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COMMECTICUT

Summary

Staff recommends approval with conditions of the Preliminary and Site Plans.

The Planning Board approved Sketch Plan No. 320140020 MCPB Resolution No. 14-24 dated June 12, 2014.
Per Section 50-26(c)(3), the Applicant requests a non-standard right-of-way truncation at the intersection of
Georgia Avenue and Blueridge Avenue. The Planning Staff supports the finding; MCDOT does not support the
request.

Per Section 49-32, the Applicant requests a modification from the applicable design standard for Elkin Street.
The Planning Staff supports the finding; MCDOT does not support the request.

The application provides dedication along Georgia Avenue for the minimum right-of-way needed to
accommodate Bus Rapid Transit recommended in the approved 2013 Countywide Transit Corridors
Functional Master Plan.

The project lies within the Wheaton Enterprise Zone and is therefore exempt from impact taxes including
school facility payment and transportation fees.

The application proposes an alternative streetscape along Georgia Avenue than the one prescribed in the
Wheaton Central Business District Road Code Design Standards. The Planning Staff, Department of Housing
and Community Development, Wheaton Urban District and Mid-County Regional Services Center Director
support the proposed alternative.
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SECTION 1: RECOMMENDATION AND CONDITIONS

PRELIMINARY PLAN

Staff recommends approval of Preliminary Plan No. 120140250, subject to the following conditions:

1.

Approval is limited to one (1) lot for a maximum of 350,000 residential square feet to allow up
to 324 dwelling units, of which a minimum of 12.5% must be moderately-priced dwelling units
(MPDUs).

The Applicant must dedicate, and show on the record plat the following:

a. The Countywide Transit Corridors Functional Master Plan recommended 129-foot right-
of-way (64.5 feet from the centerline along the Subject Property frontage) for Georgia
Avenue (MD 97) as shown on the Preliminary Plan; and

b. The Wheaton CBD and Vicinity Sector Plan recommended 70-foot right-of-way (35 feet
from the centerline along the Subject Property frontage) for Blueridge Avenue as shown
on the Preliminary Plan.

The Applicant must provide the Sector Plan recommended, LB-4, on-street/signed shared
bikeway along the north side of Blueridge Avenue.

Prior to the first Use and Occupancy Permit being issued, the Applicant must enter into a Traffic
Mitigation Agreement with the Montgomery County Department of Transportation (“MCDOT”)
and the Planning Board to help promote alternative modes of transportation and implement
traffic reducing Transportation Demand Management strategies such as car sharing and
bikesharing that would contribute to achieving and maintaining the non-auto driver mode share
(NADMS) goal recommended in the Wheaton CBD and Vicinity Sector Plan. The TMAg will serve
as the Applicant’s participation in the Wheaton Transportation Management Organization when
it is established.

The Planning Board accepts the recommendations of the MCDOT in its letter dated August 15,
2014 and hereby incorporates them as conditions of Preliminary Plan approval. The Applicant
must comply with each of the recommendations as set forth in the letter except Nos. 3 and 4
(modification of road code standard and truncation at Georgia and Blueridge Avenues
respectively). This letter may be amended by MCDOT provided that the amendments do not
conflict with other conditions of the Preliminary Plan approval.

The Planning Board accepts the recommendation of the Maryland State Highway Administration
(MDSHA) in its letter dated August 18, 2014, and hereby incorporates them as conditions of the
Preliminary Plan approval. 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.

a. The Applicant must satisfy the provisions for improvements as required by MDSHA.

The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Services (MCDPS) - Water Resources Section in its letter of stormwater management
concept approval dated October 10, 2014. The Applicant must comply with each of the
recommendations as set forth in the letter, which may be amended by MCDPS provided that the
amendments do not conflict with other conditions of the Preliminary Plan approval.



8. The Applicant must comply with the Final Forest Conservation Plan (FFCP) approved with Site

10.

11.

12.
13.

Plan No. 820140190.

No demolition, clearing, grading, or recording of plats can occur prior to Certified Site Plan
approval.

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 right-of-way location,
width, or alignment (except the modifications required by these conditions), the Applicant must
obtain approval of a Preliminary Plan Amendment prior to approval of the Site Plan.

The Certified Preliminary Plan must contain the following note: “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 review. Please refer to the zoning data table for development standards such
as setbacks, building restriction lines, building height, and lot coverage for this lot. Other
limitations for site development may also be included in the conditions of the Planning Board’s
approval.”

All necessary easements must be shown on the Record Plat.

The Adequate Public Facility (APF) review for the Preliminary Plan will remain valid for eighty-
five (85) months from the date of mailing of the Planning Board Resolution.



SITE PLAN

Staff recommends approval, with conditions, of Site Plan No. 820140190, for up to 324 dwelling units on
3.7 acres. All site development elements shown on the latest electronic version as of the date of this
Staff Report, November 21, 2014, submitted via ePlans to the M-NCPPC are required except as modified
by the following conditions:

1.

4.

5.

Sketch Plan Conformance
The development must comply with the binding elements and conditions of approval for Sketch
Plan 320140020 as listed in the MCPB Resolution No. 14-24 dated June 12, 2014.

Preliminary Plan Conformance
The development must comply with the conditions of approval for Preliminary Plan No.
120140250.

Forest Conservation & Tree Save
The development must comply with the Final Forest Conservation Plan approved concurrently
with this application.

Noise Attenuation

a. Prior to Certified Site Plan approval, the Applicant must submit a noise study to
M-CNPPC Staff.

b. Prior to issuance of the first building permit, the Applicant must provide certification to
Planning Staff from an engineer that specializes in acoustical treatment that the building
shell for residential units affected by exterior noise levels above 65 dBA, Ldn will
attenuate the projected exterior noise levels to an interior level not to exceed 45
Dba,Ldn.

c. Prior to release of a Use and Occupancy Certificate for residents, the Applicant must
certify that the noise impacted units have been constructed in accordance with the
certification of the engineer that specializes in acoustical treatments.

d. For all residential dwelling units to be constructed at or above the 65 dBA, Ldn noise
contour, the Applicant must disclose in writing to all prospective tenants that those
homes are impacted by noise. Such notification will be accomplished by inclusion of this
information and any measures to reduce the impacts in all lease agreements, brochures
and promotional documents, including: any illustrative site plan(s) on display within any
leasing related office(s); with all Deeds of Conveyance; and by inclusion on all Certified
Preliminary and Site Plans. Prior to release of a Use and Occupancy Certificate for
residents, notification measures must be provided to Montgomery County Department
of Permitting Services Site Plan Enforcement (DPS-SPE).

Public Benefits
The Applicant must provide the following public benefits and meet the applicable criteria and
requirements of the Zoning Ordinance and the CR Zone Incentive Density Implementation
Guidelines, as amended, for each one.

a. Transit Proximity

b. Through-Block Connections

o The development must include a pedestrian connection between Georgia Avenue
and Elkin Street as shown on the Certified Site Plan.



Wayfinding

e The Applicant must coordinate with MDSHA and MCDOT to establish a way-finding
circulation system. The Wayfinding Plan may include, but is not limited to internal
and external signage, banners, lighting, and design elements. The Wayfinding Plan
will be incorporated into the Certified Site Plan. The locations of the proposed
signage shall be free of all obstructions and clearly visible from the directed routes.

Dwelling Unit Mix

e The development must include a minimum of twenty-four (24) efficiency units,
twenty-five (25) 1-bedroom units, twenty-five (25) 2-bedroom units, and sixteen
(16) 3-or-more bedroom units. Locations of each type of units will be finalized at
Certified Site Plan.

Enhanced Accessibility for the Disabled

e The Applicant must construct seven (7) dwelling units that satisfy American National
Standards Institute A117.1 Residential Type A standards or an equivalent County
Standards. Locations of such units will be finalized at Certified Site Plan.

Streetscape

e The Applicant must construct off-site streetscape along the frontage of adjoining
“Lot 8” as shown on the Certified Site Plan.

Structured Parking

e The development must include all parking spaces in an above-grade parking
structure as shown on the Certified Site Plan.

Architectural Elevations

e The Applicant must construct the exterior architectural binding elements as shown
on the Certified Site Plan and must be substantially similar to architectural
elevations shown on Sheets A4.10, A4.11, A4.12, and A4.13 of the approved
architectural drawings, as determined by M-NCPPC Staff.

Exceptional Design

o The Applicant must construct the building and site design with visual and functional
elements that enhance the character of the setting as shown on the Certified Site
Plan.

Public Open Space

¢ The development must include a minimum of 3,400 square feet (2% of net lot area)
of on-site open space in addition to the minimum public use space required, as
shown on the Certified Site Plan.

Building Lot Terminations (BLTs)

e The Applicant must provide proof of purchase and/or payment of 0.906 BLTs to the
Department of Permitting Services (DPS).

Vegetated Wall

e The Applicant must install and maintain a vegetated wall that covers the north
facade of the parking garage as shown in the Certified Site Plan.

. Tree Canopy

e The Applicant must provide a minimum of 4,900 square feet of on-site tree canopy
coverage at 15 years of growth through the planting of approximately 27 shade
trees in addition to canopy used to satisfy Forest Conservation requirements, as
shown on the Certified Site Plan.



n. Vegetated Area
e The Applicant must install plantings in a minimum of 12 inches of soil covering a
minimum of 5,000 square feet of the site as shown on the Certified Site Plan.
0. Cool Roof
¢ The Applicant must provide a minimum solar reflectance index (SRI) of 75 for roofs
with a slope at or below a ration of 2:12, and a minimum SRI of 25 for slopes above
2:12.
p. Recycling Facility Plan
e The Applicant must provide a recycling facility plan as shown on the Certified Site
Plan, featuring the elements outlined in the application, to be approved by the
Division of Solid Waste Services.

Public Use Space, Facilities, and Amenities
a. The Applicant must provide a minimum of 19,400 square feet of public use (16,000 sf)
and public open space (3,400 sf) for a total 12% of net lot area on-site as shown on
Certified Site Plan.
b. Prior to release of Use and Occupancy Certificate for residents, on-site amenities
including but not limited to, recreation amenities and public open/use space amenities
must be installed.

Recreation Facilities
a. Prior to Certified Site Plan, the Applicant must meet the square footage requirements
for all of the applicable recreational elements and demonstrate to Planning Staff that
each required recreational element is in conformance with the approved 1992 M-NCPPC
Recreation Guidelines.
b. The Applicant must provide at a minimum the following recreation facilities conforming
to the 1992 M-NCPPC Recreation Guidelines:
e Seven Picnic/Sitting areas
e Pedestrian System
e Swimming Pool
e Indoor Community Space
e Indoor Fitness Facility

Maintenance of Public Amenities

The Applicant is responsible for maintaining and ensuring the long term maintenance of all
publicly accessible amenities including, but not limited to, paving, plantings, lighting, benches,
tables and bike racks as shown on the Certified Site Plan.

Pedestrian & Bicycle Circulation

a. The Applicant must construct the streetscape improvements along the property’s
frontage on Georgia Avenue and Blueridge Avenue as shown on the Certified Site Plan.

b. The Applicant must widen the existing 4-foot wide sidewalk along the Property frontage
of Elkin Street to be 5-foot wide in accordance with the Montgomery County’s Context
Sensitive Road Design Standards.

c. The Applicant must provide 100 private bicycle spaces in a secured, clearly marked,
well-lit area dedicated to long-term bicycle parking.




The Applicant must provide 10 public bicycle spaces, which must be inverted-U racks or
equivalent approved by Planning Staff. Racks must be identified on the Certified Site
Plan with a portion installed near the main entrance.

The Certified Site Plan must delineate a location for a bikesharing station in coordination
with MCDOT.

10. Fire and Rescue
The Planning Board accepts the recommendations of the Montgomery County Fire and Rescue
Service — Fire Code Enforcement Section in its letter dated November 19, 2014, and hereby
incorporates them as conditions of the Site Plan approval. The Applicant must comply with each
of the recommendations as set forth in the letter, which may be amended by Montgomery
County Fire and Rescue Service — Fire Code Enforcement Section provided that the amendments
do not conflict with other conditions of Site Plan approval.

11. Building Lot Terminations (BLTs)

Prior to issuance of the first building permit, the Applicant must provide proof of purchase
and/or payment of 0.906 BLTs to the Department of Permitting Services (DPS).

12. Moderately Priced Dwelling Units (MPDUs)

a.

The development must provide 12.5 percent MPDUs on-site consistent with the
requirements of Chapter 25A of the County Code.

Prior to issuance of the first building permit, the Applicant must execute the MPDU
agreement-to-build with the Department of Housing and Community Affairs (DHCA).
The Planning Board accepts the recommendations of DHCA in its letter dated November
14, 2014, and does hereby incorporate them as conditions of the Site Plan approval.
The Applicant must comply with each of the recommendations as set forth in the letter,
which may be amended by DHCA provided that the amendments do not conflict with
other conditions of the Site Plan approval.

13. Site Plan Surety and Maintenance Agreement

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

A cost estimate of the materials and facilities, which, upon Staff approval, will establish
the surety amount.

The cost estimate must include applicable Site Plan elements, including, but not limited
to plant material, on-site lighting, recreational facilities, site furniture, trash enclosures,
retaining walls, fences, railings, paths and associated improvements of development.
The bond or surety shall be tied to the development program, and completion of all
improvements covered by the surety for each phase of development will be followed by
inspection and potential reduction of the surety.

14. Development Program

The Applicant must construct the development in accordance with a development program that
will be reviewed and approved prior to the approval of the Certified Site Plan.



15. Certified Site Plan

The following revisions must be made and/or information provided subject to Staff review and
approval for inclusion on the Certified Site Plan:

a.

Include the Final Forest Conservation Plan approval letter, stormwater management
concept approval letter, development program, and Preliminary Plan and Site Plan
resolutions in the Certified Site Plan set.

Add a note stating that “M-NCPPC Staff must inspect all tree-save areas and protection
devices prior to demolition, clearing and grading”.

Add a note stating that “Minor modifications to the limits of disturbance shown on the
site plan within the public right-of-way for utility connections may be done during the
review of the right-of-way permit drawings by the Department of Permitting Services.”
Remove unnecessary sheets as identified by Planning Staff.

Make corrections and clarifications to details, calculations, recreation facilities, labeling,
data tables, and schedules as needed and directed by Planning Staff.

Ensure consistency of all details and layout between architectural, site, and landscape
plans.



SECTION 2: SITE DESCRIPTION
Site Vicinity

The subject site (Site) comprises one parcel and three lots located on the north side of
Blueridge Avenue between Georgia Avenue and Elkin Street. It lies within the Blueridge District
as identified in the 2012 Wheaton CBD and Vicinity Sector Plan (Sector Plan). The Site is within
walking distance of the Core, Wheaton Regional Park, and nearby residential neighborhoods.
The entire Site falls within the % -mile radius from the Wheaton Metro Station entrance. The
existing 4-story commercial building at the corner of Blueridge Avenue and Elkin Street is not
included in this application.

