
of Health (NIH) Medical Center station.

e Ride-On Route 26 provides service between the Glenmont station and Montgomery Mall
Transit Center.
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e Ride-On Route 44 provides service between Rockville Station and Twinbrook Station.

e Ride-On Route 45 provides service between the Rockville Regional Transit Center and the
Twinbrook Station.

e Metrobus Route C2and C4 provides service between Greenbelt station and Twinbrook station.

All bus routes and schedules are included in Appendix B.

Twinbrook Station, north of the subject sites provides Red Line Metrorail service to Washington
DC, Union Station, and the MARC train.

PROGRAMMED and PLANNED IMPROVEMENTS

No pipeline transportation or Capital Improvement Projects were identified as applying within
the scope of this project.

STUDY AREA DEFINITION

The LATR study area was established in accordance with M-NCPPC’s LATR Guidelines and through
consultation with M-NCPPC, MCDOT, and MD SHA Staff. The signed scoping agreement is
provided in Appendix A. The following intersections and driveways are included in the study:

LN hWwWNE

O T S G §
NoUusWwN RO

Rockville Pike (MD 355) / Bou Avenue — Orange Policy Area

Rockville Pike (MD 355) / Federal Plaza / Pike Center — Orange Policy Area
Rockville Pike (MD 355) / Gas Station Driveway — Orange Policy Area
Rockville Pike (Md 355) / Rollins Avenue / Twinbrook Parkway — Red Policy Area
Chapman Avenue / Twinbrook Parkway — Red Policy Area

Chapman Avenue / Pike Center Driveway North — Orange Policy Area
Chapman Avenue / Rollins Avenue — Orange Policy Area

Chapman Avenue / Pike Center Driveway South — Orange Policy Area

Bou Avenue / Chapman Avenue — Orange Policy Area

Bou Avenue / Pike Center — Orange Policy Area

East Jefferson Street / Rollins Avenue — City of Rockville

Rockville Pike (MD 355) / Halpine Road — Red Policy Area

. Twinbrook Parkway / Parklawn Drive — Red Policy Area

Nebel Street / Randolph Road — Red Policy Area

. Rockville Pike (MD 355) / Hubbard Drive — Orange Policy Area

Chapman Avenue / Randolph Road — Red Policy Area
Chapman Avenue / Thompson Avenue — Red Policy Area

Figure 2-3 shows the existing lane use and traffic control for the study area.
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EXISTING TRAFFIC COUNTS

Existing AM and PM peak hour vehicular, pedestrian, and bicycle traffic counts were conducted
at the study intersections on Tuesday March 19, 2024, and Thursday May 2, 2024, from 6:30 AM
to 9:30 AM and from 4:00 PM to 7:00 PM. Figure 2-4 shows the existing AM and PM peak hour
vehicular traffic volumes. Pedestrian and bicycle volumes at the study intersections are
summarized on Figures 2-5 and 2-6, respectively, and the detailed count data is provided in
Appendix C.
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SECTION 3
MOTOR VEHICLE ADEQUACY TEST

OVERVIEW

This section of the report presents the details of the Motor Vehicle Adequacy Test for the LATR.
It includes: the applicable congestion standard for the Policy Area; analysis of existing average
vehicle delay at key intersections; a summary of site and pipeline trip generation projections; and
analysis of future average vehicle delay with and without the site development.

CONGESTION STANDARD

The study intersections, including the site driveways, are located within either the North
Bethesda Orange, Twinbrook Red, or White Flint Red Policy Area of Montgomery County, or the
City of Rockville depending on the specific intersection. In Orange Policy Areas, the level of
congestion is determined using the Highway Capacity Manual delay-based level of service
methodology. In Red Policy Areas and the City of Rockville, intersections are not subject to a
Motor Vehicle test; however, delay-based level of service results are presented in the appendix
of this Report.

The congestion standard (HCM delay based) for intersections within the North Bethesda Policy

Area is an overall average vehicle delay of 71 seconds per vehicle at the studied intersections
during the AM and PM peak hours.

EXISTING CONDITIONS

Vehicular Analysis

Existing peak hour average vehicle delays were analyzed for each of the study intersections per
the LATR Guidelines methodology. The intersection analysis for the intersection in the Red Policy
Area has been provided for informational purposes only.

The existing peak hour delays were calculated based on the existing lane use and traffic
control shown on Figure 2-1, existing traffic signal phasing/timing obtained from the City
of Rockville and Montgomery County Department of Transportation (MCDOT) are shown in
Appendix D, the existing vehicular traffic volumes shown on Figure 2-2, and the HCM
2000 and 6™ Edition methodology for signalized and unsignalized intersections respectively,
where available. HCM worksheets for each study intersection are presented in Appendix E.
The results of the existing analyses are summarized in Table 3-1.

The analysis shows that under existing conditions, all the study intersections in the Orange
Policy Area currently operate within the 71 second per vehicle delay standard.
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The HCM worksheets and results for intersections in the Red Policy Area and City of Rockville
are shown in Appendix E.
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Table 3-1
Pike Center
Existing Conditions Level of Service Summary®?3

Existing Conditions
Approach/

AM Peak Hour PM Peak Hour
Lane Group

LoS Delay (s) LOS Delay (s)

1. Rockville Pike / Bou Avenue -- Orange Policy Area

Overall I o [ 357 ] b | 393
2. Rockville Pike / Pike Center Driveway / Federal Plaza
Driveway -- Orange Policy Area

overal | A | 96 | ¢ | 217
3. Rockville Pike/ Shell Gas Station Driveway -
Unsignalized -- Orange Policy Area

WBR B 13.8 D 33.9
NBTR - - - 0.0
SBT - - - 0.0
Overall - - -

6. Chapman Ave / Pike Center Driveway North -
Unsignalized -- Orange Policy Area

EBLTR A 0.0 C 21.8
WBLTR B 10.7 C 19.2
NBL A 9.0 A 8.9
NBT A 0.0 A 0.0
SBL A 8.0 A 9.4
SBT A 0.0 A 0.1
Overall - - - -

7. Chapman Ave / Rollins Ave - Unsignalized -- Orange
|Policy Area
WBL C 15.5 D 29.2
WBR B 10.5 C 15.0
EBL - -

NBL - - - -

NBTR - - - -

SBL A 8.2 A 9.2
SBT A 0.2 A 0.3
Average
for WBL
Average
for EBL

|8. Chapman Ave / Pike Center Driveway South -
Unsignalized -- Orange Policy Area

EBLR C 18.4 C 16.9
NBL B 11.2 A 0.0
NBT A 0.0 - -
SBT - - - -
SBR - - - -
Overall - - - -

|9 Chapman Ave / Bou Ave -- Orange Policy Area

overal | ¢ | 255 | ¢ | 318
10. Bou Ave / Pike Center Driveway - Unsignalized --
Orange Policy Area

EBL A 8.5 A 8.5
EBT A 0.1 A 0.1
WBT - - - -
WBR - - - -
SBLR B 13.8 C 16.3
Overall -

15. Rockville Pike / Hubbard Dr / Plaza Driveway --
Orange Policy Area
overal | B [ 112 [ ¢ [ 253
18. Rockville Pike (MD 355) / Rollins Ave Extension -
Unsignalized -- Orange Policy Area
WBR
NBT
NBR FUTURE
SBT
Overall
Notes:

1. Capacity analysis based on Highway Capacity Manual
2000 methodology for signalized and 6th for unsignalized
intersections, using Synchro 11 unless otherwise noted

2. Bold roadways indicate N/S direction.

3. Red Policy Area/City of Rockville intersection analyses
located in the appendix.

*_ Asterisks mark the use of the LATR HCM Average Delay
Formula for a specific movement.

Pike Center
Local Area Transportation Review
July 2024
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FUTURE BACKGROUND CONDITIONS

Fifteen (15) pipeline developments (approved, planned, or under construction and within the site
vicinity) were identified during the scoping process and are included in this study. The pipeline
development locations are shown on Figure 3-1.

Twinbrook Parkway: Planned for 49 mid-rise dwelling units and 4,089 S.F. of retail.

12500 Ardennes Avenue: Planned for 213 mid-rise dwelling units.

Twinbrook Quarter Phase 1A: Planned for 460 mid-rise dwelling units, 270,000 S.F. of
office use, 12,000 S.F. of restaurant use, 17,000 S.F. of retail use, and 92,000 S.F. of
supermarket use.

Federal Plaza West: Planned for 500 mid-rise dwelling units and 109,000 S.F. of retail use.

Wilgus: Planned for 604 mid-rise dwelling units, 141 single family attached dwelling units,
and 15,000 S.F. of retail use.

2115 East Jefferson: Planned for 86 single family dwelling units.

Washington Science Center: Planned for 141,500 S.F. of office uses.

East Village at North Bethesda Gateway: Planned for 279 mid-rise dwelling units and
30,500 S.F. of retail use.

MHP Nebel Street: Planned for 163 mid-rise dwelling units.

Pike and Rose: Planned for 205 mid-rise dwelling units, and 520,000 S.F. of commercial
and retail uses.

Grand Park Development: Planned for 790 mid-rise dwelling units and 392,500 S.F. of
additional uses.

Evolution Labs North Bethesda: Planned for 709,500 S.F. of research and development
uses.

North Bethesda Town Center: Planned for 697 mid-rise dwelling units, 809,000 S.F. of
office use, and 153,000 S.F. of retail use.

