MONTPELIER HILLS HOMEOWNERS ASSOCIATION (MH HOA)

REQUEST FOR YOUR INPUT.    

PLEASE RESPOND BY SEPTEMBER 23, 2005.
This mailing contains the townhouse (TH) conceptual plan that the MH HOA Board has negotiated with Berman Enterprises, based on your input, over the past nine months. Your Board unanimously supports this conceptual plan.  Now, we need your decision on whether this conceptual plan is also acceptable to you, and we ask you to complete and return the enclosed form (on colored paper) by Friday, September 23, 2005.  
If the enclosed TH conceptual plan is found acceptable by the community, the next step is for Berman Enterprises to undertake extensive engineering and technical studies to determine development constraints and to refine the conceptual plan accordingly.  Then, our goal will be to work with Berman Enterprises and county officials to come up with a detailed site plan, the blueprint for development, which could be approved by the county.  A detailed site plan would be agreed to by Berman Enterprises and the MH HOA Board, after review by the community.  

Berman Enterprises intends to build on the undeveloped land it owns in MH.  As you may recall, in March 2005, MH homeowners decided, by a community vote, that THs were the preferred build option and the MH HOA Board should begin negotiations with Berman Enterprises on TH type, quality, density, and layout.  Since then the Montpelier Hills Investigative Working Group (MHIWG), an open-membership, volunteer group of MH homeowners, has helped the MH HOA Board work with Berman Enterprises to create a TH plan addressing MH design preferences expressed in two community surveys.   

Important features of the TH conceptual plan [see page 2] include:

1) No THs will be built on the Berman owned land which they are currently allowing to be used as a soccer field or on the MH HOA rec land.

2) Maximum number of THs to be built in MH = 211.

3) Density of proposed development less than 7.5 units/acre and less than density of existing development.

4) Reasonable tree buffers will be preserved and in certain areas enhanced.

5) All new THs will have a 2-car garage with 2 additional parking spaces in the driveway. There will be at least 1 common guest parking space for every 2 new THs.

6) All new THs will be luxury THs which will (a) exceed the quality of existing MH luxury THs; (b) be all brick; and (c) have a minimum depth of 38 ft.  At least 70% of new THs will be 24 ft wide and at most 30% will be 22 ft wide. 

This mailing also contains informational enclosures describing the evolution and key features of the TH plan.  We need your input.  Please complete and return the enclosed form (on colored paper) by Friday, September 23, 2005.  The MH HOA Board thanks you for taking an active role in shaping the future of your community.

Brian Sutton, MH HOA President 

DRAWING #1 OF TOWNHOUSE CONCEPTUAL PLAN 

· 11x17  shows proposed development on both sides of Muirkirk

DRAWING #2 OF TOWNHOUSE CONCEPTUAL PLAN 

11x17  shows only enlarged section of development  north of Muirkirk, near Apache Tears Circle. 

· DRAWING #3 OF TOWNHOUSE CONCEPTUAL PLAN -

· 11x17  shows only enlarged section of development south of Muirkirk, near Hermosa. 

MH HOA INPUT FORM

PLEASE RESPOND BY FRIDAY, SEPTEMBER 23, 2005

SEND TO:  BRIAN SUTTON, MH HOA PRESIDENT  

    9225 FAIRLANE PLACE, LAUREL, MD 20708
Name____________________________________________________________

Street Address____________________________________________________

Proposed Townhouse (TH) Conceptual Plan

· I support the proposed TH conceptual plan.

· I support the proposed TH conceptual plan and suggest the following improvements:

________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

· I oppose the proposed TH conceptual plan for the following reasons: 

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

INFORMATIONAL ENCLOSURES

· Background

· MH TH Conceptual  Plan – Key Features

________________________________________________________________________

BACKGROUND 

The enclosed 211 TH conceptual plan is the result of 9 months of meetings and negotiations between the MH HOA Board, the Montpelier Hills Investigative Working Group (MHIWG) and Berman Enterprises.  Legal counsel for both the MH HOA Board and Berman Enterprises, along with county officials, have provided additional guidance during the negotiations.  A synopsis follows of the progress made since Berman Enterprises first contacted the MH HOA Board about their intention to build on undeveloped land they own in MH.

In October 2004, Berman Enterprises initially presented the MH HOA Board with their plan to build multi-family mid and high rise units, per current zoning, on their undeveloped land in MH.  The proposed development would be completed as part of the Comprehensive Design Plan for MH originally approved by the county in 1989.  One month later, the MH HOA Board hired widely-respected legal counsel, Susan Gray, who specializes in resident advocacy in land development cases, to investigate and represent the MH community.  Given concerns about a multi-family housing product, the MH HOA Board asked Berman Enterprises to consider THs as a development alternative.  

