
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 The site layout shown on the Preliminary and Site Plan drawings substantially follows the layout 

which was shown on the Development Plan for G-832.   
 The two-over-two unit type approved as part of G-832 was eliminated due to community concerns. 
 As conditioned, the Site Plan incorporates the Binding Design Principles of the Development Plan. 
 The Applicant is required to construct two lanes of the future Observation Drive from Shawnee Lane 

for a length of approximately 1,700 feet along the Property’s eastern property line. 
 The Applicant must provide the intersection improvements at MD 355 and Foreman 

Boulevard/Clarksburg High School to meet Local Area Transportation Review (LATR) requirements. 
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SECTION 1:  CONTEXT AND PROPOSAL 
 
SITE DESCRIPTION 

Vicinity 
The Property, which is identified as Lot 27 and Lot 28 Garnkirk Farms Subdivision Plat (“Subject 
Property” or “Property”) is within the 900-acre area that is identified as the Transit Corridor District 
Study Area in the 1994 Clarksburg Master Plan. This area will be served by the future Corridor Cities 
Transitway (CCT), three stations of which will be in the immediate vicinity of the Property. The area 
surrounding the Property is characterized by a large employment facility, LCOR (formerly known as 
COMSAT/ Lockheed Martin), a Technology and Business Park, undeveloped land, schools and related 
service facilities, and scattered residential development.  
 

 
Vicinity Map 

 
The Property is zoned PD-11. To the east/northeast, between the site and MD 355, lies a sparsely 
developed area with scattered residential uses and undeveloped parcels of land in the R-200 Zone. To 
the south/southeast, across from Shawnee Lane, there are non-residential uses, such as a moving 
company in the I-3 Zone and Board of Education Bus Depot in the R-200 Zone. Directly south lies the 
Gallery Park (formerly Eastside) development, currently under construction with 256 units, in the PD-11 
Zone (Site Plan 82005038A). To the north, the site abuts the Gateway Commons property, on which a 
mixed residential development with 286 units is under construction in the R-200/TDR Zone (Site Plan 
82003023A). To the west/northwest is located a technology and business park in the I-3 Zone 
(Preliminary Plan 119870410). 
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Site Analysis 
 
The Subject Property is located on the north side of Shawnee Lane, approximately 400 feet northeast of 
its intersection with Gateway Center Drive and approximately 1,700 feet west of MD 355, in Clarksburg, 
east of I-270. It comprises a combined total area of 37.18 acres (19.02 acres in Lot 27 and 18.16 acres in 
Lot 28). It is currently unimproved and is entirely forested. The Property is generally rectangular in shape 
and is defined by a gently rolling topography rising about 40 feet from Shawnee Lane, on the south, to 
the high point in the middle of the site and sloping back down towards the stream north of the Property. 
A tributary stream and associated wetlands and environmental buffer are located in the northwest 
corner of the site. The site is located within the Little Seneca Creek watershed and the Clarksburg Special 
Protection Area (SPA).  Streams in this watershed are designated by the State of Maryland as Use IV 
waters.   
 

Aerial Photo Looking North 
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PROJECT DESCRIPTION 
 
Previous Approvals 
 
In 2006, the District Council approved Local Map Amendment G-832, associated development plan, and 
Preliminary Water Quality Plan to reclassify the Subject Property from R-200 Zone to the PD-11 Zone.  
 
Background 
 
In 2009, while the Preliminary Plan was under review, the Clarksburg High School Cluster was placed in a 
development moratorium due to inadequate capacity. Therefore, this application remained on hold 
until July 2011, when capacity was created and the moratorium was withheld. At that time, the 
Applicant elected to submit a Site Plan application and have the two reviewed concurrently.  
 
Proposal 
 
The project proposes 392 residential units, including 184 multi-family units (46.9%), 190 townhouses 
(48.5%), and 18 single-family detached houses (4.6%). Of the proposed 392 dwelling units, 49 or 12.5 
percent are MPDUs. The Site Plan also includes a total of 1,181 parking spaces on private lots, structured 
parking and on street. Amenities include a clubhouse, two swimming pools and play and sitting areas. A 
future station of the Corridor Cities Transitway (CCT) is located near the intersection of Observation 
Drive and Shawnee Lane and adjacent to the proposed multi-family units. 

 

 
Illustrative Site Plan rendering 

 
The site layout shown on the Preliminary and Site Plan drawings substantially follows the layout which 
was shown on the Development Plan for G-832 (Appendix A). The most notable change from the DPA is 
the elimination of the two-over-two unit type, which was controversial and not favored by the 
community. As a result, the unit mix was adjusted and the overall number of units reduced from 408 to 
392.  
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Additional refinements and adjustments since the DPA approval include the following: 

 Street B was reconfigured to reduce imperviousness; 

 The Storm Water Management (SWM) technique was revised per coordination with DPS to 
include Environmental Site Design (ESD) to the Maximum Extent Practicable (MEP); 

 The Observation Drive roadway section was revised per coordination with the County 
Department of Transportation (MCDOT); 

 Grading was revised to more closely balance the earthwork in light of the change in elevation of 
Observation Drive because of the designation of the Corridor Cities Transitway (CCT) as “Bus 
Rapid Transit” as opposed to “Light Rail.” 

 
The Site Plan incorporates the Binding Design Principles of the Development Plan, which provide for a 
walkable community integrating a variety of housing types, pedestrian-oriented streetscapes and street 
networks, a central community facility, small-scale open spaces, and landscaping. The Site Plan provides 
for a number of large and small recreation areas, with the large open spaces at the center of the site 
creating a central focus and gathering place in the heart of the community. 
 

 
Illustrative model looking into the central amenity area from future Observation Drive 

 
 
The project will have two access points, one from Observation Drive and the other from Shawnee Lane. 
A main Road, Public Street “A,” bisects the development north-south running parallel to Observation 
Drive, and intersecting Shawnee Lane to the south and Public Street “C” to the north. A system of 
internal private streets provides access to individual units. 
 
The Applicant will construct two lanes of the future Observation Drive from Shawnee Lane for a length 
of approximately 1,700 feet along the Property’s eastern property line. The proposed access point to the 
subject property from Shawnee Lane will be aligned with the access point to the Gallery Park (formerly 
known as Eastside) development located to the south.  
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COMMUNITY OUTREACH 
 
The Applicant has met all proper signage, noticing, and submission meeting requirements.  Although 
Staff has not received correspondence on either of these applications, this project has a long history of 
community involvement.  
 
The Development Plan approved with the rezoning of the Property was a result of a collaborative effort 
between the Applicant and the community. Representatives of the community, in particular, members 
of the Clarksburg Citizens Association, were involved in the creation of the approved Development Plan 
which was based on New Urbanism principles encouraged in the Master Plan.  The approved 
Development Plan contained a set of Binding Design Principles developed in collaboration with the 
community, which ensured that certain concepts and elements would be maintained as the project 
progresses through the entitlement process. During the review of the Preliminary Plan, the two-over-
two unit type was eliminated in response to community concerns raised at the community meeting. 
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SECTION 2: PRELIMINARY PLAN 
 

 
Overall Preliminary Plan 

 
 
RECOMMENDATION AND CONDITIONS 
 
The Preliminary Plan meets all requirements of Chapter 50 of the County Code, the Subdivision 
Regulations, and substantially conforms with the recommendations of the Clarksburg Master Plan.  Staff 
recommends approval of Preliminary Plan No. 120080240, the Special Protection Area (SPA) Final Water 
Quality Plan, and the Final Forest Conservation Plan, subject to the following conditions: 
 
1) This Preliminary Plan is limited to 208 lots for 18 one-family detached units and 190 townhouses, 

and 1 lot for 184 multi-family dwelling units, with an overall total of 392 dwelling units including 
12.5 percent MPDUs. 

2) The Applicant must comply with the binding elements and conditions of County Council Resolution 
No. 15-1680 approving Local Map Amendment G-832.  
 

Final Forest Conservation Plan 
 
3) The Applicant must comply with the conditions of approval for the Final Forest Conservation Plan 

No. 820120100, approved as part of this Preliminary Plan, as follows: 
a. The Final Sediment Control Plan must be consistent with the final limits of disturbance 

shown on the approved final forest conservation plan.  
b. A Category I conservation easement must be shown on the record plat over all areas of 

forest retention and forest planting as shown on the approved Final Forest Conservation 
Plan.   
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c. Onsite reforestation must begin within the first planting season after issuance of the first 
grading permit, with appropriate phasing to allow for construction of sediment and erosion 
control structures. 

d. The Applicant must comply with all tree protection and tree save measures shown on the 
approved Final Forest Conservation Plan.  Tree save measures not specified on the Final 
Forest Conservation Plan may be required by the M-NCPPC forest conservation inspector at 
the pre-construction meeting. 

e. The Applicant must submit financial security for planting 0.26 acres prior to the start of 
clearing and grading. 

f. The Applicant must obtain M-NCPPC approval of a five-year maintenance and management 
agreement prior to M-NCPPC accepting any on-site planting. 

g. The Applicant must install permanent Category I Forest Conservation Easement signage 
along the perimeter of the conservation easements. 

h. Prior to recordation of the plat, the Applicant must obtain Staff approval of a Certificate of 
Compliance Agreement for use of a M-NCPPC-approved offsite forest mitigation bank to 
satisfy the forest mitigation planting requirements.  The offsite forest mitigation 
requirement must be met within the Clarksburg Special Protection Area or within the 
Seneca Creek watershed. 

i. The Applicant must field locate and install the natural surface trail required on the Approved 
Development Plan G-832, within the first planting season after issuance of the first grading 
permit.  The exact location of the path through the Category I conservation easement must 
be approved by M-NCPPC Staff prior to installation. 