Saul Centers White Flint West: Planned for 655 mid-rise dwelling units, 29,000 S.F. of retail
use, and 175,000 S.F. of office use.
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e North Bethesda Market 2: Planned for 470 mid-rise dwelling units, 45,000 S.F. of office
use, 9,000 S.F. of retail use, and 13,500 S.F. of restaurant use.

Pipeline Trip Generation

The trip generation for the pipeline development was either obtained from the respective LATR

traffic study for the development or estimated based on the LATR Guidelines methodology. The
pipeline developments are forecasted to add 3,853 AM peak hour trips and 3,463 PM peak hour
trips to the area road network at full capacity. The trip generation for the pipeline development
is shown on Table 3-2.

Pipeline Trip Assignments

The peak hour trip distribution for the pipeline developments were developed on information
from the respective traffic study or the LATR methodology. The trips anticipated to be generated
by the pipeline developments were then assigned to the roadway network based on these
distributions. It is noted that not all pipeline development trips will travel through the studied
intersections due on the development location. The total pipeline development peak hour traffic
volumes traveling through the study intersections are shown on Figure 3-2.

Future Background Traffic Forecasts

The future background traffic forecasts represent future conditions without the Pike Center
proposed development. AM and PM peak hour background traffic forecasts were estimated by
adding the pipeline traffic assignments (Figure 3-2) to the existing peak hour traffic counts (Figure
2-4). The resulting background future traffic forecasts are summarized on Figure 3-3.

Vehicular Analysis

The future background peak hour average vehicle delays were calculated based on the existing
lane use and traffic control shown on Figure 2-3, existing traffic signal phasing/timing obtained
from the City of Rockville and MCDOT shown in Appendix D, the future background traffic
forecasts shown on Figure 3-3, and the HCM 2000 and 6™ Edition methodology for signalized
and unsignalized intersections where available. HCM worksheets for each study intersection are
presented in Appendix F.

The results of the future background analyses are summarized in Table 3-3 and indicate that of
all of the study intersections in the Orange Policy Area would continue to operate within the
applicable congestion standard with the exception of the westbound right turn movement from
the existing gas station driveway to northbound Rockville Pike (MD 355) during the PM peak hour.

The HCM and CLV worksheets for the study intersections in the Orange Policy area, Red Policy
Area, and City of Rockville are shown in Appendix F.
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Table 3-2 Pike Center
Pike Center Local Area Transportation Review
June 2024

Pipeline Development Trip Generation M

ITE Trip Generation 2023 LATR Trip Generation Rate Adjustment Factors /
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Auto Driver Auto Driver
Land Use Amount (Vehicle Total I.’erson (Vehicle Total I.’erson
i Trips i Trips
Trips) Trips)
1. Twinbrook Parkwa' Twinbrook
Net New Trips| -15 -7 -22 9 11 20 119 -16 -30 16 31
2.12500 Ardennes Avenue? Twinbrook
Net New Trips| -21 58 37 43 -7 36 663 30 67 30 67
3.Twinbrook Quarter Phase 1A% Rockville City
NetNew Trips| 461 265 726 148 293 441 3,195 662 1,010 413 615
4. Federal Plaza West"® North Bethesda
Net New Trips| 14 133 147 71 36 107 1,236 129 237 99 179
5. Wilgusm North Bethesda
Net New Trips| 78 177 255 220 158 378 4,523 207 386 301 565
6. 2115 East Jefferson® North Bethesda
NetNew Trips| -173 4 -169 -7 -150 -157 -840 -149 -216 -138 -197
7. Washington Science centef® North Bethesda
Net New Trips| 15 3 18 3 13 16 123 15 23 15 22
8. East Village at North Bethesda Gatewaﬂs) White Flint
Total To use, -70 85 16 105 -18 87 782 11 51 62 147
9. MHP-Nebel Street”® White Flint
Net New Trips| 7 23 30 20 13 32 366 47 91 51 99
10. Pike and Rose(3) North Bethesda
Net New Trips| 2,204 1,259 3,463 2,002 2,217 4,219 36,441 2,780 4,779 3,360 5,787
11. Grand Park Developmenlm North Bethesda
Net New Trips| 108 316 424 91 -56 35 4,863 318 683 -9 170
12. Evolution Labs North Bethesdd® North Bethesda
NetNew Trips| 538 118 656 99 522 621 7,129 538 862 509 816
13. North Bethesda Town Center White Flint
NetNew Trips| 932 414 1,345 488 936 1,424 13,465 1,038 1,850 1,090 1,957
14. Saul Centers White Flint West® North Bethesda
NetNew Trips| 245 201 446 151 270 421 3,525 392 644 371 606
15. North Bethesda Market If*) North Bethesda
Net New Trips| -81 188 107 184 -33 151 2,575 62 193 93 251
Total Pipeline Development Unbuilt New Trips 2,495 2,197 4,692 1,852 2,431 4,282 49,213 3,853 6,776 3,463 6,245
Notes:

(1) Trip Generation based on the Institute of Transportation Engineers' (ITE) Trip Generation Manual, 11th Edition.

(2) Twinbrook Policy Area
(3) North Bethesda Policy Area
(4) Rockville City Policy Area

(5) White Flint Policy Area
(6) "*" Indicates ITE Trip Generation lacks weekday ADT data for specific land use code
(7) Land Use Code does not have Weekday AM Values Present
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Table 3-3
Pike Center

Background Conditions Level of Service Summary®**

2034 Future Conditions without
Development
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour

Existing Conditions
Approach/
Lane Group

LoS Delay (s) LOS Delay (s) LOS Delay (s) LoS Delay (s)

1. Rockville Pike / Bou Avenue -- Orange Policy Area
Overall I o [ 357 | b | 393 D | 393 | D | 448
2. Rockville Pike / Pike Center Driveway / Federal Plaza
Driveway -- Orange Policy Area
overall | A | 96 [ ¢ | 217 B | 108 | c | 269
3. Rockville Pike/ Shell Gas Station Driveway -
Unsignalized -- Orange Policy Area
WBR B 13.8 D 33.9 C 21.5 F 67.6
NBTR - - - 0.0 - - - -
SBT - - - 0.0 - - - -
Overall - - - - - - A* 1.3
6. Chapman Ave / Pike Center Driveway North -
Unsignalized -- Orange Policy Area
EBLTR A 0.0 C 21.8 A 0.0 C 24.0
WBLTR B 10.7 C 19.2 B 11.0 C 21.0
NBL A 9.0 A 8.9 A 9.3 A 9.1
NBT A 0.0 A 0.0 A 0.0 A 0.0
SBL A 8.0 A 9.4 A 8.0 A 9.6
SBT A 0.0 A 0.1 A 0.0 A 0.1
Overall - - - - - - - -
7. Chapman Ave / Rollins Ave - Unsignalized -- Orange
|Policy Area
WBL C 15.5 D 29.2 C 16.4 D 33.3
WBR B 10.5 C 15.0 B 10.7 C 15.9
EBL - - - -
NBL . - . . . . . .
NBTR - - - - - - - -
SBL A 8.2 A 9.2 A 8.2 A 9.4
SBT A 0.2 A 0.3 A 0.2 A 0.3
Average
for WBL ) ) ) ) ) ) ) )
Average
for EBL ) ) ) ) ) ) ) )
8. Chapman Ave / Pike Center Driveway South -
Unsignalized -- Orange Policy Area
EBLR C 18.4 C 16.9 C 19.9 C 18.0
NBL B 11.2 A 0.0 B 11.7 A 0.0
NBT A 0.0 - - A 0.0 - -
SBT - - - - - - - -
SBR - - - - - - - -
Overall - - - - - - - -
|9 Chapman Ave / Bou Ave -- Orange Policy Area
overal | ¢ | 255 | ¢ | 318 C 26.0 C 34.3
10. Bou Ave / Pike Center Driveway - Unsignalized --
Orange Policy Area
EBL A 8.5 A 8.5 A 8.6 A 8.5
EBT A 0.1 A 0.1 A 0.1 A 0.1
WBT - - - - - - - -
WBR - - - - - - - -
SBLR B 13.8 C 16.3 B 14.0 C 16.6
Overall - - - - - - - -
15. Rockville Pike / Hubbard Dr / Plaza Driveway --
Orange Policy Area
overal | B | 112 | ¢ | 253 B 12.5 C 27.8
18. Rockville Pike (MD 355) / Rollins Ave Extension -
Unsignalized -- Orange Policy Area
WBR
NBT
NBR FUTURE
SBT
Overall
Notes:

1. Capacity analysis based on Highway Capacity Manual 2000 methodology for signalized and 6th
for unsignalized intersections, using Synchro 11 unless otherwise noted.

2. Bold roadways indicate N/S direction.

3. Red Policy Area/City of Rockville intersection analyses located in the appendix.

*_ Asterisks mark the use of the LATR HCM Average Delay

Formula for a specific movement.
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TOTAL FUTURE CONDITIONS

The total future condition analyzes the impact of the proposed Pike Center development, which
includes the anticipated removal of 40,000 S.F. of shopping plaza in Phase 1 while keeping
approximately 41,000 S.F. in operation. The approximately 40,000 S.F. is anticipated to be
replaced with an approximately 44,844 S.F. shopping plaza with 290 mid-rise dwelling units.
During Phase 2, the remaining 41,000 S.F. from Phase 1 will be replaced with approximately
45,196 S.F. of shopping plaza and 470 high-rise dwelling units. The total buildout for Pike Center
is anticipated to equate to 90,000 S.F. of shopping plaza, 470 high-rise dwelling units, and 290
mid-rise dwelling units.