To the west, across Georgia Avenue is a 3-story office building and an auto service shop. To the
south across Blueridge Avenue is a retail shopping strip with frontage along Georgia Avenue, a
3-story commercial building, and County-owned, Parking Lot 14. The majority of the northern
property line abuts a vacant parcel owned by WMATA. A small portion of the northern property
line abuts a garden apartment complex along Elkin Street. To the east, across Elkin Street are
more garden apartment buildings owned by Montgomery Housing Partnership (MHP).

-
"'iu."n -qu‘ .

2

7,
O
<
m
=
o

Vicinity Map
Site Analysis

The Site consists of Parcel C and Lots 5, 6, and 7 of the Villa Verde subdivision, all of which are
owned by Avalon Bay Communities. The Site is currently improved with four office buildings
and surface parking lot. The main office building onsite, 11501 Georgia Avenue, varies in height
from a 3-story building on Georgia Avenue to a 7-story building along Blueridge Avenue. 2413
Blueridge Avenue is a one-story building on Lot 5. 2411 Blueridge Avenue is a two-story
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building on Lot 6. 2409 Blueridge Avenue is a two-story building with basement on Lot 7.
The Site is approximately 3.7 acres and zoned CR4.0: C3.5, R3.5, H100.

The Site is located in the Wheaton Urban District, which is a special taxing district that enables
the County to provide services including security, streetscape maintenance, tree maintenance,
sidewalk repairs, marketing, and event programming. It is also in the State-designated
Wheaton Arts and Entertainment District, which provides property tax credits for building new
or renovating existing spaces for qualifying residency artists, or for an arts and entertainment
business including live-work space for artists. It is also in a State Enterprise Zone, an economic
development program that provides tax incentives to eligible businesses. The southern portion
of the Site fronting Blueridge Avenue is within the Wheaton Parking Lot District, which
facilitates reduced parking requirements and shared parking strategies.

Staff approved Natural Resource Inventory/Forest Stand Delineation plan (NRI/FSD)
#420131840 on June 27, 2013. There are no known rare, threatened, or endangered species on
site; there are no forests, 100-year floodplains, stream buffers, wetlands, or other
environmentally sensitive features on site. The Site has 5 trees between 24” and 30” DBH and 3
trees 230” DBH. There is a stormwater management pond on site at the east side of the existing
parking lot. There are no known historic properties or features on site. The Site topography
slopes from Georgia Avenue to Elkin Street with approximately 40 feet of grade change. The
Site is within the Upper Sligo subwatershed of Sligo Creek — a Use I/I-P Watershed.
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Street level view from the intersection of Blueridge Avenue and Elkin Street. Building in the foreground not part of

this application

Street level view of frontage along Blueridge Avenue viewed from across Parking Lot 14
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SECTION 3: PROJECT DESCRIPTION

Previous Approval

The Planning Board approved Sketch Plan 320140020 by MCPB Resolution No. 14-24 dated
June 12, 2014. This approval established several binding elements on the entire site that are
subject to conditions and modification at Site Plan per Section 59-C-15.43(d). The Sketch Plan
approved binding elements are as follows:

1. Maximum total density of 460,500 square feet of residential development with a
maximum height of 50 feet;

2. The general location of lot and public dedications;

3. General location and extent of public use space;
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5. Public benefits schedule approved at Sketch Plan.

Public Benefits Schedule

Public Benefit Appr:oved
Points
Transit Proximity 30
Connectivity and Mobility Options
Through Block Connection 7
Wayfinding Signage 5
Diversity of Uses and Activities
Dwelling Unit Mix 5
Enhanced Accessibility 6.5
Quality of Building and Site Design
Structured Parking 10
Public Open Space 2
Exceptional Design 2.5
Architectural Elevations 5
Protection and Enhancement of the Natural
Environment
Building Lot Terminations 5
Vegetated Wall 5
Tree Canopy 7.5
Vegetated Area 5
Cool Roof 5
TOTAL 100.5
Proposal
Subdivision

The proposed Preliminary Plan will create one lot to allow for a maximum residential density of
350,000 square feet of residential development with up to 324 residential units. Dedication is
required along Georgia Avenue and Blueridge Avenue.

Building

The proposed building closely resembles the approved Sketch Plan. Changes include
reconfiguration of the main entryway, addition of a service hall egress along Blueridge Avenue,
and two pedestrian connections between the garage and the east-west pedestrian connection.

The building varies in height between four and five stores as it steps down along Blueridge
Avenue. Along Georgia Avenue, the building reaches a maximum height of approximately 50’.
The proposed parking garage will be visible only from the north as the residential building
wraps around it along Georgia Avenue, Blueridge Avenue and Elkin Street. The parking
structure has 5.5 floors, accommodating 430 parking spaces.

14
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Open Space and Environment

The proposed open space concept features both public and private spaces. The key public
spaces are at the main entrance to the lobby and along Elkin Street. The entry plaza near the
intersection of Georgia and Blueridge Avenues will feature ornamental grasses, specimen trees,
pavers and monumental stairs all designed and organized to accentuate the lobby area. The
open space along Elkin Avenue is the largest open space for public use. It includes features such
as picnic tables, chess tables, butterfly garden and a dog waste station.

Private open spaces include two courtyards for a combined total of 12,000 square feet. They
will have amenities such as moveable tables and chairs, swimming pool, grilling stations, fire
pits and outdoor lounges.

The Project features a sustainable design strategy that includes bioretention areas, areas for
vegetated plantings, cool roof, and enhanced recycling program.

Transportation

The Project is served by Georgia Avenue (MD 97), Blueridge Avenue and Elkin Street. Pedestrian
and bicycle movements will continue as they exist today on sidewalks at the periphery. Access
to the main lobby entrance is provided directly from the sidewalks near the intersection of
Georgia and Blueridge Avenues. A mid-block connection along the northern property line will
provide a pedestrian connection parallel to Blueridge Avenue between Georgia Avenue and
Elkin Street. Vehicular access to/from the parking garage is proposed along Blueridge Avenue.
All required parking for residents and visitors will be provided within the parking garage.

Public Benefits

Staff recommends changes to the public benefit schedule based on the details of the Site Plan
application. These proposed public benefits total over 100 points. As listed in the conditions
and detailed in the findings, the proposed development will provide the following public
benefits:

e Transit Proximity e Exceptional Design

e Through-Block Connection e Architectural Elevations
e Wayfinding Signage e Building Lot Termination
e Dwelling Unit Mix e Vegetated Wall

e Enhanced Accessibility e Tree Canopy

e Streetscape* e Vegetated Area

e Structured Parking e Cool Roof

e Public Open Space e Recycling Facility Plan*

*New public benefits added with the Site Plan application

Phasing
The proposed development will be built in one phase.
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Community Outreach

The Applicant has met all proper signage, noticing, and submission meeting requirements. The
Applicant also held the required pre-submission community meeting at the Wheaton Library on
June 23, 2014. Staff has not received any correspondence on this application.

17



SECTION 4: PRELIMINARY PLAN REVIEW

Master Plan Conformance

The Project is consistent with, and furthers the recommendations of the 2012 Wheaton CBD
and Vicinity Sector Plan. The Site is located in the Blueridge District. The Sector Plan states that
the “Blueridge District is the northern gateway to downtown Wheaton and is within walking
distance of the Core, Wheaton Regional Park, and nearby neighborhoods. It is evolving into a
residential neighborhood with small, neighborhood-serving retail on the ground floor and some
office uses. Future development should include street-oriented businesses along Georgia
Avenue and University Boulevard West, along with housing, professional offices, and
neighborhood retail centered on a public space in the vicinity of Parking Lot 14” (p.49).

we= = = w= Wheaton Sector Plan
Boundary

Proposed Street

Proposed Priority
Retail Streets

Portion of Map 6: Proposed Priority Retail Streets from the Wheaton CBD and Vicinity Sector
Plan with the Site highlighted

The Sector Plan highlights the Priority Retail Streets within the Blueridge District on page 22.
The Project’s frontages along Georgia Avenue, Blueridge Avenue and Elkin Street are not
designated Priority Retail Streets. Although the Project does not include any retail uses, it
provides activation along Georgia Avenue and Blueridge Avenue with individual residential
entrances, and by locating the lobby, fitness center and bike spa at the sidewalk level.

Density and Building Height
The proposed density and height are within the envelope established by the Sector Plan.

18



Master-Planned Streets
The streets are consistent with Sector Plan recommendations and Wheaton Design Guidelines
for streets.

1. The Sector Plan designates Georgia Avenue (MD 97) as a six-lane divided major
highway, M-8, with a recommended minimum 120-foot wide right-of-way and no
bikeway. However, the 2013 Countywide Transit Corridors Functional Master Plan
for the Bus Rapid Transit (BRT) recommends a wider, 129-foot wide right-of-way
between 400 feet north of Blueridge Avenue and Reedie Drive, to the south (p. 33).
It states that this 129-foot width “may not include land needed for spot
improvements such as turn lanes and stations.” The Project therefore provides
dedication necessary for a total of 64.5 feet dedication from the centerline of
Georgia Avenue.

2. Blueridge Avenue is designated as a two-lane business street, B-15, with the
recommended 70-foot wide right-of-way and an on-street bike lane/signed shared
roadway, LB-4. The Project provides dedication for a total 35 feet from the
centerline of Blueridge Avenue.

3. Elkin Street is designated as a two-lane residential primary street, P-31, with a 70-
foot wide right-of-way and no bikeway. The existing right-of-way dedication is 35
feet from the centerline. No additional dedication is necessary.

Pedestrian and Bikeway Network

The Sector Plan recommended two pedestrian connections for this Site: an east-west
connection along the Site’s northern property line between Georgia Avenue and Elkin Street;
and a north-south connection between the Site’s northern property line and Blueridge Avenue.
The Sector Plan states, “The north-south pedestrian connection shown on this block ... should
be designed as a safe and pleasant, direct passage, open to the public, with ample width, height
and adequate lighting between Blueridge Avenue and future connection provided on the
Leesborough development site to the north. Pedestrians should be able to travel from
Blueridge Avenue to points north, including any future development at the underdeveloped
WMATA site, the Leesborough community, the Wheaton Library, and the Wheaton
Recreational Center, without obstacles and in an inviting and safe manner. This connection
may also be provided as a private street.” (p. 50)
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The Project provides an east-west pedestrian path along the northern property line and a
modified alignment of the north-south connection illustrated on page 61 of the Sector Plan. The
proposed alignment for the north-south connection is on the eastern edge of the project,
between the east-west connection and Elkin Street, traversing the proposed open space along
Elkin Street. The modified alignment, in combination with the proposed east-west connection
along the northern property line, achieves the Sector Plan’s intent to provide pedestrian access
between Blueridge Avenue and points north without obstacles and in an inviting and safe
manner.

The Planning Board approved the Sketch Plan with this modified alignment. During the hearing,
the Board requested that the final design of the east-west pedestrian connection consider
CPTED (Crime Prevention Through Environmental Design) principles to create a safe walking
path. The Applicant has proposed adequate lighting and the appropriate landscape elements to
ensure safe, year-round enjoyment of the path.

A Signed Shared Roadway/On-Road bikeway is recommended in the Sector Plan for Blueridge
Avenue (LB-4). The Project accommodates the implementation of the recommended bikeway.

Environment

The Sector Plan envisions the area as growing “greener through redevelopment by creating a
sustainable community that conserves energy and uses roofs and green spaces to filter
stormwater and purify air” (p. 73). Minimization of carbon emissions; minimization and
mitigation of impervious surface; and increasing tree canopy are some of the Plan’s
environmental goals. The proposed Project features vegetated wall, cool roof, and planting
areas throughout the development along with bio-filters and stormwater vaults.
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Wheaton Design Guidelines

While the Design Guidelines do not provide specific recommendations for the Site, the Project
furthers the goal of supporting an identifiable center (Guidelines p. 10), and providing
appropriate transitions by enhancing Georgia Avenue as an urban boulevard through wider
sidewalks. It also establishes the corner of Georgia and Blueridge Avenues with a distinctive
design treatment that will mark it as the gateway.

The Project provides appropriate transitions (Guidelines p. 25) by stepping the building height
down in relation to the topography and retaining the existing open space along Elkin Street.
These two design elements minimize the impact on adjacent and confronting properties.

The Project improves the public realm (Guidelines p. 30) by enhancing pedestrian access along
the street and by providing the east-west pedestrian connection through the site.

In concert with the Sector Plan, the Design Guidelines recommend pedestrian through-block
connections to shorten walking distances, to create connections between open spaces, and to
promote additional retail activity (p. 24). The Project provides an east-west connection along its
northern property line and provides for a future connection to points north.

Wheaton CBD Road Code Design Standards

The original application proposed improvements to the Georgia Avenue streetscape as
specified by the 1990 Wheaton CBD Road Code Design Standards. The 2013 Countywide Transit
Corridors Functional Master Plan calls for an expanded roadway width that would necessitate
moving the curb approximately 4’-6” into the sidewalk. Planning Staff concluded that the
implementation of the expanded roadway would adversely affect the streetscape
improvements if designed per the 1990 CBD Design Standards.

Planning Staff met with the Mid-County Regional Services Center Director and the Wheaton
Urban District Chief of Operations to discuss an alternative street tree placement and pavement
pattern along Georgia Avenue that could accommodate the implementation of Bus Rapid
Transit (BRT) with minimal impact to the streetscape given the anticipated movement of the
curb into the sidewalk. In consultation with representatives from the Department of Housing
and Community Affairs, the group proposed an alternative pattern in lieu of “TYPE A-2 Sidewalk
Layout” as prescribed in the CBD Design Standards. The Applicant has agreed to implement the
alternate streetscape design recommended to them.

Public Facilities

Transportation Adequate Public Facilities Review

The proposed 324 mid-rise apartments generate 133 peak-hour trips within the weekday
morning peak period (6:30 to 9:30 am) and 153 peak-hour trips within the evening peak period
(4:00 to 7:00 pm.). These trips were reduced by 18% as the proposed development is located in
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a Metro Station Policy Area in accordance with the Local Area Transportation Review and
Transportation Policy Area Review Guidelines.

