
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

� The modifications proposed in these applications will directly impact the pedestrian circulation patterns 

within the Greencastle Lakes community and the neighboring properties. Staff has worked with the 

community to identify a safe and adequate location for a pedestrian access point along the proposed 

fence alignment. Due to the existing foot paths, landscape buffer and the steep slopes along the property 

boundary, one location was identified for providing safe and adequate pedestrian circulation. The 

building heights, floor area, number of dwelling units, number of parking spaces, landscape, recreational 

facilities, public use spaces and green areas will not change.  

� The Applicant started the construction of the fence in November 2010; and the project was stopped by a 

site inspector. In order to remedy the cited violation and continue the project, the Applicant will need to 

first amend the approved Site Plans. The continuous fence alignment proposed by the Applicant is not 

currently shown on the approved plans, and will block pedestrian access to Ballinger Drive from the 

neighboring properties. Staff’s recommendation of approval is conditional on a safe and adequate 

pedestrian access point and a 5 foot wide sidewalk connection to a local bus stop.  

� Staff has received a large amount of community correspondence; both in support and in opposition to 

the proposed modifications (see Appendix C). Upon meeting with the community on-site, their concerns 

are directly related to the safety and adequacy of the pedestrian circulation systems throughout the 
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community. The supporters want the fence in order to provide a safer environment and control the use 

of privately owned facilities by non-residents; while the opposition wants the ability to safely and 

efficiently walk to public amenities within the surrounding community.  

 

RECOMMENDATION AND CONDITIONS 

 

This application proposes to amend the approved Site Plan to install a 7 foot tall new fence 

(approximately 1 mile in length) and provide a 5 foot wide pedestrian sidewalk. The modifications to the 

Site Plan do not alter the overall design character of the development in relation to the original approval 

and the development remains compatible with existing developments adjacent to the site.  

 

Staff recommends approval of Site Plan Amendments No. 81984024B and No. 81985006B, Greencastle 

Lakes, with conditions delineated in this Staff Report.  All site elements shown on the Site Plans stamped 

“Received” by the M-NCPPC on January 14, 2012 are required except as modified by the following 

conditions. 

 

Conformance with Previous Approvals 

 

1. Preliminary Plan Conformance 

The development must comply with the conditions of approval for Preliminary Plan No. 

119821150 as listed in the Planning Board Resolution mailed January 1983, unless amended.  

 

2. Site Plan Conformance 

The development must comply with the conditions of approval for Site Plan Nos. 81984024A 

and 81985006A as approved on the certified plans in July 2004, or as amended in this 

application. 

 

Environment 

 

3. Forest Conservation Exemption & Tree Save 

The development must comply with the conditions of the approved Forest Conservation 

Exemption No. 42012063E. An on-site preconstruction meeting is required after the limits of 

disturbance have been staked and flagged. 

 

Site Plan 

 

4. Site Design 

Prior to the certification of the Site Plans, the following conditions must be completed: 

a. Provide a 7 foot opening through the fence along Ballinger Drive (on Parcel B, Block E).  

b. Provide a 5 foot wide sidewalk connecting to the existing bus stop along the southwest 

side of Ballinger Drive. The sidewalk connection must be reviewed and approved by the 

Department of Transportation (DOT) and the Department of Permitting Services (DPS).  

c. The final locations of the fence, pedestrian access point and the sidewalk must be 

clearly labeled on the Site Plan. 
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5. 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 inspection and approval of all tree-save 

areas and protection devices in order to minimize soil erosion per the approved 

Sediment Control Plan.  

 

6. Certified Site Plan 

Prior to approval of the Certified Site Plan the following revisions must be made and information 

provided subject to Staff review and approval: 

a. Provide signage details regarding the pedestrian access point through the fence.  

b. Include the Forest Conservation Exemption approval, development program, inspection 

schedule, and site plan resolution on the approval sheet or cover sheet. 

c. Add a note to the Site Plan stating that “Maryland National Capital Park and Planning 

Commission Staff must inspect all tree-save areas and protection devices prior to 

clearing and grading”. 

d. Ensure consistency of the base plan between the Site Plan and the approved Simplified 

NRI/FSD Plan (dated March 29, 2012). 
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DESCRIPTION 