Trip Generation

Trip generation calculations for Pike Center were based on ITE 11™ Edition trip generation rates
and the North Bethesda Policy Area adjustment factors and non-auto mode split percentages
provided in the LATR Guidelines. The trip generation summary for phases 1 and 2 is shown in
Tables 3-4 and 3-5.

Pike Center, as shown in the Multimodal Trip Generation section of Table 3-4, in Phase 1, is
expected to generate 595 AM peak hour and 1,245 PM peak hour total person trips, and 311 AM
peak hour and 646 PM peak hour total auto-driver (vehicle) trips from the proposed uses, based
on the LATR Guidelines methodology for calculating person and vehicle trips. The existing uses
generate 192 AM peak hour and 578 PM peak hour person trips, and 99 AM peak hour and 298
PM peak hour vehicle trips. Therefore, the proposed re-development in Phase 1 will generate
403 AM peak hour and 667 PM peak hour new person trips and 212 AM peak hour and 348 PM
peak hour new vehicle trips. Pass-by trip generation estimates were based on ITE 11t
Edition rates and are presented in Table 3-4. As shown, 106 inbound and 115 outbound trips
were assigned to the site driveways from MD 355 for the PM peak hour.

Phase 2 of the proposed re-development is expected to generate 804 AM peak hour and 1,514
PM peak hour total person trips, and 423 AM and 790 PM Peak hour total auto-driver (vehicle)
trips from the proposed uses. Therefore, after Phase 2 the proposed re-development is
expected to generate 612 AM peak hour and 936 PM peak hour total person trips, and 324 AM
peak hour and 492 PM peak hour total auto-driver (vehicle) trips. Pass-by trip generation
volumes were based on ITE 11t Edition rates and are presented in Table 3-5, 110 inbound and
120 outbound trips were rerouted for the PM peak hour.

Site Trip Distributions

The peak hour site trip distributions were developed based on assumptions documented in the
LATR Guidelines and confirmed through the scoping process. (See Appendix A). The site vehicle
trips were assigned to the area road network based on the following distributions:

3 HEENNNETT 0 T



Pike Center
Local Area Transportation Review

July 2024
Direction — To/From Percent
Randolph Road 6
Rockville Pike (MD 355) North of Twinbrook Parkway 34
Montrose Road/Josiah Henson Parkway 39
Rockville Pike (MD 355) South of Randolph Road 12
MD 187 South of Josiah Henson Parkway 9
Total 100

Site Trip Assignments

The new site-generated traffic volumes were assigned to the public road network according to
the directional distribution described above. The resulting site traffic assignments are shown
on Figures 3-4 and 3-5. Pass-by volumes were assumed to be drawn from Rockville Pike (MD
355) with distributions based on the location of on-site parking facilities and regional
distributions. Figures displaying pass-by intersection volumes can be found in Appendix G.

Total Future Forecasts

The total future traffic forecasts represent future conditions with Pike Center. The AM and PM
peak hour total future traffic forecasts were developed by adding the proposed new site traffic
assignments, shown on Figure 3-4, to the future background traffic forecasts, shown on Figure
3-3. The AM and PM total future traffic forecasts are shown on Figures 3-6 and 3-7.

The total future traffic forecasts account for the existing traffic that would be expected to use
the new Rollins Avenue extension through the site. Although this roadway is planned to promote
pedestrian movements and traffic calming features, a minor portion of existing traffic was
assumed to use this route given the direct connection to Rockville Pike (MD 355) and the intent
to better distribute traffic over the road network. Traffic adjustments are contained in
Appendix H.

Vehicular Analysis

The total future peak hour delays were calculated based on the future lane use and traffic control
for the off-site intersections shown on Figures 3-8 and 3-9, existing traffic signal phasing/
timing obtained from the City of Rockville and MCDOT shown in Appendix D, the total
future traffic forecasts, and the HCM 2000 and 6% Edition methodology for signalized
and unsignalized intersections where available. HCM worksheets for each study intersection
are presented in Appendix I. The results of the total future analyses are summarized in Table
3-6.

Under total future conditions, the study intersections in the Orange Policy Area are expected to
operate within the applicable congestion standard in all cases, except for:
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e Certain unsignalized intersection movements are expected to operate beyond capacity
based on the HCM methodology but would operate within acceptable levels based on
the average delay.

At the time of Preliminary Plan/Site Plan, the Applicant will work with Planning Staff and
MCDOT to identify what off-site improvements are feasible and within the
Proportionality Guide Calculation.

The HCM and CLV worksheets for the intersections in the City of Rockville, Orange Policy Area,
and Red Policy Area are shown in Appendix I.
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Table 3-4
Pike Center
Phase 1 Trip Generation

(%]

ITE Trip Generation Montgomery County Trip Generation
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Land Use LucC Amount Unit Auto Person Auto Person
Out Total Out Total ] ) ] )
Driver Trips Driver Trips
Existing Uses
Shopping Plaza -No Supermarket (40-150K) 821 81,007 SF 87 53 140 206 214 420 99 192 298 578
Pass-By Reduction (40% Weekday PM Peak) (82) (86) (168) (119) (231)
Existing Total: g @ 2_2 179 347
Phase 1 Development Plan
Existing Development (To Be Demolished)
Shopping Plaza -No Supermarket (40-150K) 40,007 SF
Remainder 41,000 SF
New Development (To Be Built)
New Shopping Plaza -Yes Supermarket (40-150K) 821 44,844 SF
Remainder still in operation 41,000 SF
Total Phase 1 Development
Multifamily Housing (Mid-Rise) 221 290 DU 27 89 116 69 44 113 96 178 94 175
Shopping Plaza -Yes Supermarket (40-150K) 821 85,844 SF 188 115 303 373 404 777 215 417 552 1,070
Pass-By Reduction (40% Weekday PM Peak) (149) (162) (311) (221) (428)
Retail Subtotal: 224 243 466 331 642
Phase 1 Total Trips (with Pass-by) 215 204 419 293 287 580 311 595 425 817
Phase 1 Total Trips 215 204 419 442 449 891 311 595 646 1,245
[Phase 1 New Trips (with Pass-by) 128 151 279 169 159 328 212 203 246 470
|Phase 1 Net New Trips 128 151 279 236 235 471 212 403 348 667
|

Notes: (1) Trip Generation based on the Institute of Transportation Engineers' (ITE) Trip Generation Manual, 11th Edition.

Pass-by Site Trips
PM Peak Hour

Land Use LuC Amount Unit | A

Out Driver
Total

Existing Uses

Shopping Plaza -No Supermarket (40-150K) 821 81,007 SF 146 152 298
Pass-By Reduction (40% Weekday PM Peak) (58) (61) (119)

Existing Total: 88 91 179

Total Phase 1 Development

Multifamily Housing (Mid-Rise) 221 290 DU 57 37 94
Shopping Plaza -Yes Supermarket (40-150K) 821 85,844 SF 265 287 552
Pass-By Reduction (40% Weekday PM Peak)| (106) (115) (221)

Retail Subtotal:] 159 172 331

Phase 1 Total Pass-by Site Trips 216 209 425 |
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Table 3-5
Pike Center

Phase 2 Trip Generation &

ITE Trip Generation
AM Peak Hour PM Peak Hour

Pike Center
Local Area Transportation Review
July 2024

Montgomery County Trip Generation
AM Peak Hour

PM Peak Hour

Land Use Luc Amount Unit Auto Person Auto Person
Out Total . . n q
Driver Trips Driver Trips
Existing Uses
Shopping Plaza -No Supermarket (40-150K) 821 81,007 SF 87 53 140 206 214 420 99 192 298 578
Pass-By Reduction (40% Weekday PM Peak) (82) (86) (168) (119) (231)
Existing Total: 124 128 252 179 347
Existing Phase 1 Development
Total Shopping Plaza -Yes Supermarket (40-150K) - (Phase 1) 821 85,844 SF
Remainder from Phase 1 (To Be Demolished) 41,000 SF
Phase 1 remainder still in operation 44,844 SF
New Retail Development (To Be Built)
New Shopping Plaza -No Supermarket (40-150K) 821 45,156 SF
Total Buildout Retail
Shopping Plaza -Yes Supermarket (40-150K) 821 90,000 SF 197 121 318 388 421 809 226 438 575 1,114
Pass-By Reduction (40% Weekday PM Peak) (155) (168) (324) (230) (446)
Retail Subtotal: 233 253 485 345 668
Existing Phase 1 Development — — —
Multifamily Housing (Mid-Rise) - (Phase 1) 221 290 DU 27 89 116 69 44 113 96 178 94 175
New Residential Development (To Be Built)
Multifamily Housing (High-Rise) 222 470 DU 32 90 122 90 55 145 101 188 121 225
Phase 2 Total Trips (with Pass-by) 256 300 556 392 352 744 423 804 560 1,068
Phase 2 Total Trips 256 300 556 547 521 1,068 423 804 790 1,514
Phase 2 New Trips (with Pass-by) 169 247 416 268 224 492 324 612 381 722
Phase 2 Net New Trips 169 247 416 341 307 648 324 612 492 936

Notes: (1) Trip Generation based on the Institute of Transportation Engineers' (ITE) Trip Generation Manual, 11th Edition.