In January 2005, Berman Enterprises presented a TH alternative showing a tight layout of 258 THs, 20 ft in width, predominantly arranged back to back, and with development on the soccer field.  The MH HOA Board then created the MHIWG to gather and analyze MH resident’s input and investigate the potential impacts of development in MH. This open-membership, volunteer group of MH homeowners assisted the MH HOA Board with determining community consensus on available options and negotiating changes to the TH conceptual plan with Berman Enterprises. MHIWG first met on January 24 and in February and March 2005 helped the MH HOA Board prepare two community surveys to gather MH community input on a preferred housing product (TH or multi-family) and design features of any new development. [Summaries of the community surveys are available on the MH NEWS website at http://www.geocities.com/garolds/mh/dev/history.htm].  Based on survey results, the MH HOA Board notified Berman Enterprises that the MH community overwhelmingly supported a TH development, but did not support the 258 TH plan presented. Berman Enterprises indicated it would be willing to revise the 258 TH plan and ask the County Council for a zoning change from multi-family to THs if a minimum density of 210 THs was met, in any revised plan.             

In April 2005, the MH HOA Board, the MHIWG, and Berman Enterprises began to work in earnest to revise the 258 TH plan.  Berman Enterprises hired Mr. Daniel Anderton of Loiederman Soltesz Associates, a civil engineering and land planning design firm, to redesign the TH conceptual plan to accommodate more of the MH community’s preferred design features and to address concerns expressed in the community surveys. The redesigned conceptual plan included 234, 20 ft wide units in a neotraditional design where the majority of rear car garage THs were arranged back-to-back across alleys. There was also development on the soccer field.  The MH HOA Board and the MHIWG agreed this TH plan, revision 2, was a major advance over the initial 258 plan but there were still too many neotraditional rear-to-rear alley loaded THs. Arrangement of those THs in courts with minimal green space, but maximum pavement due to inclusion of alleys, posed a significant problem. MHIWG requested Berman Enterprises reduce the number of rear-entry garage THs arranged in this neotraditional manner.  Although Berman Enterprises did revise the plan, revision 3, MHIWG and the MH HOA Board were still unsatisfied with the number and arrangement of neotraditional THs and proposed buffers.    

In May 2005, the MH HOA Board, upon advice/research from MHIWG, hired Ms. Lanshing Hwang, owner of Symbiosis, a master planning and landscape architecture design firm.  [Symbiosis located at 1003 K Street NW, www.symbiosis-la.com.]  Ms. Hwang created a more traditional, all front-entry garage TH, court-oriented plan as an alternative to the neotraditional design in Berman Enterprises TH plan – revision 3.  The goal was for the MHIWG to have an alternative TH conceptual plan, more consistent with the design of the existing MH community, with which to negotiate.  Ms. Hwang coordinated with the MHIWG, Susan Gray, county officials at the Maryland-National Capital Park and Planning Commission (MNCPPC), and Mr. Anderton on specifics of the new plan.  The MH community presented their feedback on Ms. Hwang’s plan at the May 17 public MH HOA Board meeting.     

Throughout June 2005, the MHIWG, the MH HOA Board, and Berman Enterprises with  Mr. Anderton worked to combine the best elements from Ms. Hwang’s traditional plan and Berman Enterprises’ neotraditional plan into one plan that all parties could support. This effort involved several meetings and revisions to the TH conceptual plan. Two merged or “synthesized” plans were created ​– a low-density (212 TH) plan and a high-density (225 TH) plan.  Although the layouts were similar, the high-density plan was created to take advantage of Berman Enterprises’ incentive offer to give the MH HOA more amenity money for each TH built over a minimum threshold of 210 THs.  

The MH HOA Board intended to let the community decide if they wanted the high-density/more-amenity money plan or not. However, this approach changed when the MH HOA Board and Berman Enterprises met with County Councilman Tom Dernoga in July 2005.  Dernoga’s direction to Berman Enterprises included widening the majority of THs to 24 ft and presenting  an amenity package without an incentive component (i.e., more THs = more $ for amenities).  Dernoga said the amount of amenity money would be negotiated with significant input from him and MNCPPC.  With the need for a high-density plan eliminated, the MH HOA Board, the MHIWG, and Berman Enterprises with Mr. Anderton worked on revising the low-density plan according to Dernoga’s directions. The enclosed 211 TH conceptual plan is the final result of those efforts.        

If the enclosed 211 TH conceptual plan is found acceptable by the community, the next step is for Berman Enterprises to undertake extensive engineering and technical studies to determine development constraints and to refine the conceptual plan accordingly.  Then, the MH HOA Board’s goal in this process will be to work with Berman Enterprises and county officials to come up with a detailed site plan, the blueprint for development, which could be approved by the county.  A detailed site plan would be agreed to by Berman Enterprises and  the MH HOA Board, after review by the community.