The Applicant submitted a traffic study because the proposal generates 30 or more peak-hour
trips within the weekday morning and evening peak periods. The table below shows the
calculated Critical Lane Volume (CLV) values at the analyzed intersections for the following
traffic conditions:

1. Existing: The traffic condition as it exists now.

2. Background: The existing condition plus the trips generated from approved but un-built
nearby developments.

3. Total: The background condition plus the trips generated by the proposed apartments.

Weekday Traffic Condition (CLV)
Analyzed Intersection Peak Hour | Exjsting | Background | Total
University Boulevard & Morning | 1,213 1,239 1,259
Georgia Avenue Evening 1,251 1,274 1,289
Georgia Avenue & Morning 1,196 1,208 1,209
Arcola Avenue Evening 1,377 1,392 1,393
Georgia Avenue & Morning 1,051 1,064 1,090
Blueridge Avenue Evening 1,083 1,098 1,146
Blueridge Avenue & Morning 475 475 488
Grandview Avenue Evening 734 734 766
Blueridge Avenue & Morning 208 208 241
Elkin Street Evening | 322 322 396
Blueridge Avenue & Morning | 585 585 594
Ambherst Avenue Evening 624 624 628
Blueridge Avenue & Morning | 69 69 176
Site & Parking Lot Access Evening 128 128 229

The calculated CLV values at all analyzed intersections do not exceed the applicable CLV
congestion standards:

a. 1,600 for the Georgia Avenue/Arcola Avenue intersection located within the
Kensington/Wheaton Policy Area.

b. 1,800 for the other six intersections located within or on the border of the Wheaton
Central Business District Policy Area.

22



Regarding the Transportation Policy Area Review (TPAR) test, a payment of the transportation
impact tax is not required because the proposed apartments are located in the Wheaton CBD
(Metro Station) Policy Area.

Transportation Demand Management

A Traffic Mitigation Agreement (TMAg) with the Planning Board and MCDOT is required to
promote non-auto modes of transportation. The Sector Plan recommends a non-auto driver
mode share goal of 30% that could be achieved with transportation demand strategies for
alternative non-single-auto-occupancy modes including but not limited to:

e Promote transit use for residents.

e Cooperate with the MCDOT to obtain residential and non-residential tenant participation in
TMD Annual Commuter Survey.

e Provide a permanent information display in a highly used location in the lobby of the
building.

e Provide space for real time transit information sign at a highly-used location.

e Provide car sharing parking spaces in a highly visible location.

e Provide electric vehicle charging stations in a highly visible location.

e Provide an annual summary report (1-2 pages) to MCDOT and/or the future TMO outlining
the on-site traffic mitigation efforts.

Public Transit Service
The Property is located 0.4 miles northeast of the Wheaton Metrorail Station. The following bus
routes currently operate along the Property’s adjacent and nearby roadways:

1. Ride-On route 33 and Metrobus routes Y5, Y7, Y8, & Y9 operate along the Property
frontage of Georgia Avenue.

2. Ride-On routes 9 and 31 operate along the Amherst Avenue one block to the east of
Elkin Street.

No transit routes operate along the Property frontages of Blueridge Avenue and Elkin Street.

Other Public Facilities and Services

The Site will be served by public water and sewer systems. The application has been reviewed
by the Montgomery County Fire and Rescue Service which has determined that the Site has
appropriate access for fire and rescue vehicles, as indicated in letter dated November 19, 2014.
Other public facilities and services including police stations, firehouses and healthcare are
currently operating in accordance with the Subdivision Staging Policy and will continue to be
sufficient following the construction of the Project. Electric, gas and telecommunications
services will also be available and adequate.

The Site is located in the Downcounty Consortium. According to Montgomery County Public
Schools’ estimate, the project will generate 41 elementary, 17 middle and 22 high school
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students. While this consortium is subject to a School Facility Payment at the elementary,
middle and high school levels, the Site lies within an Enterprise Zone and is exempt from the
School Facility Payment. County Code Ordinance Sections 52-89(c)(5) stipulates that
development impact tax for public school improvements must not be imposed on “any
development located in an enterprise zone designated by the State or in an area previously
designated as an enterprise zone.”

Environment

The proposed project does not have any proposed activities within any streams, wetlands, or
environmental buffers and is therefore in compliance with the Environmental Guidelines.

Forest Conservation

This Site is subject to the Chapter 22A Montgomery County Forest Conservation Law and the
Applicant has submitted a Final Forest Conservation Plan (FFCP) in support of the Preliminary
and Site Plans (Attachment C). There is no forest on site but eight trees greater than 24”
diameter at breast height (DBH) exist on-site. There is a 0.61-acre afforestation requirement,
which the Applicant is proposing to meet by preserving 0.08 acres of credit for retaining
existing trees and 0.53 acres of off-site afforestation.

Forest Conservation Variance

Section 22A-12(b)(3) of County Code identifies certain individual trees as high priority for
retention and protection. Any impact to these trees, including removal or disturbance within
the tree’s Critical Root Zone (CRZ) requires a variance. An application for a variance must
provide certain written information in support of the required findings in accordance with
Section 22A-21 of the County Code. The code requires no impact to trees measuring 30 inches
or greater diameter at breast height (DBH); are part of a historic site or designated with a
historic structure; or are designated as a national, State, or County champion tree; 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.

The Applicant submitted a variance request on July 3, 2014 for the impacts to trees with the
proposed layout (Attachment B). The Applicant proposes to remove two trees and to impact
but not remove one tree that is considered high priority for retention under Section 22A-12 (b)
(3) of the County Forest Conservation Law. The table below describes the impacts to the trees
proposed to be impacted or removed.

ID Type DBH Condition \ Impacts Comments
V2 | Tulip 31” Good 19% Impacted by stormwater management
poplar facilities and sidewalk.
V7 Pin oak 40" Good Remove | Within the footprint of the building.
V8 Pin oak 36” Good Remove | Impacted by stormwater management
facilities and sidewalk
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Unwarranted Hardship

Per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the
requested trees in an undisturbed state would result in unwarranted hardship. The variance is
necessary because the site is only 3.68 acres but zoned to encouraged high density
development with an urban character. Tree “V7” is located along the Georgia Avenue frontage.
Achieving the Sector Plan goal and design guidance of street-oriented development with a
consistent street wall along sidewalks necessitates the removal of “V7”. While the open space
surrounding “V8” is being preserved, the tree will be impacted by underground proprietary
filters needed to implement the environmental site design (ESD) criteria to the maximum
extent possible (MEP). While the open space surrounding “V2” is being preserved, the tree will
be impacted by the construction of the sector plan-recommended through block connection.
The proposed alignment in the Sector Plan would have necessitated removal. The proposed,
modified alignment will impact 19% of the CRZ.

Variance Findings
Based on the review of the variance request and the proposed Final Forest Conservation Plan,
Staff makes the findings that granting the variance:

1. Will not confer on the applicant a special privilege that would be denied to other
applicants.

Disturbance of the specified trees is due to the need to substantially conform to the
sector plan and design guidelines and implement ESD to MEP. Granting a variance
request to remove two trees and disturb the CRZs of one tree for these purposes is not
unique to this Applicant. Therefore, M-NPPC Staff believes that 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 requested variance is not based on conditions or circumstances which are the result
of actions by the Applicant. The requested variance is based on the locations of the

trees and the minimum disturbance required to develop the Site.

3. Is not based on a condition relating to land or building use, either permitted or non-
conforming, on a neighboring property.

The requested variance is a result of the proposed development on the Property and
not a result of land or building use on a neighboring property.

4. Will not violate State water quality standards or cause measurable degradation in water
quality.
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The requested variance will not violate State water quality standards or cause a
measurable degradation in water quality. The proposed development does not impact
environmental buffers which enhances water quality. Additional trees will be provided
as mitigation for the trees proposed for removal.

Mitigation for Trees Subject to the Variance Provisions

The Applicant is requesting a variance to remove two trees and to impact but not remove one
tree. The Applicant will plant six, 3 1/2-inch caliper, oaks as shown on the Final Forest
Conservation Plan, mitigating for impacts to existing specimen trees.

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 County Arborist has reviewed the variance request and recommended approval in
a letter dated October 17, 2014 (Attachment A). Planning Staff also recommends that the
variance be granted.

Stormwater Management

DPS issued a letter accepting the Stormwater Management Concept for the Site on October 10,
2014. The Stormwater Management Concept proposes to meet required stormwater
management goals through ESD to the maximum extent practicable (MEP) with the use of
stormwater vaults and bioretention areas throughout the Site including in the private court
yards and parking garage.

Compliance with the Subdivision Regulations

Staff has reviewed the proposed application for compliance with Montgomery County Code,
Chapter 50: Subdivision Regulations. The proposed size, shape, width and orientation of the lot
is appropriate for the location taking into account the recommendations in the Wheaton CBD
and Vicinity Sector Plan, and for the type of development and proposed use. The proposed lot is
designed to meet the requirements established in the Subdivision Regulations, including access,
frontage, dedication for public uses, adequacy of public facilities and conformance to the Sector
Plan recommendations. All other applicable County agencies have reviewed this application
and recommended approval of the Project (Attachment A).

Reduced Truncation

Section 50-26(c)(3) of the Subdivision Regulations states: “The corner lots at an intersection
must be truncated by straight lines joining points 25 feet back from the theoretical property
line intersection in each quadrant. In any case where more or less width is needed for safe sight
distance or traffic channelization, the Board may specify a greater or lesser cut-off than
otherwise required.”
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The Applicant is seeking a reduction in the standard truncation requirement for the northeast
corner of the intersection of Georgia Avenue and Blueridge Avenue. MCDOT, in its letter dated
August 15, 2014, has recommended that the project provide the full truncation (25 feet) per
Chapter 50 because the final design of the Georgia Avenue BRT and its relationship to the
proposed building are uncertain. The Applicant purposes a reduced truncation of 16 feet.
Planning Staff finds the sight distance with the proposed design to be adequate and safe; a
reduced truncation is consistent with the urban character within the designated Wheaton
Urban District; the proposed building is set back further from the intersection than the existing
building for an improved line-of-sight; and slower vehicles speeds on Blueridge Avenue
combined with the existing traffic signal installation at Georgia Avenue/Blueridge Avenue
intersection provides additional safety measures. A larger truncation, as recommend by DOT,
will adversely impact the design of the project. Planning Staff supports the request.

Compliance with Road Code Regulations

Staff has reviewed the proposed application for compliance with Montgomery County Code,
Chapter 49: Streets and Roads. Section 49-32(a) states: “If the Planning Board, in approving a
subdivision or site plan, determines that a waiver from any applicable design standard is
necessary to promote context-sensitive design of a specific road, the Executive or the
Executive’s designee must adopt the Board’s recommendation unless the Executive or the
designee concludes that approving the waiver would significantly impair public safety.”

The Applicant is seeking a modification from MCDOT design standard No. MC-2003.12
(Primary/Principal Secondary Residential Street with parking on both sides) contained in the
County Context Sensitive Road Design Standards designated for Elkin Street. Elkin Street is
currently improved with 36 feet of paving width accommodating two travel lanes (11 feet each)
and parking lanes on both sides (7 feet each). To meet the required code standard, the
Applicant will have to relocate the existing curb and gutter to widen the road along its Elkin
Street frontage to accommodate an 8-foot parking lane, as specified by the standard.

MCDOT, in its letter dated August 15, 2014, has recommended that the Applicant improve Elkin
Street in accordance with the Road Code Standard. Planning Staff finds that retaining the
existing 7-foot parking lane will not significantly impair safety, usability, or accessibility of the
road or community character. Moving the curb will require relocating major utility lines along
Elkin Street at a significant expense with no significant public benefit. In addition, relocating the
curb one foot back will create an awkward streetscape edge since the remaining curb north of
the property will remain as is, for the foreseeable future. Planning Staff supports the
Applicant’s request.

Conclusion

Staff recommends approval of the Preliminary Plan based on the conditions and analysis
contained in the report.
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SECTION 5: SITE PLAN REVIEW
Analysis and Findings- Section 59-D-3.4(c)

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 proposed Project is not subject to a development plan, diagrammatic plan, schematic
development plan, or project plan. It is subject to the binding elements and conditions of
Sketch Plan No. 320140020, which may be modified at the time of Site Plan review under
Section 59-C-15.43(d).

The proposed Project makes two additions to the approved public benefit schedule. The
Application qualifies for additional points in the Streetscape public benefit for constructing
off-site streetscape along the frontage of an adjoining lot. The Application also qualifies for
additional points in the Recycle Facility Plan for exceeding the requirements of County
Regulations on recycling facilities.

Staff finds the addition of Streetscape and Recycle Facility Plan public benefits does not
alter the Sketch Plan findings under Section 59-C-15.43(c)(5).

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

The proposed Project is proposed pursuant to the Commercial/Residential Zone and meets
the general requirements of Section 59-C-15 as follows:

Section 59-C-15.61 - Master Plan and Design Guidelines Conformance

The proposed Project conforms to the Sector Plan and Design Guidelines as outlined in
the Preliminary Plan Findings beginning on page 18 of this report.

Section 59-C-15.62 - Bicycle Parking Spaces and Commuter Shower/ Change Facility
The proposed multi-family residential Project provides accommodation for the
minimum required number of bicycle parking spaces as detailed in the development

standards table below. Commuter shower/change facilities are required of office uses
only and therefore not applicable to this Project.
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Section 59-C-15.63 - Parking

The proposed number of parking spaces satisfies the minimum and maximum number
of parking spaces as specified in the Zoning Ordinance. The Project proposes all parking
in a structured facility. The final number of parking spaces provided is listed in the
development standards table below.

Section 59-C-15.7 - Development Standards

The proposed Site Plan meets the development standards of Section 59-
C-15, as shown in the Data Table below:

Project Data Table

Section | Development Standard Permitted/ Sketch Proposed
59-C Required Plan
Approval
Gross Tract Area (sf) n/a 196,518 196,518

15.71 Maximum Density (FAR) 4.0 FAR 2.34 FAR 1.73 FAR

Non-residential (sf) 687,813 0 0

Residential (sf) 687,813 460,492 350,000

TOTAL 786,072 460,492 | 350,000

15.71 Maximum Building Height (ft) 100 (up to) 50 50
15.72 Minimum Setback n/a n/a n/a
15.73 Minimum Public Use Space (%) 10 10 10
15.74 Residential Amenity Space (sf)

Indoor 5,000 5,000 5,000

Outdoor 5,000 10,000 12,000

TOTAL 10,000 15,000 17,000

15.62 Minimum Bicycle Parking (spaces)

Publicly Accessible 10 - 10

Privately Secured 100 - 100
15.631 | Vehicular Parking (spaces) 430 430

Maximum 441

Minimum 308

Section 59-E-1.4 — Off-Street Loading Space Criteria

The Zoning Ordinance requires that “For any building or land used for
commercial or industrial purposes, adequate space for off-street parking
to accommodate loading and unloading of materials shall be provided,
consistent with the size and proposed use of the building.”
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While DPS-Division of Land Development Services has requested 4
loading spaces per undated criteria issued by their department, M-NCPPC
Staff finds the proposed one (1) loading space to be adequate given the
size and proposed use of the building. This project is a residential
development and therefore not subject to loading space requirements.

Section 59-C-15.82 — Public Benefits Required

The proposed Project satisfies the minimum public benefits points from
the minimum number of benefit categories.