 
Road Dedication/ Improvements 
 
4) The Applicant must dedicate and show on the record plat, the following rights-of-way:   

a. 60 feet from the centerline of the approved four lane divided, Shawnee Lane cross section 
(MR2010815A) along the Subject Property frontage. 

b. 75 feet along the eastern property line for Observation Drive. 
c. 83 feet along the eastern property line for Observation Drive at future Transit Station. 
d. Internal Street “A” – 60 feet (Secondary Street MC-2002.02)  
e. Internal Street “C” – 50 feet (Tertiary Street MC-201.02 (Modified)) 

5) The Applicant must construct Observation Drive (A-19) from Shawnee Lane to the northernmost 
point of access as a two-lane arterial roadway including an eight-foot shared use path. Construction 
of Observation Drive from Shawnee Lane to Street “C” shall be completed and open to traffic prior 
to issuance of 200th building permit.   

6) Prior to recordation of the plat(s), the Applicant must satisfy Montgomery County Department of 
Permitting Services (“MCDPS”) requirements to ensure the construction of a 5-foot wide sidewalk 
along the property frontage on Shawnee Lane, unless construction is waived by MCDPS. 

7) Prior to issuance of the 50th building permit, the Applicant must provide the following intersection 
improvement at MD 355 and Foreman Boulevard/Clarksburg High School to meet Local Area 
Transportation Review (LATR) requirements: 

 one exclusive right-turn lane by re-designating one exclusive northbound left-turn lane as a 
shared left/through lane with the particular design requirements to be approved by 
Montgomery County Department of Transportation.   Applicant is responsible for all changes 
required to the traffic signal system as a result of the change in lane configuration at this 
location.  

8) The property known as Cawood Property, located in the northeast quadrant of the Observation 
Drive/Shawnee Lane intersection, must be placed in reservation for a period of five years from the 
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date of Preliminary Plan approval for future acquisition by the governmental authority should it be 
required for transit related parking.  

 
Other Agencies 
 
9) The Planning Board has accepted the recommendations of the Montgomery County Department of 

Transportation (“MCDOT”) in its letter dated March 15, 2013, and does hereby incorporate them as 
conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MCDOT provided that the 
amendments do not conflict with other conditions of the Preliminary Plan approval. 

10) Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and 
improvements as required by MCDOT.  

11) The Planning Board has accepted the recommendations of the Maryland State Highway 
Administration (“MDSHA”) in its letter dated May 14, 2012, and does hereby incorporate them as 
conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with each of the 
recommendations as set forth in the letter, which may be amended by MDSHA provided that the 
amendments do not conflict with other conditions of the Preliminary Plan approval. 

12) Prior to issuance of access permits, the Applicant must satisfy the provisions for access and 
improvements as required by MDSHA.  

13) The Planning Board has accepted the recommendations of the MCDPS – Water Resources Section in 
its Final Water Quality Plan approval letter dated April 16, 2013, and does hereby incorporate them 
as conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with each of 
the recommendations as set forth in the letter, which may be amended by MCDPS – Water 
Resources Section provided that the amendments do not conflict with other conditions of the 
Preliminary Plan approval. 

 
Record Plat(s) 
 
14) The record plat(s) must show necessary easements. 
15) The record plat(s) must reflect common ingress/egress and utility easements over all shared 

driveways. 
16) The record plat(s) must reflect a public use and access easement over all private streets and 

adjacent parallel sidewalks. 
17) The record plat(s) must reflect all areas under Homeowners Association ownership and specifically 

identify stormwater management parcels.  
18) The record plat(s) must reference the Common Open Space Covenant recorded at Liber 28045 Folio 

578 (“Covenant”).  Prior to issuance of the 294th building permit, the Applicant must provide 
verification to Staff that the Applicant’s recorded HOA Documents incorporate the Covenant by 
reference. 

  
Concurrent Site Plan 
 
19) Prior to recordation of any plat, Site Plan No. 820120100 must be certified by MNCPPC Staff.   
20) No clearing, grading or recording of plats prior to Certified Site Plan approval. 
21) Final approval of the number and location of buildings, dwelling units, on-site parking, site 

circulation, sidewalks, and bikepaths will be determined at Site Plan.  
22) Final number of MPDUs will be determined at the time of Site Plan. 
23) The Certified Preliminary Plan must contain the following note:  
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“Unless specifically noted on this plan drawing or in the Planning Board 
conditions of approval, the building footprints, building heights, on-site parking, 
site circulation, and sidewalks shown on the Preliminary Plan are illustrative.  
The final locations of buildings, structures and hardscape will be determined at 
the time of Site Plan approval.  Please refer to the zoning data table for 
development standards such as setbacks, building restriction lines, building 
height, and lot coverage for each lot.  Other limitations for site development 
may also be included in the conditions of the Planning Board’s approval.” 

24) In the event that a subsequent Site Plan approval substantially modifies the subdivision shown on 
the approved Preliminary Plan with respect to lot configuration or location or right-of-way width, or 
alignment, the Applicant must obtain approval of a Preliminary Plan amendment prior to 
certification of the Site Plan.   

 
APF Validity Period 
 
25) The Adequate Public Facility (“APF”) review for the Preliminary Plan will remain valid for eighty-five 

(85) months from the date of mailing of this Planning Board Resolution. 
 
 

 
Preliminary Plan, from Center of Site to Northern Property Boundary 
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Preliminary Plan, from Center of Site to Southern Property Boundary along Shawnee Lane 

 
 
 
ANALYSIS AND FINDINGS 
 
 
Master Plan Conformance 
 
The Development Plan approved with Local Map Amendment G-832 was found to be in conformance 
with the 1994 Clarksburg Master Plan.  The Preliminary Plan is substantially the same as the 
Development Plan and is also in conformance with the 1994 Clarksburg Master Plan.  

 The PD-11 Zone and residential density at 10.54 units per acre  (392 units / 37.18 ac.) complies 
with the land use (pg. 55) and zoning provisions of the Master Plan (pgs. 97 and 99); 

 The residential mix substantially conforms to the unit types and mix ranges specified for the 
Transitway Area within the Transit Corridor District (pg. 39).  The Master Plan recommends a 
range of 5 to 10 percent for single family detached units, and the project proposes 4.6 percent, 
which is slightly below the recommended range. Staff finds that overall mix substantially 
conforms to the Master Plan recommendations because the other units types are well within 
the recommended ranges. 
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 Recommended 
Master Plan Range 

Proposed 
Garnkirk Farms 

Sing. Fam. Detached 5 -10 % 4.6 %   (18 units) 
Sing. Fam. Attached 
(Townhouse) 

40-60 % 48.5 %  (190 units) 

Multi-family 30-50 % 46.9 %  (184 units) 

Total units provided  100%   (392 units)  

 
 
As discussed below, the Project generally complies with the applicable Objectives of the Transit Corridor 
District (MP pgs. 54-58): 

 Continue the present residential character along MD 355. 
This Objective is not applicable since the Project is separated from MD 355 by land zoned R-200 
and environmental buffers. 

 Balance the need for increased carrying capacity along portions of MD 355 with the desire to 
retain a residential character along MD 355. 
The Project will provide dedication and construction of Observation Drive as an alternative 
north-south thoroughfare recommended in the Master Plan to alleviate anticipated traffic from 
MD 355.  

 Provide housing at designated areas along the transitway near significant employment uses. 
The Project fulfills this Objective by introducing 392 residential units consisting of 18 one-family 
detached, 190 townhouses, and 184 multi-family units in land adjoining one of the transit stops 
for the CCT. 

 Allow small amounts of office and retail uses at transit stop areas as part of a mixed-use 
development pattern.  
The Project does not provide office or retail uses for the following reasons: 1) lack of patrons in 
the foreseeable future to support a retail use even with the full built out of the project; 2) the 
topography of the site poses challenges to the creation of functional, accessible retail and 
compromises the visibility of the retail from the transit stop. 

 Establish strong pedestrian and bicycle linkages to the greenway. 
Walkways are provided at the full perimeter of the project allowing access to the large wooded 
areas at the northwest and southwest of the site. Pedestrian and bicycle linkages will be 
provided to both Observation Drive and Shawnee Lane (A-301). Direct linkages to areas 
northeast will be provided with the ultimate construction of Observation Drive. 

 Improve east-west roadway connections. 
The project will complete the north side streetscape of Shawnee Lane opposite the adjacent 
Gallery Park project (formerly Eastside). 

 Provide an open space system which includes small civic spaces at the transit stops. 
An internal open space system, including a central open space area with an amphitheater, will 
front onto Observation Drive and be within 800 feet of the intersection with Shawnee Lane, 
where the transit stop is proposed.  

 
The Master Plan recommends a complete transit system as part of the Transportation and Mobility Plan 
to support future developments in the area with emphasis on transit use in accordance with the Plan 
objectives for transit-oriented community developments in Clarksburg. The Master Plan recommends 
the location of the transitway within the entire length of the A-19 (Observation Drive) right-of-way from 
Germantown to MD 355 and identifies the Garnkirk Farms site as one of the Transit Stops.  The Park-
and-Ride lot at the Cawood Property that was acquired by the Applicant to satisfy the master planned 
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transit stop requirement will be placed in reservation for a period of five years. Staff supports the 
Applicant’s proposal to place the previously-known Cawood Property in reservation for future 
acquisition by the governmental authority should it be required for the location of transit related 
parking.      
 
Adequate Public Facilities Review (APF) 
 
As conditioned, the subject Preliminary Plan for the proposed 392-unit residential development will 
satisfy the LATR and TPAR requirements of the Adequate Public Facilities (APF) review.  
 
Local Area Transportation Review (LATR) 
A traffic study dated April 28, 2011, was submitted to determine the impact of the proposed 
development on the area transportation system. Five local intersections were identified as critical 
intersections for analysis to determine whether they meet the applicable congestion standard of 1,425 
Critical Lane Volume (CLV) for the Clarksburg Policy Area. The proposed development trips were added 
to the existing and the background traffic (trips generated from approved but unbuilt developments) to 
determine the total future traffic. The total future traffic was assigned to the critical intersections to 
evaluate the total future CLVs. The result of CLV calculation is shown in the following table. 
 

