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APPLICATION

DESCRIPTION: 32 one-family detached dwelling units, and 5 one-family attached MPDUs
(total number of units is 37); 93.64 acres; RNC Zone; located on the north
and south side of Old Baltimore Road, approximately 3,000 feet south of the
intersection with Doctor Bird Road; 2005 Olney Master Plan

APPLICANT: Oxbridge Development at Batchellors Forest, LC
FILING DATE: February 7, 2008
RECOMMENDATION: Approval with conditions

EXECUTIVE

SUMMARY: The proposed development will create 37 lots including 32 one-family
detached dwelling units and 5 one-family attached MPDUs using the optional
method of development. The Applicant is providing 15 percent MPDUs
onsite, which allows for a maximum 22 percent density bonus. The layout
proposes two residential clusters which are located away from Batchellors
Forest Road in order to maintain broad vistas of open space and preserve
the rustic character of this road. The rural open space is approximately 69
percent of the tract area, including approximately 17.2 acres on the east side

of Batchellors Forest Road, which will be dedicated to M-NCPPC for use as a
local park.
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SITE DESCRIPTION

Vicinity

The 93.64-acre property is zoned RNC and is located on both sides of Batchellors Forest Road in
the Olney Master Plan area. A 17.2-acre portion is located adjacent to William H. Farquhar
Middle School on the east side of Batchellors Forest Road. The remaining 75.4 acres are located
on the west side of Batchellors Forest Road adjacent to the Our Lady of Good Council High
School. The future Old Vic Boulevard will bisect the western portion of the property and
terminate at Batchellors Forest Road opposite one of the Farquhar Middle School entrances.

Our Lady Good
Counsel High School

Stanmore Property @
No. 820060390 \
Q) o

William H Farquhar
Middle School

S 0 475 ers

Viuc\inity Map

Nearby recently approved preliminary plan applications include the Stanmore Property No.
120061100 (formerly Hyde Property) with the concurrently filed Site Plan No. 820060390, and
Olney Estates No. 120050920 with the Site Plan No. 820060190. The general character in the
Southeast Quadrant of Olney is fairly low-density in nature and has significant environmental
resources. Batchellors Forest Road, the only through road in this quadrant, has been designated
as a rustic road due to its visual attributes.
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Site Analysis

The property is for the most part open field with forested stream valleys. The site is located in
the Northwest Branch watershed (Use 1V streams). The property contains two streams; an
intermittent tributary to Northwest Branch, and an actual mainstem of Northwest Branch. A
100-year floodplain and about 1.75 acres of wetlands are associated within the two streams.
Another small stream originates on the portion of the property that lies to the east of Batchellors
Forest Road.

The property includes approximately 21 acres of existing forest and 23 acres of environmental
buffers. The remainder of the site is an open field. The majority of the site lies on the west side
of Batchellors Forest Road and generally slopes westward towards the forested stream valley and
floodplain. The portion of the property that lies to the east of Batchellors Forest Road slopes
southeastward towards the partially forested stream valley that flows along the southern property
boundary.

QOur Lady Good
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Stanmore Property
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PROJECT DESCRIPTION

Previous Approvals

The Preliminary Plan No. 120060850 for Batchellors Forest was approved with conditions by
the Planning Board on July 26, 2007 (Planning Board Resolution dated January 11, 2008
[Appendix A] and Corrected Resolution dated July 30, 2009) to create 37 lots on 94 acres of
land.

Proposal

The proposed development will create 37 lots for 32 one-family detached dwelling units, and 5
one-family attached MPDU using the optional method of development. Pursuant to Chapter 25A
of the Montgomery County Code, the Applicant is required to provide at least 12.5 percent of
units as MPDUs. However, the Applicant chose to provide 15 percent instead, which allows
them to achieve a maximum 22 percent density bonus. The base density for the subject property
is 31 units. The 22% density bonus provides an additional 6 units for a total of 37. The
necessary number of MPDUs would, therefore, appear to be 6 (.15 of 37 = 5.55 or 6, since
MPDUs are always rounded up). However, the Applicant argued that they should only be
required to provide 5 MPDU’s, citing Section 25-A-5(d)(2), which states:

If the Planning Board approves a density bonus of at least 20 percent for a
development which consist of 20 or more but fewer than 50 units at one location,
the number of MPDUs required must be governed by subsection © unless the
formula in subsection© would not allow the development to have one bonus market
rate unit. In that case, the Planning Board must reduce the required number of
MPDUs by on unit and approve an additional market rate unit.