The MH HOA Board, the MHIWG, and Berman Enterprises spent a tremendous amount of time and effort making sure that the 211 TH conceptual plan addressed the concerns and preferred design features expressed by MH residents in the two community surveys.  Below is a summary of the MH community’s top four comments about the proposed development and how they are addressed in the enclosed TH conceptual plan. 

MH Comments:

1) Limit Density 


- Maximum number of THs to be built in MH = 211.

- No THs will be built on the soccer field or on MH HOA rec land.

- Density of proposed development will be less than 7.5 units/acre and 

   less than density of the existing development.

2) Preserve Wooded Areas/Tree Buffers/Open Space

- Reasonable tree buffers will be preserved and in certain areas enhanced.

- The majority of new THs back to wooded areas.

- Very few THs are arranged back to back.

- No TH backyard deck faces another TH’s backyard deck without a visual buffer or 

  row of trees placed between THs.

3) Increase Parking

- All new THs will have a 2-car garage with 2 additional parking spaces in driveway.

- There will be at least 1 common, guest parking space for every 2 new THs.

4) Quality of THs

- All new THs will be luxury THs – all brick.

- All new THs  will exceed the quality of existing MH luxury THs.

- At least 70% of new THs will be 24 ft wide. 

- At most 30% of new THs will be 22 ft wide.

- All new THs will have a minimum depth of 38 ft.
- As of August 2005, MH THs selling just below $400,000. Berman Enterprises’

  current expectations for starting prices of new THs is $450,000.    

MH TH CONCEPTUAL PLAN – KEY FEATURES

GENERAL:

1. No THs will be built on the soccer field or on MH HOA rec land.

2. Maximum number of THs to be built in MH = 211.

3. Density of proposed development  less than 7.5 units/acre and less than density of existing development.

4. Reasonable tree buffers will be preserved and in certain areas enhanced.

TH FEATURES: 

5. All  new THs will be luxury THs.  The new “luxury” THs must exceed the level of quality shown in existing MH luxury THs.

Note: When the final builder and TH design are chosen, the MH HOA Board would like Berman Enterprises to make a presentation to the community describing why the particular builder was selected, luxury features of the TH design, and how those homes exceed the level of quality in existing MH homes including but not limited to Winchester and MT Rose.  In the interim, the MH HOA Board and the MHIWG will work to review possible builders and TH designs.  The MH HOA Board and the MHIWG have already expressed to Berman Enterprises their concerns about using Ryan Homes as a builder. 

6. All new THs will be brick – front, back and side.

7. All new THs will have a 2-car garage and 2 additional parking spaces in the  driveway.
8.  There will be  a mix of front- and rear- entry 2-car garage THs.
9.  New THs will be either 24 ft or 22 ft in width with a minimum depth of 38 ft.  

 Note: As discussed in 5 above, the MH HOA Board and the MHIWG will work to review possible builders and TH designs.  That work will include ensuring new THs have the minimum square footage of living space, excluding garage, commonly associated with luxury THs.  The MH HOA Board and MHIWG have already expressed to Berman Enterprises their concern new THs be larger than existing MH luxury THs.  Approximate dimensions of some MH THs include:    

 -22 ft width x 38 ft depth;  ~2000 sq. ft of living space, excluding garage 

 
 -24 ft width x 43 ft depth;  ~2400 sq. ft of living space, excluding garage 

10.  
At least 70% of the 211 new THs (or 147) must be at least 24 ft in width.    

11.  
At most 30% of the 211 new THs (or 63) will be 22 ft in width.  Current conceptual plan design has these smaller units bracketing wider, center units on a TH stick.

12.  
All THs will be at least 22 ft in width.  There will be no 20 ft  width THs as shown  in earlier conceptual plans.

TH LAYOUT:
13.  
Maximum number of THs in a stick = 6.

14.  
Minimum distance between the side of one TH stick to the side of another TH stick = 20 ft .  This distance is measured from building to building.  The property line of  the sides of TH sticks will be 8-10 ft protruding into this buffer area.

15.  
Minimum distance between any existing TH and any new TH is 60-70 ft measuring from the back of the house.  

16.  
TH Types:  There will be two types of THs – front 2-car garage and rear 2-car garage.  All THs (211 maximum) will be arranged in a traditional court layout.  The current conceptual plan has THs placed within 7 courts located between Hermosa and Apache Tears Circle in MH.   