 
 
 

Existing Background Total* Total** 

AM PM AM PM AM PM AM PM 
 
MD 121 & Gateway Center 
Dr./Stringtown Rd. 

882 855 1,160 1,140 1,214 1,168 1,214 1,168 

 
MD 355/Stringtown Rd. 1,043 981 1.252 1,313 1,253 1,315 1,253 1,315 

 
MD 355/Shawnee Lane 1,095 1,034 1,215 1,158 1,266 1,208 1,266 1,208 

 
Gateway Center 
Dr./Shawnee Lane 

96 153 121 267 144 369 144 369 

 
MD 355/Foreman Blvd. 1,224 938 1,415 1,165 1,465 1,214 1,419 1,210 

* Total development conditions without proposed roadway improvements 
** Total development conditions with proposed roadway improvements 

 
As shown in the table above, all existing intersections analyzed are currently operating at acceptable 
1,425 CLV congestion standards. Under the background development condition, all intersections 
analyzed are also projected to operate at acceptable 1,425 CLV congestion standards. However, under 
the total development condition, the MD 355/Foreman Boulevard/Clarksburg intersection is projected 
to operate at unacceptable CLVs (1,465) during the AM peak hour (*Total Development Condition in the 
table above).   In order to address this projected AM peak hour failing condition, the Applicant proposes 
intersection improvements to provide for one exclusive right-turn lane by re-designating one exclusive 
northbound left-turn lane as a shared left/through lane.  Upon implementation of these roadway 
improvements, the MD 355/Foreman Boulevard/Clarksburg High School intersection is projected to 
operate at acceptable 1,425 CLV congestion standard (**Total Development Condition in the table 
above). 
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Transportation Policy Area Review (TPAR)/Policy Area Mobility Review (PAMR) 
 
The Property is located in the Clarksburg Policy Area.  According to the 2012-2016 Subdivision Staging 
Policy (SSP), the Clarksburg Policy Area is adequate under the roadway test and inadequate under 
transit test, requiring 25% of the Impact Tax as the TPAR payment.  The subject Preliminary Plan 
application, however, was completed and submitted before January 1, 2013.  According to the current 
SSP, the Applicant may meet its requirement under TPAR by complying with all applicable requirements 
of either TPAR or PAMR that were in force immediately before the County Council's SSP resolution, 
Resolution No. 17-601, was amended in 2012.  The Applicant chose to be subject to PAMR.  According to 
the applicable PAMR requirements, applications submitted prior to July 1, 2011 are subject to the trip 
mitigation requirements in effect for FY 2012.  There were no trip mitigation requirements for the 
Clarksburg Policy Area at that time, therefore, the subject Preliminary Plan application meets the TPAR 
requirement under the current SSP. 
 
Site Access, Vehicular/Pedestrian Circulation and Rights-of-way 
 
The proposed Garnkirk Farms development will have three access points, two from Observation Drive 
and the other from Shawnee Lane that will be aligned with the access point to the Gallery Park (formerly 
known as Eastside) development. The development will be bisected by Public Street “A” which 
intersects with Public Street “C” on the northern side of the Property.  The internal public streets 
intersect with Observation Drive and Shawnee Lane to provide adequate vehicular access to the major 
transportation routes in the planning area. A system of internal private streets provides access to 
individual units.  All of the lots for the detached units have frontage on a public streets as well as some 
of the townhouse units.  The majority of townhome lots front to a private street but in all instances, the 
private street system has been designed to function as a public street by providing adequate pavement 
width, turning movements and radii.  Montgomery County Fire and Rescue Service (MCFRS) have 
approved a Fire Access Plan which demonstrates that emergency apparatus can access each unit safely.   
 
Street “C” is to be built as a modified tertiary street with 26 feet of pavement rather than the standard 
20 feet of pavement width. The street cross section is also modified to show a sidewalk only on one side.  
MCDOT has recommended approval of these modifications finding that the additional pavement width 
will accommodate the number of units that will access it.  MCDOT also supports the request to provide a 
sidewalk on one side of the street only (eastern side) because there is no development on the western 
side, where a Category I easement is proposed.  MCDOT also considered the safety of pedestrians when 
they reviewed this design exception.         
 
The entire length of Shawnee Lane from Gateway Center Drive to MD 355 will be widened to a four-lane 
divided arterial roadway by the Gallery Park development (Preliminary Plan No. 12005101B).  As 
conditioned, the Applicant will dedicate 60 feet from the centerline of the approved Shawnee Lane cross 
section along the Subject Property frontage. The Applicant will also dedicate land and construct, two 
lanes of Observation Drive along the northeastern property line. This will require a dedication of 75 feet 
along most of the northeastern property line, providing half of the 150-foot right-of-way recommended 
in the Master Plan. At the east end of the northern property line, the Applicant has agreed to dedicate 
an additional 16 feet of land to provide for a 166-foot right-of-way section, which will accommodate the 
Master Plan transit stop proposed at that location. 
 
The Preliminary Plan has been evaluated by Staff, the Montgomery County Department of 
Transportation, the Montgomery County Department of Fire and Rescue Services, and the Maryland 
State Highway Administration, all of which support the transportation elements of the Plan. 
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Staff finds the proposed access to the site, as shown on the Preliminary Plan, to be adequate to serve 
the traffic generated by the development. Staff also finds that the internal pedestrian circulation and 
walkways as shown on the Preliminary Plan will provide adequate movement of pedestrian traffic. 
 
Other Public Facilities 
 
Public facilities and services are available and will be adequate to serve the proposed development. The 
property will be served by public water and sewer systems, as recommended in the Master Plan.  The 
application has been reviewed by the MCFRS, and they have determined that the property has 
appropriate access for fire and rescue vehicles (Appendix B).  Electrical and telecommunications services 
are also available to serve the Property.  Washington Suburban Sanitary Commission recommends 
approval of the plan finding that local lines exist, and they are of adequate size to serve the proposed 
number of homes.  Local health clinics, police stations and fire stations are all operating within 
acceptable levels as established by the Subdivision Staging Policy.   
 
The project is located in the Clarksburg School Cluster and subject to the Annual School Test effective for 
FY13, which indicated that the cluster has adequate capacity at all school levels, and therefore, a school 
payment is not necessary. 
 
Environment 
 
A Natural Resource Inventory and Forest Stand Delineation Plan was approved/recertified on January 
18, 2010.  A Special Protection Area Preliminary Water Quality Plan (“PWQP”) was approved by the 
Planning Board as part of Zoning Case G-832 for this property at a hearing on July 27, 2006.  The PWQP 
approval included conditions which addressed concerns related to proposed stormwater management 
(“SWM”) facilities located on the east side of the Observation Drive right-of-way, known as the King 
property. Since the PWQP approval, the SWM for the project has been revised to conform with new 
SWM regulations that utilize Environmental Site Design (“ESD”) techniques to the Maximum Extent 
Possible (“MEP”).  As a result, no SWM facilities are proposed on the King Property, and these conditions 
are no longer applicable.   A forest conservation plan was not required as part of the zoning application 
review process; however, a conceptual forest conservation plan was provided at that time.  The Final 
Water Quality Plan and Final Forest Conservation Plan under review at this time are consistent with the 
previous plan submittals, with the exception of the incorporation of ESD in the current plans.  
 
A previously approved forest conservation plan for Shawnee Lane (MR2010815A) includes a 1.10 acre 
portion of the property that runs parallel to existing Shawnee Lane.  This area has been deducted from 
the forest conservation worksheet for the subject FCP, since it has already been accounted for in terms 
of the forest conservation law and Special Protection Area requirements.  This 1.10 acre area is 
identified on the FCP. 
 
Special Protection Area Final Water Quality Plan 
 
The property is located within the Clarksburg Special Protection Area (“SPA”).  As part of the 
requirements of the Special Protection Area Law, a SPA Water Quality Plan must be reviewed in 
conjunction with a Preliminary Plan.  Under the provision of the law, the Montgomery County 
Department of Permitting Services (DPS) and the Planning Board have different responsibilities in the 
review of a water quality plan.  The Planning Board’s responsibility is to determine if environmental 
buffer protection, SPA forest conservation and planting requirements, and site imperviousness limits 
have been satisfied. 
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Environmental Buffers 
 
A stream, wetlands, and associated environmental buffer are located in the northwestern corner of the 
property.  The construction activities associated with this project will not impact the onsite 
environmental buffer; however, the Applicant is required to dedicate 0.28 acres of the property for 
future construction of Observation Drive by others.  A portion of this dedicated area is located within 
the environmental buffer and will not be protected in a Category I conservation easement.  In addition, 
the Applicant is required by County agencies to clear and grade onsite and offsite area for the future 
Observation Drive.  Approximately 0.07 acres of the offsite area is within the environmental buffer and 
will be disturbed for this Master Planned roadway.  The remaining 0.61 acres of onsite environmental 
buffer will not be disturbed and will be protected in a Category I conservation easement. The plan has 
minimized the impacts to the environmental buffer to the greatest extent practical, given the 
requirements for the Master Planned roadway in this location.  The plan proposes to retain and plant 
additional forest adjacent to the environmental buffer, which will be protected in a Category I 
conservation easement.  
 
Forest Conservation and Planting Requirements 
 
As part of the Final Forest Conservation Plan, the Applicant will retain 7.43 acres of existing onsite 
forest, including 0.61 acres of forest within the environmental buffer.  Approximately 0.07 acres of 
offsite forest within the environmental buffer will be cleared.  This portion of the environmental buffer 
is located within the Master Plan right-of-way for future Observation Drive.  The Applicant proposes to 
plant 0.26 acres of forest onsite, with the remainder of the planting requirement being met through an 
offsite forest bank.  Per SPA requirements, the onsite forest planting will occur during the first planting 
season after issuance of the first grading permits, and a five year maintenance program is required. The 
offsite bank must be located in the Clarksburg SPA or within the Seneca Creek watershed. 