Although the Board disagreed with this rationale, the matter went to court, which ruled in favor
of the Applicant. MNCPPC is appealing this ruling, but, in the meantime, the Applicant has
chosen to move forward with the current site plan, which shows 37 units and only 5 MPDUs.

The layout proposes two residential clusters which are located outside the stream buffers and
away from Batchellors Forest Road in order to preserve the open fields viewsheds and maintain
the rustic character of the road. Consistent with the recommendations of the zone, the rural open
space will be approximately 69 percent of the tract area. A natural surface trail will connect the
two clusters.

The development proposes use of two public streets: an extension of Old Vic Boulevard and a
new tertiary street (cul-de-sac). Old Vic Boulevard will provide a future connection from
Batchellors Forest Road to Olney/Sandy Spring Road (MD 108) through the site. Sidewalk
connections will be provided along all public roads, except Batchellors Forest Road which is a
rustic road and therefore is precluded from any changes or improvements that may alter its
character.
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VICINITY MAP
SNIEY = 3,000

PROJECT ANALYSIS
Master Plan

The subject site is located within the boundaries of the 2005 Olney Master Plan, which has
general recommendations about properties in the southeast quadrant as well as specific
recommendations for the subject property.

The general recommendations of the Master Plan for the southeast quadrant (p.23) that are
relevant to this site, include:

e Preserve open space, streams, significant forests, and the low-density character of the
Southeast Quadrant through cluster development, on community sewer where
appropriate.

e Protect the rustic road character of Batchellors Forest Road by using topography,
clustering of houses away from the road, and landscaping to preclude, or minimize, the
visibility of new developments from Batchellors Forest Road.

The Master Plan has the following design guidelines for all properties recommended for the
RNC Zone in the Southeast Quadrant (p.25) (including the subject property):
1. Cluster new houses away from sensitive areas.
2. Minimize the fragmentation of forest by preserving contiguous forest areas covering
more than one property.
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Minimize new driveway entrances on Batchellors Forest Road to preserve its rustic
character.

Design connections of new access roads to Batchellors Forest Road to be respectful of the
rustic character of the road.

For properties along Georgia Avenue, provide a green buffer of at least 100 feet, outside
the master plan right-of-way, to screen views of houses from the road.

Preserve exceptional vistas of open fields on larger properties from Batchellors Forest
Road, especially on the Casey, Hyde and Polinger properties by clustering homes in such
a way that they are not visible from the road. If that is not feasible, use landscaping
techniques to screen houses from the road.

Looking south on Batchellors Forest Road from the entrance of the William H. Farquhar Middle School

The property is designated as #3 Casey Property in the Land Use Section of the Master Plan and
has the following specific recommendations on page 28:

“The 17.4-acre portion of the property [located on the east side of Batchellors Forest
Road] is appropriate for ballfields and possibly other active recreation [...].”

“Permitted density from the 17.4-acre portion should be located on the larger portion of
the property on the west side of Batchellors Forest Road and the 17.4-acre portion should
be designated as rural open space under RNC Zone and dedicated as parkland for active
recreation purposes. Houses should be clustered away from Batchellors Forest Road to
preserve the views of open fields along the existing road. Preservation of the rustic
character of Batchellors Forest Road and the existing vistas from this road should be
explored at the time of subdivision through careful placement of housing clusters in
appropriate locations to minimize their visibility from Batchellors Forest Road and other
techniques.

The western portion of the site is recommended to contain a realigned Old Vic Boulevard
Extended [...] so that the new road will terminate at Batchellors Forest Road opposite
one of the Farquhar Middle School entrances. The right-of-way of the proposed
alignment should be dedicated at the time of the subdivision.”