PM Peak Hour
Auto
Driver
Total

Land Use LuC Amount Unit

Existing Uses

Shopping Plaza -No Supermarket (40-150K) 821 81,007 SF 146 152 298
Pass-By Reduction (40% Weekday PM Peak) (58) (61) (119)
Existing Total: 88 91 179
Total Buildout Retail
Shopping Plaza -Yes Supermarket (40-150K) 821 90,000 SF 276 299 575
Pass-By Reduction (40% Weekday PM Peak)| (110) (120) (230)
Retail Subtotal:] 166 179 345
Existing Phase 1 Development
Multifamily Housing (Mid-Rise) - (Phase 1) 221 290 DU 57 37 94
New Residential Development (To Be Built)
Multifamily Housing (High-Rise) 222 470 DU 75 46 121
Phase 2 Total Trips 298 262 560
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Table 6-1
Pike Center
Total Future Level of Service Summary™??

2034 Future Conditions without Phase 1 2034 Future Conditions with Phase 2 2039 Future Conditions with
Development Development Development
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour

Existing Conditions
Approach/
Lane Group

LoS Delay (s) LOS Delay (s) LOS Delay (s) LoS Delay (s) LOS  Delay (s) LOS  Delay (s) LOS  Delay (s) LOS Delay(s)

1. Rockville Pike / Bou Avenue -- Orange Policy Area
Overall I o [ 357 | b | 393 D | 393 | D | 448 D | 435 | E | 660 D | 443 | £ | 603
2. Rockville Pike / Pike Center Driveway / Federal Plaza
Driveway -- Orange Policy Area
overall | A | 96 [ ¢ | 217 B | 108 | c | 269 A | 98 | c | 264 B | 123 | ¢ | 347
3. Rockville Pike/ Shell Gas Station Driveway -
Unsignalized -- Orange Policy Area
WBR B 13.8 D 33.9 C 21.5 F 67.6 C 22.2 F 84.8
NBTR - - - 0.0 - - - - - - - - N/A
SBT . - . 0.0 . . . . - - - -
Overall - - - - - - A* 1.3 - - A* 1.6
6. Chapman Ave / Pike Center Driveway North -
Unsignalized -- Orange Policy Area
EBLTR A 0.0 C 21.8 A 0.0 C 24.0 A 0.0 C 22.6 C 19.2 E 35.9
WBLTR B 10.7 C 19.2 B 11.0 C 21.0 B 11.0 C 21.5 B 11.3 D 26.3
NBL A 9.0 A 8.9 A 9.3 A 9.1 A 9.3 A 9.2 A 9.5 A 9.6
NBT A 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A 0.5
SBL A 8.0 A 9.4 A 8.0 A 9.6 A 8.0 A 9.5 A 8.0 A 9.6
SBT A 0.0 A 0.1 A 0.0 A 0.1 A 0.0 A 0.1 A 0.0 A 0.1
Overall - - - - - - - - - - - - - - - -
7. Chapman Ave / Rollins Ave - Unsignalized -- Orange
|Policy Area
WBL C 15.5 D 29.2 C 16.4 D 33.3 C 20.2 F 56.7 C 21.9 F 84.1
WBR B 10.5 C 15.0 B 10.7 C 15.9 B 11.7 C 19.9 B 11.8 C 21.6
EBL - - - - C 21.9 D 32.4 C 17.5 F 249.9
NBL - - - - - - - - A 0.0 A 0.0 A 8.8 A 9.1
NBTR - - - - - - - - - - - - A 0.0 A 0.0
SBL A 8.2 A 9.2 A 8.2 A 9.4 A 8.2 A 9.4 A 8.2 A 9.4
SBT A 0.2 A 0.3 A 0.2 A 0.3 A 0.2 A 0.3 A 0.2 A 0.4
Average . . R R R . . . . B B R B B A* 20
for WBL
Average : } R R R : : : } B B R R B A 52
for EBL
|8. Chapman Ave / Pike Center Driveway South -
Unsignalized -- Orange Policy Area
EBLR C 18.4 C 16.9 C 19.9 C 18.0
NBL B 11.2 A 0.0 B 11.7 A 0.0
NBT A 0.0 - - A 0.0 - - N/A
SBT - - - - - - - -
SBR - - - - - - - -
Overall - - - - - - - -
|9 Chapman Ave / Bou Ave -- Orange Policy Area
overal | ¢ | 255 | ¢ | 318 C 26.0 C 34.3 C 26.0 C 33.2 C 26.0 C 33.8
10. Bou Ave / Pike Center Driveway - Unsignalized --
Orange Policy Area
EBL A 8.5 A 8.5 A 8.6 A 8.5 A 9.1 A 9.1 A 0.0 A 8.6
EBT A 0.1 A 0.1 A 0.1 A 0.1 A 0.4 A 0.6 - - A 0.1
WBT - - - - - - - - - - - - - - - -
WBR - - - - - - - - - - - - - - - -
SBLR B 13.8 C 16.3 B 14.0 C 16.6 B 14.2 C 24.5 B 12.8 C 15.5
Overall - - - - - - - - - - - - - - - -
15. Rockville Pike / Hubbard Dr / Plaza Driveway --
Orange Policy Area
overal | B | 112 | ¢ | 253 B 12.5 C 27.8 B 12.7 C 28.2 B 12.8 C 29.2
18. Rockville Pike (MD 355) / Rollins Ave Extension -
Unsignalized -- Orange Policy Area
WBR D 26.5 F 292.7 D 28 F 417.7
NBT - - - - - - - -
NBR FUTURE - - - - - - - -
SBT - - - - - - - -
Overall - - A* 4.6 - - A* 7.6
Notes:

1. Capacity analysis based on Highway Capacity Manual 2000 methodology for signalized and 6th
for unsignalized intersections, using Synchro 11 unless otherwise noted.

2. Bold roadways indicate N/S direction.

3. Red Policy Area/City of Rockville intersection analyses located in the appendix.

*_ Asterisks mark the use of the LATR HCM Average Delay Formula for a specific movement.
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SECTION 4
PEDESTRIAN, BICYCLE, and BUS TRANSIT SYSTEM ADEQUACY TESTS

OVERVIEW

This section of the Report discusses the scope and results of the Pedestrian, Bicycle, and Bus
Transit System Adequacy tests, following the LATR Guidelines.

PEDESTRIAN SYSTEM ADEQUACY

As previously discussed, the Pedestrian System Adequacy Test consists of the following three
components:

e Pedestrian Level of Comfort (PLOC)
e Street Lighting
e ADA Compliance

Following is a discussion of the results of each evaluation:

Pedestrian Level of Comfort (PLOC)

The requirements for the PLOC portion of the Pedestrian Adequacy Test are described in the
LATR Guidelines. Per the Guidelines, the applicable value for the proposed redevelopment is
1,000 feet in all directions based on a peak-hour person trip generation of 350 or more and the
site location within an Orange Policy Area.

The PLOC Map found at https://mcatlas.org/pedplan/ was reviewed to identify the PLOC for the
pedestrian facilities with the 1,000-foot radius of the property. Field work was performed in
March and May 2024, and a field verification in June 2024, to verify the PLOC within the 1,000-
foot radius for the Pedestrian System Adequacy Test.

Figure 4-1 shows the existing pedestrian facilities in the study area within the applicable 500 feet
from the site boundary and Figure 4-2 shows the current PLOC within the applicable 1,000 feet
from the site boundary. Tables 4-1 and 4-2 list the PLOC Value and comfort level along with
conditions and characteristics for sidewalks and crosswalks that affect the PLOC.

Based on a review of the segments, a considerable number have an uncomfortable or undesirable
rating, especially those along the west side of Rockville Pike (MD 355), which is off-site. Widening
the buffer between the vehicle travel lane and the sidewalk would improve the rating. One
segment on the north side of Hubbard Drive west of Rockville Pike (MD 355) does not currently
have a sidewalk, building one would improve the PLOC.
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At the time of Preliminary Plan/Site Plan, the Applicant will work with Planning Staff and MCDOT
to identify what improvements are feasible for off-site improvements and within the
Proportionality Guide Calculation.

Street Lighting

According to the LATR Guidelines, streetlights are to be inventoried and inspected to determine
if they are operational. The Applicant must upgrade the street lighting if standards are not met,
or they are not operational.

Based on the person trip generation, the applicable radius for the proposed development is 1,000
feet from the property boundaries. A field verified inventory of streetlights within the 1,000- foot
study area boundary, is provided on Figure 4-3. An inspection of the streetlights in June 2024
verified that all streetlights within the study area are operational. The Applicant will work with
Staff at the time of Preliminary Plan/Site Plan to identify improvements, if needed.

ADA Compliance

The requirements for the ADA Compliance portion of the Pedestrian Adequacy Test are described
in the LATR Guidelines. The applicable value for the proposed development is one-half of 1,000
ft (500 ft) based on peak hour person trip generation of 350 or more and located within an Orange
Policy Area. Table 4-3 lists the ramp and the location. The table lists if detectable warning strips
are provided, the ramp width, and landing area for each ramp.

At the time of Preliminary Plan/Site Plan the non-compliant ramps will be reviewed with staff to
determine those that should be fixed to meet mitigation requirements.
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Table 4-1 July 2024

Pike Center
Sidewalk and Pathway Pedestrian Level of Comfort
Pathways

Obstructions
(less than 36"
opening)

Posted Linear Multiple Severe
Speed Limit Surface Type Pathway Width Buffer Width  Cracks in one
(mph)

section

Obstruction Missing Section
Type Lengths (approx.)