17.  
No Back to Back THs:  All front entry THs will be built so their backyards face existing woods or a tree buffer.  The purpose of this requirement is to maintain the MH design where the majority of THs back to woods, not another TH’s deck.  The majority of new front entry THs must back to woods.  In cases where this cannot be accomplished, a tree buffer must be placed between THs.  This means no TH can be built so its back/backyard deck directly faces, without visual obstruction, another TH back/backyard deck.  A tree buffer must be placed between the two THs to obstruct the view and provide privacy.  The tree buffer will be part of MH HOA common area and have a minimum width of 10 ft.  For example, the distance between two front entry THs whose backyard decks face each other would be 30 ft – 10 ft from each TH deck to the property line which borders 10 ft tree buffer.  

18.  
Visual Buffer & Rear Car Garage THs:  A visual buffer of mature trees must be placed behind all rear 2-car garage THs.  Behind means placement of  a row of buffer trees, no less than 10 ft in width, directly across from the rear car garage TH, on the other side of the alley used to access the TH.  Any trees placed on the median/dividing strips between the garages of each TH does not constitute the visual buffer defined in this paragraph.  

 The purpose of the visual buffer is to add privacy for rear decks by obstructing the view of the other THs in the court.  The visual buffer will have a minimum width of 10 ft and will be located on MH HOA common area directly across form the rear garage THs, on the other side of the access alley.  Mature trees means trees that are at least 14-16 ft in height when planted.  The trees will also be 2.5 to 3 inches caliper (or in diameter) when planted.         

19.  
Rear Car Garage TH Locations:  Rear car garage THs will only be built toward the front of a court, facing either Hermosa, Muirkirk, or Apache Tears Circle. In no case will any rear car garage THs be placed back to back across an alley.  Maximum width for the alley is 20 ft.     

20.  
Rear Car Garage TH Alleys:  The view of rear car garage alleys must be obscured from cars driving by on Hermosa, Muirkirk, and Apache Tears Circle.  Landscaping with tree buffers is required to hide alley, especially in courts 1&2.   

21.  
Muirkirk & Noise Concerns: To address noise concerns on Muirkirk, the minimum setback of 35 ft will be extended to 40 ft for rear car garage THs, located  near Muirkirk in courts 1-4.

22.   Court Entrances:  Entrances to courts must be landscaped with mature trees.  The trees planted between the street and sidewalk on Hermosa (40) and Muirkirk (35) should be preserved. 

23.  
Storm Water Management (SWM) Ponds:  The SWM pond will most likely have to be expanded so only a few THs were placed behind it. 

24.   Parking:  All new THs will have a 2-car garage with 2 additional parking spaces in the driveway.  There will be at least 1 common guest parking space for every 2 new THs.  Guest parking is included in each court as follows:  

Court

Guest Parking 

1  

10  spaces

2  

11  spaces

3

20  spaces

4  

28  spaces

5
 
18  spaces

6
 
25  spaces

7 

19  spaces

25.   TH Count:  The TH conceptual plan contains 211 THs arranged in 7 courts based on the design ideas detailed in items 1-24 above. TH counts are as follows:      

· 136 THs are located north of Muirkirk  - see Drawing #2, page 3.

·   75 THs are located south of Muirkirk  - see Drawing #3, page 4.

AMENITIES:
26.    Amenity Package $:  Berman Enterprises incentive/”profit-sharing” plan ($X for Y THs over minimum #) is off the table.   The MH HOA Board and the MHIWG  will negotiate an amenity package, with input from our County Councilman Tom Dernoga, and the M-NCPPC.  The MH HOA Board expects an amenity package of at least $250,000.  The details of the composition of the amenity package remain to be negotiated, but may include the items listed separately (27-30) below.

27.   Recreational areas for children on both sides of Muirkirk:

- 1 Basketball area (smaller than standard half court pad with removable   

      pole and backstop)  - court 6

- 1 Play area – court 5

- 2 Picnic areas – courts 4 & 7

- 1 multipurpose area – court 3

- 1 tot lot – court 7

- MH HOA rec land:  large play area; 20 space overflow parking area

28.  
Montpelier Elementary: After a meeting to be arranged with the new principal of MH Elementary School, we request Berman Enterprises arrange for the following contributions/upgrades to the school: upgrade basketball courts, other items determined after meeting with principal.

29.  
Upgrade/Interconnect existing MH trails:  MH wants an interconnected, upgraded system of trails – walking, jogging paths throughout community.   As part of this amenity there could be a focal point on MH HOA rec land - benches/ exercise/sitting area around pond/landscaped area.  

30.   
Additional parking spaces Ivory Fashion, Blue Moon, & Sea Pearl Courts:  Explore extending parking area in courts toward BW parkway and adding parking pad in the open space.  Determine if a parking area can be placed in the grassy area north or behind the tot lot at Sea Pearl court.
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