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RESOLUTION

WHEREAS,underMontgomeryCountyCodeDivision59-D.3'theMontgomery
County ilanning Board is authoiized to review site plan applicationsi and

WHEREAS, on october 6, 2014, Windridge Farms LLC (.,App|icant,')' fi|ed an

appticaiion-tliajproval ot a siteptan for 140 age-restricted one-family detached units

#":frjrS iZ.l p"i""nt VfpOUs on S+-32 acres oI pRC zoned-land, located on the west

"iJ" "t 
RiOg" noad/MD-2i nottn ot etint Rgad ("Su.bject Itopg{/-l' in the Clarksburs

p"["v n-i-rs9+ crrrtsuuig Master plan & Hyittstown special study Area ("Master

Plan") area; and

WHEREAS, Applicant's site plan application was designated Site Plan No'

820150030, the courts at clarksburg i'site etan' or "Application"); and

WHEREAS, fo||owing review and ana|ysis of the App|ication by P|anning Board

staff ("Staff') and other du"int"nGi "9"ni1"1, 
Staff issued a memorandum to the

Planning Board, dated Jrly i;; tO15' setting fortn its analysis-and recommendation for

il;;;;i ot tne eppricationi suuject to certaii conditions ("Staff Report'); and

WHEREAS,onJuly30,2OlS,thePlanningBoardheldapublichearingonthe
Aoorication, and at the Gi";-th" FLnning B-oard heard testimony and received

",lii"ni" 
.uutitted for the record on the Application; ano

WHEREAS, on July 30, 2015, the Planning Board voted to approve the

Application subject to .otiOitiont, on the motion. oJ Commissioner Fani-Gonzalez'

seconded by commissro#, pi"ir!v, wtn-a vote of a-0; commissioners Anderson, Fani-

Gonzalez,presley, 
"no 

wlr[-iurr6y voting in favor and commissioner Dreyfuss being

absent.

L*50*ru,,,Approved as to
Phooe: 301.

Legal
E-Nlail: mcp-chair@,rnncppc-mc otg
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NOW,THEREFORE,BElTRESOLVEDthatthePlanningBoardapprwesSite
Plan No.82015OO3O for 140 age-restricted one-family detached units including 12.5

percent MPDUs on the subject Propefi, subject to the following conditions:'

Conformance with Previous Approvals & Agreements

1. Development Plan and Local Map Amendme.nt Conformance

The devetopment fiG;o;tt with all binding elements,of District.council

Reso|utionNo'17-TSoapprovingLoca|MapAmendmentG-881datedJune11'
2013.

2. Preliminarv Plan Conformance
The deve|opment 

'n,st 
compty with the conditions of approva| for Pre|iminary

Plan No. 120150060, or as amended'

Environment

3. Forest Conservation & Tree Savq

TheApp|icantmus-corngywitntheconditionsoftheapprovedFina|Forest
Conservation Plan No. 820150030'
a) The Appticant lr]rJ ,rurit and obtain staff approval of a revised Final Forest
' 

Conservation Plan as described below'

i. tnctuoel tisi oi"tt tr"". 24' DBH and greater that were.identified on

tne apptueo-Natural Resource Inveniory/Forest.stand Delineation

and Preliminary Forest Conservation Plan' with size' specles'

conottioi, anJi'mpact status noted. The trees in the list should be

nrtO"i"O 
"nO 

correspond to the number identifying the tree on the

sheet where theY are located'

ii. rncorporale-Jt oitsite timits of disturbance into the forest conservation

pfan, rnciuOing the forest conservation worksheet' lnclude any

resurting-;l;iii;na|forestp|antingontherevisedForestConservation
Plan.

b) The Applicant must record a Category | Conservation Easement over all

areas of tor"ri'ilieniln, torest itu'itino and environmental buffers as

specified on in"'-"ppio"io F."r]t c.oniervation Plan. The category |

Conservation i;"#J;i approveo by the M-NCPPC office of the General

Counsel must oe recorded'in tne Montgomery County La.nd R"9ol9: by deed

prior to tn" .#?'""v o"torition'-"r"aring' or grading on the Subject

Propefi, anO tne iiOer 
'fotio for the easement must be referenced on the

record Plat.