The proposed development addresses these recommendations in a number of ways. It proposes
to protect the environmentally sensitive portions of the property by minimizing impacts to the
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stream valley buffers and placing them in a Category | easement. Contiguous forest is protected
within the stream buffers. The plan responds to the need to protect the rustic character of
Batchellors Forest Road by minimizing curb cuts and striving to preserve the vistas of open
fields through setting aside rural open space. The 17.4 acre portion of the property is to be
dedicated to MNCPPC for use as a local park. Staff believes that the proposed project
accomplishes all of the Master Plan’s goals and recommendations for this property.

g SECTION A

Section A
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Transportation

A Local Area Transportation Review (LATR) was completed as part of the preliminary plan
review. According to the LATR, since the proposed development will have minimal impact at
the affected intersections (less than 5 CLV), and one of the intersections (Georgia Avenue and
Emory Lane) already has a planned privately funded mitigation improvement, the Applicant will
make additional payments equal to 50 percent of the applicable transportation impact tax before
any building permit is released. This application was not subject to a Policy Area Mobility
Review (PAMR) because the preliminary plan application was submitted before January 1, 2007.
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Environment

A Natural Resources Inventory/Forest Conservation Plan (NRI/FSD), #420043350, was
approved in December 2008. There are 21.63 acres of forest onsite. A Preliminary Forest
Conservation Plan was approved with conditions by the Planning Board as part of the approval
of the preliminary plan on July 26, 2007.

The Final Forest Conservation Plan (FFCP) proposes to clear 1.57 acres of forest, preserve 19.53
acres', and plant 6.84 acres of forest. Where forest retention or planting occurs on HOA land, a
Category | conservation easement is placed over the area to provide permanent protection.
Forest preservation or planting on land that will be dedicated as M-NCPPC parkland will not
have a conservation easement.

The Final FCP is consistent with the Preliminary FCP as indicated by the following:

e [Forest preservation and planting areas are within or immediately adjacent to
environmental buffers.

e The total amount of on-site forest retention and planting (26.37 acres) is larger than 25
percent of the net tract area (22.57 acres) as required under Section 22A-12(f) of the
County Forest Conservation Law. The Preliminary FCP conditionally approved with the
preliminary subdivision plan also provided for on-site forest retention and planting which
exceeded 25 percent of the net tract area.

e Split rail fencing is shown along the segments of conservation easements that are
adjacent or close to proposed boundaries of private residential lots. Permanent signs are
proposed along the boundaries of forest retention, forest planting, and environmental
buffer areas on both private open space and park dedication areas.

Forest clearing will occur within environmental buffers for unavoidable outfalls for stormwater
management facilities and connections of new sewer lines in the subdivision to existing sewer
lines within the floodplain of Batchellors Run Tributary that flows along the western edge of the
subject site.

There are two sewer line outfalls serving the subdivision that will require forest clearing within
the environmental buffer in order to connect to an existing sewer trunk line within the stream
valley of the Batchellors Forest Tributary. One of the proposed sewer line connections through
the forested environmental buffer will require the removal of some specimen-size trees. Staff
believes that there are alternative alignments and/or consolidation of these two sewer line
outfalls which would result in less forest loss and wetland impacts than the alignments shown in
the site plan. The alternative for one of the sewer lines may also allow two of the proposed lots
to be served by gravity sewer rather than by grinder pumps. Staff recommends that prior to the
submission of the certified site plan, the Applicant evaluate alternative sewer alignments through
the stream valley, in coordination with WSSC and Environmental Planning Division to
determine alignments that will minimize forest loss and impacts to wetlands within the
environmental buffers.

! The total amount of forest retention does not include 0.53 acre of existing forest within existing WSSC sewer line
rights-of-way.
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The Final Forest Conservation Plan, as amended by Staff’s conditions of approval, will comply
with the County Forest Conservation Law (Section 22A of the Montgomery County Code).