Section 59-C-15.83 — General Incentive Density Consideration
The proposed public benefits with this Project:

e Take into consideration “the recommendations, objectives, and
priorities of the applicable master or sector plan” by providing the
diversity of housing, general sustainability measures, and connectivity
improvements;

e Meet “the CR Zone Incentive Density Implementation Guidelines and
any design guidelines adopted for the applicable master plan area” by
providing the proper calculations and criteria for each public benefit
and by proposing public open space, structured parking, and
through-block connections as recommended in the Wheaton Design
Guidelines;

e Are appropriate for “the size and configuration of the tract” by
providing all required parking spaces in structured facilities to create
public open space within walking distance of Metro;

e Adequately address “the relationship of the site to adjacent
properties” by designing the building at an appropriate scale for its
context, retaining existing areas of open space and creating a facade
design that complements the existing character of the area; and

e Consider “the presence or lack of similar public benefits nearby”
through the provision of environmental benefits, and pedestrian
connections that are currently lacking in this area.
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Section 59-C-15.85 — Individual public benefit descriptions and criteria

Public Benefits Schedule

Public Benefit Incentive Density Points
Max Sketch Plan Requested
Allowed Approved
59-C-15.852: 50 30 30
Transit Proximity
59-C-15.853: Connectivity and Mobility Options
Through Block Connection 20 7 7
Wayfinding Signage 10 5 5
59-C-15.854: Diversity of Uses and Activities
Dwelling Unit Mix 10 5 5
Enhanced Accessibility 20 6.5 6.5
Streetscape 20 0 0.4
59-C-15.855: Quality of Building and Site Design
Structured Parking 20 10 10
Public Open Space 20 2 2
Exceptional Design 10 2.5 2.5
Architectural Elevations 20 5 5
59-C-15.856: Protection and Enhancement of the Natural Environment
Building Lot Terminations 30 5 5
Vegetated Wall 10 5 5
Tree Canopy 15 7.5 7.5
Vegetated Area 15 5 5
Cool Roof 10 5 5
Recycling Facility Plan 10 0 10
TOTAL 290 100.5 110.9

Transit Proximity

Connectivity and Mobility Options
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The property is within % mile of the Wheaton Metro Station, which allows the development to
be eligible for Level 1 transit as defined in the Zoning Ordinance. The Planning Board granted 30
points with Sketch Plan approval as suggested in the 2012 Commercial/Residential Zones
Incentive Density Implementation Guidelines (CR Guidelines). Staff supports the requested 30

Through-Block Connection: The Applicant requests 7 points for providing a safe and attractive
pedestrian connection between streets. The CR Guidelines find points are appropriate for
connections that are open-air, at least 15 feet wide area, and open to the public at least



between 8:00 a.m. and 9:00 p.m. The width of the path is 5 feet wide in an area ranging from
over 24 feet in width to a minimum of 12.3 feet, which is less than the prescribed minimum
width. The Planning Board granted this request with Sketch Plan approval. Staff supports the
requested 7 points.

Wayfinding Signage: The Applicant requests 5 points for the design and implementation of a
wayfinding system orienting pedestrians and cyclists to major open spaces, cultural facilities,
and transit opportunities in Wheaton. The Planning Board granted this request with Sketch
Plan approval. Staff supports the requested points.

Diversity of Uses and Activities

Dwelling Unit Mix: The Applicant requests 5 points. Per the CR Guidelines, 5 points are
appropriate for providing the minimum residential mix with at least 7.5% efficiency units, 8% 1-
bedroom units, 8% 2-bedroom units, and 5% 3 or more bedroom units. The Applicant proposes
13% efficiency units, 41% 1-bedroom units, 40% 2-bedroom units, and 5.5% 3-bedroom units
meeting the requirement. The Planning Board granted this request with Sketch Plan approval.
Staff supports the requested points.

Enhanced Accessibility for the Disabled: The Applicant requests 6.5 points for constructing 8
dwelling units that satisfy American National Standards Institute A117.1 Residential Type A
standards or an equivalent County standard. The CR Guidelines recommends that each percent
of units is worth 3 points. The Planning Board granted this request with Sketch Plan approval.
Staff supports the requested points.

Streetscape: The Applicant requests 0.4 points for construction of off-site streetscape along
the frontage of adjoining “Lot 8” (Weinberg Building) for a total of 680 square feet. This
incentive is granted on a sliding scale based on the area improved calculated as a percentage of
the net lot area. This individual public benefit was not requested at Sketch Plan. Staff supports
the requested points.

Quality of Building and Site Design

Structured Parking: The Applicant requests 10 points for structured parking facilities. This
incentive is granted on a sliding scale based on the percentage of spaces provided above and
below ground. The Applicant proposes 430 spaces in an above-grade facility which yields a total
of 10 points. The Planning Board granted this request with Sketch Plan approval. Staff supports
the requested points.

Public Open Space: The Applicant requests 2 points for providing open space in addition to the
minimum Public Use Space required. Points for this incentive are granted on a sliding scale
based on the percentage of the net lot area. The final layout yields 3,400 square feet of
additional open space above the required public use space. The Planning Board granted this
request with Sketch Plan approval. Staff supports the requested points.
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Exceptional Design: The Applicant requests 2.5 points for building or site design that enhances
the character of a setting. With Sketch Plan approval, the Planning Board found the Project met
two criteria as outlined by the CR Guidelines and granted 2.5 points. The articulation of the
building corner at Georgia and Blueridge Avenues along with the entry plaza at this corner will
create a sense of place that would be easily identifiable by material and the angular fagade. The
facade treatment of the exposed parking garage on the north side will represent the application
of a building technique that is different from the other garages in the immediate vicinity. The
use of mullions in the openings of the garage with color accent panels creates a facade that
screens the parking areas and mirrors the facades of the residential units. Those elements
remain unchanged with the Site Plan. Staff supports this request.

Architectural Elevation: The Applicant requests 5 points for providing elevations of
architectural facades and agreeing to be bound by particular elements of design that affect the
perception of mass or pedestrian comfort, or enhance neighborhood compatibility. With
Sketch Plan approval, the Planning Board granted 5 points and found the Project achieved the
following criteria as outlined by the CR Guidelines:

Minimum Amount of Transparency

The Applicant has agreed to be bound to the provision of 35% transparency of the
ground floor of the Georgia Avenue building facade and a minimum of 40%
transparency for the ground floor of the Blueridge Avenue facade. Ground-floor
transparency enhances pedestrian comfort by providing a sense of safety and security
and adds visual interest.

Minimal Spacing between Operable Doors

The Applicant has agreed to provide a number of direct entrances for first floor units
along Georgia and Blueridge Avenues. Along Georgia Avenue, entrances will be
clustered in groups of three with spacing 15 and 20 feet between each group. Along
Blueridge Avenue, in addition to the main building entrance, there are four direct
entrances for first floor units with spacing between 13 and 22 feet.

Design Priorities of the Applicable Master Plan or Guidelines

The Design Guidelines folds the Sector Plan’s design elements into the following three
broad goals: Create an identifiable center, create appropriate transitions, and improve
the public realm. Staff finds that the binding of architectural elements would advance
two of the three goals. The combination and application of materials (including
cementitious panel, metal panel, face brick and aluminum railing) supports the goal of
Wheaton as an identifiable center by creating a landmark at a gateway location.
Creation of appropriate transitions, as defined by the Design Guidelines, focuses on
protecting existing single-family neighborhoods from potential negative impacts from
new development. Although the Project is not in the immediate vicinity of single-family
structures, Staff finds the application of brick face contributes to the facade design
integrating the building into its context.
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These elements remain unchanged in the Site Plan. Staff supports 5 points.

Protection and Enhancement of the Natural Environment

Building Lot Terminations (BLT): The Applicant requests 5 points for the purchase of 0.906 BLT
easements. Points are granted by the calculation of BLTs as provided in Section 59-C-15.87(a) of
the Zoning Ordinance. The Planning Board granted this request with Sketch Plan approval. Staff
supports the requested points.

Vegetated Wall: The Applicant requests 5 points for the installation and maintenance of a
vegetated wall that covers at least 30% of the parking garage facade. The CR Guidelines
recommends 5 points for development that meets the Zoning Ordinance requirements. The
Planning Board granted this request with Sketch Plan approval. Staff supports the requested
points.

Tree Canopy: The Applicant requests 7.5 points for tree canopy coverage at 15 years of growth
of at least 25% of the on-site open space. The CR Guidelines finds 7.5 points appropriate for
development that meets the requirements of the Zoning Ordinance. The Planning Board
granted this request with Sketch Plan approval. Staff supports the requested points.

Vegetated Area: The Applicant requests 5 points for the installation of plantings in a minimum
of 12 inches of soil, covering at least 5,000 square feet. The CR Guidelines recommends 5 points
for development that meets the Zoning Ordinance requirements with areas not part of the
required public use space or open space used for incentive density. Area within stormwater
management easements may not be counted, either. The Planning Board granted this request
with Sketch Plan approval. Staff supports the requested points.

Cool Roof: The Applicant requests 3 points for constructing roof area that is not covered by a
vegetated roof with a minimum solar reflectance index (SRI) of 75 for roofs with a slope at or
below a ratio of 2:12, and a minimum SRI of 25 for slopes above 2:12. Per the CR Guidelines, an
incentive density of 5 points is appropriate for sites greater than one acre. The Project
proposes 90% cool roof on available roof area throughout the 3.7-acre site. The Planning Board
granted this request with Sketch Plan approval. Staff supports the requested points.

Recycling Facility Plan: The Applicant requests 10 points for providing a recycling facility plan
that exceeds the requirements of Montgomery County Executive Regulation 15-04 AM and
Montgomery County Executive Regulation 18-04. The Project exceeds the regulations by
integrating into the building and site design three features (1) public spaces will have separate
trash receptacles for waste recycling; (2) two separate internal chutes, one for waste and one
for recycling, with separate containers to hold and store the waste and recycling and the
collectors/haulers; and (3) a fenced off area in the garage designated for both — bulk trash and
bulk recycling large items. This individual public benefit was not requested at Sketch Plan.
Following precedent set by the Planning Board in awarding points for this benefit, Staff finds 10
points are appropriate for this proposal.
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3. The location of buildings and structures, open spaces, landscaping, recreation facilities, and
pedestrian and vehicular circulation systems are adequate, safe, and efficient.

Location of Buildings and Structures

The location of the building and parking structure is adequate, safe and efficient. The
building emphasizes the public realm through a continuous street wall along Georgia and
Blueridge Avenues. The replacement of surface parking with structured parking provides
an appropriate relationship between buildings, sidewalk, and streets for an urban context.

Open Spaces
The locations of proposed open spaces are adequate, safe, and efficient. In addition to the

existing open space to remain along Elkin Street, the Project features enhancements along
Georgia and Blueridge Avenues. The proposed open space on Elkin Street will be improved
with picnic tables, chess tables, a butterfly garden, and dog waste station.

Landscaping and Lighting

The proposed landscaping and lighting for the Site will ensure the area will be safe,
adequate, and efficient for year-round use and enjoyment by residents and visitors. The
proposed pedestrian lighting fixture and street lighting fixtures will illuminate the streets,
sidewalks, and walking paths. A mix of shrubs, shade trees, ornamental trees and
foundation plantings are proposed throughout the Site.

Recreation Facilities

The proposed development will provide adequate, safe, and efficient recreation facilities to
help residents lead an active and healthy life. The on-site recreation amenities are
proposed in accordance with the M-NCPPC Recreation Guidelines. The amenities include
seating areas, swimming pool, exercise room, indoor community space, and pedestrian
system. Off-site recreation facilities within 1 mile of the Site include Wheaton Forest Local
Park, Colt Terrace Neighborhood Park, Arcola Elementary School, and Wheaton Regional
Park.

Pedestrian and Vehicular Circulation Systems

The Site will be served by three public streets. The vehicular access point to/from the
parking garage is proposed from Blueridge Avenue opposite the curb cut of the existing
surface parking lot confronting the Site. The Project also provides off-street loading area
for residents, alleviating congestion on the public streets. Limiting the design to one curb
cut minimizes the points of conflicts between pedestrians and motorists. The proposed
development includes expanded sidewalks and new pedestrian paths to facilitate safe,
pedestrian movement throughout the Site. The proposed pedestrian and vehicular
circulation systems are adequate, safe, and efficient.
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4. Each structure and use is compatible with other uses and other Site Plans, and with existing
and proposed adjacent development.

No other development is proposed in the immediate vicinity at this time. The proposed
structures achieve compatibility through:
e Building heights similar to those of office buildings and garden apartments adjacent
or close to the Site;
e Emphasis on the public realm through a continuous street wall along Georgia and
Blueridge Avenues;
e Articulated fagade design that complements the adjacent building;
e The use of fagade treatments and vegetated wall to mask the visible levels of the
parking structure;
e Replacement of surface parking with structured parking creating a stronger
relationship between buildings, sidewalks, and streets;
e Provision of units accessed directly from the sidewalks along Georgia and Blueridge
Avenues; and
e Preservation of the open space along Elkin Street.

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation, Chapter 19 regarding water resource protections, and any other applicable
laws.

a. Under Chapter 22A of the Montgomery County Code, the NRI-FSD #420131840
for this site was approved June 27, 2013. The Applicant has provided a Final
Forest Conservation Plan that is in compliance with Chapter 22A. Staff
recommends that the Planning Board approve the FFCP and accompanying
variance request with conditions cited in this Staff Reports.

b. The Department of Permitting Services issued a letter accepting the Stormwater
Management Concept for the site on October 10, 2014.

Conclusion
Staff recommends approval of the Site Plan based on the conditions and analysis contained
in this report.

ATTACHMENTS

A. Agency Letters

B. Forest Conservation Variance Request
C. Final Forest Conservation Plan
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ATTACHMENT A

DEPARTMENT OF TRANSPORTATION

Isiah Leggett Arthur Holmes, Jr.
County Executive Director

August 15,2014

Mr. Michael Brown, Planner Coordinator
Area 2 Planning Division

The Maryland-National Capital

Park & Planning Commission

8787 Georgia Avenue

Silver Spring, Maryland 20910-3760

. RE: Preliminary Plan No. 120140250
W‘L AVA Wheaton
Dear Mr<Brown:

We have completed our review of the preliminary plan dated July 14, 2014. This plan
will be reviewed by the Development Review Committee at its meeting on August 18,2014. We
recommend approval of the plan subject to the following comments:

All Planning Board Opinions relating to this plan or any subsequent revision, project
plans or site plans should be submitted to the Department of Permitting Services in the
package for record plats, storm drain, grading or paving plans, or application for access
permit. Include this letter and all other correspondence from this department.

1. Show dedication of right-of-way on Georgia Avenue in accordance with the Approved
and Adopted 2013 Countywide Transit Corridors Functional Master Plan.

2. Show necessary dedication of right-of-way on Blueridge Avenue (B-15) in accordance
with the Wheaton CBD Sector Plan on the preliminary plan.