lForthepurposeofthesecondltions'theterm"Applicant'shallalsomeanthedeveloper'theowneror

"ny "u""""tb(t) 
in interest to the terms of this approval'
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c) The Applicant must provide financial surety to the M-NCPPC. Planning' 
Department for the 7.01 acres of new forest planting prior to the start of any

demolition, clearing, or grading on the Property

d) The Applicant must submit a five year Maintenance and Management' 
Agreement approved by the M-NCPPC Office of General counsel prior to the

st-art of any demolition,-clearing or grading on the Property. The maintenance

and management agreement is required ior all forest planting areas. credited

toward meeting the"requirements of the Forest Conservation P|an, inc|uding

the reforestation of environmental buffers'

e) The Applicant must install permanent Category | Conservation Easement
' signage'along the perimeter of the conservation easements'

0 n#ore-station;la;tings that are located outside the lim1s of distur'ltance must

occur within tne'r]i"i pranii"g season following approval oJ the certifled site
plan. ptantings wiih'i; areJs of future distuibance must occur in the first

planting se"son totiowing the stabilization of the applicable disturbed.area.

g) The Final sediment coitrot Plan must be consisient with the final limits of

disturbance 
"no*n 

on tne approved Final Forest Conservation Plan'

h) The Applicant must compty witn all tree protection and tree save measures

shownontheapprovedFina|ForestConservationP|an.Treesavemeasures
not specified oninl rinat Forest conservation Plan may be required by the

M-NCPPC forest ionservation inspector at the pre-construction meeting'

conditions of the approved Final Water

Quality Plan No. 820150030'
a) The Applicant must comply with the conditions of the Montgomery County
-' D;;i;;i or eermittini'dl*i""" (YlgDPsl-final water Qualitv Plan

;#;;;il;it"; oateo npriirz, 2015 anb the reconfirmation letter dated June

30,2015.
b) Prior to recording of the plat, the Applicant must.enter into an agreement with
"' i#il";;g aoiro to ritiit impervibus-surtaces to.no more than 28'0 percent

on the property ano noi moi. than 29.5 percent total including any offsite

improvements r."qrir"o'to'f" constructeO by the Applicall' 
-Tl.'" 

imnewj911

surface agreement t"V prouiOl tor the phaied release of building permits to

ensure ongoing comptlaice with the impervious -surface 
limit' and must be

r""i"*"J 
"itJ 

ipp.uio ov tn" M-NcPPi office of General counsel'

") 
'p;;;'i;-;t"ase'of the ii"i uriioing permit, the Applicant must demonstrate

that the approved prans 
- 
contorti to the impervious surface limit' Any

mod ifi cations wnicn incieJsJir p"rior. surfaces. beyond 28.0 Percent_on tlre

Property, or 29.5 percent total including any offsite improvements will requlre

Planning Board aPProval'

4. Clarksburq SPA Water Quali
The Appl'tcant must comply with
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5. Noise Attenuation
a) Prior to issuance of the first building permit, the Applicant must provide

certification to M-NCPPC Staff from an engineer that specializes in acoustical

treatment that:
i.The|ocationandconstructionmateria|softhenoisemitigation

techniquestoattenuatecurrentand/orproposednoise.|eve|stono
morethan60dBAL6nfortheoutdoorbackyardareaofhomesand
areas of common outdoor activity are adequate'

ii.Thebui|dingshe|landmaterialsusedforresidentia|dwe||ingunitsto
be construited within the projected 60 dBA Ldn noise contour is

designedtoattenuateprojectedexteriornoise|eve|stoaninterior|eve|
not to exceed 45 dBA Lon.