Site Imperviousness 

 
The Clarksburg SPA does not have a numerically defined impervious surface limit; however, impervious 
surface levels must be minimized to the extent possible.  The property is zoned PD-11, which, based on 
M-NCPPC staff’s analysis, typically results in an impervious level of 50%.  This plan proposes an 
impervious level of approximately 47.5%. 
 
The Applicant has minimized the amount of impervious surface for the project by eliminating parking 
along one side of Street A, reducing its width from 36 feet to 29 feet, obtaining design exceptions in 
order to eliminate sidewalks along several street frontages, and by eliminating a previously planned cul-
de-sac.  The plan also incorporates green space in the majority of the recreation facilities in order to 
minimize the impervious area. 
 
Montgomery County Department of Permitting Services Special Protection Area Review Elements 
 
DPS has reviewed and conditionally approved the elements of the SPA Final Water Quality Plan under its 
purview (Appendix B). These elements include site performance goals, stormwater management, 
sediment and erosion control and monitoring of Best Management Practices. 
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Site Performance Goals           
 
As part of the water quality plan, the following performance goals were established for the site:  
minimize storm flow runoff increases, minimize increases to ambient water temperatures, minimize 
sediment loading, and control insecticides, pesticides, nutrient and toxic substances.  
 
Stormwater Management Concept 
 
The use of various ESD practices including micro-bioretention, dry wells and a grass swale.  A minimum 
of one inch of ESD must be provided.  It is likely that structural stormwater management will also be 
required at the detailed plan review stage however new or additional ESD practices may be considered 
in place of structural practices.  

Sediment and Erosion Control 

Redundant sediment control measures are to be used throughout the site.  The total storage volume is 
to be 125% of the normally required volume and sediment trapping structures are to be equipped with 
dewatering devices.  The use of silt fence alone will not be allowed as a perimeter control measure.  DPS 
is requiring the use of super silt fence around small areas of disturbance, with an emphasis on 
immediate stabilization.   

Monitoring of Best Management Practices 

Stormwater monitoring is required for this project as described in the DPS Final Water Quality Plan 
approval memo (Appendix B).  Monitoring will include groundwater levels, sediment trap performance, 
and stormwater management pollutant removal efficiency.   
 
Staff finds that, provided Staff’s recommended conditions of approval are adopted, the Applicant has 
satisfied all applicable requirements of Montgomery County Code, Chapter 19, Article V – Water Quality 
Review in Special Protection Areas.   
 
Final Forest Conservation Plan and Environmental Guidelines 
 
The site is subject to the Forest Conservation Law and a Final Forest Conservation Plan, including a 
variance for impacts and removal of subject trees was provided for review.  
 
Natural Resource Inventory/Forest Stand Delineation 
 
The Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) #420031760) for this property was 
approved on January 18, 2010.  The NRI/FSD identifies the environmental constraints and forest 
resources on the subject property.  A stream, associated wetlands and environmental buffer lie in the 
northwestern corner of the property.  The entire property, including the environmental buffer is 
forested and undeveloped.  There are 162 trees that were identified with a Diameter at Breast Height 
(DBH) of 24 inches or greater.   
 
Final Forest Conservation Plan 
 
As required by the County Forest Conservation Law (Section 22A of the County code), a Final Forest 
Conservation Plan (FCP) for the project was submitted with the Preliminary Plan and Site Plan (Appendix 
C).  The subject FCP includes 1.80 acres of offsite area to the northeast that will be disturbed as part of 
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this application.  This area has a separate forest conservation worksheet because it is zoned R-200, and 
the subject property is zoned PD-11.  Forest conservation requirements may vary for different zones.  
The FCP proposes to clear approximately 28.37 acres of existing onsite forest, and 0.92 acres of existing 
offsite forest.  The remaining 7.43 acres of onsite forest will be retained and protected in a Category I 
conservation easement.  This plan is subject to Section 22A-12(f), and onsite forest retention must equal 
the conservation threshold of 20%, or 7.16 acres.  The plan proposes to retain 7.43 acres of onsite 
forest, thereby meeting this requirement.  There is a 7.68-acre reforestation requirement that is 
proposed to be met in an offsite forest bank. 
 
Section 22A-12(b) (3) of the Montgomery County Forest Conservation Law provides criteria that identify 
certain individual trees as high priority for retention and protection.  Any impact to these trees, 
including removal of the subject tree or disturbance within the tree’s critical root zone (CRZ) requires a 
variance.  An Applicant for a variance must provide certain written information in support of the 
required findings in accordance with Section 22A-21 of the County Forest Conservation Law.  The law 
requires no impact to trees that:  measure 30 inches or greater, DBH; are part of an historic site or 
designated with an historic structure; are designated as a national, State, or County champion trees; are 
at least 75 percent of the diameter of the current State champion tree of that species; or trees, shrubs, 
or plants that are designated as Federal or State rare, threatened, or endangered species.   
 
Variance Request - The Applicant submitted a variance request on October 19, 2012 for the 
impacts/removal of trees with the proposed layout.  The Applicant has requested a variance for the 
removal of ten (10) trees that are 30 inches and greater, DBH, and to impact, but not remove, four (4) 
others that are considered high priority for retention under Section 22A-12(b) (3) of the County Forest 
Conservation Law (Tables 1 and 2).  The ten trees proposed for removal are # 6, 44, 70, 87, 89, 91, 96, 
137, 140, and 143.  Tree 158 is included in the forest clearing proposed by the Shawnee Lane FCP 
(MR2010815). 
 
 
Table 1. Specimen Trees to be Removed  

Tree 
No. 

Common 
Name 

Botanical Name D.B.H. 
C.R.Z. 
Radius 

Tree 
Condition 

Location 

6 White Oak Quercus alba 38 inch 57 feet Fair  Interior 

44 White Oak Quercus alba 39 inch 58.5 feet Good Observation Drive 

70 Tuliptree Liriodendron tulipifera 32 inch 48 feet Fair Interior 

87 Tuliptree Liriodendron tulipifera 37 inch 55.5 feet Good Observation Drive 

89 Tuliptree Liriodendron tulipifera 37 inch 55.5 feet Good Interior 

91 Tuliptree Liriodendron tulipifera 31 inch 46.5 feet Good Interior 

96 Tuliptree Liriodendron tulipifera 34 inch 51 feet Good Interior 

137 Tuliptree Liriodendron tulipifera 38 inch 57 feet Good Interior 

140 Tuliptree Liriodendron tulipifera 32 inch 48 feet Good Interior 

143 Red Oak Quercus rubrum 31 inch 46.5 feet Good Street C 
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Table 2. Specimen Trees to be Impacted But Retained  

Tree 
No. 

Common 
Name 

Botanical Name D.B.H. 
C.R.Z. 
Radius 

Tree 
Condition 

Location 

11 White Oak Quercus alba 38 inch 57 feet Fair  Observation Drive 

28 White Oak Quercus alba 32 inch 48 feet Good Observation Drive 

74 White Oak Quercus alba 36 inch 54 feet Good Observation Drive 

88 White Oak Quercus alba 37 inch 55.5 feet Good Observation Drive 

 
 
Unwarranted Hardship – As per Section 22A-21, a variance may only be considered if the Planning 
Board finds that leaving the requested trees in an undisturbed state would result in an unwarranted 
hardship.  Development on the property is dictated by the existing conditions on the site, development 
standards of the PD-11 zone, and requirements associated with Master Plan objectives.  The property is 
entirely forested.  Of the ten trees proposed for removal, eight are located within the interior of the site 
and two are within the right-of-way of the proposed Master Planned Road, Observation Drive.  The trees 
that will be impacted, but retained are located within the Observation Drive right-of-way.  Staff has 
reviewed this application and finds that there would be an unwarranted hardship if a variance were not 
considered. 
 
Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be made by the 
Planning Board in order for a variance to be granted.    Staff has made the following determinations in 
the review of the variance request and the proposed forest conservation plan: 
 
Variance Findings   
 

1. Will not confer on the Applicant a special privilege that would be denied to other applicants. 
 
Granting the variance will not confer a special privilege on the Applicant as the removal and 
disturbance to the specified trees are due to the development of the property.  The property 
contains numerous large trees located within the developable area of the site and within the 
Master Planned road right-of-way.  Granting a variance request to allow land disturbance within 
the developable portion of the site is not unique to this Applicant.  Staff believes that the 
granting of this variance is not a special privilege that would be denied to other applicants.  
  

2. Is not based on conditions or circumstances which are the result of the actions by the Applicant. 
 
The need for the variance is not based on conditions or circumstances which are the result of 
actions by the Applicant.  The requested variance is based upon existing site conditions, Master 
Plan recommendations, and the development standards of the PD-11 zone. 
 

3. Is not based on a condition relating to land or building use, either permitted or non-conforming, 
on a neighboring property. 
 
The need for a variance is a result of the existing conditions, the proposed site design and layout 
on the subject property, and fulfillment of Master Plan objectives to construct Observation Drive 
from Germantown to Clarksburg, and not a result of land or building use on a neighboring 
property. 
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4. Will not violate State water quality standards or cause measurable degradation in water quality. 
 

The variance will not violate State water quality standards or cause measurable degradation in 
water quality.  Reforestation and landscaping proposed on the site will replace the functions 
currently provided by the subject trees.  In addition, Montgomery County Department of 
Permitting Services has found the stormwater management concept for the proposed project to 
be acceptable.  The stormwater management concept incorporates Environmentally Sensitive 
Design (ESD).   