Development Standards

The subject site is zoned RNC, which allows the residential use. The intent of the RNC Zone is
to preserve open land, environmentally sensitive natural resources and rural community character
that would be lost under conventional, large-lot development. The proposed development meets
the purpose and requirements of the zone as detailed in the Findings section of this report.

The following data table indicates the proposed development’s compliance with the Zoning

Ordinance.

Project Data Table for the RNC Zone, Optional Method of Development

Development Standard Permitted/Required | Proposed for Approval &
Binding on the Applicant

Min. Area of Development (acres) 10 93.64

59-C-9.575(a)

Density (du/ac) 0.33® 0.39®

Per Olney Master Plan (p.28)

MPDUs 12.5% 15%

Max. No. of Dwelling Units 37

One-family detached units 32

One-family attached units (MPDUs) 5

Min. Lot Area (sq. ft.)

One-family detached units 4,000 10,700

MPDUs n/a 3,500

Min. Setback from Street (feet) 15 20

Min. Yard Setback (feet)

Side yard 8 8

Side yard, abuts lot not developed 17 © 20

under the optional method

Rear yard 30 30

Rear yard, abuts lot not developed 35@ 35

under the optional method

Min. Lot width (feet)
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One-family detached unit 25 25

One-family attached units (MPDUs) n/a 20
Max. Building Height (feet) 35 35
Max. Lot Coverage (%)

One-family detached unit 35 35
Accessory Structures Setbacks (feet)

Rear 5 5

Side 5 5
Street 60 60
Rural Open Space 65-85% 69.8%
Common Open Space (sg. ft.) n/a 82,023

@ pursuant to section 59-C9.571, the maximum development unit density allowed may be increased to
accommodate the construction of MPDUs under the optional method of development.

®) The proposed density reflects a density bonus for providing 15 percent MPDUs on-site.
© Lot 1, Blk B adjacent to RC Zone; Lot 27, BIk A adjacent to RE-2
) Lots 24-27, BIk A adjacent to RE-2

COMMUNITY OUTREACH

The Applicant has met all proper signage, noticing, and submission meeting requirements. Staff
has not received correspondence on this matter.
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FINDINGS

1. The site plan conforms to all non-illustrative elements of a development plan or
diagrammatic plan, and all binding elements of a schematic development plan, certified
by the Hearing Examiner under Section 59-D-1.64, or is consistent with an approved
project plan for the optional method of development, if required, unless the Planning
Board expressly modifies any element of the project plan.

Neither a development plan, diagrammatic plan, schematic development plan, nor a
project plan were required for the subject site.

2. The site plan meets all of the requirements of the zone in which it is located, and where
applicable conforms to an urban renewal plan approved under Chapter 56.

The proposed use is allowed in the RNC Zone and the site plan fulfills the purposes of
the zone by preserving open land, environmentally sensitive natural resources, and rural
community character. This is accomplished by providing residential development in
clusters and maintaining broad vistas of open space.

As the project data table on page 11 indicates, the site plan meets all of the development
standards of the zone. With respect to building height, setbacks, and density the
proposed development is under all the maximum standards allowed. With respect to
open space the proposed development provides approximately 82,000 square feet of
common open space and approximately 69.8 percent of the tract area in rural open space
allowing a greater amount of rural features and character to be protected.

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities,
and pedestrian and vehicular circulation systems are adequate, safe, and efficient.

a) Locations of Buildings and Structures

The buildings and structures in the proposed development are located in two clusters at a
lower elevation away from Batchellors Forest Road. The elevation and location of the
houses have been sited appropriately to maintain broad vistas of open space and to
preserve the rustic character of the Batchellors Forest Road as envisioned by the Master
Plan. The proposal also responds to the natural resources onsite and takes advantage of
the existing forest line to screen some units from the road. The dwellings in the cluster
with 19 one-family detached houses and 3 one-family attached houses are located along
the proposed extension of Old Vic Boulevard. Some of the houses face an area of
common open space, which strengthens it as a gathering place for the residents of the
neighborhood. The other cluster with 11 one-family detached houses and 2 one-family
attached houses is located close to the southern property edge and is accessed via an
over-length cul-de-sac off Batchellors Forest Road. Two additional one-family detached
houses are located along Batchellors Forest Road with setbacks from the road that are
similar to those of the existing houses. The locations of the buildings and structures are
adequate, safe and efficient, while maintaining the rural character of the area and
preserving environmentally sensitive natural resources.