b) Prior to issuance of the first building permit' the Applicant must provide

certification to M-NCPPC Staff that they will construct the noise impacted

unitsinaccordancewiththerecommendationsoftheengineerthat
specializes in acoustical treatments'

c) irior to issuance of the first building permit, the Applicant must provide

acknow|edgem"'.ttovr-ucppcstaffthatifanychangesoccurto-thep|an
whichaffecttneva|idityofthenoiseana|ysisdatedMarchlT'2015'
acoustica|certiflcations,.and/ornoiseattenuationfeatures,anewnoise
inalysis wirr ue- requiied to reflect the revised plans and new noise

attenuation features may be required'

Public Use Space, Facilities, Amenities

6. Common OPen SPace Covenant. ^
The record plat mu"E-t reference the Common Open Space Covenant recorded at

Liber 28045 Folio 578.

7. Recreation Facilities

t="fot"-dtt'f"d Site Plan approval' the Applicant mu.st meet the square

footage.""qui,."-"nt"forall.oftheapp|icab|erecreationale|ementsand
demonstratetoM-NCPPCStaffthateache|ementmeetsM-NCPPC
Recreation Guidelines'

b)Priortotneissuanceofthe2ndbui|dingpermit(thefirstbui|dingpermitbeing
for the sales t"O"i,tit), the Applicant hust subhit to the M-NCPPC office of

Genera|Counse|recordeddocumentsconfirminqthata||ofthepropertyinthe
courts at cr"ri.o*g'i". u"en 

"nn"*"d 
to a-nd is part of the clarksburg

Village Homeowneis"nssociation in order to make all amenities at clarksburg

Village availab; i;;ll residents at the courts at clarksburg. Any subsequent

changes to tn" riomeowners Association documents pertaining to access to

recreational ";;;iti;;;"; 
resiaents of the Courts at Clarksburg must be

"pproueO 
by the Planning Board prior to becoming effective'
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c) The Applicant must provide at a minimum the following recreation facilities:
(1) indoor community space, (1) community garden, (2) natural areas' (7)

picnicisitting areas, (1) pedestrian system.

Transportation & Girculation

8. TransPortation
a)-i'" perpe',dicular vehicular parking spaces being constructed on Street A (2
' ,p".!g, street B (4 spaces), and Street c (4 spaces) must be placed outside

oi tn" iight_of_*"y. rt" spaces must be privately maintained along with the

sidewalk that is oltside oi the righrof-way unless a maintenance agreement

is executed witn ine MCDOT. Sifns must'be posted that.thesespaces are for

visitors and 
"norio 

u" based 
-on the Manual on Uniform Traffic control

Devices (MUTCD).

9. Pedestrian & Bicvcle Circulation - ..

a) The Applicant mffin-t the following paths as shown on the Site Plan:

i. A 5-foot naiO iurface path from Stieet A to the 1'-foot shared use path

being constructed by the Applicant on Ridge Road-(MD 27)' 
.'

ii. A S_foot n"iJ.rrf"C" patn iiom the cul-de-sac on Street C to the 8-foot

shared use path on the south/west side of Snowden Farm Parkway'

iii. A S_foot n"tli"i "rrr"." 
path from the cul-de-sac on street c to Street

B.
iv. A s-foot natural surface path from Street B to the B-foot shared use

Path on Ridge Road (MD 27)'
v. A S-foot naiO surtace path from the perpendicular parking spaces on

StreetBtotnea+ootsharedusepathonRidgeRoad(MD27)..
vi. A S-foot ;il;"i;;;;; path from the cul-de-sac on Street B to Street

D.
b) The Applicant must install public bicycle parking- rac!9. (inverted U or an

equivalent o".ign ;;pt;"d 6v tn" o"i"'tment of Permitting Services "DPS")

to accommodai" d,ii uitv"r" parking spaces at the community center as

indicated on the Site Plan'