 
County Arborist’s Recommendation on the Variance - In accordance with Montgomery County Code 
Section 22A-21(c), the Planning Department is required to refer a copy of the variance request to the 
County Arborist in the Montgomery County Department of Environmental Protection for a 
recommendation prior to acting on the request.  The request was forwarded to the County Arborist.  On 
December 12, 2012, the County Arborist issued a letter stating that she would not provide 
recommendations on the variance request because the original development application for this 
property was submitted before October 1, 2009 (Appendix B). 
 
Variance Recommendation - Staff recommends that the variance be granted. All of these trees are 
located within existing forest that is proposed to be removed and are accounted for in the reforestation 
requirements.  Additional mitigation for the removal of these trees is not recommended. 
 
Conclusion - As conditioned, Staff finds that the proposed project is in compliance with the Montgomery 
County Environmental Guidelines, the Forest Conservation Law, and the Special Protection Area Law. 
Staff recommends that the Planning Board approve the Final Forest Conservation Plan, and SPA Final 
Water Quality Plan with the conditions cited in this staff report.  
 
Compliance with the Subdivision Regulations 
 
The application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations.  The application meets all other applicable sections.  The size, width, shape and 
orientation of the lots are appropriate for the location of the subdivision, given the recommendations of 
the 1994 Clarksburg Master Plan. The lot pattern follows new urbanism principles, while 
accommodating the densities envisioned by the Master Plan, and will set the precedent for the future 
development of this area. Staff finds that the size, shape, width and orientation of lots on the Garnkirk 
Farms project is appropriate. 
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SECTION 3:  SITE PLAN 
 
 
RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of Site Plan 820120100, Garnkirk Farms, for 392 residential dwelling units 
(including 12.5% MPDUs) consisting of 18 one-family detached units, 190 townhouses and 184 multi-
family units on 37.18 gross acres.  All site development elements shown on the site and landscape plans 
stamped “Received” by the M-NCPPC on March 22, 2013 are required except as modified by the 
following conditions. 
 
Conformance with Previous Approvals 
 

1. Development Plan Conformance 
The development must comply with i) the binding elements, conditions, and development standards 
as shown on the Certified Development Plan G-832, approved on December 11, 2006; and ii) the 
conditions and binding elements adopted in Resolution No. 15-1680, approving Local Map 
Amendment G-832 by the District Council, on October 31, 2006. 

 
2. Preliminary Plan Conformance 
The development must comply with the conditions of approval for Preliminary Plan 120080240, or 
as amended.  

 
Density & Housing 
 

3. Density 
The development is limited to 392 residential dwelling units consisting of 18 one-family detached 
units, 190 townhouses and 184 multi-family units on the Subject Property. 

 
4. Moderately Priced Dwelling Units (MPDUs) 

a) The development must include 12.5 percent MPDUs on-site in accordance with the 
correspondence from the Department of Housing and Community Affairs (“DHCA”) to the 
Applicant dated April 12, 2013 (Appendix B). 

b) The MPDU agreement to build between the Applicant and DHCA must be executed prior to 
the release of the first building permit. 

c) Prior to Certified Site Plan, the Applicant shall obtain the approval of DHCA of a construction 
sequencing plan, or development program for the project, which demonstrates compliance 
with the MPDU staging requirements of Section 25A-5(i) of the Montgomery County Code. 

 
Environment 
 

5. Noise Attenuation 
a) Prior to issuance of the first building permit, the Applicant must provide certification to M-

NCPPC Staff from an engineer that specializes in acoustical treatment that the location of 
the noise mitigation techniques to attenuate current and proposed 20-year noise levels to 
no more than 60 dBA Ldn for the outdoor backyard area of homes and areas of common 
outdoor activity are adequate.  Mitigation techniques must include a solid wood barrier, or 
something similar, along the outdoor pool of the multi-family building.  Specifications of the 
barrier to be determined by a Barrier Analysis. 
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b) If any changes occur to the plan which affect the validity of the noise analysis dated, 
November 27, 2012, acoustical certifications, and/or noise attenuation features, a new 
noise analysis will be required to reflect the revised plans and new noise attenuation 
features may be required. 

 
6. Stormwater Management/Final Water Quality Plan 
The development is subject to final Water Quality Plan approval conditions dated April 16, 2013, 
unless amended and approved by the Montgomery County Department of Permitting Services 
(“MCDPS”) – Water Resources Section, provided the amendments do not conflict with other 
conditions of the Site Plan or the final Forest Conservation Plan. 

 
Open Space & Recreation 
 

7. Recreation Facilities 
The Applicant shall provide the following recreation facilities: a multi-age playground, two tot lots, 
five sitting areas, an open play area (minimum 5,000 SF), a larger open play area (minimum 10,000 
SF), bike system, pedestrian system, natural areas, two swimming pools, and a wading pool. 
  
8. Maintenance of Public Amenities 
The Applicant, its successors, assignees, and/or the successor HOA shall be responsible for 
maintaining community-wide amenity features, such as, Clubhouse, swimming pools, wading pool, 
multi-age playground, tot lots, sitting areas, HOA open spaces, bike system, pedestrian system, 
retaining walls, streetscape elements and natural features. 
 

Site Plan 
 

9. Site Design 
a) Provide at least 2 benches at the tot lot and multi-age playground locations. 
b) Provide a minimum of 10 bike spaces in the central amenity area (near the Clubhouse 

entrance), 6 bike spaces near the multi-age playground, and 6 bike spaces outside the multi-
family building. 

c) Prior to certified site plan approval, the retaining walls shall be minimized to a height of no 
more than 36 inches and ramps shall be limited to no more than a 30-foot long ramp at 
8.33% adjacent to Shawnee Lane and/or Observation Drive. 

d) Prior to building permit release, the Applicant must submit evidence to M-NCPPC Staff that 
the detached garages have a subordinate location to the front of the dwelling units. 

 
10. Pedestrian Circulation 
The Applicant must field locate and install the natural surface trail required on the Approved 
Development Plan G-832, within the first planting season after issuance of the first grading permit.  
The exact location of the path must be approved by M-NCPPC Staff prior to installation. 
 
11. Private Lighting 

a) The lighting distribution and photometric plan with summary report and tabulations must 
conform to IESNA standards for residential development.   

b) All onsite down- light fixtures must be full cut-off fixtures. 
c) Deflectors shall be installed on all fixtures causing potential glare or excess illumination, 

specifically on the perimeter fixtures abutting the adjacent residential properties. 
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d) Illumination levels shall not exceed 0.5 footcandles (fc) at any property line abutting county 
roads. 

e) The height of the light poles shall not exceed 12 feet including the mounting base. 
 

12. Surety  
Prior to issuance of first building permit within each relevant phase of development, Applicant must 
provide a performance bond(s) or other form of surety in accordance with Section 59-D-3.5(d) of the 
Montgomery County Zoning Ordinance with the following provisions: 

a) Applicant must provide a cost estimate of the materials and facilities, which, upon staff 
approval, will establish the initial surety amount.  

b) The amount of the bond or surety shall include plant material, on-site lighting, recreational 
facilities, site furniture, retaining walls, entry signs and private roads within the relevant 
phase of development.   

c) Prior to issuance of the first building permit, Applicant must enter into a Site Plan Surety & 
Maintenance Agreement with the Planning Board in a form approved by the Office of 
General Counsel that outlines the responsibilities of the Applicant and incorporates the cost 
estimate.   

d) Bond/surety shall be tied to the development program, and completion of plantings and 
installation of particular materials and facilities covered by the surety for each phase of 
development will be followed by inspection and reduction of the surety. 

 
13. 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 Staff approval of a final Forest Conservation Plan and the 
Certified Site Plan. 

b) The development program must provide phasing of dedications, stormwater management, 
sediment and erosion control, afforestation, trip mitigation, and other features. 

c) Streetscape 
i. The Applicant must provide each section of the development with necessary roads. 
ii. Street lamps and sidewalks for public streets, private streets and alleys must be installed 

within six months after street construction is completed.   
iii. Street tree planting must be completed no later than six months after completion of the 

residential units adjacent or adjoining the subject streets.  
d) Amenities 

i. Onsite amenities including, but not limited to, sidewalks, pathways, benches, trash 
receptacles, and bicycle facilities within each block must be installed prior to release of 
any building occupancy permit within the same block. 

ii. The central amenity area consisting of the Clubhouse, swimming pool area and large 
open play area (minimum of 10,000 SF) with amphitheater must be completed prior to 
issuance of the 145th building permit for the townhouse/one-family detached units, 
which represents 70 percent of the 208 non-multi-family units for the project. 
Landscaping and lighting associated with these facilities must be installed no later than 
six months after completion of the facilities. 

iii. The multi-age playground and open play area (minimum of 5,000 SF) must be completed 
prior to issuance of the 166th building permit for the townhouse/one-family detached 
units, which represents 80 percent of the 208 non-multi-family units for the project. 
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Landscaping and lighting associated with these facilities must be installed no later than 
six months after completion of the facilities. 

iv. The swimming pool and pool house in the multi-family building must be completed, 
including landscaping and lighting, prior to issuance of any use-and-occupancy permit 
for the multi-family building. 

v. The tot lot on Private Street M must be completed prior to release of building permits 
for units 26-35 in this Block. Landscaping and lighting associated with the tot lot must be 
installed no later than six months after the completion of the tot lot. 

vi. The tot lot on Private Street D must be completed prior to release of building permits 
for units 105-114 in this Block. Landscaping and lighting associated with the tot lot must 
be installed no later than six months after the completion of the tot lot. 

vii. The remaining seating areas and open spaces must progress with construction of the 
adjacent residential units. Landscaping and lighting associated with these spaces must 
be installed no later than six months after the completion of these amenities. 

e) Landscaping associated with each dwelling unit and building shall be completed as 
construction of each unit and building is completed. 