Page 13




b) Open Space
The open space provided is divided into Common Open Space, intended for common use

by the residents of the neighborhood, and Rural Open Space, intended to protect rural
features and other sensitive areas and to maximize common boundaries with rural open
space on adjacent tracts. The most significant common open space is centrally located,
bordered by a loop road with houses, and has amenity features, making it a true gathering
point for the neighborhood residents. The other areas of common open space contain
surface features, such as storm water management facilities, which are allowed by the
Zoning Ordinance, but make them less usable for the community.

The approximate 65 acres of Rural Open Space are located primarily along Batchellors
Forest Road, in order to maintain the existing broad vistas of open space and to preserve
the rural character of this road. Additional areas include the stream valley and existing
forest which protect these environmentally sensitive natural resources. The approximate
17.1 acres of Rural Open Space on the east side of Batchellors Forest Road will be
conveyed to M-NCPPC for use as a local park for active recreation purposes per the
Olney Master Plan recommendations (p.28). The open space provided satisfies the
provisions of the zoning and is safe, adequate and efficient in addressing the needs of the
proposed use and the recommendations of the Master Plan.

c) Landscaping and Lighting

The landscaping on individual lots consists of a traditional foundation planting area for
the house with shade trees that provide scale to the houses proposed. The remaining
landscaping screens the storm water management facilities and defines the areas where
the public amenities are located. The areas of rural open space adjacent to Batchellors
Forest Road are integral to the character of the road and will remain open without
plantings. Street trees and lighting within the public roadway are provided along the two
streets to enhance the pedestrian environment. The lighting proposed will create enough
visibility to provide safety but not so much as to cause glare on the adjacent roads or
properties. The landscaping and lighting are adequate, safe, and efficient.

d) Recreation facilities

The recreation facilities provided include two picnic/sitting areas, an open play area Il, a
pedestrian system, nature trails, and natural areas. This development meets all the
recreation requirements onsite through these facilities, which satisfy the 1992 MNCPPC
Recreation Guidelines. The facilities being provided adequately and efficiently meet the
recreation requirements of this development, while providing safe and accessible
opportunities for recreation.

e) Pedestrian and Vehicular circulation systems

The site is accessed from the realigned Old Vic Boulevard Extended, a through road that
terminates at Batchellors Forest Road opposite one of the William H. Farquhar Middle
School entrances, as recommended by the Master Plan; and via an overlength cul-de-sac
from Batchellors Forest Road. The layout of the two proposed public streets provides
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safe, adequate and efficient access to the developable portions of the property, while
allowing for the preservation of forest, environmentally sensitive areas, and open space.

The pedestrian circulation system consists of 5-foot concrete sidewalks along the two
public streets, an 8-foot asphalt path along the Old Vic Boulevard Extended, and a natural
surface pedestrian path connecting the two residential clusters. Because Batchellors
Forest Road is a designated rustic road, it is precluded from any changes or improvement
that may alter the character of the road, including the construction of sidewalks. The
pedestrian circulation system provides safe, adequate and efficient pedestrian access
within the site and to the surrounding area, including to the William H. Farquhar Middle
School and Our Lady of Good Counsel High School, which are both within walking
distance of the site. Intersection improvements at Old Vic Boulevard Extended and
Batchellors Forest Road, including crosswalks, will improve pedestrian safety in
accessing the Farquhar Middle School.

Each structure and use is compatible with other uses and other site plans and with
existing and proposed adjacent development.

The proposed residential use is compatible with the adjacent and confronting residential
and institutional uses. This development proposes grouping the units into two residential
clusters, which minimizes the fragmentation of forest, the impacts on environmentally
sensitive areas, and the access points onto Batchellors Forest Road. The two clusters are
located away from this road so as to be only partially visible in order to preserve
exceptional vistas of open fields, which is a central element to the rustic character of
Batchellors Forest Road.