(Note: Blueridge Avenue is designated as a proposed “signed shared roadway” in the
Wheaton CBD Sector Plan. [MC-2005.02; Business District Street, 2 Lanes with Parking
on Both Sides]). The existing cross-section includes four travel lanes and no parking,
Given that the sector plan proposes only two vehicular travel lanes, we propose
eliminating two of the existing four travel lanes (while maintaining a westbound left turn
lane at Georgia Avenue and eastbound left turn lane at Elkin Street), accommodating bike
lanes on both sides of the roadway, and incorporating a two-way left turn lane. For this
cross-section to be acceptable, the forthcoming preliminary plan must ensure adequate

Division of Traffic Engineering and Operations
100 Edison Park Drive, 4th Floor < Gaithersburg, Maryland 20878
Main Office 240-777-2190 ¢ TTY 240-777-6013 < FAX 240-777-2030
trafficops@montgomerycountymd.gov
mc311

montgomerycountymd.gov/311 [NNITIEEGETN 240-773-3556 TTY
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alignment width for approach and receiving lanes and traffic controls.
From the north side to the south side of Blue Ridge Avenue show:

a. 9’ sidewalk (from property line based on a 0 building restriction line)

b. 6’ planter area

c. 5’ bike lane

d. 10’ westbound travel lane

e. 10’ two-way left turn lane

f. 10’ eastbound travel lane

g. 5’ bike lane

h. 6’ planter arca

i. 7 sidewalk

j. 2’ maintenance buffer (south side)

Show improvements along Elkin Street and provide a cross section on the preliminary
plan for Elkin Street in accordance with the MC DOT design standard no. MC-2003.12
(Primary / Principal Secondary Residential Street with Parking on Both Sides).

Dedicate standard right of way truncations at the Blueridge Avenue intersections with
Georgia Avenue (MD 97) and Elkins Street. MCDOT does not support the truncation
waiver at Georgia Avenue (MD 97) and Blueridge Avenue.

Grant necessary slope and drainage easements. Slope easements are to be determined by
study or set at the building restriction line.

Per the Wheaton CBD Sector Plan provide an ADA-compliant pedestrian connection
through the site from Blueridge Avenue that connects to a pedestrian connection that
links Elkin Street to Georgia Avenue. We support allowing a privately owned and
maintained path, provided the applicant grants a perpetual Public Access Easement for
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the pedestrian connection for use by the general public.

We recommend the path alignment proposed by the applicant in the preliminary plan,
which shows the pedestrian connection terminating at the intersection of Blueridge
Avenue & Elkin Street. This is a multi-way stop-controlled intersection with existing
crosswalks and ADA ramps.

Provide a plan showing the pedestrian connections to all nearby intersections. Proposed
5’ sidewalk on the north side of the proposed site ends in the landscape area and does not
connect to Elkin Street. The existing sidewalk along Elkin Street is only 4’ wide; widen
the sidewalk to 5° along the site frontage.

Submit a completed, executed and sealed MCDOT Sight Distances Evaluation
certification form separately on an 8-1/2” X 11” letter sized paper( instead of providing it
on the Sight Distance Analysis plan), for the existing and proposed driveway(s), for our
review and approval.

The storm drain capacity and impact analysis has not been accepted at this time. We have
requested the consultant to address the following comments (to be resolved with the
Department of Permitting Services prior to approval of the Storm Drain and Paving Plans):

a. Plan:
1. Label the proposed SWM structures. Are these quantity structures? If so
for what storm? '
ii. Show limits of demolition within the right-of-way for the existing 12”
CMP pipe.
b. Drainage Area Map:
i. Label the drainage areas.
ii. Label the existing contours.
iii. Show drainage areas for 7 to 5 and 5 to 3 and label all the drainage area.
iv. The drainage area for 3 to 2 was measured to be 0.09 ac. Please revise.
c. Spread Analysis:

i. Provide spread computations and the existing storm drain capacity for
existing inlet downstream of Elkin Street on the proposed site side of the
street.

ii. The drainage area to EX-3 was measured to be 0.09 ac. Revise the
computations accordingly.
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10.

11.

12.

13.

1ii. Structure EX-9 and proposed entrance; explain the runoff coefficient

numbers.
d. Inlet Computations Table:
i. The drainage area to EX-3 was measured to be 0.09 ac. Sy value for EX-9

was computed to be 2.34% instead of 4.10%.

ii. Refer to attached sheet per the new Storm Drain Manual Section 4.2.2.3
for the computation of LT and revise the computations based on this.

iii. Provide the curb opening length for the inlet along Elkin Street.

e. Provide computations to show that the existing pipe in Elkin Street has the
capacity.

Improvements along Georgia Avenue (MD 97) as required by the Maryland State
Highway Administration.

Provide a detail with dimensions and operations analysis for the truck loading spaces
with a truck circulation plan. Dimension the space between the Garage Entrance and the
Truck loading space.

Provide handicap access facilities, parking spaces, ramps, etc. in accordance with the
Americans with Disabilities Act (on-site and along public right-of-way frontage).

Coordinate with Ms. Sandra Brecher, Chief of the Division of Transit
Services/Commuter Services Section (240-777-8380) to promote all non-auto modes of
transportation. These efforts will include dissemination of information from MCDOT and
allowing Commuter Services access to buildings and/or building management for the
dissemination of information about transportation options — i.e, distribution of brochures,
bus schedules, e-newsletters, etc., and periodic scheduled on-site presentations by
MCDOT staff. Once Wheaton is established as a Transportation Management District,
the applicant must participate in the TMD by entering into a Traffic Mitigation
Agreement with MCDOT and MNCPPC.

Transportation demand elements in this residential Project should include but not be
limited to:

a. Parking - Check provisions of CR Zone to ensure parking is at the
minimum level possible under those provisions.
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Car Sharing Parking. Provide adequate number of car sharing vehicle
parking spaces in highly visible, preferentially-located spots.

Electric Car Charging - Provide two electric car charging stations on site.

Displays - Provide opportunity and connections for electronic display
screens and Real Time Transit Information Signs in lobbies, elevators, and
parking facilities. This will enable outreach to building tenants,
employees, visitors, etc.

Bikeshare - Given the proximity of the project to the Wheaton Metro
station and the likely expansion of bikeshare to Wheaton in the future, the
Applicant should coordinate with MCDOT to provide a location of a
bikeshare station within the Project. The bikeshare location should be
shown on the preliminary plan and be able to accommodate a 19-dock
station. The applicant will pay the capital cost of such station and twelve
(12) years of operating expenses. The applicant will take other actions in
concert with MCDOT to promote use of bikesharing among employees,
residents and visitors at the Project. This would be an amenity that could
be considered as meeting part of CR Zone provisions.

14. Relocation of utilities along existing roads to accommodate the required roadway
improvements shall be the responsibility of the applicant.

15. If the proposed development will alter any existing street lights, signing, and/or pavement
markings, please contact Mr. Dan Sanayi of our Traffic Engineering Design and
Operations Section at (240) 777-2190 for proper executing procedures. All costs
associated with such relocations shall be the responsibility of the applicant.

16. If the proposed development will alter or impact any existing County maintained
transportation system management component (i.e., traffic signals, signal poles,
handboxes, surveillance cameras, etc.) or communication component (i.e., traffic signal
interconnect, fiber optic lines, etc.), please contact Mr. Bruce Mangum of our
Transportation Systems Engineering Team at (240) 777-2190 for proper executing
procedures. All costs associated with such relocations shall be the responsibility of the

applicant.

17. Trees in the County rights of way — spacing and species to be in accordance with the
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18.

19.

20.

21.

applicable MCDOT standards. Tree planning within the public right of way must be
coordinated with DPS Right-of-Way Plan Review Section.

Coordinate with Larry Cole (301-495-4528) of the Functional Planning & Policy
Division, Joanna Conklin (301-777-7195) of MCDOT’s RST Development, Carmeletta
Harris of SHA BRT (410-545-8522), and Rick Kiegel of MTA (410-767-1380) regarding
impacts related to the Countywide Transit Corridors Functional Master Plan (i.e. Georgia
Avenue North, Route 4a).

At or before the permit stage, please coordinate with Ms. Stacy Coletta of our Division of
Transit Services to coordinate improvements to the Ride On bus facilities in the vicinity
of this project. Ms. Coletta may be contacted at 240 777-5800.

Provide streetscape design and materials in accordance with the 2002 Wheaton Central
Business District Streetscape Standards and coordinate with DPS Right-of-Way Plan
Review Section.

Permit and bond will be required as a prerequisite to MCDPS approval of the record plat.
The permit will include, but not necessarily be limited to the following improvements:

a. Improvements along Blueridge Avenue, per the above Comment #2.

b. Improvements along Elkin Street site frontage in accordance with the MC DOT
design standard no. MC-2003.12 which shall include mill and overlay and
relocating the existing curb and gutter to widen the road 1’ to meet the design
standard MC-2003.12. The sidewalk along Elkin Street site frontage has to be
five (5) feet wide.

c. Improvements to the downstream storm drain system may be required as a result
of the review of the amended storm drain capacity and impact analysis (Comment
#8).

d. Erosion and sediment control measures as required by Section 50-35(j) and on-
site stormwater management where applicable shall be provided by the Developer
(at no cost to the County) at such locations deemed necessary by the Department
of Permitting Services (DPS) and will comply with their specifications. Erosion
and sediment control measures are to be built prior to construction of streets,
houses and/or site grading and are to remain in operation (including maintenance)
as long as deemed necessary by the DPS.
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e. Developer shall ensure final and proper completion and installation of all utility
lines underground, for all new road construction.

f.  Developer shall provide street lights in accordance with the specifications,
requirements, and standards prescribed by the MCDOT Division of Traffic
Engineering and Operations.

Thank you for the opportunity to review this preliminary plan. If you have any questions
or comments regarding this letter, please contact Rebecca Torma our Development Review
Senior Planning Specialist for this project at Rebecca.torma@montgomerycountymd.gov (240)
777-2118.

Sincerely,

Gregory M. Leck, Manager
Development Review Team

m:/corres/FY15/Traffic/Active/120140250, AVA Wheaton, MCDOT Plan Review ltr.doc

cc: Chris Helsabeck; AvalonBay Communities, Inc.
Bill Landfair; VIKA Maryland, LLC
Robert Harris; Lerch, Early and Brewer
Carmaletta Harris
Rick Kiegel, MTA
Scott Newill; MSHA AMD
Preliminary Plan folder
Preliminary Plan letters notebook

cc-e:  Catherine Conlon; M-NCPPC DARC
Larry Cole, M-NCPPC Area 2
Ed Axler; M-NCPPC Area 2
Glenn Kreger, M-NCPPC Area 2
Khalid Afzal, M-NCPPC Area 2
Sam Farhadi; MCDPS RWPR
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Marie LaBaw; MCFRS

Joanna Conklin, MCDOT DO

Sande Brecher, MCDOT DTS

Stacy Coletta, MCDOT DTS

Fred Lees, MCDOT DTEO

Bruce Mangum, MCDOT DTEO
Khursheed Bilgrami, MCDOT DTEO
Rebecca Torma; MCDOT DTEO



James T. Smith, Jr., Secretary
Melinda B. Peters, Administrator

Martin O’Malley, Governor
Anthony G. Brown, Lt. Governor

MiarvLAND DEPARTMENT OF TRANSPORTATION

August 18, 2014

RE: Montgomery County
MD 97 (Georgia Avenue)
Ava Wheaton
SHA Tracking No. 13APMO048xx
M-NCPPC No. 1-20140250
Mile Point: 3.58

Ms. Sherry Mitchell

VIKA Maryland, LLC

20251 Century Boulevard, Suite 400
Germantown, Maryland 20874

Dear Ms. Mitchell:

Thank you for the opportunity to review the preliminary plan submittal for the proposed Ava
Wheaton in Montgomery County. The State Highway Administration (SHA) review is complete and we
are pleased to respond.

The SHA has no objection to the proposed development with the condition the applicant coordinates
directly with the SHA as improvements within SHA right-of-way require an Access Permit. The
acquisition of the permit is subject to the Access Management Division pre-permit plan review and
issuance processes. It is noted that all access is proposed via Blueridge Avenue which is neither owned
nor maintained by the SHA.

Based on the information provided, please address the following comments in a point-by-point
response:

Highway Hydraulics Comments:
1. We have received and reviewed your submission, which included a site plan. In order for the

Technical Review Team to complete a detailed review of the project please submit a complete
plan set, a hydrologic analysis of the existing and proposed site conditions, a SWM report, and a
narrative describing the proposed project.
2. Please clearly label the SHA right-of-way on all appropriate sheets.
It appears that in the existing condition, flow from the roadway sheet flowed onto the site in the
vicinity of Sta. 234+00. In the proposed condition this flow path is removed. Please provide
supporting computations (including drainage area mapping) for inlet spacing / gutter spread along
MD 97 to determine if inlets are needed. As per SHA drainage design criteria, gutter spreads
cannot exceed 8 feet (2-year frequency storm) and inlets must intercept at least 85% of the flow
(2-year frequency storm).
4. Please provide a breakdown of existing and proposed impervious arcas within the SHA right-of-
way. All new impervious area within the right-of-way must have direct stormwater management
treatment.

(¥~

My telephone number/toll-free number is
Maryland Relay Service for Impaired Hearing or Speech 1.800.735.2258 Statewide Toll Free
Street Address: 707 Notth Calvert Street - Baltimore, Maryland 21202 « Phone 410.545.0300 » www.roads.maryland.gov
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SHA Tracking No. 13APMO048xx
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3.

6.

Any BMP that treats SHA impervious must have an SHA BMP number assigned. Please verify
whether any facilities treat SHA impervious.
It is difficult to determine if any of the proposed private improvements drain toward the SHA
right-of-way. The requested hydrologic analysis should include drainage area maps as well as
computations demonstrating discharges to SHA right-of-way for existing and proposed
conditions. Note that any increase in discharge to SHA right-of-way must be mitigated prior to
entering the right-of-way.
Although we defer to Montgomery County for Erosion and Sediment Control approval, due to the
possible impacts to SHA right-of-way we have the following comments:

a. Please provide full erosion and sediment control plans for review.

b.  All runoff should be treated prior to entering the SHA right-of-way or the project should

provide same day stabilization.
c. All Erosion and Sediment Control design should be per the 2011 Standards.

We may provide additipnal comments once all design data including calculations have been included
in the next submittal. On the CD to the Development and Permit Review Team please include an
¢lectronic copy of all the hydraulic reports, plans, and computations in PDF format. '

Office of Envirdnméﬁtal Design Comments:

Streetscape Concept:

1.

The applicant has proposed a new alignment of trees along this segment of Georgia Avenue
which has the potential to cause new maintenance, operability and safety concerns. The applicant
is requested to contact Joe Vervier at 410-545-2891 or by email at jvervier@sha.state.md.us to
discuss these concerns with staff of OED. As part of this discussion, OED would like to explore
increased offset distance of trees to the back of curb, the potential use of expanded iree pits, root
trenches and other techniques to enhance tree survival. OED anticipates that implementation of a
new streetscape plan will ultimately require coordination with Montgomery County, the
Maryland-National Capital Park and Planning Commission, and others who may have an interest
in developing a streetscape plan and/or resources necessary to maintain an urban street canopy
with greater maintenance and replacement costs.