Comfort Levels (Target: 2 -

ID Number Somewhat Comfortable)

Location Recommendation Improved Comfort Level

Length (ft)

Spalling

Bou Avenue between Rockville + Chapman -

1 North 201253 25 465 Concrete > 8 ft 5-8 ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
Bou A bet Mont Sh i Al d t
2 | PouAvenue between Montrose Shopping 201259 30 599 Asphalt 5.8t 581t rouncireel - o No N/A N/A Somewhat comfortable (2) N/A N/A
Center Entrances - North roots
Bou A bet Monti Sh i
3 | PouAvenue between Vontrose Shopping 201261 25 303 Asphalt >8ft 0-2t No No No N/A N/A Somewhat comfortable (2) N/A N/A
Center N Entrance and Chapman Avenue -
Bou A bet Monti Sh i
4 | PouAvenue between Montrose Shopping 242229 30 457 Concrete 5.8t 581t No No No N/A N/A Somewhat comfortable (2) N/A N/A
Center Entrances - South
Bou A bet Mont Sh i
5 | PouAvenuebetween Vontrose Shopping 244051 25 280 Brick >8ft 581t No No No N/A N/A Somewhat comfortable (2) N/A N/A
Center N Entrance and Chapman Avenue -
Bou A bet Rockville + Ch -
g | Sounvenuene We:zu;;c ville + Chapman 244060 25 456 | concrete >8ft 0-2ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
7 | Chapman Avenue between Rollins and Bou 201264 30 245 Concrete > 8 ft 5-8 ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
Ch A bet Rolli d North
g | -hapman Avenue between Rotlins and For 201265 30 159 Concrete >8ft 58 ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
Pike Center Entrance
9 | Hoya Street between Hubbard and Rockville 188472 25 152 Concrete 5-8 ft 0-2 ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
Create sid Ik N hat fortabl
10 Hubbard Drive to Rockville Pike - North 153281 30 405 Asphalt No walkway | No walkway No No No N/A N/A Undesirable (4) rea Zzlff:;lva * omewna (;())m ortavle
Hubbard Drive bet: first ent d N hat fortabl
1 | nuPRar@brive i(‘)"éisi"”e"s entrance an 244063 30 128 Concrete 5.8t 0-2ft No No No N/A N/A Undesirable (4) Widen buffer omew a(;‘)’mc’ avie
N hat fortabl
12 Hubbard Drive between entrances 244065 30 171 Concrete 5-8 ft 0-2 ft No No No N/A N/A Undesirable (4) Create buffer omewna (;())m ortavle
Rockville Pike bet Rolli d Federal N hat fortabl
13| RockviieFike be Wpel::a ollins and Federa 189192 40 212 Concrete 5.8t 0-2ft No No No N/A N/A Undesirable (4) Widen buffer omewha (;‘)’m ortable
Rockville Pike bet Pike Cent d N hat fortabl
14 | nockvilie Fike between Fike Lenteran 189196 40 513 Concrete 5.8t 251t No No No N/A N/A Undesirable (4) Widen buffer omewhat comiortable
California Circle (2)
15 Rockville Pike 189223 40 102 Concrete >8ft > 8 ft No No No N/A N/A Very Comfortable (1) N/A N/A
N hat fortabl
16 Rockville Pike from Hoya St 189254 a0 79 | concrete | s8ft 58t No No No N/A N/A Uncomfortable (3) Widen buffer o e
Rockville bet B d Mont N hat fortabl
17 ockvilie between Bou and Montrose 189494 40 423 Asphalt 5.8t 581t No Yes No N/A N/A Uncomfortable (3) Widen buffer omewhat comiortable
Shopping Center (2)
Rockville Pike bet: Pike Cent t N hat fortabl
1g | Rockvie Fike between Fike Lenter entrancer 189556 40 221 Concrete 5.8t 02t No No No N/A N/A Undesirable (4) Create buffer omewhat comiortable
and Shell driveway (2)
19 Rockville Pike from Hubbard Dr 189557 40 293 Concrete >8ft >8ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
N hat fortabl
20 | Rockville Pike between Shell and Twinbrook 189590 40 165 Concrete 5-8 ft 0-2 ft No No No N/A N/A Undesirable (4) Create buffer omewna (;())m ortable
21 | Rockville Pike between Pike Center and Bou 189619 40 489 Concrete 5-8 ft > 8 ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
Rockville Pike bet Hubbard and N hat fortabl
2 ockvilie FI ec:lif‘gf:i;' ubbardan 189646 40 396 Concrete 5.8t 0-2t No No No N/A N/A Undesirable (4) Widen buffer omewha (;‘)’m ortable
Rockville Pike bet Federal Pl N hat fortabl
23 ockville Pike between Federal Flaza 189648 40 230 Concrete 5.8t 02t No No No N/A N/A Undesirable (4) Create buffer omewhat comiortable
entrances (2)
N hat fortabl
24 Rockville Pike to Bouic 191712 35 355 Concrete 581t 0-2ft No No No N/A N/A Undesirable (4) Widen buffer omewha (;‘)’m ortable
25 Rockville Pike from Twinbrook 191772 35 167 Concrete 5-8 ft > 8 ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
26 | Rockville Pike between Thompson and Bouic 191863 35 369 Concrete 5-8 ft > 8ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
Rockville Pike bet Th d N hat fortabl
27 ockville Fike hetween Thompson an 191900 35 157 Concrete 5.8t 0-2t No No No N/A N/A Undesirable (4) Create buffer omewhat comiortable
Twinbrook (2)
28 Rockville Pike 194804 40 61 Concrete <5ft > 8 ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
N hat fortabl
29| Rockville Pike between Hubbard and Hoya 195370 40 153 Concrete 5-8 ft 5-8 ft No No No N/A N/A Uncomfortable (3) Widen buffer omewna (;())m ortable
Mont Sh ing Center Bou A
30 ontrose Op;"jane; er bou Avenue 242228 25 56 Concrete >8ft 0-2ft No No No N/A N/A Somewhat comfortable (2) N/A N/A
N hat fortabl
31| Chapman Avenue between Rollins and Bou 256664 30 223 Concrete >8ft 0-2 ft No No No N/A N/A Undesirable (4) Create buffer omewna (;())m ortable
Ch A bet Twinbrook and N hat fortabl
32| “repman Ve"”eRz”‘i"r’]:e" winbrooan 256665 30 322 | concrete >8ft 0-2ft No No No N/A N/A Undesirable (4) Create buffer omew a(;‘)’mc’ avle
Ch A bet Twinbrook and N hat fortabl
33| “hapmanavenue between Twinbrook an 256666 30 202 Concrete 58 ft 0-2ft No No No N/A N/A Undesirable (4) Create buffer omewhat comfortable
Pike Center entrance (2)
N hat fortabl
34 Rollins Ave from Chapman 256667 25 631 Concrete 5-8 ft 0-2 ft No No No N/A N/A Uncomfortable (3) Create buffer omewna (;())m ortable
N hat fortabl
35 | Rollins Ave between Chapman and drivfeway 256668 25 80 Concrete <5ft 0-2 ft No No No N/A N/A Uncomfortable (3) Create buffer omewna (;())m ortable
N hat fortabl
36 Rollins Ave from driveway 256670 25 165 Concrete <5 ft 0-2 ft No No No N/A N/A Uncomfortable (3) Create buffer omewna (;())m ortable
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Table 4-2
Pike Center
Crosswalk Pedestrian Level of Comfort