The development proposes a diversity of lot sizes ranging from 3,599 square feet for a
townhouse MPDU to 426,250 square feet on Lot 15, a conservation lot which includes a
significant portion of rural open space. The majority of the lots fall within the 19,000-
23,999 square feet range. In addition, the development also proposes diversity in house
sizes ranging from a minimum of 888 square feet ground coverage to a maximum of
4472 square feet ground coverage. The diversity in lot and house sizes is compatible with
the surrounding development and rustic character of this area, and is consistent with the
purpose and intent of the zone.

The site plan meets all applicable requirements of Chapter 22A regarding forest
conservation, Chapter 19 regarding water resource protection, and any other applicable
law.

The Final Forest Conservation Plan (FFCP) proposes to clear 1.57 acres of forest,
preserve 19.53 acres, and plant 6.84 acres of forest. Where forest retention or planting
occurs HOA land, a Category | conservation easement will be placed over the area to
provide permanent protection. Forest preservation or planting on land that will be
dedicated as M-NCPPC parkland will not have a conservation easement. The plan, as
amended by Staff’s conditions of approval, will comply with the County Forest
Conservation Law.
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The stormwater management concept consists of on-site channel protection measures via
construction of three detention facilities; on-site water quality control via construction of
six Montgomery County Sand Filters (MCSF’s); and onsite recharge via open section
roadway swales and other nonstructural measures such as rooftop disconnection.

RECOMMENDATION AND CONDITIONS

Staff recommends approval of site plan 820080190, Batchellors Forest, for 32 one-family
detached dwelling units, and 5 one-family attached MPDU, on 93.64 gross acres. All site
development elements shown on the site and landscape plans stamped “Received” by the M-
NCPPC on May 15, 2009 are required except as modified by the following conditions:

Conformance with Previous Approvals

1. Preliminary Plan Conformance
The proposed development must comply with the conditions of approval for Preliminary
Plan No. 120060850 as listed in the Planning Board Resolution dated January 11, 2008
[Appendix A] and the Corrected Resolution dated July 30, 2009. This includes but is not
limited to all references to density, rights-of-way, dedications, easements, transportation
conditions, DPWT [now DOT] conditions, and DPS stormwater conditions.

Environment

2. Forest Conservation & Tree Save
The proposed development must comply with the conditions of approval of the Final
Forest Conservation Plan. The Applicant must comply with the conditions of approval
from M-NCPPC Environmental Planning in the memorandum dated July 15, 2009
[Appendix C].

3. Stormwater Management
The proposed development is subject to Stormwater Management Concept approval
conditions dated July 2, 2007 unless amended and approved by the Montgomery County
Department of Permitting Services [Appendix C].

Parks, Open Space, & Recreation

4. M-NCPPC Department of Parks
a) Applicant to convey to M-NCPPC the approximately 17.1 acre portion of subject
property designated as Parcel A that lies east of Batchellors Forest Road, for use as a
local park consistent with the Olney Master Plan. Land to be conveyed to M-NCPPC
in fee simple by deed acceptable to M-NCPPC staff, by time of record plat. Property
to be marked with boundary posts in locations acceptable to Department of Parks
staff, and to be conveyed free of any trash and unnatural debris.
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b) Applicant to place a sign on the dedicated parkland, acceptable to M-NCPPC
Department of Parks staff, that identifies it as parkland that will include active
recreation amenities.

5. Common Open Space Covenant
Record plat of subdivision shall reference the Common Open Space Covenant recorded at
Liber 28045 Folio 578 (“Covenant”). The Applicant shall provide verification to M-
NCPPC staff prior to issuance of the 20" building permit that the Applicant’s recorded
Homeowners Association Documents are incorporated by reference in the Covenant.

6. Rural Open Space
The 65.6-acre area designated as private rural open space (Parcels A: Blk C and B; Parcel
C: Blk A; Lot 15, Blk A) is to be owned and maintained by the HOA, shown on the
record plat and will remain in perpetuity as rural open space and no further subdivision is
permitted.