DensitY & Housing

10. Moderatelv Priced Dwellinq Units (MPDUS)
ndations 9f ?T"*n":t g,"*:lY

"ffi 
ffi'il;',i"e#"i " iiii-cnf i"- it" r"tt"' dated Ju ne, e'-?,1 

? ^.i11 i"f ?JilH#:l#'iff ;;ili6;Joit'"sit"l!.tlpfl ::ii^TIf-lTf"Tl,[:X
i"Tllil';ii?#ii';i#'"1;'*i"tio"'"'::lr"{,,'::1."-'"^T::;}ll,'.ll''?lS*
;ljl?#,li ;fi"ufi"i;" "nlunon1"nt, 

do not conftict with other conditions of

the Site Plan aPProval.
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a) The development must provide 12.5 percent MPDUs on-site consistent with

the requirements of Chapter 25A and the applicable Master Plan'.

b) Before issuance of any building permit for any residential .unit(s), the MPDU

agreementtobui|dbetweentheApp|icantandDHCAmustbeexecuted.

Site Plan

11.Site Desiqn
a)-TnJeftrior architectural character, proportion, materials, and articulation of

theMPDUsmustbesubstantia||ysimi|artotheexteriorarchitectura|
character,proportion,materials,andarticulationofthemarket-rateunits'

l2.Private Liqhtinq
a) Before issuance of any building permit' the Applicant must provide

certification to M-NCppC'Staff from a qualified professional that.the.lighting

plans conform io the llluminating Engineering society of North America

tf ESf.fe) standards for residential development'

O; itt on-site down-lights must have full cut-off fixtures'

c) Deflectors will oJinitatted on proposed fixtures causing potential glare or

excess illumination'
d)|||uminationteve|.s.mustnotexceedO.5footcand|es(fc)atanypropertyline

abutting county roads and residential properties'

el ihe iigit pote lreight must not exceed 12 feet including the mounting base'

13.Site Plan Suretv and Maintenance Aql:-eq{ng[t

Before issuance ot@plicant must enter into a Site Plan

surety and rtr"int"#ri"JlgreZ;""t with the Planning Board' The Agreement

must include " 
p",il,i"'"nJ"-bond(s) or o_ther form 

-of 
surety as required by

Section 5g-D-3.5(;i; in"-LLontsi;ery County Zoning ordinance' with the

following Provisions:
a)Acostestimateofthematerialsandfaci|ities,which,uponStaffapprova|,wi|l

establish the surety amount'
b) The cost 

""t,."L"rn^r"iinliuoe 
applicable site Plan elements, including, but

not limited to," if""i-r"i"riaL ori-site lighting, recreational facilities, site

furniture, maifOoiJaO .it"i to"tt enclosures, retaining walls, fences, railings'

paths and associated improvements witnin tn" relevant Phase of

deve|opment.ih";,'"tymustbepostedbeforeissuanceofanybui|ding
permit within 

"""n 
t"fltjtt Fn"t" i't development and will be tied to the

develoPment Program'
c) The bond or sure-ty must be tied.to the development program'.and, completion

of all improvemenis 
"ouereo 

by the surety for each phase of development will

be followed uy inipectlon and potential reduction of the surety'
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d) The bond or surety for each blocuphase shall be clearly described within the

Site Plan Surety & Maintenance Agreement including all relevant conditions

and specific CSP sheets depicting the limits of each block/phase'

1 4. Development Proqram
The Appli"art must lonstruct the development in accordance with a development

ptogt"t table that will be reviewed and approved prior to the approval of the

Certified Site Plan.

'l 5.Certified Site Plan
BAre appro"aL;f the Certified Site Plan the following revisions must be made

and/or iniormation provided subject to Staff review and approval:

a) inctuOe the finai forest conservation approval letter, stormwater management

concept approval letter, development program' and Site Plan Resolution (and

other ippiicable resoluiions) on the approval or cover sheet(s)'

ol Frioi iJ'c"rtin"o 
-site plair, the Applicant must address Eplans markups

including minor clarifications and conections to the plan drawings'

.l nJO 
" 

n"ot" stating that "Minor modifications to the limits of disturbance shown

on the site p,"n'iuitnin ihe puutic right-of-way for utility connections may be

done during tne rev-iew of the right-oi-way peimit drawings by the Department

of Permitting Services."
ol rvrooiiv oatit"ut" to renect development standards approved by the Planning

Board.
e)Conso|idate,,amenityp|antingp|ans''and.,amenity|ayoutplans,'inonesetof

Plan drawings.