Landscape Guidance Documents:

2. The applicant shall refer to the most recent versions of ‘SHA Environmental Guide for Access
and District Permit Applicants’, the ‘SHA Landscape Design Guide, the *SHA Landscape
Estimating Manual’, and the ‘SHA Preferred Plant List’. These documents are available at
http://www.roads.maryland. gov/index. aspx"Pa;zeId—ZS

Landscape Plan:

3. Affer streetscape concepts are formalized and when landscape plans are revised, the landscape

plan shall conform to Chapter 6.0 and 6.1 of the “Environmental Guide. The plan shall include all
the landscape plan clements per Chapter 6.2 such as posted speed, overhead and underground
utilities, etc. The applicant shall include the title and all pertinent SHA Landscape Notes per
Chapter 7.0 of the ‘Environmental Guide’, as well as any Notes which may be required to specify
specialized tree pits, planting media, ete. The SHA Landscape Notes for landscape construction
within the SHA right of way shall supersede all other landscape notes or specifications which
may be developed for the project. SHA Landscape Notes specify certain measures for debris
removal, soil restoration, groundcover vegetation, etc. which must be performed. Only the Notes
that are actually required to construct the project shall be included. -

SHA Landscape QA Checklist:
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4.

The applicant is requested to refer to Chaptér 8 of the ‘Environmental Guide® and perform a self-
assessment to ensure that resubmitted plans adequately address concerns to be evaluated by the
Office of Envi.ronmental Design.

Access Management les:on Comments:

L.

The SHA plans need to adhere to the requirements provided on the Access Management Division
Plan Review Checklist. Complete the checklist and submit a copy of the completed form on the
subsequent submission. The checklist can be accessed directly at
hitp://www.sha.maryland.gov/ohd2/Plan-check-list.pdf.

- Provide the following note on the first sheet of the SHA right-of-way plan set:

The following standards (construction and temporary traffic control) are required for this
project (list them out as shown below):

a. MD-xxx.xxx — Name of standard

b. MD-xxx.xxx — Name of standard
For all standards referred to on the plans the contractor must go to the Book of Standards
which will have the mest current version. The Book of Standards can be accessed at:

htip://apps.roads. matyland gav/busmesswuhsha/btzStdsSpecs/desManualSthub/pubhcatwnsa
nline/ohd/bookstd/index.asp

All items are to be constructed in accordance with the current version of the referenced
standard at the time of construction.

Reference the appropriate SHA Traffic Control standard. Maintaining pedestrian mobility is
required during construction of the proposed improvements. Reference specific pedestrian
mobility standards from the SHA Book of Standards and/or provide a site specific pedestrian
mobility plan for construction. '

- The SHA requires that right-of-way/easement donations be platted to SHA standards.

Information concerning developer donation plat requirements can be access at
hitp://www.roads.maryland.oov/Index.aspx 7Pageld=2%fPlat. Please contact Mr. Bill Carroll,
Assistant Division Chief, SHA Plats and Surveys Division at 410-545-8958 or
bearroll2(@sha.state. md.us for additional information. The initial plat submission shall be
included in the pre-permit plan review submittal sent to the SHA Access Management Division.
The applicant is required to apply for a SHA District 3 Utility Permit for utility work within the
SHA right-of-way. A separate cost estimate and bond will be required. For further information,
please contact Mr. Mark Loeffler, SHA District 3 Utility Area Engineer, at 301-513 7492 or via
email at mloeffler@sha.state.md.us.

The proposed lighting within the SHA right- of “way requires a Design Request (DR) Please
submit a DR to the SHA District 3 Traffic Engineer Ms. Anyesha Mookherjee and copy the SHA
AMD reviewer Mr. Jonathan Makhlouf on the submittal. Ms. Mookherjee can be reached at 301-
513-7498 or via email at amookherjee(@sha.state. md.us.

Provide existing or pending maintenance agreements or any mwaintenance information for the
proposed landscape and hardscape elements within the State’s right-of-way. Additional
comments concerning the proposed elements will be provided upon receipt of the requested

_ information.

Further plan submittals should reflect the above comments. Please submit 6 sets of plans, a CD
containing the plans and supporting documentation in PDF format, as well as a point by point response, to
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reflect the comments noted above direcily to Mr. Steven Foster attention of Mr. Jonathan Makhlouf.
Please reference the SHA tracking number on future submissions. Please keep in mind that you can view
the reviewer and project status via SHA Access Management Division web page at
http://www.roads.marviand. gov/pages/amd.aspx. If you have any questions, or require additional
information, please contact Mr. Jonathan Makhlouf at 410-545-5586, by using our toll free number in
Maryland only at 1-800-876-4742 (x5586) or via email at imakhlouf2@sha.state.mc.us.

teven D. Foster, Chief/ Development Manager
Access Management Division

for.

SDF/TMM

ce: Mr. Cornelius Barmer, SHA Highway Hydraulics Division
Ms. Catherine Conlon (catherine.conlon@montgomeryplanning.org), M-NCPPC
Mr. Mark Ethridge, Montgomery County Department of Permitting Services
Mr. Victor Grafton, SHA District 3 Utility Engineer ,
Mr. Chris Helsabeck, Avalon Bay Communities, Inc.
-671 North Glebe Road, Suite 800, Arlington, VA 22203
Mr. John Krouse, SHA Landscape Operations Division
Mr. Mark McKenzie, SHA Access Management Division
Ms. Afiyesha Mookherjee, SHA District 3 Traffic Engineer (Montgomery County)
Mr. Scott Newill, SHA Access Management Division
Ms. Deborah Pitts, SHA Highway Hydraulics Division
Mr. Joe Vervier, SHA Landscape Operations Division
Mr. Brian Young, SHA District 3, District Engineer



DEPARTMENT OF PERMITTING SERVICES

Isiah Leggett Diane R. Schwartz Jones
County Executive Director

October 10, 2014

Ms. Sherry Mitchell, P.E.

Vika Maryland, Inc.

20251 Century Boulevard, Suite 400

Germantown, MD 20874

Re: Stormwater Management CONCEPT Request

for AVA Wheaton
Preliminary Plan # 120140250
SM File #: 266075
Tract Size/Zone: 3.7 Ac./CR
Total Concept Area: 4.03
Lots/Block: 5,6,7 /1
Parcel(s): C
Watershed: Sligo Creek

Dear Ms Mitchell:

Based on a review by the Department of Permitting Services Review Staff, the stormwater
management concept for the above mentioned site is acceptable. The stormwater management concept
proposes to meet required stormwater management goals via ESD to the MEP by the use of micro-
bioretention planter boxes. The remainder is treated in a under ground proprietary filter.

The following items will need to be addressed during the detalled sediment control/stormwater
management plan stage:

1. A detailed review of the stormwater management computations will occur at the time of detailed
plan review.

2. An engineered sediment control plan must be submitted for this development.

3. All filtration media for manufactured best management practices, whether for new development or
redevelopment, must consist of MDE approved material.

4. Landscaping shown on the approved Landscape Plan as part of the approved Site Plan are for
illustrative purpose only and may be changed at the time of detailed plan review of the Sediment
Control/Storm Water Management plans by the Mont. Co. Department of Permitting Services,
Water Resources Section.

5. All covered parking is to drain to WSSC.

6. Provide a copy of the mechanical plans (include a drain schematic) showing that the roof drains
are going to stormwater structures and that garage drains are going to WSSC.

7. Use the latest MCDPS design standards for stormwater management. Will need to provide
easements and covenants for all stormwater structures.

255 Rockville Pike, 2nd Floor < Rockville, Maryland 20850 « 240-777-6300 « 240-777-6256 TTY
www.montgomerycountymd.gov

mc 311

montgomerycountymd.gov/311 240-773-3556 TTY
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This list may not be all-inclusive and may change based on available information at the time.

Payment of a stormwater management contribution in accordance with Section 2 of the
Stormwater Management Regulation 4-90 is not required.

This letter must appear on the sediment control/stormwater management plan at its initial
submittal. The concept approval is based on all stormwater management structures being located
outside of the Public Utility Easement, the Public Improvement Easement, and the Public Right of Way
unless specifically approved on the concept plan. Any divergence from the information provided to this
office; or additional information received during the development process; or a change in an applicable
Executive Regulation may constitute grounds to rescind or amend any approval actions taken, and to
reevaluate the site for additional or amended stormwater management requirements. If there are
subsequent additions or medifications to the development, a separate concept request shall be required.

If you have any questions regarding these actions, please feel free to contact David Kuykendall at
240-777-6332.

Sincerely,

- Mark C.Etheridge, Manager

Water Resources Section
Division of Land Development Services

MCE: me CN266075 AVA Wheaton.DWK

cc: C. Conlon
SM File # 266075

ESD Acres: 4.0
STRUCTURAL Acres: 0.9
WAIVED Acres: 0.00



. DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
[siah Leggett Richard Y. Nelson, Jr.
County Execultive . Director

November 14, 2014

Mzr. Michael Brown

Area 2 Division

Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910

Re: AV A Wheaton
Site Plan No. 820140190

Dear Mr. Brown:
The Montgomery County Department of Housing and Community Affairs (DHCA) has
reviewed the above referenced Site Plan. DHCA recommends Approval of the plan with the

following condition:

» At certified site plan, provide final MPDU locations, bedroom compositions and layéuts to
DHCA for review and approval.

Sincerely,

Lisa S. Schwartz
Senior Planning Specialist

cc: Rob Cohen, VIKA Maryland, LLC
William Landfair, VIKA Maryland, LI.C

S:\Files\FY2014\Housing\MPDU\Lisa Schwartz\AVA Wheaton DHCA Letter 11-14-2014.doc

Division of Housing

Moderately Priced Housing Development Licensing & Registration Unit
Dwelling Unit & Loan Programs Landlord-Tenant Affairs 240-777-3666
FAX 240-777-3709 FAX 240-777-3691 FAX 240-777-3691 FAX 240-777-3699

100 Maryland Avenue, 4™ Floor s Rockville, Maryland 20850 « 240-777-3600 e www.montgomerycountymd.gov/dhca

| :
MC -
montgomerycountymd.gov/311 EUXHITEEGN 240-773-3556 TTY




FIRE MARSHAL COMMENTS

DATE: 19-Nov-14

TO: Bill Landfair - landfair@vika.com
VIKA, Inc

FROM:  Maric LaBaw

RE: AVA Wheaton

120140250 820140190

PLAN APPROVED

1. Review based only upon information contained on the plan submitted 19-Nov-14 Review and approval does not cover
unsatisfactory installation resulting from errors, omissions, or failure to clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of violation to a party
responsible for the property.

*¥¥ Performance based design *¥*
*¥k Refer to site plan package plan sheets A2.0 (October 3, 2014) and A2.1 (September 25, 2014)

for garage access ¥¥¥



DEPARTMENT OF ENVIRONMENTAL PROTECTION

Isiah Leggett Fariba Kassiri
County Executive Acting Director

October 17, 2014

Casey Anderson, Chair

Montgomery County Planning Board

Maryland National Capital Park & Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910

RE:  AVA Wheaton, ePlans 120140250, NRI/FSD application accepted on 5/15/2013
Dear Mr. Anderson:

All applications for a variance from the requirements of Chapter 22A of the County Code
submitted after October 1, 2009 are subject to Section 22A-12(b)(3). Accordingly, given that the
application for the above referenced request was submitted after that date and must comply with Chapter
22A, and the Montgomery County Planning Department (“Planning Department™) has completed all
review required under applicable law, | am providing the following recommendation pertaining to this
request for a variance.

Section 22A-21(d) of the Forest Conservation Law states that a variance must not be granted if
granting the request:

1. Will confer on the applicant a special privilege that would be denied to other applicants;

2. Is based on conditions or circumstances which are the result of the actions by the applicant;

3. Avrises from a condition relating to land or building use, either permitted or nonconforming, on a
neighboring property; or

4. Will violate State water quality standards or cause measurable degradation in water quality.

Applying the above conditions to the plan submitted by the applicant, | make the following
findings as the result of my review:

1. The granting of a variance in this case would not confer a special privilege on this applicant that
would be denied other applicants as long as the same criteria are applied in each case. Therefore,
the variance can be granted under this criterion.

2. Based on a discussion on March 19, 2010 between representatives of the County, the Planning
Department, and the Maryland Department of Natural Resources Forest Service, the disturbance
of trees, or other vegetation, as a result of development activity is not, in and of itself, interpreted
as a condition or circumstance that is the result of the actions by the applicant. Therefore, the

Division of Environmental Policy & Compliance

255 Rockville Pike, Suite 120 < Rockville, Maryland 20850-2589 « 240-777-0311
www.montgomerycountymd.gov



Casey Anderson
October 17, 2014
Page 2

variance can be granted under this criterion, as long as appropriate mitigation is provided for the
resources disturbed.

3. The disturbance of trees, or other vegetation, by the applicant does not arise from a condition
relating to land or building use, either permitted or nonconforming, on a neighboring property.
Therefore, the variance can be granted under this criterion.

4. The disturbance of trees, or other vegetation, by the applicant will not result in a violation of State
water quality standards or cause measurable degradation in water quality. Therefore, the variance
can be granted under this criterion.

Therefore, | recommend a finding by the Planning Board that this applicant qualifies for a
variance conditioned upon the applicant mitigating for the loss of resources due to removal or disturbance
to trees, and other vegetation, subject to the law based on the limits of disturbance (LOD) recommended
during the review by the Planning Department. In the case of removal, the entire area of the critical root
zone (CRZ) should be included in mitigation calculations regardless of the location of the CRZ (i.e., even
that portion of the CRZ located on an adjacent property). When trees are disturbed, any area within the
CRZ where the roots are severed, compacted, etc., such that the roots are not functioning as they were
before the disturbance must be mitigated. Exceptions should not be allowed for trees in poor or
hazardous condition because the loss of CRZ eliminates the future potential of the area to support a tree or
provide stormwater management. Tree protection techniques implemented according to industry
standards, such as trimming branches or installing temporary mulch mats to limit soil compaction during
construction without permanently reducing the critical root zone, are acceptable mitigation to limit
disturbance. Techniques such as root pruning should be used to improve survival rates of impacted trees
but they should not be considered mitigation for the permanent loss of critical root zone. | recommend
requiring mitigation based on the number of square feet of the critical root zone lost or disturbed. The
mitigation can be met using any currently acceptable method under Chapter 22A of the Montgomery
County Code.

In the event that minor revisions to the impacts to trees subject to variance provisions are
approved by the Planning Department, the mitigation requirements outlined above should apply to the
removal or disturbance to the CRZ of all trees subject to the law as a result of the revised LOD.

If you have any questions, please do not hesitate to contact me directly.