 
14. 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) Include the final forest conservation approval, stormwater management concept approval, 
development program, inspection schedule, and Site Plan resolution on the approval or 
cover sheet. 

b) 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”. 

c) Modify data table to reflect development standards enumerated in the staff report. 
d) Show the approximate location of the natural surface trail described in Binding Design 

Principle no. 29 of G-832 on the Certified Site Plan and FFCP. 
e) Provide details for the fence, trellis, benches, trash receptacles, bike racks, and entry signs. 
f) Provide at least two means of pedestrian ingress and egress for the multi-family building 

along the Observation Drive frontage. 
g) Adjust minimum side and rear setback for one-family detached and townhouse units to 4 

feet.  
h) All driveways to a public right-of-way must be at least 18 feet in order to accommodate the 

full length of a parked car without encroaching onto the sidewalk. 
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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.   

 
The Site Plan conforms to all non-illustrative elements of the development plan and all binding 
elements of County Council Resolution No. 15-1680 approving Local Map Amendment G-832 to 
reclassify the subject property from the R-200 Zone to the PD-11 Zone (Appendix A).  
 
The Development Plan includes “Water Quality Plan Binding Conditions,” which addressed concerns 
related to proposed stormwater management (“SWM”) facilities located on the east side of the 
Observation Drive right-of-way, known as the King property. Since the G-832 approval, the SWM for 
the project has been revised to conform with new SWM regulations that utilize Environmental Site 
Design techniques to the Maximum Extent Possible. As a result, no SWM facilities are proposed on 
the King Property, and these binding elements are no longer applicable. 
 
The Development Plan also contains a detailed list of 29 “Binding Design Principles” (see Appendix A 
for complete list), which were created to ensure that the Development Plan would conform to the 
purpose clause of the PD Zone. The Site Plan incorporates each of the Binding Design Principles as 
discussed below. 
 
1 – The major amenity area for the project, consisting of a clubhouse, swimming pool, open play 
area and amphitheater, is centrally located in the core of the neighborhood. 
2 – The Site Plan is framed by comprehensive edges. Existing wooded areas form the northern and 
western edges, and Observation Drive and Shawnee Lane form the southern and eastern edges.  
3 – The street system consists of a series of interconnected public and private streets and alleys. 
4 – The street system connects to the surrounding street system at 3 locations. One access point is 
provided off Shawnee Lane, and the other two are provided off Observation Drive. 
5 – On average, neighborhood blocks range in size between 200 and 400 feet in length. Blocks were 
measured along public streets from intersecting perpendicular private streets, or in some instances 
from open spaces effectively dividing up the public street frontage. 
6 – A continuous sidewalk system provides access to all open space and recreation areas within the 
neighborhood. 
7 – The internal sidewalk system connects to the community-wide pedestrian system along 
Shawnee Lane and the future sidewalks along Observation Drive. 
8 – Sidewalks are provided on all public and private streets, except alleyways.  
9 – All the townhouses and the majority of the detached units are rear-loaded and served by alleys. 
Only 3 detached units on corner lots along Street A have front or side loaded garages. As 
conditioned, these garages will have a diminished appearance subordinate to the front of the 
houses.  
10 – The driveways of all homes abutting the sidewalk system are a minimum of 18 feet, which will 
accommodate the full length of a car. 
11 – On-street parking is provided along the perimeter of the central amenity area, along Private 
Street B, and next to amenity areas.  
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12 – The Site Plan provides a total of 120 parking spaces on private streets and alleys, in addition to 
the 391 spaces on private lots above the Zoning Ordinance requirement. These spaces are sufficient 
to accommodate visitors and guests. 
13 – The Site Plan includes streetscape treatment consisting of sidewalks, green panels, street trees, 
street lights, and street furniture, on all major streets. 
14 – Public streets along the perimeter of the site are lined with townhouse fronts and thus have no 
views into alleys since those are in the rear. Public streets within the site have very limited views 
into alleys, which is accomplished architecturally with detached units and associated garages 
pinching the viewshed. Landscaping is also used to enhance views. 
15 – The Clarksburg Streetscape Guidelines have not been published, and therefore this design 
principle is not applicable. 
16 – Each block includes a mix of one-family detached units and townhouses which achieves variety 
at the street scale. Additionally, certain blocks also include MPDUs and market rate units which 
further adds variety. 
17 – As conditioned, the front facades and building materials within each block will be verified at 
building permit release to create visual distinction. 
18 – The mix of unit types and sizes within each block will by default create variety in the roof 
designs and rooflines. In addition, slight variations in the front building line of townhouse rows will 
also add variety in the rooflines. 
19 – The Site Plan provides variety in lot widths and sizes. Lot widths range between approximately 
18 feet and 80 feet. Lot sizes range between approximately 1,000 SF for townhouse MPDUs and 
5,920 SF for one-family detached units.  
20 – The Site Plan provides varying building heights within the same street block as a result of the 
different unit types within each block.  
21 – The single family attached two-over-two unit type was eliminated from the project, thus this 
design principle is no longer applicable. 
22 – The vast majority of the units fronts onto streets. A limited number fronts onto mews or open 
space areas.  
23 – The single family attached two-over-two unit type was eliminated from the project, thus this 
design principle is no longer applicable. 
24 – As conditioned, the placement of detached garages will be verified at building permit release to 
ensure a subordinate location to the dwelling unit. 
25 – As conditioned, the multi-family building will have at least two means of ingress and egress 
along the Observation Drive frontage. 
26 – A hierarchy of open spaces is provided throughout the neighborhood with the largest, most 
significant space centrally located and the other smaller spaces dispersed throughout the various 
blocks.  
27 – The open space and recreational facilities in the center of the neighborhood are the largest, 
most prominent visually and accommodate greater patronage. 
28 – Smaller open space areas, such as sitting areas and tot lots, are located within each block to 
provide convenient access for the future residents. 
29 – As conditioned, The Applicant will field locate and install the natural surface trail required 
within the first planting season after issuance of the first grading permit.  The exact location of the 
path will be approved by M-NCPPC Staff prior to installation. 
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The Development Plan, on Sheet 2, provides binding specifications for setbacks and building height 
limitations for each housing type. The DPA presented two different methods to measure building 
height: 

1. The “building structure height” as measured from the floor of the first above-grade level to 
the mid-point of the roof. This method allowed the Applicant to make commitments about 
building height without taking into account grading conditions. 

2. The grade-dependent height as measured from the centerline of the street to the floor of 
the first above-grade level. This method is consistent with the Zoning Ordinance definition 
of building height. 

As shown on the project data table below, the Site Plan conforms to the setbacks and building 
heights shown on the DPA. 
 
In order to address community concerns, the one-family attached 2 over 2 unit type shown on the 
DPA has been eliminated. As a result the unit mix has been slightly adjusted and the overall number 
of units has decreased from 408 to 392. The table below compares the unit types approved with the 
DPA and those proposed with the Site Plan. Staff finds that the Site Plan conforms to the DPA 
because the number of units proposed does not exceed the number of units approved and the mix 
is generally consistent. The Site Plan has 46.9 percent multi-family units whereas the DPA had 45 
percent. The Site Plan has 48.5 percent townhouses whereas the DPA had 50 percent (townhouses 
combined with 2 over 2s). The Site Plan has 4.6 percent one-family detached whereas the DPA had 5 
percent. These variations are very minor and do not change the intent of the DPA approval. 
 

 
 

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 Site Plan meets all of the requirements of the Planned Development (P-D) Zone and satisfies the 
design, housing, amenity, circulation, and other purposes of the PD Zone. The project will provide a 
range of dwelling types consistent with the purpose of the zone.  The development provides for a 
unified form of development at an overall density and mixture of unit types that is generally 
consistent with the recommendations in the Clarksburg Master Plan. The development also 
encourages preservation of the sensitive environmental resources existing on site and includes 
measures that are designed to enhance natural stormwater filtration and recharge. The design and 
layout of the proposed development also provides maximum social and community interaction 
through pedestrian and vehicular linkages, provides for the safety, convenience and amenity of 
residents, and assures compatibility with the surrounding residential land uses. 

Unit Types Development Plan  G-832 Site Plan 

One-family detached 21 (5%) 18 (4.6%) 

One-family attached (2 over 2) 62 (15%) 10 MPDU 0 

Townhouse 141 (35%)18 MPDU 190 (48.5%) 24 MPDU 

Multi-Family 184 (45%) 23 MPDU 184 (46.9%) 25 MPDU 

Total units 
Total MPDUs  

408 du 
                   51 (12.5%) 

392 du 
                 49 (12.5%) 
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The PD Zone contains setback requirements to ensure compatibility with existing uses adjacent to or 
in the vicinity of the site. Section 59-C-7.15 specifically states that only one-family detached homes 
may be constructed within 100 feet of any adjoining one-family detached zone. It also prohibits 
buildings constructed to a height greater than its distance from such adjoining land. The Site Plan 
abuts land zoned R-200 across from future Observation Drive. As discussed in finding no. 4, the 
setback requirements along this frontage are met through a combination of right-of-way dedication 
and building setbacks from future Observation Drive.  
 
As demonstrated in the Data Table below, the project meets all of the applicable requirements of 
the PD-11 Zone. 
 