Crosswalks
Intersection
Centered . " Posted
Marking Type with Ramp ;E“I“""a; P"S'LB:""" Push Button I” ci control :'gl_:'a' ed Median Type Crosswalk Type  Speed Limit
Road Segment Road Segment 1D Number () Senal /N (Y/N) anec) eontiolisd/Unzonials (mph)
N (East half of
1 Chapman Avenue Bou Avenue 201262 (East half o HV Yes Yes Yes Accessible 1 Controlled N/A Asphalt 25
crosswalk)
2 Chapman Avenue Bou Avenue 201263 NE (Slip Lane) HY Yes No No N/A 1 Uncontrolled N/A Asphalt 25
N (West half of
3 Chapman Avenue Bou Avenue 244058 (croessswaalk)o HV Yes Yes Yes Accessible 3 Controlled N/A Asphalt 25
W (North half of
4 Chapman Avenue Bou Avenue 201266 (cr;’sswalak) © Marked Yes Yes Yes Accessible 2 Controlled N/A Asphalt 25
W (South half of
5 Hubbard Drive Rockville Pike 189194 (crg:swalald © HY No Yes Yes Accessible 2 Controlled N/A Asphalt 30
Mont Shopping Centx E (North half of
g |Viontrose Shopping Lenter Rockville Pike 189226 (North half o Marked Yes Yes Yes Accessible 2 Controlled Raised refuge island Asphalt 30
Entrance crosswalk)
Federal Plaza South . "
7 Entrance Rockville Pike 189250 w HV Yes Yes Yes Not Accessible 3 Controlled N/A Asphalt 40
W (North half of
8 Hubbard Drive Rockville Pike 189252 (North half o HY No Yes Yes Accessible 1 Controlled N/A Asphalt 30
crosswalk)
9 Hoya Street Rockville Pike 189253 SB Spur HV Yes No No N/A 1 Uncontrolled N/A Asphalt 25
10 Pike Center Entrance Rockville Pike 189499 E HV No Yes No N/A 2 Controlled Raised median Asphalt 30
Mont Shopping Cent E (South half of
11 ontrose Shopping Lenter Rockville Pike 189618 (Sou o Marked Yes Yes Yes Accessible 2 Controlled Raised refuge island| Asphalt 30
Entrance crosswalk)
12 EVEN Hotel Driveway Rockville Pike 191799 w Unmarked Yes No No N/A 2 Uncontrolled N/A Concrete 35
13 Rollins Avenue Rockville Pike 191931 w Marked No Yes Yes Accessible 4 Controlled N/A Asphalt 30
E (North half of
14 Bou Avenue Rockville Pike 193032 {(North half o Marked Yes No No N/A 3 Controlled N/A Asphalt 25
crosswalk)
W (North half of
15 California Circle Rockville Pike 195612 (crgsswalak) ° Marked Yes Yes No N/A 1 Controlled N/A Asphalt 25
W (South half of
16 California Circle Rockville Pike 256561 (South half o Marked Yes Yes No N/A 1 Controlled N/A Asphalt 25
crosswalk)
17 Twinbrook Parkway Rockville Pike 196842 E HV No Yes Yes Accessible 5 Controlled N/A Asphalt 30
Federal Plaza North
18 © e':mr::‘:e or Rockville Pike 204541 RIRO Unmarked | Yes No No N/A 2 Uncontrolled Raised refuge island Concrete 40
E (South half of
19 Bou Avenue Rockville Pike 244059 lcf:sswaTk) ° Marked Yes No No N/A 1 Controlled N/A Asphalt 25
Federal Plaza North S (West half of
20 ederal Plaza Nor Rockville Pike 189284 (West half o HY Yes Yes Yes Not Accessible 3 Controlled N/A Asphalt 40
Entrance crosswalk)
Federal Plaza North N (West half of
21 eceral Plaza Nor Rockville Pike 189285 (West half o HV No Yes Yes Not Accessible 4 Controlled N/A Asphalt 40
Entrance crosswalk)
" . " N (East half of .
22 | Pike Center Entrance Rockville Pike 189526 crosswalk) HV No Yes Yes Not Accessible 3 Controlled N/A Asphalt 40
. - S (East half of .
23 Pike Center Entrance Rockville Pike 196541 crosswalk) HV No Yes Yes Not Accessible 4 Controlled N/A Asphalt 40
Mont Sh ing Cent
24 Bou Avenue ontrose Shopping Center 242230 w HY Yes No No N/A 2 Uncontrolled N/A Asphalt 30
East entrance
25 Chapman Avenue Bou Avenue 244052 E HV Yes Yes Yes Accessible 3 Controlled N/A Asphalt 25
26 Chapman Avenue Bou Avenue 244053 s HV Yes Yes Yes Accessible 3 Controlled N/A Asphalt 25
W (South half of
27 Chapman Avenue Bou Avenue 244054 (cr‘;:swalald ° Marked Yes Yes Yes Accessible 2 Controlled N/A Asphalt 25
28 Hubbard Drive Rockville Pike 244061 N HV Yes Yes Yes Accessible 8 Controlled N/A Asphalt 40
29 Hubbard Drive Rockville Pike 244062 S Unmarked N/A No No N/A 8 Controlled N/A Asphalt 40
30 Hubbard Drive Monterey Apartments 244064 s Unmarked N/A No No N/A 2 Uncontrolled N/A Asphalt 30
31 Chapman Avenue Rollins Avenue 249406 E Unmarked N/A No No N/A 3 Uncontrolled N/A Asphalt 25
32 Chapman Avenue Rollins Avenue 249408 N Unmarked N/A No No N/A 4 Uncontrolled N/A Asphalt 25
33 Chapman Avenue Rollins Avenue 249409 S Unmarked N/A No No N/A 4 Uncontrolled N/A Asphalt 25
34 California Circle Rockville Pike 256562 s Unmarked N/A No No N/A 8 Controlled N/A Asphalt 40
35 California Circle Rockville Pike 256563 N HV Yes Yes Yes Not Accessible 7 Controlled N/A Asphalt 40
36 Driveway Rollins Avenue 256669 E Unmarked N/A No No N/A 2 Uncontrolled N/A Asphalt 25
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Figure 4-3
Streetlight Inventory - E— NORTH
Source: Montgomery County Pike Center

Montgomery County, Maryland
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Table 4-3
Pike Center
ADA Ramp Evaluation

Ramps
In between
DWS . Ramp Ramp Landing Area
DWS Type DWS Color DWS Size ) o
Road Segment Road Segment (Y/N) o Width  (5'x5') / Parrallel (P)
1 Twinbrook Parkway Rockville Pike (NW, EB) Y Nailed in Place | Yellow 5x2 5 P
2 Twinbrook Parkway Rockville Pike (NW, SB) Y Nailed in Place | Yellow 5x2 5 P
3 Twinbrook Parkway Rockville Pike (NE) Y Cast in Place Yellow 25x2 25 P
4 Twinbrook Parkway Rockville Pike (SW, NB) Y Cast in Place Yellow 5x2 5 5x5
5 Twinbrook Parkway Rockville Pike (SE, WB) Y Cast in Place Yellow 5.5x2 5.5 5x5
6 Twinbrook Parkway Rockville Pike (SE, SB) Y Cast in Place Yellow 6.5x2 6.5 5x5
Rockville Pike (SE, NB
7 Twinbrook Parkway ockville _I e (SE, NB, Y Cast in Place Yellow 6.5x2 6.5 5x5
from island)
8 Twinbrook Parkway Rockville Elke (SE, NB, Y Nailed in Place | Yellow 5x2 5 P
from sidewalk)
9 Twinbrook Parkway Rockville Pike (SW, EB) Y Cast in Place Red 5x2 5 P
10 Twinbrook Parkway Chapman Avgnue (NW, Y Cast in Place Yellow 5x2 5 P
SB, from sidewalk)
Ch A NW,
11 Twinbrook Parkway apman N\I;t)anue (NW, Y Cast in Place Yellow 5x2 5 5x5
12 Twinbrook Parkway Chapman /E\;)enue (NW, Y Cast in Place Yellow 5x2 5 5x5
Ch A NW,
13 Twinbrook Parkway apman v?nue (Nw, Y Cast in Place Yellow 5x2 5 5x5
SB, from island)
14 Twinbrook Parkway Chapmanvcl;/;enue (NE, Y Cast in Place Yellow 5x2 5 5x3.5
15 Twinbrook Parkway  JChapman Avenue (NE, SB) Y Cast in Place Yellow 5x2 5 P
16 Twinbrook Parkway ~ |Chapman Avenue (SE, NB) Y Cast in Place Yellow 5x2 5 P
Ch. A SE
17 Twinbrook Parkway apmarlNl;/)enue( ' Y Cast in Place Yellow 5x2 5 P
18 Twinbrook Parkway Chapman’\?;)enue (sw, Y Cast in Place Yellow 5x2 5 5x5
Ch. A W,
19 Twinbrook Parkway apmanEE;l)enue (sw, Y Cast in Place Yellow 5x2 5 5x5
Ch A NW,
20 Bou Avenue apman S;)e"”e Wy | castinplace | vellow | 3.5 35 5x5
h A NW,
21 Bou Avenue ¢ apmanEl;/)enue ! Y Cast in Place Yellow 3.5x2 35 5x5
2 Bou Avenue Chapmanvcg)en“e MNE 1y [ Naitedin Place | vellow | ax2 4 5x5
h A NE
23 Bou Avenue ¢ apmanNI;I)enue( ’ Y Nailed in Place | Yellow 4x2 4 5x5
Ch A NE, SB,
24 Bou Avenue apman v_enue( LY Nailed in Place | Yellow 4x2 4 5x5
from island)
E, SB,
25 Bou Avenue Chapman A\{enue (NE, $B, Y Cast in Place Yellow 4x2 4 p
from sidewalk)
26 Bou Avenue Chapman Avenue (SE, NB) Y Cast in Place Gray 4x2 4 5x5
E
27 Bou Avenue Chapmar:/\/l\‘;/)enue (SE, Y Cast in Place Yellow 5x2 5 5x5
Ch. A SW,
28 Bou Avenue apmanEl;/)enue (sw, Y Cast in Place Yellow 9x2 22 P
29 Bou Avenue Chapman’ﬁ;)enue (sw, Y Cast in Place Yellow 6.5x2 22 P
30 Bou Avenue Rockville Pike (NW) Y Cast in Place Red 15x2 15 P
31 Bou Avenue Rockville Pike (NE) Y Cast in Place Yellow 15x2 15 5x5
32 Bou Avenue Rockville Pike (SW) Y Cast in Place Red 5x2 5 5x5
33 Bou Avenue Rockville Pike (SE) N N/A N/A N/A 5 0
34 Federal Plaza Rockville Pike (NW) Y Cast in Place Red 12x2 12 5x5
35 Federal Plaza Rockville Pike (NE) Y Cast in Place Yellow 5x2 5 5x5
36 Federal Plaza Rockville Pike (SE) Y Nailed in Place | Yellow 4x2 4 5x5
37 Federal Plaza Rockville Pike (SW) Y Cast in Place Red 8x2 8 P
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BICYCLE SYSTEM ADEQUACY

As previously discussed, per the LATR Guidelines, bicycle system adequacy is defined as providing
a low Level of Traffic Stress (LTS-2) for bicyclists. The requirements for the Bicycle System
Adequacy test are described in the LATR Guidelines. The applicable value for the proposed
development is 1,000 feet based on peak hour person trip generation of 350 or more and the site
location within an Orange Policy Area. Figure 4-4 shows existing and proposed bicycle facilities,
per the Bicycle Master Plan.

Bicycle system adequacy is measured by the LTS (Level of Traffic Stress). The stress is determined
based on the comfort or skill level of a cyclist in reference to a roadway. Per the Guidelines,
appropriate adequacy for a bicycle system provides an LTS-2. Potential mitigation involves the
Applicant providing necessary adjustments to promote low level of traffic stress facilities LTS-2
conditions within 1,000 ft of the development’s site boundary.