Site Vicinity & Analysis 

The Greencastle Lakes community is within the Fairland Master Planning Area and zoned R-90. The 

community abuts the east side of Columbia Pike (MD 29) and is bordered by Robey Road toward the 

south and Greencastle Road toward the north with Ballinger Drive running through its southernmost 

section. This community was developed in the 1980’s, and was formally referred to as Silver Spring 

County Club. The roadway dedication and construction of Ballinger Drive, Robey Road and Greencastle 

Road were also included in the construction phasing for this development. The entire development is 

approximately 196.04 acres in size with a total of 817 residential lots, most of which are one-family 

attached units under the MDPU option with a waiver for the maximum percentage of townhouses. The 

modifications proposed by these applications will be applied to two Site Plans for which the combined 

total area constitute only a small portion of the overall Greencastle community and are highlighted in 

purple below. 

 

The neighboring properties of Ventura and Woodlake were established in the early 1970’s and are 

currently zoned Multiple Family, High-Rise Planned Residential (R-H). Some of the local amenities 

include Fairland Recreational Park, Edgewood Local Park, Greencastle Elementary School, County Park-

and-Ride lots and the Briggs Chaney Shopping Plaza. Ballinger Drive is currently served by public 

transportation for Metro and school buses.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Vicinity Photo (Existing Local Amenities) 
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Greencastle Lakes was initially approved by a Preliminary Plan in January 1983, and was subsequently 

approved in sections under 12 different Site Plans.  The majority of the Greencastle Lakes community 

lies to the north and east of Ballinger Drive; however, the two subject sites are separated by Ballinger 

Drive. The areas that will be amended on Site Plans No. 81984024B and No. 81985006B are highlighted 

in red in the Zoning Map below. The subject sites combined, form a crescent shaped that borders the 

southern property boundaries of the Greencastle Lakes Community, and surrounds the Ventura and 

Woodlake communities.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Zoning Map 

PROJECT DESCRIPTION 

 

Proposal 

The Applicant started constructing new sections of the fence and replacing an existing chain-link fence 

along their property boundary directly adjacent to the neighboring properties of Ventura and Woodlake 

in November 2010. The project was stopped by an inspector and issued a violation, because only a 

portion of the constructed fence was shown on the approved Site Plans. Site Plan 819850060 currently 

shows a fence proposed toward the rear yards of the existing townhouse units along Tapestry Circle and 

Wexhall Drive; however the alignment shown on the plan is different from the constructed alignment.  

 

The Applicant’s original proposal was to construct a continuous fence with no pedestrian access at any 

point. The construction of a continuous fence without a pedestrian access does not support the existing 

walkable and sustainable character of the neighborhood, and will have a negative impact on the 
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surrounding communities. Staff worked with the Applicant and the neighboring communities in order to 

revise the initial proposal.  The modifications to the original application will include the installation of a 

pedestrian access point through the fence and a 5 foot wide pedestrian sidewalk from the neighboring 

property to the existing bus stop along Ballinger Drive.  In the aerial photo below, the new fence 

alignment is labeled and highlighted in red; while the pedestrian access point is labeled and highlighted 

in yellow.  

 

Discussion 

Castle Blvd is approximately 4,221 feet in length and provides the main vehicular and pedestrian access 

to Briggs Chaney Road for the Woodlake and Ventura communities. Ballinger and Wexhall Drive are 

public roads that provide connections to other public amenities. There are currently 3 bus lines that are 

routed along these roads (Z8, Z11 and Z13) with 8 bus stops along Ballinger Drive and 4 bus stops along 

Wexhall Drive. The local school buses for Greencastle Elementary School, Paint Branch High School and 

Benjamin Banneker Middle School are also routed along these roadways.  

 

Since Ballinger Drive is so heavily relied upon for public services such as school bus, mass transit, parks 

and sidewalks, the Applicant’s original proposal to restrict pedestrian access from the Ventura and 

Woodlake communities through the Greencastle Lakes community generated considerable opposition 

from the local residents.  A continuous fence constructed in the alignment shown in red below would 

significantly alter the pedestrian access to Ballinger Drive and the local amenities for many residents 

within the surrounding community.      