BE lT FURTHER RESOLVED, that all site development elements as shbwn at

the end of Review cycre'-uo-ias submitted via ePlans to the M-NCPPC, shall be

ilri;,;";;;i "i t6oin"o bv the above conditions of approval; and

BE|TFURTHERRESoLVED,that,havingconsideredtherecommendations
and findings of its staff 

""'p[."nt"J "i 
the hearing and as set forth in the staff Report'

which the Board hereby adopts and incorporates by reference (except as modified

herein),anduponconsiderationoftheentirerecord'thePlanningBoardFINDS'with
the conditions of aPProval, that:

l.TheSitePlanconformstoatlnon.iltustrativeelementsofadevelopmentplanor
diagrammatic ptan, Jni ail binding elements of a schematic development plan'

certified by the neariii Eiaminer inder Section 5g-D-1 '64' or is consisfent with an

approved proiect pt"n'"ro7ii""iiioi"t ietnoa o,f development if required, unless fhe

i5niing board expressty modifies any element of the proiect plan'

TheSiteP|anconformstoa||non-i||ustrativeelementsanda||bindinge|ementsof
the Development pfan-aplplveO witn Zoning Application G-881 by the District
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Council on June 11,2013, with Resolution No. 17-780' The binding elements

specified densities, use, mix of housing types, building heights, impervious cap, and

age restriction. The Development Plan also included a note about landscape

sireening for stormwater management facilities along the western property line.

The site Plan conforms to these binding elements by developing the subject
property with 140 one-family age+estriited detached units; providing 12'5o/o oI the

,nit-.loi 18 units) as MPDUs; limiting building height to 35 feet; and maintaining the

irp"*or. area as further discussed in the conformance with chapter 19 and 22a

iitiaing. below. ln addition, the Site Plan includes evergreen lree9 m'I"g with some

flowering trees as a screen along the western property boundary (as further

discussed in the compatibility Finding below)'

2. The site Plan meets atl of the requirements of the PRC zone in which it is located'

TheSiteP|anmeetsalloftherequirementsoftheP|annedRetirementCommunity
ipici7"n" "nd 

satisfies tiie purbo""-" of the Zone as established by the Zoning

ordinance in effect prioi to odtoo" r 30, 2Q14, when this Application was accepted.

!""iion S9-C-7.41 indicates that the purpose of the Zone is to allow planned

retirement communities]i"""""iiUf" io or providing within" most of the,day-to-day

recreational,medical,r"t"il,"ott"t"ialandsimilarservicesrequiredbythe
residents thereot. fne s'eii"ion atso proviOes that "Consideration must be given to the

.ii"J o"u"ropment (in aciesl and ihe use of lhe site when determining whether

day-to-day services and publit facilities must be provided." consistent with the

District councir nnoings t[iG--Bat, giu"n the size of the Property and its proximitv to

commercial uses and ,.cieationat imenities located off-site, the site Plan satisfies

the purPose ofthe PRC Zone'

Basedonthefollowingdatatable,whichsetsforththedevelopmentstandards
approved by the planning Bo"rd and binding on the Applicant, and based on other

evidence anO testimoni "f 
;;;*d, ine niprication meets all of the applicable

requirements of the PRC Zone'
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Data Table

rocedures of the
Site Plan has been revieweo unc

"ffJ-pil; 
6 o"6ber 30, 2ol a as aliowed bv Section ! :7 '1 :8,-1-of 

the Zonins ordinance'