Per the County’s Bicycle Stress Map, Rockville Pike (MD 355), Twinbrook Parkway, the east side
of Chapman Avenue, and the south side of Bou Avenue are currently rated with high & moderate
stress levels.

The Applicant is proposing a shared use path to run along the site frontage of Chapman Avenue
that will allow bicyclists to connect from the bike lanes north of Twinbrook Parkway along the
site. This path will decrease the experienced stress along this segment of the roadway. The
Applicant is also proposing more bicycle friendly infrastructure along the site frontages on Bou
Avenue and Rockville Pike (MD 355) further bolstering the comfortability and adherence of the
Bicycle Master Plan.

At the time of Preliminary Plan/Site Plan, the Applicant will work with Staff to determine what, if
any, bicycle or side path improvements along Rockville Pike (MD 355) should be constructed to
meet the Bicycle Low Level of Stress standard and Proportionality Guide Calculation cap for off-
site improvements.

A
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BUS TRANSIT SYSTEM ADEQUACY

The requirements for the Bus Transit Adequacy test are described in the LATR Guidelines. The
applicable requirement for the proposed development is four (4) shelters within 1,500 feet of
the site based on a peak hour person trip generation of 350 or more and the site located within
an Orange Policy Area.

There are 12 bus stops within the study area, as shown on Figure 4-5 and listed on Table 4-4. Of
the 12 bus stops, eight (8) have shelters and four (4) do not have shelters. At the time of
Preliminary Plan/Site Plan the Applicant will coordinate with MCDOT Staff to identify four (4)
stops that may be appropriate for bus shelters to meet the mitigation requirement and if they
will be prioritized to reach the Proportionality Guide Calculation cap for off-site improvements.
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Table 4-4

Pike Center
Bus Stops
Bus Stops
Bus Bus Route Location Connected to Midblock Bus
Number (RideOn) EY LY Shelter

1 20964 26 Chapman Ave & Thompson Ave (NB) Yes No No

2 27736 26 Chapman Ave & Bouic Ave (NB) 10x5 Yes No Yes

3 27738] 5, 26,46 |Chapman Ave & Bouic Ave (SB) 10x5 Yes No Yes

4 25602 46 Rockville Pike & Hubbard Ave (SB) Yes No No

5 29738 46 Rockville Pike & Federal Plaza (NB) Yes No No

6 25552 46 Rockville Pike & Bou Ave (NB) 13x5 Yes No Yes

7 25554 46 Rockville Pike & Bouic Ave (NB) 10x5 Yes No Yes

8 25600 46 Rockville Pike & Bou Rd (SB) Yes No No

9 25598 46 Rockville Pike & Rollins Ave (SB) 13x5 Yes Yes Yes

10 25596 46 Rockville Pike & Thompson Ave (SB) 8.5x4.5 Yes Yes Yes

11 25604 46 Rockville Pike & Towne Rd (SB) 13x5 Yes Yes Yes

12 25548 46 Rockville Pike & Hubbard Dr (NB) 13x5 Yes No Yes
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LATR PROPORTIONALITY FOR OFF-SITE IMPROVEMENTS

Per the LATR Guidelines, the Planning Board established a maximum cost for off-site
improvements that an applicant is required to construct or fund to mitigate deficiencies
identified in Pedestrian, Bicycle and Bus Transit Systems Adequacy tests.

With the proposed 470 high-rise and 290 mid-rise dwelling units, along with the proposed
90,000 S.F. of retail and commercial space, at this time the Applicant would have a maximum
$5,140,798 improvement cap for off-site improvements.

Using the Proportionality Calculator, Version 1.3, the improvement cap is calculated by the
number of dwelling units, multiplied by the LATR Proportionality Guide Rate, multiplied by the
Adjustment Factor for the policy area. The equation is the same for the gross floor area for
retail square footage with different rates and adjustment factors. For Pike Center, the cap is
calculated as:

((290 +470) x $10,976 x 51%) + (90,000 x $19.70 x 50%) = $5,140,798

At the time of Preliminary Plan/Site Plan, the Proportionality Guide will be recalculated, and the
Applicant will work with MCDOT and Planning Staff to identify which improvement options
should be pursued to meet Pike Center requirements to mitigate deficiencies in the Pedestrian,
Bicycle, and Bus Transit Systems.

The Proportionality Cap cost estimate above reflects a full density build-out. This may be
adjusted at the time of Preliminary Plan/Site Plan based on the proposed density and the
requirements contained in the applicable Growth and Infrastructure Policy (GIP).
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SECTION 5
VISION ZERO STATEMENT

This section provides a Vision Zero Statement following the LATR Guidelines. The LATR Vision
Zero Statement requirement consists of the following:

1. Review High Injury Network segments: Document any segments on the High Injury Network
(HIN) that are within a certain distance of the site frontage, as specified in Table 6 of the LATR
Guidelines.

The site is located within a High Injury Network along Rockville Pike (MD 355) north of
Randolph Road.

2. Assess proximate safety issues: Review the crash history for all segments and crossings
within a certain distance of the site frontage, as specified in the LATR Guidelines. A
summary of crashes within the past five years, noting the overall severity and mode of
crashes, is to be provided. For any severe or fatal crashes, documentation of the collision
type, mode, and whether the crash occurred at an intersection or along a segment is to be
provided.

Per the LATR Guidelines, the applicable Vision Zero study area and requirement for the
proposed development is collecting crash data within 1,000 feet in all directions within the
past five (5) years. All crash data was collected from Montgomery County Interactive Crash
Map. Table 5-1 provides a summary of the number of crashes within the study area. A map
showing the location of the fatal and severe injury crashes is shown on Figure 5-1.

Within 1,000 feet of the site boundaries, a total of 314 crashes were reported from 2019
through December 2023. A total of 308 crashes were reported as minor/no injury crashes,
and one (1) was classified as fatal. The majority of crashes involved vehicles only (81
percent). The remaining crashes were related to pedestrians (14 percent) and bicycles (five
percent).

Review traffic speeds: Speed studies were conducted in accordance with the LATR
Guidelines and added input during the scoping process. The speed studies were conducted
along Rockville Pike (MD 355), Twinbrook Parkway, Chapman Avenue, and Bou Avenue. The
study was conducted over multiple sessions due to technology restraints. The periods
studied were May 7, 2024 to May 9, 2024; May 14, 2024 to May 16, 2024; and May 22,
2024 to May 24, 2024. The time periods all began at 12:00 AM and ran until 12:00 AM 48
hours later. The posted speed limit and results from the data collection are summarized in
Table 5-2.

Speed studies conducted along Rockville Pike (MD 355) directly north and south of Bouic
Avenue resulted in a northbound average speed of 25.5 mph in lane 1 and 30 mph in lanes 2
and 3. The 85™ percentile speeds were 34, 37.5 and 38 mph, respectively. In the southbound
direction, lane 1 had an average speed of 22 mph while lanes 2 and 3 showed 27 and 31 mph
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respectively. The 85™ percentile speeds were 29.5, 36, and 39 mph, respectively. The
posted speed limit for Rockville Pike (MD 355) is 35 mph. None of the segments' 85th
percentile speed exceeded 120 percent of the posted speed limit.

Along Twinbrook Parkway between Parklawn Drive and Chapman Avenue, the average
speeds in the westbound direction were calculated to be 9 mph in lane 1 and 32 mph in lane
2 while 85% percentile speeds were calculated to be 12 mph and 38 mph respectively. In the
eastbound direction, the average speeds were 30 and 28 mph while 85" percentile speeds
came in at 37 and 39 mph, respectively. Twinbrook Parkway has a posted speed limit of
35 mph and none of the segments' 85th percentile speed exceeded 120 percent of the
posted speed limit.

Between Twinbrook Parkway and Bou Avenue, the speed study for Chapman Avenue
resulted in an average speed of 25 mph in the southbound lane 1 and 20 mph in lane
2. The 85" percentile speeds were recorded at 32 and 24 mph, respectively.
Northbound Chapman Avenue had recorded average speeds of 21 and 23 mph in lanes 1
and 2 respectively and 85™ percentile speeds of 28 and 31 mph. The posted speed limit is 30
mph. None of the segments' 85th percentile speed exceeded 120 percent of the posted
speed limit.

Finally, Bou Avenue east of Chapman Avenue came in with average speeds of 31 and 30
mph in the westbound direction of lanes 1 and 2 respectively and 85™ percentile speeds of
37 mph in both lanes. In the eastbound direction, average speeds were calculated to be
30 mph in both lanes and 85" percentiles of 35 mph in lane 1 and 36 mph in lane 2. The
posted speed limit is 25 mph on Bou Avenue, Thus, the 85 percentile speed exceeded 120
percent of the posted speed limit.

As shown in Table 5-2, the 85th percentile speeds exceeded 120 percent of the posted
speed limit on Bou Avenue. The Applicant is proposing to add on-street parking along
the site frontage between the site driveway and Chapman Avenue that would likely
reduce speeds in this area. However, it is recommended that additional speed
reduction measures and enforcement be considered by the County.