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Aerial Photo & Site Diagram (Proposed fence Alignment) 
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The location of the access point through the fence has been devised to take advantage of the existing 

topographic conditions along Ballinger Drive and to provide direct access to the existing bus stop along 

the south side of Ballinger Drive. The proposed pedestrian access point through the fence will funnel 

foot traffic to a specific point, control pedestrian crossings along Ballinger Drive, and reduce trespassing 

within the private rear yards of the existing townhouse units within the Ventura community. This 

specific location was selected based on the existing slopes and worn foot paths.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Pedestrian Access Point 

 

Other pedestrian access points were considered during the review of these applications; however, 

because of the existing landscape buffer, steep slopes and proximity to the local amenities, no other 

locations were as efficient as the proposed location. The Applicant will construct a sidewalk from the 

bus stop to their property line where the access point is in located in the fence.  The sidewalk will be 

built on Parcel B, Block E; which is under the ownership of the Greencastle Lakes homeowners 

association. If approved, the Ventura community has agreed to continue the sidewalk from the terminus 

of the Greencastle Lake sidewalk and connect it into their internal sidewalk system.  The sidewalk will be 

available at all times to allow pedestrian access from Ballinger Drive to the communities along Castle 

Boulevard to the south. 
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Plat 15003 

(Subject site) 

 

 

 

 

 

 

 

 

 

 

Existing Example along Robey Road  

 

The proposed materials and height of the fence are consistent with an existing fence along Robey Road 

approximately ½ mile away from the subject site. As shown in the pictures above, the fence is black 

wrought iron. The proposed fence will be approximately 1 mile in length.  

 

Previous Approvals 

The Resolution for Preliminary Plan No. 119821150 (mailed in January 1983) approved 817 lots on 

196.04 acres of land in the R-90 zone. Roadway improvements and the street dedications of Columbia 

Pike (MD 29), Greencastle Road and Robey Road were also required with this application. 

 

Site Plan No.  819840240 was approved by the Planning Board in July 1984 for 42 one-family attached 

units on 6.3 acres of land zoned R-90. 

 

Site Plan No. 819850060 was approved by the Planning Board in March 1985 for 77 one-family attached 

units on 27.19 acres of land zoned R-90.  
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Site Plan Amendment No. 81984024A and No. 81985006A were approved by the Planning Director in 

April 2004 for additional parking spaces within the surface parking facilities.  

 

COMMUNITY OUTREACH 

 

The Applicant has met all proper signage, noticing, and submission meeting requirements.  Notices for 

the subject amendments were sent to all parties of record on February 11, 2011 and again in May 2011 

giving 15 days for comments.  The signage locations (8) include 1) the southeast corner of Wexhall Drive 

and Greencastle Road, 2) southeast corner of Turbridge Drive and Greencastle Road, 3) northwest 

corner of Robey Road and Greencastle Road, 4) northwest corner of Robey Road and Ballinger Drive, 5) 

south side of Ballinger Drive across from Ballinger Terrace (north end), 6) south side of Ballinger Drive 50 

feet west of Ballinger Court, 7) west side of Wexhall Drive across from Ballinger Drive, and 8) east side of 

Tapestry Circle (east side). Staff has received correspondence specifically related to the pedestrian 

access to the existing public amenities. Staff has visited the site on four different occasions to analyze 

the existing conditions and possible alternative solutions. The community has expressed both support 

and opposition for this project. The main issues are summarized below. 

 

Opposition to Application: Pedestrian should have safe and adequate access to transportation, other 

developments within the community, and existing pathways.  

 

The walking distances will be increased for some of the surrounding communities if a pedestrian access 

point is not provided through the proposed fence. The existing transit and school bus stops, the 

roadways, the sidewalks, the Park & Ride lot along Greencastle Road, and the parks are all public 

amenities that should be conveniently accessible to all of the surrounding communities. The opposition 

has expressed concerns regarding the youth and elderly residents that may have a more difficult 

experience with accessing a longer alternative route along Castle Blvd in order to catch a bus or go visit a 

friend within another community. The residents have also experienced roadway closures to Castle Blvd 

in the past that also restrict pedestrian movements and they would like to retain their ability to have 

access to an alternative route in case of similar occurrences in the future.  