6t'nooition"l residential parking can be accommodated in some driveways.
(")Cii"i"t*t*itt the Development Plan G-881 approval'
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3. The locations of the buildings and structures, the open spaces, landscaping,

recreation facilities, and pedestrian and vehicular circulation systems are adequate,

safe. and efficient.

a. Buildings and Structures
The loiation of buildings and structures is adequate, safe, and efficient. The Site
plan includes 140 onjfamily detached units located intemally within the site and

fronting on internal public sireets. The units are efficiently located to maximize

Oensiti on the infrastructure provided, and. free up areas of contiguous open

space'mostly on the feriphery of the frooertv, which permits adequate setbacks

and buffering from adjacent communities and roads'

The|ocationoftheC|ubhouse,wherestreetBcurvesafterenteringtheProperty
on Future Snowden iarm Parkway, enables adequate visibility and.emphasizes

it as a tocat point for in" 
"orruiiiy. 

In addition, this location provides.efficient

access from tne inteinaisioewalk system and nature trail system. This location'

approximatety 
"t " 

tniJ-point in the iroperty, will be safe and convenient for all'

Additiona|structuresprovidedinc|udeentrancemonumentsigns,whichare
located outside tn" rigfiili-rly and coordinated with clarksburg Village for style

and materials'

b. OPen SPaces
Thelocationofopenspaceisadequate'safe'andefficient'.TheSitePlan
provides a variety of weli-connected open spaces that accomplish several goals

and requirement" i".irJi"g i""r""tion, reforestation, stormwater management

anO compatUifity. The amenity and open space concept consists. of 3. main areas

connected Uv a trait' alni'sidil"li "y"t"r. 
Area 1 is a natural park with an area of

open lawn, seating 
""0 " 

p"tg"f"" Area 2 is the Clubhouse with a community

garden, 
"no "n 

orioo-oi p"tio i"|. grilling and seating. Area 3 is a passive linear

seating area witn iarin ""nJ .""iing iooks. Thes-e Areas are connected by

sidewaIksandtnematictraiIsthatinc|udespecificpIantingsanddesign.elements'
such as biro ooxesl'io-;tt'*t bufterflies and birds' respectively' Also at key

locations along the trails, the plan provides dog stations'

Another significant open space feature' that also meets reforestation

requirements, is toiate'd along the westem property boundary and has been

designed a. a fin""i Ja* witnine Clubhouse at its northem terminus' This open

space feature in",r1"'"1'iraii"v.t"r iinking Ridoe Road Local Park, across Brink

Road to tne soutn,'il future S''iowO"n Faim Pirkway to the north and the open

space networK and amenities beyond it in Clarksburg Village'
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Other areas of open space, such as along the northern property boundary and at

the corner of Brink and Ridge Roads, in addition to meeting reforestation and

forest conservation requirements, enable buffering from adjacent communities

and roads, which improves compatibility.

c. Landscaping and Lighting
The landsc-ping with an emphasis on native species is adequate, safe, and

efficient. The landscape plan achieves several objectives. lt provides .screening
and buffering within ihe project, as well as between the project and .adjacent
roads and pioperty. The broperty is adequately screened and br.rffered through

the use oi perimeter landicaping along Ridge Road and. Snowden Farm

parkway, as well as the westem prJperty bbundary from the adjacent community

as requiieo in G-gg1. within the project, larger evergreen shrubs and trees

contribute to an adequate visual sepaiation between the passive linear seating

area and adjacent residential units.