Sincerely,

: -

: '
Laura Miller
County Arborist

cc: Amy Lindsey, Senior Planner
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E-FILE STAMP

LEGEND

SANITARY CLEANOUT
STORM DRAIN MANHOLE
ELECTRICAL JUNCTION BOX
ELECTRICAL MANHOLE

FIRE DEPARTMENT CONNECTION
FIRE HYDRANT

GAS MANHOLE

GUYPOLE

GAS VALVE

LIGHT POLE

PHONE PEDESTAL

PHONE MANHOLE

uTILTY POLE

SANITARY MANHOLE

TRAFFIC CONTROL BOX

TRAFFIC SIGNAL POLE.

‘CABLE TELEVISION PEDESTAL
UNKNOWN UTILITY MANHOLE

(CABLE TELEVISION CONDUIT
ELECTRICAL CONDUIT

NATURAL GAS CONDUIT
OVERHEAD WIRES
TELEPHONE/COMM. CONDUIT
PROPERTY LINES
PUBLIC UTILITIES EASEMENTS.
SANITARY SEWER CONDUIT
STORM DRAIN CONDUIT
WATER CONDUIT

WATER METER

WATER MANHOLE

WATER VALVE

BOLLARD

SIGN POST

WO0D POST

INLETS

CURB INLET

. CONCRETE

CURB AND GUTTER
BUILDING
STORY
ELECTRICAL TRANSFORMER

REINFORCED CONCRETE PIPE
- CORRIGATED METAL PIPE
BUILDING RESTRICTION LINE
IGHT-OF-WAY

FINISHED FLOOR ELEVATION
SUBJECT PROPERTY

EX. 10° CONTOUR

EX.2' CONTOUR

PROPOSED 10’ CONTOUR
PROPOSED 2' CONTOUR
PROPOSED WATER LINE

PROPOSED SANITARY SEWER
WITH STRUCTURE

EXISTING CURB & GUTTER

PROPOSED STORM DRAIN
PROPOSED FOC

PROPOSED FIRE HYDRANT
PROPOSED DOOR LOCATION
PROPOSED PEDESTRIAN LIGHT
PROPOSED WALL LIGHT

PROPOSED VEHICULAR STREET LIGHT

RV W A,

EXISTING FOREST EDGE
EXISTING CANOPY EDGE
(NOT FOREST)

SLoPEs > 25%

sols

SECSILT FENCE

SEC TEMPRORARY SEDIMENT TRAP

SECSTABILZED CONSTRUCTION
ENTRANCE

EXISTING TREE <24" DBH TO REMAIN

EXISTING TREE <24 DBH TO BE REMOVED

EXISTING SIGNIFICANT TREE 24-30" DBH
W/CRZ TO et

EXISTING SIGNIFICANT TREE 24-30 " DBH
WJ/CRZ TO BE REMOVED.

EXISTING SPECIMEN TREE W/CRZ
IMPACT FOR WHICH A TREE VARIANCE
REQUEST TO IMPACT THE CRZ HAS
BEEN SUBMITTED WITH THIS PLAN

EXISTING SPECIMEN TREE W/CRZ
IMPACT FOR WHICH A TREE VARIANCE
REQUEST TO REMOVE THE TREE HAS.
BEEN SUBMITTED WITH THIS PLAN

ROOT PRUNING TRENCH AT TREE
PROTECTION FENCE LINE WITH SIGNS
AT LOD; SHOWN OFF-SET FOR CLARITY

3.5" CALIPER REPLACEMENT TREES AS
MITIGATION FOR REMOVAL OF TWO
'SPECIMEN TREES

‘STAMPS ON BOTH DEEDS 4,01 SF

PREV. STREET DEDICATION
PLAT NO. 9354 - 1,918 SF-
SRC PLAT NO. 9271
11,765 SF
ORIGINAL 30' OF
‘GEORGIA AVE.
STREET DEDICATIO!
SRC TAKING PER SRC PLAT 9271
L 1546 F. 123 &L 1558 F.598

~NOT INCLUDED AS PREVIOUS
DEDICATION

PREV. STREET DEDICATION

o LEVEL 3:

LEVEL2:

PLATNO. 10179 -

PROPOSED STREET DEDICATION
1,565 SQ.FT. OR 0.03593AC

gy

[EZ2I )
TLZ6H V14 0¥

INNIAY VID¥03O

SRC TAKING PER SRC PLAT 9271

PREVIOUS DEDICATION-

PREV. STREET DEDICATION
PLAT NO. 12251 - 1,040 SF-

£631N0Y ‘AN

w@mzjk. BUILDING

(LEVELS 2-6)

7 CRZIMPACT

310F 0 100%

——— TREEHEDGE ROW

% "BIORETENTIO!

5 WALKWAY.

474.33" EXISTING PARCEL 'C"
7 VILLA VERDE

463.67' PLAT NO. 12251 TOTAL

L5 AREA = 144,115 SF

““PROPOSED STREET DEDICATION 7
353257 0R 003503 A &

3.30842 ACRES

LOBBY/LEASING
3617 SF(1EVEL )

1

PARCEL "D’

ATTACHMENT C

\ TREE HEDGE ROW

BIORETENTION (TYP)

|
VILLA <mmo%g_

155,220 SQ.
OR 3.56336 ACRES |

\r EXISTING LGTP

VILLA VERDE Taasy

(LEVELS 1-4)

LEVEL 1:

L.27444; £ 00609

5,1005F L0ADING

®

ol
o) |

AREA CONVEYED T0 Lzaoﬂ% COUNTY

L2945 F.528; 600 SF-NOT INCLUDED
AS PRIOR DEDICATION,

N BIKESPA
—— 5005F

o
ENTRANCE
¥

N /J»QEE STREET DEDICATION

EXISTING LOT 6
VILLA VERDE
PLAT NO, 338

5,1005F; 011707 A

RACKS

/532 SF OR 0.03593 AC

REV. STREET DEDICATION

PLATNO. 388 - 10,846

E3 —— ] e
\/ i 3 \ B — B
K K i ol ! |
o5 G0 ! y |
SCALE: 1= 30" \
SIGNIFICANT & SPECIMEN TREE TABLE
[ Disposition| D.8.1.(Inches) * | condition | Veroie® J.....HMMW S_H.Hwa Notes
T SAVE o0 small i in e
2 o+ SAVE 31 00 6,793 1,298 19.11 lawn tree
3 SAVE 3 o0 awn tree
4 REMOVE 5 o0 awn tree
5 REMOVE 7 00¢ lawn tree
3 REMOVE s o0 in tree pit
7 el REMOVE 40 Goo 11,310 11,310 100.00 I It
| RemOVE |Quercus palust 36 Goo 9,161 5893 32 Tawnt
{Bold Text) = Spedmen tree with DBH 2 30",

“Diameter at Breast Height

FCP DATA TABLE

Number of Acres
Tract 457

Remaining in Agricultural Use 000
048

0.00

Forest Retention 0.00

Forest Cleared 0.00

Land Use & Thresholds”

Land Use Category [MoP |
ConservationThreshold | 15%|
Afforestation Threshold | 20%|

Total Channel
Length (ft)

(Gross tract area of 4.51 acres plus 0.06 acres of off-site LOD)

(Prior road dedications minus any areas of improvement)

ARA, MOR, 104, HOR, MDP, or CIA.
percent

percent

Average Buffer
Width (1t)”

Acres of Forestin Retained

Cleared Planted

Wetlands.

100-Year Floodplain

Stream Buffers

Priority Areas

nottobe

* Information from FCLand Use Categories & Thresholds document

> Measured from sueam edge to buffer edge.

SPECIMEN TREE REPLACEMENT TABLE

#OF 3.5" CAUPER
[ ) REMOVED | REPLACEMENT TREES |
[ 10 29
[ 9 26
[ 19 5.4
TOTALH OF TREES| 6

SPECIMEN TREE REPLACEMENT PLANTING SCHEDULE

RESIDENTIAL BUILDING

453.0'
BASEMENT: 442.33'

XISTING LOT P7
VILLA VERDE
PLAT NO. 388

5,1005F;0.11707 Ac

v.

=1,298 5F OR 19,11%

BIORETENTION (TYP.) A”

REPLA
SHADE TR

SECTEM

SEDIMENT TRAP-

v cRz

=5,893 5F OR 64.32
WALKWAY

(wiotH

BIORETENTION (TYP):

PR
TRANSF

BT

an
et

S SR
DGE AVENUE -

WIDTH VARIES ~
PLAT #1388

ITE FOREST AREA
(NOT ACCESSIBLE)

N

-2 CRZIMPACT

CEMENT
EE (VP
IPORARY

IMPACT

VARIES)

10POSED.
FORMER
.

|
AN

TSEEme T ——

8
2

]
|
FCP WORKSHEET
NET TRACT AREA
A. Total tract area ... GTA OF 4.51 AC +0.06 AC OFF-SITE LOD
8. Land dedication acres (parks, county failly. etc.)
C. Land dedication for roads o ulities (not being constructed by this plan) ...
D. Area o remain in commercial agricultura production/use ..
E. Other deductions (speciy)
F. Net Tract Area

LAND USE CATEGORY: (fom Tr
Input the number
fimit to only one entry.

ARA  MDR DA HDR
0 0 0 0

G. Afforestation Threshold ..
H. Consenation Threshold

EXSTING FOREST COVER:

1. EXisting fOrest GOV ...
J. Area of forest abowe afforestation threshold
K. Area of forest above consenation threshold

BREAK EVEN POINT:

L. Forest retention aboe threshold with no mitigation
"

KEV [ QUANTITY | _ BOTANICAL NAWE | [szE_[roor COMMENT ]
Canopy TREES | |
o [ & Towemwbs JReg ok 55 1 ] Wlspesimen]
SYmBoL soiL
ERODIBLE | SERPENTINIC KFACTOR
‘GLENELG URBAN
208 LAND COMPLEX NO SUGHT NO 8 032
0.8%SLOPES
‘GLENELG URBAN
2uc LAND COMPLEX NO SUGHT NO 8 032
815% SLOPES
e | TRAVLAHSITLOAM NO SUGHT ves c 043
3.8% SLOPES
WHEATON-URBAN
66UB LANDSOMPIEX NO SuGHT NO 8 049
0.8% SLOPES
200 URBAN LAND NO NO

Montgomery County, Maryland Page 140; Table 5)

PROPOSED FOREST CLEARING:

N. Total area of forest to be cleared
O. Total area of forest o be retained

PLANTING REQUIREMENTS:

Reforestation for clearing above consenvation threshold
Reforestation for clearing below consenvation threshold

Total reforestation required
required

for landscaping (may not exceed 20% of
Total reforestation and affrestation requied
AFFORESTATION REQUIRED
PROPOSED FEE-IN-LIEU

REMAINING REQUIREMENT

<cHomp

the appropriate land use,

MPD G

1 0

8% xF=

2% xF=
CRZ RETENTION CREDIT

RZRETENTION CREDIT

FORTREE 43
=35745F 0R 0.08AC

457

0.48
0.00
0.00
4.09

061
082

0.00

0.00

0.00
0.00

0.00
0.00

SITE

BLUERIDGE v,

VICINITY MAP

SCALE: 1" = 2000'

NOTES:
I TR PLAN IS SUBICT O MR 420131840 APPROVED 06/27/13

2. THE PROJECT GROSS TRACT AREAIS 4.51 ACRES MINUS 0.48 ACRES
OF PRIOR ROAD DEDICATIONS NOT IMPROVED WITH THIS PROJECT
AS SHOWN ON THE PLAN AND LISTED BELOW = 4.03 ACRES. PLUS
0.06 ACRES OF OFF SITE LOD = FCP NET TRACT AREA OF 4.09
AGRES.

(GROSS TRACT AREA
MINUS PRIOR DEDICATIONS

NOT IMPROVED W/ THIS PROJECT
NET TRACT AREA

196,518 5F OR 451143 AC

2122756 OR 04106 AC
TSITS OR 40237 AC

LST OF PRIOR DEDICATIONS MINUS AREAS IMPROVED

PREV. DED, ELKINST.
874255 5,312 5F =3,430 5 OR 007874 AC

PREV. DED, BLUERIOGE AVE
10,846 5 -3,504 5F 7,302 SF OR0.16854 AC

PREV. DED. ORIGINAL GEORGIA AVE
11,765 5F 1,310 5 = 10445 SF OR0.23978 AC

THE SUBIECT PROPERTY IS LOCATED ON WSSC MAPS 214NWOZ,
21403, 21SNWO2, & 215KWO3.

THE SUBIECT PROPERTY IS LOCATED ON TAX MAPS HQ62 &JQ11.

THE SUBJECT PROPERTY COMPRISES THE FOLLOWING

LoTs/PARCELS:
LOTPARGEL  TAXACCTNO.  UBER&FOLO

PARGELC ~  OWGOSss LI784A,F.00609
P 00951954 L 27444,F. 00609
P 00974738 L 29274.F. 00494
4 00962308 L 29427,F. 00789

5. THE SUBIECT PROPERTY IS ZONED CR-4.0,C-3.5,R 3.5, HA00.
6. THE VERTICAL DATUM IS BASED ON NGVD29 DATUM.

7. BOUNDARY AND TOPOGRAPHIC SURVEY WAS PERFORMIED BY
VIKA MARYLAND, LC, MARCH, 2013,

THE SUBIECT PROPERTY IS LOCATED IN THE SLIGO CREEK.
WATERSHED, A CLASS I STREAW.

9. THISSITE 1S NOT WITHIN AN SPA OR PMA.

10, THERE ARE NO PERENNIAL OR INTERMITTENT STREAWS OR THEIR
 ASSOCIATED BUFFERS LOCATED N THE SUBJECT PROPERTY O
WITHIN THE REMAINDER OF THE NI STUDY AREA,

. RATE MAP (FIRM) COMMUNITY PANEL NO. 24031C0370D, FOR
- MONTGOMERY COUNTY, MARYLAND, DATED SEPTEMBER 29,
2006,

ER DATED MAY 9, 2013, THE WILDLIFE AND HERITAGE

ENDANGERED SPECIES WERE NOTED DURING THE FIELD WORK.

16, THE SUBIECT PROPERTY IS NOY IDENTIFIED I THE MONTGOMERY

15. FIELD WORK WAS CONDUCTED BY VIA MARYLAND, LLC ON APRIL
19,2013, A'D' TAPE WAS USED TO MEASURE TREES, TREES.
SHOWN WERE EITHER SURVEY LOCATED OR ARE SHOWN N THEIR
'APPROXIMATE LOCATIONS BASED ON VISUAL OBSERVATIONS.

16. THERE ARE NO AREAS OF EXISTING FOREST AS DEFINED BY
MONTGOMERY COUNTY FOREST LEGISLATION LOCATED ON THE
SUBJECT PROPERTY.