  

Support of Application: Greencastle Lakes residents want the ability to control the use of their privately 

owned facilities for their residents only. 

  

The Applicant has coordinated with the Montgomery County Police Department, and they have hired a 

private security contractor to patrol their community in the hopes of providing a safe environment for 

their residents (see Appendix D). Greencastle Lakes has expressed concerns regarding the use, 

management, and maintenance of their privately owned facilities (i.e. tot lots, trails, parking facilities, 

and existing fences). Their privately owned facilities are financially supported by the residents of their 

community, and they believe they should be primarily used and available to their residents only. They 

have had a difficult time providing adequate controls in order to limit the use of these private facilities 

by non-residents.  

 

Staff has worked with the Applicant and the neighboring residents to find a suitable solution.  A safe and 

efficient pedestrian access point will continue to provide sustainable connections to the public 

amenities; while simultaneously providing a safe and livable environment for the entire community.  
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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. 

 

No development, diagrammatic, schematic development, or project plans were required for the 

subject property.  

 

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 modifications are allowed in the R-90 Zone, and the site plan meets the purpose 

of the zone. There are no changes proposed to the development standards, existing use, 

building heights, setbacks, density, and green areas originally approved by the approved Site 

Plans.   

 

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 

pedestrian and vehicular circulation systems are adequate, safe, and efficient. 

 

There are no changes proposed to the locations of the buildings, open spaces, landscaping, 

recreation facilities and vehicular circulation systems. As conditioned, the pedestrian access 

point within the fence will be 7 feet wide, located on a common green space area, and will 

provide an adequate and safe connection to the existing bus stops and sidewalks. The alignment 

of the proposed 5 foot wide sidewalk will have a minimal slope, not to exceed 8 percent, and a 2 

percent cross slope for drainage purposes.     

 

4. Each structure and use is compatible with other uses and other site plans and with existing and 

proposed adjacent development. 

 

The installation of a fence within the Greencastle Lakes community near Tapestry Circle, 

Wexhall Drive and Ballinger Drive was approved in Site Plan No. 819850060; however, the 

alignment of the proposed fence will be changed with this application. Other pedestrian access 

points were considered along the proposed fence alignment on this side of the property. 

However, there are no existing bus stops along Tapestry Circle and Wexhall Drive and the 

existing landscape buffer and steep slopes will not provide safe and adequate circulation 

without substantial disturbance to the existing conditions. The pedestrian access point along 

through the fence along Ballinger Drive will provide a safe and adequate connection to the 

existing bus stops and to the other public amenities within the surrounding neighborhoods. The 

proposed materials and height of the fence are compatible with the existing and surrounding 

conditions, as a similar fence currently exists along Robey Road.     

 

5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, 

Chapter 19 regarding water resource protection, and any other applicable law. 
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The project site is exempt from Article II of the Montgomery County Code, Chapter 22A (Forest 

Conservation Law), Section 22A-5t, because the applications will modify an existing developed 

property; will not remove more than 5,000 square feet of forest; does not affect any forest in a 

stream buffer; is not located on property in a special protection area; and does not require 

approval of a new subdivision plan. A Forest Conservation Exemption No. 42012063E was 

approved on April 4, 2012.  

 

 

 

 

APPENDIX 

 

A. Prior Resolution(s) 

B. Approved Site Plans (No. 819840240 and No. 819850060) 

C. Community Correspondence 

D. Letter of Explanation from the Applicant & support documents 

E. Forest Conservation Exemption Approval letter & Simplified NRI/FSD Plan 
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APPENDIX C 
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ffeemastle Lales
tomnuily lsxooianon, Inc.

8787 Georgia Ave.
s i l verSpr ingMD209 lo

December 13, 2O1O

20440 Century Boulevard, Suite 210
Germantown, MD 20874

DearMs.

5in€e the inception of the Greencastle Lakes development there has been a fence along the southern property l lne

adjacent to Castle Boulevard and associated side streets. This fence was originally installed when the property was

under the ownership of the Silver Spring Country Club. lt appears that during the planning and development phase of

the community, the existing fence was omitted on official site plans submitted and approved by Park and Planning. The

purpose of the attached application is for an amendment to site plan #819840248 and #819850068 to add the fence to

the official site plan such that the Greencastle Lakes Community Association may replace the existing fence which

according to a reserve study funded in 2OO7 , has reached the end of its useful l i fe. Further, the Community Association is

requesting a variance to allow a replacement fence to have a height of 7 feet.