7. Recreation Facilities
The Applicant must provide two picnic/sitting areas, an open play area |1, a pedestrian
system, nature trails, and natural areas.

8. Maintenance of Public Amenities
The Applicant is responsible for maintaining all publicly accessible amenities including,
but not limited to picnic/sitting areas, open play area Il, pedestrian system, nature trails,
and natural areas.

Transportation

9. Transportation
Provide typical driveway apron treatment at Street B for the shared driveway leading to

Lot 19 and Lot 20.

Density & Housing

10. Moderately Priced Dwelling Units (MPDUs)

a) The Applicant is receiving a 22 percent density bonus for providing 15 percent
MPDUs on-site.

b) Elevations for MPDU units must be provided to DHCA prior to certified site plan
approval.

¢) MPDU construction schedule to be approved by DHCA prior to certified site plan
approval.

d) The MPDU Agreement to Build shall be executed with DHCA prior to the release of
any building permits in accordance with Chapter 25A.

Miscellaneous

11. Architecture
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Provide architectural treatment of the two groups of MPDU townhouses to have an
outward appearance of one-family detached units consistent with the rest of the
development.

12. Public Schools
Applicant is to construct a pedestrian connection from the terminus of Old Vic Boulevard
at Batchellors Forest Road to the existing sidewalk on the William H. Farquhar Middle
School site in an alignment as shown on the drawing on Appendix D.

Site Plan

13. Site Design

a)
b)

c)
d)

Relocate Lot 14 behind Lot 21 and next to Lot 19 with access off Street B so that
it is part of this residential cluster.

Shorten the shared driveway for Lots 19 and 20 by locating it directly off the cul-
de-sac on Street B.

Eliminate the natural surface path north of Old Vic Boulevard.

Ensure that Lot 23 meets the minimum of 25 feet of lot frontage on the public
street.

14. Landscaping

a)
b)

Provide additional plantings in front of the two individual lots fronting on
Batchellors Forest Road (Lots 10 & 15).

Provide additional plantings on the side of Lot 9 and 16 that are visible from
Batchellors Forest Road.

15. Development Program

The Applicant must construct the proposed development in accordance with a
development program that will be reviewed and approved prior to the approval of the
Certified Site Plan. The development program must include the following items in its
phasing schedule:

a)

Clearing and grading must correspond to the construction phasing to minimize
soil erosion and must not occur prior to approval of the Final Forest Conservation
Plan, Sediment Control Plan, and M-NCPPC inspection and approval of all tree-
save areas and protection devices.

The development program must provide phasing for installation of on-site
landscaping and lighting.

Street lamps and sidewalks must be installed within six months after street
construction is completed. Street tree planting may wait until the next growing
season.

On-site amenities including, but not limited to benches, play structure, open play
area, and natural areas must be installed prior to release of the 30" building
permit.

Community-wide pedestrian pathways, including the natural surface trail between
the two residential clusters and the sidewalks along the public streets, must be
completed prior to issuance of the 30" building permit.
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f) Onsite landscaping associated with each building shall be completed as

construction of each building is completed.

g) Provide each section of the development with necessary roads.
h) The development program must provide phasing of dedications, stormwater

management, sediment and erosion control, afforestation, trip mitigation, and
other features.

16. Certified Site Plan

Prior to approval of the Certified Site Plan the following revisions must be made and/or
information provided subject to Staff review and approval:

a.

o

Include the final forest conservation approval, stormwater management concept
approval, development program, inspection schedule, and site plan resolution on
the approval or cover sheet.

Add a note to the site plan stating that “M-NCPPC staff must inspect all tree-save
areas and protection devices prior to clearing and grading”.

Modify data table to reflect development standards enumerated in the staff report.
Correct building restriction line (BRL) on individual lots.

Ensure consistency of all details and layout between site plan and landscape plan.

APPENDICES

OO w>

Preliminary Plan Resolution

Montgomery County Circuit Court Civil Action

Agency Letters

Correspondence from Montgomery County Public Schools
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