SEE SIGNIFICANT AND SPECIMEN TREE TABLE AND PLAN FOR
LOCATIONS AND INFORMATION ABOUT SIGNIFICANT TREES O
THE SUBJECT PROPERTY AND WITHIN THE REMAINDER OF THE NRI
STUDY AREA

5. SEE SIGNIFICANT AND SPECIMEN TREE TABLE AND PLAN FOR
LOCATIONS AND INFORMATION ABOUT SPECIEN TREES ON THE
SUBJECT PROPERTY AND WITHIN THE NRI STUDY AREA

19, THERE ARE NO CHAMPION TREES OR TREES 75% OF THE STATE
CHAMPION ON THE SUBJECT PROPERTY OR WITHIN THE
REMIANDER OF THE NRISTUDY AREA

AVARIANCE REQUEST TO IMPACT THE CRITICALROOT ZONE OF
THREE SPECIMIEN TREES, WITH TWO PROPOSED FOR REMOVAL,
HAS BEEN SUBMITTED WITH THIS PLAN. SIX3.5" CAUPER
REPLACEMENT TREES TO MITIGATE FOR THE REMOVAL OF THE
SPECIMEN TREES ARE SHOWN ON THE PLAN.

SHEET INDEX

DETAILED FINALFCP
NOTES AND DETAILS

£cp100
#€P200

DEVELOPER'S CERTIFICATE

THE UNDERSIGNED AGREES TO EXECUTE ALL THE FEATURES OF THE
APPROVED FINAL FOREST CONSERVATION PLAN NO. 820140190 INCLUDING
FINANCIAL BONDING, FOREST PLANTING, MAINTENANCE, AND ALL OTHER
APPLICABLE AGREEMENTS.

DEVELOPER'S NAME:  AvalonBay Communities, Inc,,

CONTACT PERSON OR OWNER:
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ADDRESS: 671 North Glebe Road, Suite 800
Alington, Virginia 22203
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EFILE STAMP

FINAL FOREST CONSERVATION NOTES (MNCPPC STANDARD)

ITH FOREST!

PRECONSTRUCTION

p onst THe v Have LAGGED, BUT BEFORE
BEGINS. THE PROPERTY OWNER SHOULD CONTACT THE MONTGOMERY COUNTY PLANNING DEPARTMENT INSPECTION STAFF BEFORE CONSTRUCTION TO VERIFY THE.
IMITS OF DISTURBANCE AND DISCUSS TREE PROTECTION AND TREE CARE MEASURES. THE DEVELOPER'S REPRESENTATIVE, CONSTRUCTION SUPERINTENDENT, ISA

TREE EXPERT THAT THe ResT GepARTMENT

2 BT ARE NOT
UMITEDTO:

A ROOT PRUNING
B REDUCTION OR PRUNING

F. ROOT ARATION MATTING

MEASURES NOT SPECIFIED ON THE FOREST
WITH THE ARBORIST.

G, AMARYLAND-LICENSED TREE EXPERT OR AN INTERNATIONAL SOCIETY OF ARBORICULTURE CERTIFIED ARBORIST MUST PERFORM ALL STRESS REDUCTION
MEASURES. DOCUMENTATION OF STRESS REDUCTION MEASURES MUST BE EITHER OBSERVED BY THE FOREST CONSERVATION INSPECTOR OR SENTTO THE

INSPECTOR AT 8787 GEORGIA AVENUE,SILVER SPRING, MD 20910. ST CONSERVATI DETERMINE THE EXACT T
STRESS REDUCTIONS MEASURES DURING THE PRE.CONSTRUCTION MEETING.
W 0
TOTHE PR THE FOREST w
NTROL INSPECTOR, TO INCREASE SHOWN

'ASSAVED ON THE APPROVED PLAN. TEMPORARY TREE PROTECT  DEVICES MAY INCLUDE:

FENCE (FOUR FEET HIGH)

¢ 186AUGE

L. TEMPORARY PROTECTION DEVICES SHALL BE MAINTAINED. THE CONTRACTOR FOR ICTION PROJECT AND MUST NOT
BE ALTERED WITHOUT PRIOR APPROVAL FROM THE FOREST CONSERVATION INSPECTOR. NO EQUIPMENT, TRUCKS, MATERIALS, OR DEBRIS MAY BE STORED WITHIN
THE TREE PROTECTION FENCE AREAS DURING THE ENTIRE CONSTRUCTION PROJECT. NO VEHICLE OR EQUIPMENT ACCESS TO THE FENCED AREA WILL BE
PERMITTED, TREE PROTECTION SHALL NOT BE REMIOVED WITHOUT PRIOR APPROVAL OF FOREST CONSERVATION INSPECTOR.

1. foResT

K LoNG: THE FOREST CONSER oETAL
OCCUR AT TIME DURIN Fen recT
INSTALLED,

DURING CONSTRUCTION

v THE FOREST UR DURIN REPAIRSTO ALL
FOREST . MUST THE

INSPECTOR,

POST-CONSTRUCTION

. comp B REQUESTED.
2. REMOVAL AND REPLACEMENT OF DEAD AND DYING TREES.
b, PRUNING OF DEAD OR DECUINING IMBS.
¢ RATION
a
£ WOUND REPAR
& CLEAN UP OF RETENTION AREAS

AFTER INSPECTION AND COMPLETI BEEN UNDERTAKEN, ALL TECTION DEVICES SHALL __8E REMOVED
~FROM THE SITE. REMOVAL OF TREE PROTECTION DEVICES THAT ALSO OPERATE FOR EROSION AND SEDIMENT CONTROL MUST BE COORDINATED WITH BOTH THE
'DEPARTMENT OF PERMITTING SERVICES AND THE FOREST CONSERVATION INSPECTOR. NO ADDITIONAL GRADING, SODDING, OR BURIAL MAY TAKE PLACE AFTER
THE TREE PROTECTION FENCING IS REMOVED.

INSPECTIONS (MNCPPC STANDARD)

A PPUCANT.

FreR ), 8UT

2 BUT BEFORE ANY
BEGIN,

3 AF TO DETERMINE THE LEVEL

. BEFORE THE START OF ANY REQUIRED REFORESTATION AND AFFORESTATION PLANTING.

5. AFTER THE REQUIRED REFORESTATION AND AFFORESTATION PLANTING HAS BEEN COMPLETED TO VERIFY THAT THE PLANTING IS ACCEPTABLE AND PRIOR TO THE START
THE MAINTERANCE PERIOD.

6. ATTHE END OF THE MAINTENANCE PERIOD TO DETERMINE THE LEVEL
BOND.

PLANTING NARRATIVE

1.PRE.PLANTING CONSIDERATIONS.

A 3 B INVASIVES, THE INFESTED.
F PLANTING. MEASURES Sk e
PRE-PLANTING INSPECTION, INCLUDING, BUT NOT LIMITED TO, MULCHING, PERIODIC MOWING AROUND THE REFORESTATION PLANTINGS, AND FABRIC

5 uuTuRAL
PAST, TEST PTS WILL B8 TO DETERMINE IF IF FRAGIPAN IS PRESENT, T
8. T TWCE PLANTED.
< WITHIN THE TOP 12 INCHES
0. IF FILLMATERIALS USED AT . winh g 8 0ONE
SUCH AWAY THAT THE HEIGHT OF THE PILE DOES NOT DAMAGE THE SEED BANK.
2. PLANT AMENOMENT MATERIAL STORAGE
I 1 O THE SITE, PLANT Les THAN 24 HOUR
MoiST. ¢ g
3.ON-SITE INSPECTION
PRIORTO PLANTING PLANTS NOT CONFORMING FORM, VIGOR,

'ROOTS, TRUNK WOUNDS,INSECTS, AND DISEASE SHOULD BE REPLACED.
4 PLANTING SPECIFCATIONS

A CONTAINER GROWN STOCK: SUCCESSFUL PLANTING OF CONTAINER GROWN STOCK REQUIRES CAS
MATERIAL ROOT SYSTEM. CAUTION 1S RECOMMENDED WHEN SELECTING PLANTS GROWN I A SOILS MEDI
PLANT SHOULD BE REMOVED FROM THE CONTAINER AND THE ROOTS GENTLY LOOSENED FROM THE SOILs.
1SSTRONGLY. D SUBSTI
‘ON-STE, DUE TO THE INCREASED CHANCES OF SOIL BORNE DISEASES. THE PLANTING FIELD SHOULD BE PREPARED AS SPECIFIED. NATIVE STOCKPILED SOILS
SHOULD BE USED TO BACKFILL PLANTING FIELD. RAKE SOILS EVENLY OVER THE PLANTING FIELD AND COVER WITH 2 T0 & INCHES OF MULCH

5. BALLED AND BURLAPPED TREES: TREES MUST BE B PICKED UP BY THE

TRUNK OR DROPPED.  AS BOT THE TRUNK FROM THE ROOT BALL. PRIORTO PLANTING, ROOT i

c 7025 TIvE THE ROOT BALL. USE WATERING TO SETILE SOIL BACKFILLED AROUND TRES
STOCKPILED NATIVE TOP SOILS, IF AVAILABLE, SHOULD BE USED TO BACKFILLTHE PLANTING FIELD. AMENOMENTS ARE NOT RECOMMENDED IN THE PLANTING
FIELD. AS STUDIES HAVE SHOVIN THAT ROOTS WILL BE ENCOURAGED TO STAY WITHIN THE AMENDED SOILS. SOILS SHOULD BE RAKED EVENLY OVER THE PLANTING
FIELD AND COVERED WITH 2 T0 & INCHES OF MULCH.

. STAKING OF TREES IS NOT RECOMMENDED EXCEPT IN AREAS OF HIGH WINDS. MOVEMENT IS NECESSARY TO STRENGTHEN THE TRUNK OF THE PLANTED TREE. IF
STAKES ARE USED, THEY SHOULD BE REMOVED AFTER THE FIRST GROWING SEASON. WRAPPING IS ALSO NOT RECOMMENDED OUE TO THE INCREASED
‘OPPORTUNITIES FOR INSECT INFESTATION AND DISEASE.

5.POST-PLANTING CONSIDERATIONS

s T0 pRevenT w
AND FENCED. THESE AREAS. SEE FINAL

ADDITIONAL NOTES

1 DEBRIS, EXCAVATION, ETC. SHALL THE TREE SAVE UIE.

2. PLANTINGS INSTAUED TWO YEARS UNDER THE
MANAGEMENT AGREEMENT WITH THE MONTGOMERY COUNTY PLANNING BOARD.

3. INTHE CATEGORY  FOREST CONSERVATION EASEMENT, X'
TO THE SATISFACTION OF THE M-NCPPC PLANNING DEPARTMENT.

“TREE PROTECTION FENCE POST

PLANS FOR LOCATION(S) OF
EASEMENT

ROOT PRUNING TRENCH
AT UMITS OF DISTURBANCE

Ex.TREE

< GRouND.

LIMITS OF DISTURBANCE.

2/ R DEPTH OF ADJACENT
EXCAVATION, WHICHEVER 5
GREATER
6 MAXIMUM WIOTH TRENCH
RETENTION AREAS TO BE ESTABUISHED AS PART OF THE FOREST CONSERVATION PLAN REVIEW PROCESS.
FLAGGED, PRIORTO TRENCHING AND FENCING.
0.

Nors:

SUPER SLT FENCE 5 ALSO THE TREE PROTECTION FERCING.

ROOT PRUNING DETAIL

| N 11 | N 11~

TREE PROTECTION SN
ANCHOR POSTS SHOULD. =H/l

MINIMUM 2" STEEL U’ CHANNEL

& INLENGTH, /E

| |
wdihon B
TREE "AREA

MACHINERY, DUMPING
O STORAGE OF

MACHINERY, DUMPING
‘ORSTORAGE OF

ANY MATERIALS
PROHIBITED

ANY MATERIALS
PROHIBITED

VIOLATORS ARE SUBJECT TO
FINES IMPOSED BY THE
MARYLAND FOREST
CONSERVATION ACT OF
1991

VIOLATORS ARE SUBIECT TO
FINES IMPOSED BY THE oz
MARYLAND FOREST =

CONSERVATION ACT OF
1991

NOTES: NOTES:
1 O BE HIGHER THAN TOP OF TREE
25/6NS APART.

LARGE TREE ROOTS.

N,

K 14 GAUGE 2 INCH X
4INCH WELDED WIRE
FENCING 71/2 ANCHOR POST

ANCHOR POSTS MUST BE INSTALLED
O A DEPTH OF NO LESS THAN 1/3
OF THE TOTAL HEIGHT OF THE POST

“THE BOUNDARIES OF THE L
'AVOID DAMAGE TO CRITICAL ROOT ZONES OF TREES. ANCHOR POSTS SHOULD BE PLACED TO AVOID SEVERING OR DAMAGING

NCE SHOULD ECTING THE PROTECTIVE DEVICE.

3. ATTACHMENT OF SIGNS TO TREES I PROHIBITED.

FENCE SIGNS, AND THEREFORE, THE TALLER 7 1/2' POSTS, MUST B PLACED A MINIMUM OF SO' APARY AND AT FENCE CORNERS.

SOURCE: ADAPTED FROM FOREST CONSERVATION MANUAL, 1991 AsyRe TREES 1S PROMIBITED.
4

PLACING SIGNS

5. DEVICE SHOULD BE MAINTAINED THROUGHOUT CONSTRUCTION.

TREE PROTECTION CONSTRUCTION SIGNS

TREE PROTECTION CONSTRUCTION FENCE
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NOT TO SCALE

21 02l Lot onrcuoos,crop e rom v S0

PRUNING A LEADER OR TO REDUCE SIZE

TREE PRUNING DETAIL

NOTTO SCALE

4" MULCH EXTENDED
OVER BERM

——TOP HALF
OF BURLAP
TURNED BACK
PLANTING

SOIL MIX

4" COMPACTED
PLANTING SOIL MIX

SUBSOIL BROKEN 1\

WITH PICK
NOTES:
LDIGGING OF TREE PITS IN THE CRITICAL ROOT ZONE (CRZ) OF EXISITNG TREES AND/OR IN FOREST
EASEMENT (CTED. ONLY TO PROTECT ADJACENT
SAVED TREES,

2. STANDARD PLANTING TECHNIQUE IS TO DIG A TREE PIT THAT IS 2.5 TIMES THE SIZE OF THE ROOTBALL.
HOWEVER, THE SIZE OF PLANTING PITS IS TO BE LIMITED AND THE LOCATION OF THE PITS FIELD ADJUSTED
WITHIN THE CRZ'S OF SAVED TREES IN ORDER TO PROTECT ROOTS OF THE ADJACENT SAVED TREES THAT
ARE 1" OR GREATER IN SIZE.

3. STAKE TREES ONLY IN AREAS OF HIGH WIND. REMOVE STAKING AFTER FIRST GROWING SEASON.

TREE PLANTING IN CRITICAL ROOT ZONES OF EXISTING TREES DETAIL

NOT TO SCALE

NOT TO SCALE

NOT TO SCALE
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