Over the course of many years, the fence has been repeatedly vandalized by residents along Castle Boulevard and

associated side streets, who cut holes and pry the existing chain link fence from support posts. Despite repairs by the

Community Association, vandatism reoccurs shortly after repair. These holes, numbering more than 20, have been used

by Castle Boulevard residents and others for adivit ies such as trespassing; the commission of thefts from Greencastle

residences; loitering on private community property; the sale and distribution of drugs; to engage in drug use on

Community playgrounds; and the parking of personal vehicles in private parking lots and along roadways. This brief l ist

represents a small set of problems that the Community and its residents have dealt with over time.

The community has and continues to work closely with the Montgomery Police Department, and in 2007 hired a private

security contractor to patrol the Community due to the increased need for security. Despite these additional measures,

the Community sti l l  faces significant trespassing, and vandalism to its property and the property of Greencastle

residents. In addition, the holes in the fence have caused significant problems for MCPD officers pursuing suspects, as it

is a two-mile drive by vehiale to get from Tapestry Circle, which is a private road within Greencastle Lakes, to Castle Blvd

yet, this is a short 50 yard walk through a hole in the fence. Duringthat t ime suspects are able to evade officers by

hiding amongst townhomes and apartments along Castle Boulevard.

The additional height and new design represents a fence that the Community Association believes wil l improve resident

security, is more resistant to vandalism, and has lower maintenance costs for the Community. Attached with this letter

are a series of photos and emails documenting only a small fraction of the problems the association has encountered. I

have also attached with thisletter are letters from our security contractor, Montgomery County PoliceDepartment's 3'd

District, Lieutenant Michael Price, that we feel supports our justification forthe site plan amendment(s), and increased

height. We thank you for your attention and consideration of this matter.

45@ 47/a.U

Sincerely,
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8787 Georgia Avenue, Silver Spring, Maryland 20910 
Development Application and Regulatory Coordination Division: 301.495.4550   Fax: 301.495.1306 

www.MongtomeryPlanning.org 

 

 

 
April 4, 2012 
 
Mr. Israel Putnam 
c/o The Management Group Associates, Inc. 
20440 Century Blvd. Suite 100 
Germantown, MD. 20874 
 
Re: Forest Conservation Exemption 42012063E; Greencastle Lakes 
 
Based on the review by staff of the Montgomery County Planning Department, the Forest 
Conservation Exemption Request submitted on March 29, 2012 for the plan identified above, is 
confirmed.  The project site is exempt from Article II of the Montgomery County Code, Chapter 
22A (Forest Conservation Law), Section 22A-5(t) because the site is a modification to an existing 
developed property: (1) the modification will not remove move than 5,000 square feet of 
forest, (2) does not affect any forest in a stream buffer or located on property in a special 
protection area which must submit a water quality plan and (3) the modification does not 
require approval of a new subdivision plan. 
 
An on-site pre-construction meeting is required after the limits of disturbance have been staked 
and flagged, but before any clearing or grading begins. The property owner should contact the 
Montgomery County Planning Department inspection staff before construction to verify the 
limits of disturbance.  The property owner, construction superintendent, forest conservation 
inspector, and Department of Permitting Services (DPS) sediment control inspector should 
attend this pre-construction meeting.  
 
Any changes from the approved exemption request may constitute grounds to rescind or 
amend any approval actions taken and to take appropriate enforcement actions.  If there are 
any subsequent modifications planned to the approved plan, a separate amendment must be 
submitted to M-NCPPC for review and approval prior to those activities occurring. 
 
If you have any questions regarding these actions please feel free to contact me at 301-495-
4581 or    david.wigglesworth@montgomeryplanning.org. 
 
Sincerely, 
 
David Wigglesworth 
Sr. Planner 
Development Applications & Regulatory Coordination 
 
Cc: 42012063E 
       Thomas J. Hoff (consultant) 

MONTGOMERY  COUNTY  PLANNING  DEPARTMENT 
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

 
 