Site access: The site layout minimizes conflicts between bicycles, pedestrians, and vehicles.
Access to Pike Center in Phase 1 will be provided via a right-in/right out at Rollins Avenue and
Rockville Pike (MD 355) (which serves as an extension from Chapman Avenue), a signalized
intersection with Rockville Pike (MD 355) and Federal Plaza, a right-in/right-out gas station
entrance on Rockville Pike (MD 355), a service alley driveway along Chapman Avenue, an
unsignalized intersection driveway at Chapman Avenue and Rollins Avenue, and a
parking garage access driveway along Bou Avenue.
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In Phase 2, access will be provided via a right-in/right-out at the intersection of Rollins
Avenue and Rockville Pike (MD 355), the signalized intersection of New Street and Rockville
Pike (MD 355), a parking garage entrance along Chapman Avenue, the intersection of
Chapman Avenue and Rollins Avenue, and a parking garage access driveway along Bou
Avenue. As previously mentioned, Rollins Avenue will be extended from Chapman Avenue to
Rockville Pike (MD 355) to build a planned roadway for Montgomery County. This street will
have traffic calming measures and deterrents to prevent its use as a cut through by
means of bypassing Bou Avenue or Twinbrook Parkway. Sidewalks will be provided on
both sides of the internal streets with landscaping and on-street parking buffering
pedestrians from the vehicular travel way. The loading docks for the buildings will be
located within the interior of Pike Center with no direct access to Bou Avenue and
Chapman Avenue.
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Table 5-1
Pike Center
Crash Analysis Summary @

Applicable Radius:
1000' within Proposed

Category Subcategory site Development
# of Crashes
2019 75
2020 42
2021 56
Year
2022 73
2023 68
Total 314
Minor/No Injury 308
Severity Injury
Severe Injury/Fatal 6
Vehicles Only 256
Mode Bicyclist Related 13
Pedestrian Related 45

Note:
(1) Dataset taken from Montgomery County Interactive Crash Map.

https://mcplanning.maps.arcgis.com/apps/webappviewer/index.html?id=3bec8ba90fca4dcc182cc042ed38af
Oe7
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Figure 5-1 .
Location of Severe Injury and Fatal Crashes . Severe Injury Crash NORTH

Source: Montgomery County . Fatal Crash Pike Center
Montgomery County, Maryland
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Table 5-2
Pike Center
Speed Study Analysis

Lane/Direction

Date Collected

Posted Speed Limit (mph)

120% of Posted Speed Limit (mph)
Average Speed (mph)

85th Percentile (mph)

85th Percentile Exceed 120% of
Posted Speed Limit? (Y/N)
10-mph pace (mph)

Lane/Direction

Date Collected

Posted Speed Limit (mph)

120% of Posted Speed Limit (mph)
Average Speed (mph)

85th Percentile (mph)

85th Percentile Exceed 120% of
Posted Speed Limit? (Y/N)
10-mph pace (mph)

Lane/Direction

Date Collected

Posted Speed Limit (mph)

120% of Posted Speed Limit (mph)
Average Speed (mph)

85th Percentile (mph)

85th Percentile Exceed 120% of
Posted Speed Limit? (Y/N)
10-mph pace (mph)

Lane/Direction

Date Collected

Posted Speed Limit (mph)

120% of Posted Speed Limit (mph)
Average Speed (mph)

85th Percentile (mph)

85th Percentile Exceed 120% of
Posted Speed Limit? (Y/N)
10-mph pace (mph)

Lane 1
5/22/2024

Rockville Pike (MD 355) NB

Lane 2
5/22/2024

Lane 3
5/22/2024

Lane 1
5/22/2024
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Rockville Pike (MD 355) SB
Lane 2 Lane 3
5/22/2024 5/22/2024

Twinbrook Parkway WB

Lane 1
5/7/2024

Lane 2
5/7/2024

Twinbrook Parkway EB

Lane 1
5/7/2024

Lane 2
5/7/2024

Chapman Avenue SB

Lane 1
5/7/2024

Lane 2
5/7/2024

Lane 1
5/14/2024

Chapman Avenue NB

Lane 2
5/14/2024

30 30 30
36 36 36
20 21 23
24 28 31
N N N
20-30 20-30 20-30

Lane 1
5/14/2024

Bou Avenue WB

Lane 2
5/14/2024

Lane 1
5/14/2024

Bou Avenue EB

Lane 2
5/14/2024

25 25 25
30 30 30
30 30 30
37 35 36
Y Y Y
25-35 25-35 25-35
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Section 6

CONCLUSIONS

The following summarizes the findings and conclusions of the four adequacy tests and Vision Zero
evaluations of this Local Area Transportation Review for the redevelopment of Pike Center:

1. Theredevelopment of Pike Center is anticipated to replace approximately 81,000 square
feet (S.F.) of retail and commercial uses with up to 290 mid-rise and 470 high-rise
apartment dwelling units and up to 90,000 S.F. of retail space. The proposed
development is expected to occur in two phases with phase one expected to be built
approximately in 2034 and phase two approximately in 2039.

2. Pike Center is expected to generate 612 AM peak hour and 936 PM peak hour net new
person trips, and 324 AM peak hour and 492 PM peak hour net new auto-driver (vehicle)
trips under buildout conditions in Phase 2.

3. Theredevelopment of Pike Center will construct the extension of Rollins Avenue between
Chapman Avenue and Rockville Pike (MD 355). This new facility will complete part of
master planned roads in the area, better manage traffic movements into and out of the
site and provide a pedestrian and bicycle connection through the property.

4. The AM and PM peak hour average vehicle delays at the study intersections within the
North Bethesda Orange Policy Area currently operate within the applicable congestion
standard of 71 seconds per vehicle. The study intersections within the City of Rockville,
Twinbrook Red Policy Area and White Flint Red Policy Area are not subject to the Motor
Vehicle Test. However, for information purposes, an analysis was conducted at each of
these intersections.

5. Under future conditions without the proposed Pike Center redevelopment, the study
intersections within the North Bethesda Policy Area would continue to operate within the
applicable congestion standard threshold during both the AM and PM peak hours.

6. Under future conditions with the proposed Pike Center redevelopment, the study
intersections within the North Bethesda Policy Area would continue to operate within the
applicable congestion standard threshold during the AM and PM peak hours.

7. Based on the Pedestrian System Adequacy Test, mitigation is required to improve the
existing undesirable pedestrian level of comfort ratings for segments along Rockville Pike
(MD 355), and to address ADA noncompliance for crosswalk ramps within the study area.
At the time of Preliminary Plan/Site Plan, the Applicant will work with Staff to determine
the improvements and the fair share contribution to improve the PLOC in the study area.
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Mitigation is required to pass the Bicycle System Adequacy Test due to an elevated level
of traffic stress under existing conditions along Rockville Pike (MD 355). The Applicant will,
at the time of Preliminary Plan/Site Plan, coordinate with Planning Staff to determine the
fair share contribution toward the mitigation. The Applicant is also proposing enhanced
bicycle infrastructure along the site frontages, bolstering comfortability and adherence
to the Bicycle Master Plan.

Four (4) bus stops within the study area do not have bus shelters. Mitigation is required
to pass the Bus Transit System Adequacy Test. The Applicant will, at the time of
Preliminary Plan/Site Plan, coordinate with Planning Staff to determine the fair share
contribution toward the mitigation.

A review of crash history within the 1,000 feet study area radius found that 314 crashes
occurred between 2019 and 2024. Of the 314 reported crashes, 308 crashes were
reported as minor/no injury crashes, and one (1) was classified as fatal. The majority of
crashes involved vehicles only (81 percent). The remaining crashes were related to
pedestrians (14 percent) and bicycles (five percent). It is noted that the site is located
within a High Injury Network along Rockville Pike (MD 355) north of Randolph Road.

The results of the speed study indicate that the Rockville Pike (MD 355), Chapman Avenue,
and Twinbrook Parkway road segments experience 85™ percentile speeds that are within
the acceptable 120 percent of the posted speed limit. Data for Bou Avenue shows that
the 85th percentile speed exceeds the 120 percent posted speed standard. The Applicant
proposes to provide curb parking along the Bou Avenue frontage between the site
driveway and Chapman Avenue that may reduce speeds in this area. However, additional
speed reduction measures and enforcement should be considered to further reduce
speeds in this segment.

The location and design of the proposed site access roads minimizes turning movement
conflicts on Chapman Avenue, Bou Avenue, and Rockville Pike (MD 355). Sidewalks and
crosswalks will be provided within and along the property frontage to ensure safe
pedestrian access to and from the site. The shared use paths along the site frontage
provide a low level of traffic stress for bicyclists travelling to or from the site.
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' l MONTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Local Area Transportation Review

TRANSPORTATION IMPACT STUDY SCOPE OF WORK AGREEMENT
December 2023

Scoping Approval - Prior to initiating a Local Area Transportation Review study or supplemental traffic study,
scoping must be approved by relevant agencies, including the Planning Department, the Montgomery County
Department of Transportation, and the State Highway Administration (where relevant). It is the responsibility of
the Applicant to obtain approval, which is demonstrated below via signature or electronic signature of the relevant
agency representatives. Generally, the Applicant should anticipate a turnaround time of ten (10) business days for|
form review. Substantially large projects may require additional time and/or may warrant a scoping meeting.

Montgomery County Planning Department
Name (print): Richard Brockmyer Signature: Date: 05/24/24

Montgomery County Department of Transportation
Name (print): Deepak Somarajan Signature: Date: 5/28/2024

State Highway Administration (where relevant)
Name (print): Kwesi Woodroffe Signature: Date: 5/28/2024

Applicant Contact Information

Transportation Consultant Michael Workosky, PTP - Wells + Associates - mjworkosky@wellsandassociates.com - C: (703) 676-3603
(company, contact name, email Brant McKinney - Wells + Associates - btmckinney@wellsandassociates.com - C: (703) 917-6620
I 4 !

and phone number)
Name o