Data Table for the PD-11 Zone 
 

 
Development Standard 

Zoning Ordinance 
Permitted/Required  

Approved 
with G-832 

Proposed for 
Approval 

Site Area (acres)    

Gross Tract Area (GTA) n/a n/a 37.18 

Public Street Dedication (59-C-7.17) n/a n/a 6.39 

Net Area n/a n/a 30.79 

Density    

Max. Residential Density (du/acres) 
59-C-7.14(a) 

11 † 
 

11 10.5 

MPDUs 49 (12.5%) 51 (12.5%) 49 (12.5%) 

Max. Number of Dwelling Units 
One-family detached 
One-family attached (2 over 2) ‡   
Townhouse 
Multi-family 

408 408 
(21) 
(62) 
(141) 
(184) 

392 
(18) 
(0) 
(190) 
(184) 

Housing Mix (59-C-7.13) 
One-family detached 
Min. % one-family attached (2 over 2) 
Min. % Townhouses 
Min. % Multi-family 

 
n/a  ¥  
20% 
20% 
35% 

 
5% 
15% 
35% 
45% 

 
4.6% 
0 
48.5%  
46.9% 

Min. Setbacks (feet)    

Adjoining one-family detached 
zoned land (59-C-7.15) 

100 * n/a 100 ** 

Separation between buildings n/a 8 8 

One-family detached 
- Front (from street) 
- Rear yard (opposite front door) 
- Side yard 

n/a  
15 
3 
3 

 
15 
4 *** 
4 *** 

Townhouse 
- Front (from street) 
- Rear yard (opposite front door) 
- Side yard 
- Side yard for end units 
- From Shawnee Lane 

n/a  
10 
5 
0 
n/a 
25 

 
10 
5 
0 
4 
25 
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- From Observation Drive 25 25 

Multi-family 
- Front (from street) 
- From Shawnee Lane 
- From Observation Drive 

n/a  
10 
20 
20 

 
10 
20 
20 

Min. Lot Area (SF)    

One-family detached 
Townhouse 

n/a 3,500 
1,000 

3,500 
1,000 

Max. Building Height (feet)     

One-family detached 
Townhouse 
Multi-family 
Clubhouse 

n/a 
n/a 
n/a 
n/a 

41 (2-3 stories) 
52 (3-4 stories) 
64 (4 stories) 
36 (1-2 stories) 

41 (2-3 stories) 
52 (3-4 stories) 
64 (4 stories) 
36 (1-2 stories) 

Min. Green Area     

(% of GTA) (59-C-7.16) 50%  (18.6 acres) 51% (18.8 acres) 57%  (21.12 acres) 

Vehicle Parking Spaces (59-E)    

One-family detached (18) 
Townhouse (190) 
Multi-family (184) 

- 1 bedroom (90) 
- 2 bedroom (94) 

Total 

36 (2 sp/du) 
380 (2 sp/du) 
 
113 (1.25 sp/du) 
141 (1.5 sp/du) 
670 

 
 
 
 
 
1,053 

60 
712 
289 
 
 
1,061 

On private streets/alleys n/a 136 120 

Bicycle Parking Spaces (59-E)    

Within structured parking 
Outdoor amenity areas 

15 (5%/MF sp provided) 

n/a 
n/a 
n/a 

15 
22 

Motorcycle Parking Spaces (59-E)    

Number of spaces 6 (2%/MF sp provided) n/a 6 
† In accordance with the land use recommendations in the 1994 Clarksburg Master Plan, p.55. 
‡ The 2-over-2 unit type is no longer part of the Project. 
¥ Section 59-C-7.13 indicates that one-family detached units are permitted, but no minimum or maximum 

percentage is provided. 
* Applicable to all buildings other than a one-family detached residence. 
** The Site Plan meets this requirement through a combination of building setbacks and right-of-way dedication 
for the future Observation Drive. 
*** The Site Plan increased the side and rear setbacks from 3 to 4 feet to ensure compliance with the DPA’s 
requirement to have 8-foot minimum separation between buildings. 

 
 
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 locations of the proposed buildings and structures are adequate, safe, and efficient. The 
Site Plan has 392 dwelling units (including 12.5% MPDUs) consisting of 18 one-family detached 
units, 190 townhouse units, and 184 multi-family units.  
 
Spatially, the project is organized into four quadrants resulting from Public Street A bisecting 
the site in the north-south direction, and the large amenity area bisecting the site in the east-
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west direction. The units are oriented towards the perimeter of these quadrants, fronting on 
public and private streets, and rear-loaded from alleys. The various unit types are adequately 
integrated throughout the site, with a mix of townhouses and one-family detached units, 
MPDUs and market rate units, in every block. The multi-family units are all clustered in a 4-story 
building comprised of several wings surrounding an interior parking structure. The building is 
located at the corner of Observation Drive and Shawnee Lane to capitalize on the proximity to 
the future transit stop on the opposite corner.  
 

 
Architectural Elevation: Multi-family Building 

 
Other structures provided include a 2-story Clubhouse with a pool area centrally located within 
the project. The Clubhouse is efficiently located in the center of the project, which provides 
adequate and convenient access to the proposed units. In addition the Clubhouse functions as a 
focal point for the amenity area and visual terminus for the mid-point entrance to the project 
on Observation Drive. 
 
A series of retaining walls are provided along the perimeter of Street C, which hold relatively 
flat grades for the development while causing minimal disturbance to the existing natural 
features. 

 

 
Exhibit illustrating open space hierarchy and distribution in the 4 quadrants of the project 
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b) Open Spaces 
The open spaces provided are adequate, safe, 
and efficient. The Site Plan includes a hierarchy of 
open spaces that are adequately distributed 
within the various blocks and provide safe and 
convenient access for the future residents. The 
largest open space area is centrally located, has 
direct frontage on Observation Drive and bisects 
the project in the east-west direction. This open 
space area is integral to the layout and combined 
with Public Street A, which bisects the site in the 
north-south direction, creates four distinct 
quadrants for the project. A series of smaller 
open spaces are strategically located within the 
four quadrants. Surrounding the development on 
the northern and western sides, the Site Plan 
preserves an L-shaped portion of wooded land, 
which adequately buffers the site from the 
adjoining properties in the I-3 Zone. All open 
spaces are well connected through the proposed 
sidewalk and path systems. 
 
The PD Zone does not have an open space 
requirement; instead it has a minimum green 
area requirement of 50 percent of the gross tract 
area. The Site Plan meets the green area 
requirement by providing a total of 57 percent (or 
21.12 acres) of green space. All green areas, both 
active and passive, will be accessible to all 
residents of the development. The diversity of 
open spaces proposed is adequately dispersed 
throughout the development to provide safe and 
convenient access to all residents. 

 
c) Landscaping and Lighting 
The landscaping is adequate, safe, and efficient. The landscape plan achieves several objectives. 
It provides canopy coverage and shade for the roads and open spaces. A variety of shade trees 
line all public streets. A combination of shade and ornamental trees line all private streets. 
Open play areas are delineated by a hierarchy of plant material that adds interest and creates 
an edge. The landscaping provides a focal point at the terminus of Public Street A by having a 
hierarchy of plant material densely planted. 
 

The lighting consists of pole mounted light fixtures with a maximum height of 13 feet located on 
all public and private roads. The lighting is residential in character and affirms the pedestrian 
scale. It will create enough visibility to provide safety but not so much as to cause glare on the 
adjacent roads or properties. The lighting is adequate, safe and efficient. 
 
 
 

Rendering of central amenity area 
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d) Recreation Facilities 
The recreation facilities provided are adequate, safe and efficient. The facilities provided on-site 
include a multi-age playground, two tot lots, five sitting areas, an open play area (minimum 
5,000 SF), a larger open play area (minimum 10,000 SF), bike system, pedestrian system, natural 
areas, two swimming pools, and a wading pool. 
 
As demonstrated in the tables below, this development meets the recreation requirements for 
the various age groups through a combination of on-site facilities, which satisfy the 1992 M-
NCPPC Recreation Guidelines. These facilities adequately and efficiently meet the recreation 
requirements of this development, while providing safe and accessible opportunities for 
recreation for the various age groups.   
 

Demand 

  
D1 D2 D3 D4 D5 

  
Number 
of Units 

Tots Children Teens Adults Seniors 

Housing Type 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

SFD III (<7,000) 18 2.52 3.42 4.14 22.86 2.34 

TH   190 32.30 41.80 34.20 245.10 13.30 

Garden (4 or less) 184 20.24 25.76 22.08 217.12 29.44 

      55.06 70.98 60.42 485.08 45.08 

 

On-Site Supply 
 

D1 D2 D3 D4 D5 

  
Quantity 
Provided 

Tots Children Teens Adults Seniors 

Recreation Facility 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

Tot Lot   2 18.00 4.00 0.00 8.00 2.00 

Multi-Age Playground 1 9.00 11.00 3.00 7.00 1.00 

Picnic/Sitting 5 5.00 5.00 7.50 25.00 10.00 
Open Play Area I 
(>10,000 SF) 1 6.00 9.00 12.00 30.00 2.00 

Open Play Area II 1 3.00 4.00 4.00 10.00 1.00 

Bike System 1 2.75 7.10 9.06 72.76 4.51 

Pedestrian System 1 5.51 14.20 12.08 218.29 20.29 

Natural Areas 1 0.00 3.55 6.04 48.51 2.25 

Swimming Pool 2 6.06 29.10 24.77 242.54 13.52 

Wading Pool 1 8.26 3.55 0.00 24.25 2.25 

    total: 63.57 90.49 78.46 686.35 58.83 

 
  
Adequacy of Facilities 

 
D1 D2 D3 D4 D5 

  
  

Total Supply 63.57 90.49 78.46 686.35 58.83 

  
  

90% Demand 49.56 63.89 54.38 436.58 40.58 

    Adequate? yes yes yes yes yes 
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e) Pedestrian and Vehicular Circulation Systems 
The pedestrian and vehicular circulation systems are safe, adequate, and efficient. Access to the 
Subject Property is provided off Shawnee Lane at Public Street A, and off Observation Drive at 
Public Street C and Private Street O. These connect internally to a network of private streets 
and alleys. The vehicular circulation efficiently directs traffic into and through the site with 
minimal impacts to sensitive environmental features and pedestrian circulation. The Project will 
provide for the construction of Observation Drive along the frontage of the site as 
recommended in the Master Plan.  
 
The pedestrian and bicycle circulation system adequately and efficiently integrates this site into 
the surrounding area. Sidewalks are provided along Shawnee Lane and an off-street bikeway 
will be provided at Observation Drive in conformance with Master Plan recommendations and 
in coordination with MCDOT and the future CCT. As conditioned, the Site Plan will provide a 
natural surface trail through the L-shaped wooded area to the north and west of the property. 
Within the site, 5-foot wide sidewalks on all public and private streets (except alleys) facilitate 
pedestrian circulation and access to the various units, open spaces and amenities proposed. 
 

4. Each structure and use is compatible with other uses and other site plans and with existing and 
proposed adjacent development. 
 
The structures and residential uses in this Site Plan are compatible with other uses and site 
plans, and with existing adjacent development. To the east/northeast, between the site and MD 
355, the 10 to 12 single-family detached homes will be buffered by the 150-foot right-of-way for 
future Observation Drive, as well as the extensive stream buffer east of that right-of-way. To the 
south/southeast, across from Shawnee Lane, the Master Plan recommends mixed residential 
development at densities similar to the subject Site Plan. Currently, they are occupied with non-
residential uses, such as a moving company and school bus depot, which would not be adversely 
affected by the proposed residential community. Directly south, the Gallery Park (formerly 
Eastside) development has been approved for a mixed residential community of 256 units (Site 
Plan 82005038A). The proposed density at 10.5 du/ac is compatible with the approved density 
at Gallery Park at 10.7 du/ac. To the north, the site abuts the Gateway Commons property, on 
which a mixed residential development with 286 units is under construction in the R-200/TDR 
Zone (Site Plan 82003023A). To the west/northwest, the proposed development is buffered 
from the Gateway Center Drive industrial park (Preliminary Plan 119870410), by an L-shaped 
forested area with the average width of 110 feet on its narrowest side.  
 
As discussed above, The Site Plan meets the compatibility requirements of Section 59-C-7.15(b) 
by providing a building setback from Observation Drive that is at least 25 feet for the 
townhouses and 20 feet for the multi-family building. These setbacks, combined with 75-foot 
dedication along the townhouses frontage and 91-foot dedication along the multi-family 
frontage on Observation Drive, meet and exceed the 100-foot minimum setback. In addition, 
none of the buildings proposed along Observation Drive, including the multi-family building of 
64 feet, would be higher than their respective distances from the adjacent R-200 land. 

 
5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest conservation, 

Chapter 19 regarding water resource protection, as conditioned for the special protection area 
(“SPA”) Water Quality Plan, and any other applicable law. 
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As discussed in the Preliminary Plan section of this report, the Project meets all applicable 
requirements of Chapter 22A regarding forest conservation, Chapter 19 regarding water resource 
protection, as conditioned for the special protection area Water Quality Plan. 
 
A Traffic Noise Impact Analysis was prepared for the property and the results provided in a report 
dated November 27, 2012 (Appendix D).  A noise analysis is necessary to determine the projected 
interior and exterior noise levels requiring mitigation for residential units and outdoor 
recreational areas along Shawnee Lane and future Observation Drive.  The Montgomery County 
“Staff Guidelines for the Consideration of Transportation Noise Impacts in Land Use Planning and 
Development” stipulate a 60 dBA Ldn maximum noise level for outdoor recreation areas and 45 
dBA Ldn for indoor areas.   
 
The Noise Analysis for this property indicates that future unmitigated traffic noise levels above 60 
dBA Ldn will impact the pool of the multi-family building and any other outdoor recreation areas 
planned within the courtyards of the multi-family building.  The Analysis recommends a solid 
wood barrier along the pool area; the height and extent of the barrier to be determined by a 
Barrier Analysis.  The Analysis also determined that proposed residences will not require 
enhanced building materials to meet the interior noise guidelines.  Per the analysis, standard 
construction materials will reduce exterior noise levels by a minimum of 20 dBA without 
modification.  The analysis determined that the highest building façade noise level will be 63.4 
dBA.  Assuming standard construction reduces this by 20 dBA, the resulting interior noise level at 
this highest point would be 43.4 dBA, which is below the interior noise guideline limit of 45 dBA. 
 
As conditioned, the Applicant is required to provide further details for and location of noise 
mitigation techniques to attenuate current and projected noise levels to no more than 60 dBA 
Ldn for areas proposed for common outdoor activity, specifically the areas in the vicinity of the 
proposed multi-family building, including the outdoor pool.   
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Pereira, Sandra

From: Farhadi, Sam <Sam.Farhadi@montgomerycountymd.gov>

Sent: Friday, April 12, 2013 1:46 PM

To: Pereira, Sandra

Subject: Garnkirk Farm Site plan 8-20120100

Hi Sandra, 

  

I have reviewed the latest plans (last revised on 03/20/13). I would like to make the followings conditions of the 

certified site plan to be done at permit stage: 
  

-         Ensure handicap ramps are aligned with the pedestrian crossings and are ADA compliant. Also at 

intersections where two sidewalks intersect they have to be perpendicular. No surface feature to be 

located within the sidewalk/bike path; 

-         What are the dark filled circles on site plan sheets 2, 3, 4, 5, 6 and 7? Add to the legend. In some 

locations, they still have conflict with the curb, sidewalk, storm drain and other features. They need to 

be corrected; 

-         Show curb radii at all intersections with public roads, for less than 25’ radius truck turning movements 

are needed and if they do not work the radius to be adjusted; 

-         Private streets structurally have to be built to tertiary roadway standards. 

  

Please let me know if you any question. 

  

Sam 
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Pereira, Sandra

From: Schwartz, Lisa <Lisa.Schwartz@montgomerycountymd.gov>

Sent: Friday, April 12, 2013 12:57 PM

To: Pereira, Sandra

Cc: Walker, Rebecca D.

Subject: Garnkirk Farms - Preliminary Plan #120080240 & Site Plan 820120100

Sandra, 
  
DHCA has reviewed the applicant’s responses to DHCA’s DRC comments on the above plans for Garnkirk Farms.  DHCA 
requests the following condition, which has been agreed to by the Applicant: 
  

• Prior to certified site plan, the Applicant shall obtain the approval of the Department of Housing and 

Community Affairs of a construction sequencing plan, or development program for the project, which 

demonstrates compliance with the MPDU staging requirements of Section 25A-5(i) of the Montgomery 

County Code. 
  
DHCA recommends Approval of the plans with the above condition. 
  
Lisa S. Schwartz 
Senior Planning Specialist 
Montgomery County Department of Housing and Community Affairs 
100 Maryland Ave., 4th Floor 
Rockville, MD  20850 
(240) 777-3786 - office  (240) 777-3709 - fax 
lisa.schwartz@montgomerycountymd.gov 
www.montgomerycountymd.gov/mpdu 
  

Please Note:  Our system does not accept attachments larger than 6 MB. 
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Pereira, Sandra

From: Beall, Mark <Mark.Beall@montgomerycountymd.gov>

Sent: Tuesday, April 16, 2013 2:55 PM

To: Pereira, Sandra

Subject: RE: garnkirk files on FTP site

Sandra, 

  

Thank you for your help with this. I could view everything and had no issues. It looks like they addressed all my 

comments. These drawings meet with our approval. 

  

Thank you, 

Mark 

 

________________________________ 

 

From: Pereira, Sandra [mailto:sandra.pereira@montgomeryplanning.org] 

Sent: Mon 4/15/2013 4:04 PM 

To: Beall, Mark 

Subject: garnkirk files on FTP site 

 

 

 

Hi Mark, 

 

Thanks for your patience. The files are saved in our FTP site in a folder called Garnkirk Farms. Please let me know if you 

have trouble viewing them. 

 

  

 

Thanks 

 

Sandra  

 

  

 

Sandra Pereira, RLA 

Area 3 Lead Reviewer 

   

M-NCPPC Montgomery County Planning Department 

8787 Georgia Avenue, Silver Spring, MD 20910 phone  (301) 495-2186 ::  fax  (301) 495-1306 

sandra.pereira@montgomeryplanning.org <mailto:sandra.pereira@montgomeryplanning.org>   
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November 27, 2012 
 
Shane Pollin 
The Duffie Companies 
1701 Elton Road 
Silver Spring, Maryland 20903 
 
Project:  Traffic Noise Impact Analysis:  Garnkirk Farms 
Location:  Montgomery County, Maryland 
Report Number:  Report #5468 
 
Subject: Report for Traffic Noise Impact Analysis 

Dear Mr. Shane Pollin, 

Polysonics has completed a Traffic Noise Impact Analysis for the Garnkirk Farms site located 
along Shawnee Lane and the proposed Observation Drive in Montgomery County, Maryland. We 
performed a 24-hour on-site traffic noise survey to determine the traffic noise impact from 
Shawnee Lane. Forecasted traffic volumes and proposed grading information were used to 
determine future unmitigated noise contours for the site. 

The Montgomery County Noise Guidelines stipulate a 60 dBA Ldn maximum noise level for 
outdoor recreation areas and 45 dBA Ldn for indoor areas.  

There are several outdoor recreation areas located throughout the property. The results of the 
analysis indicate that future unmitigated traffic noise levels above 60 dBA Ldn will impact the 
pool of the multifamily building. If there are outdoor recreation areas planned within the 
courtyards of the multifamily building, they may be impacted as well. 

In order to mitigate the outdoor noise levels to the required sound levels, a solid wood barrier 
along the pool area is recommended. The height and extent of the barrier can be determined by a 
Barrier Analysis. 

Future unmitigated noise levels calculated at upper floor receiver locations indicate that proposed 
residences will be impacted by future unmitigated noise levels below 65 dBA Ldn, with the 
highest noise level reaching 63.4 dBA Ldn. Enhanced building materials such as modified 
windows, doors, and wall construction will not be necessary for this site.  

Please let me know if you would like any further information. 

Sincerely, 
Polysonics Corp. 
 

Christopher Karner 
Consultant 
Direct line:  540-341-4988 x-2102
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