The Linear park benefitted from additional landscape design to befter accomPlish

amenityandrecreationgoa|s,whi|emeetingreforestationrequirements.
Measuies inctuoe tocating individual plant species to create maximum visual

Jisplay and ettect, anJ plinting largercaliper trees than customary. several 5-

inch caliper trees are located ai-ong th" edge of the path and the rest of the trees

are 3 /. - 4 inch 
""fip"iln 

.it". inis witinetp establish the. forest sooner, and

keep the smaller vegetation from getting accidentally trampled'

Last|y,the|andscapeprovidescanopycoverageandshadefor.roads,andopen
;t;;e;. lt defines open spaces and amenity areas by creating.,an edge or

boundary, and aOdin; inteiest. For instance,.ihe Natural Park at the corner of

niJge noao ano ruiire snowden Farm parkway has plant material ,efficiently
oeil;eating tne perimeter of the open play area. smaller plant material, .such 

as

herbaceois plants, evergreen and deciduous shrubs, and ornamental trees, In

ionjunction *ith lnonurn""nt signs emphasize the entrances to the development.

The|ightingisadequate,safe,andefficient.Themajorityofthe|ightfixtures
provided 

"r" 
ro""t"i ions the lgry publicstreets within the public right-of-way'

which must comply with MC-DPS and MC-DOT requirements and. can De

adjusted without 
""L"Ji"g 

the site ptan. Lighting outside the public right-otway

is located around the coirmunity center near the parking area and the main

entrance, ano 
"onsisls 

oi pore mounted light fixtures with a maximum pole height

of 12 feet. The lighiing provided will creat! enough visibility to..provide safety but

notsomuchastocau-seg|areontheadjacentroadsorproperties'

d. Recreation Facilities
The recreation tucinlies provided are adequate, safe, and efficient. As an age 55

and otder 
"on1n1uniiv-t-"Jnri.Gni 

*itn tne pRc zone and binding elements of G-



MCPB No. 15-97
Site Plan No. 820150030
The Courts at Clarksburg
Page 12

881 ), the Site Plan emphasizes recreation facilities for the older age groups. lt
provides a clubhouse with indoor community space that will serve the future

residents and envisioned to accommodate HoA meetings, classes and

gatherings. outside the clubhouse, the site Plan has a patio for grilling and

[icnicking, and a community garden. The Site Plan provides natural areas with a

irail systJm, and seating at key locations. Certain trail connectors were designed

w1h i theme (i.e. greeriway triil, butterfly garden trail, bird trail) in which specific

fbnt material' and'featurei (i.e. flowers to attract butterflies, bird boxes) were

used to enrich the recreational experience of the users. Boulders placed on

slopes were intended for more iniormal recreational opportunities that could

appeal to the younger age groups as well'

TheSiteP|anrequestscreditforoff-sitefacilities|ocatedinRidgeRoad
Recreationa|Parkimmediate|ytothesouthofthePropertyacrossfromBrink
Road. Facilities at tnis Pari< range from multi-age playground, volleyball'

multipurpose court, tennis, soccer fields, softball, to open play areas amongst

others. These ott-siG facitities supplement those provided on-site bY. offering

recreation opportunities for the younger age groups' The Site Plan meets all the

recreation requirements througir on-lite ind offsite facilities, which satisfy the

1992 M-NCppC necreation G-uidelines. The facilities adequately and efficiently

meet the |"""r""tion i"luiiements of this development, while providing safe and

accessible opportunities for recreation for the various age groups'

Additiona||y,andasconditioned,theApp|icantwi||submitrecordeddocuments
.onti-ing'in"t arr ot ine property in the courts at clarksburg has been annexed

to and ii part or tne ctirriurrg vitt"ge Homeowners Association in order to

make all amenities at ct"*rorr! Village, including the two. clarksburg Village

fooi facilities and community clubhouses, available to all residents at the Courts

It Clarksburg. fnis was i sirong consideration for the District Council in finding

that the application met the purpose of the PRC Zone'

e. Vehicular and Pedestrian Circulation
The pedestrian and vehicular circulation systems are adequate' safe' and

efficient. Access O tn" r+o one-family detaihed units is provided via two full

movement .,t" """"t. 
points, one abhg Brink Road (a County road.) and one

along the tuture extension of 5nowden Farm Parkrrvay (a County roa.d)' An over

|engthcu|-de-sac,p,ori"StreetA,provides-accessto2gunitsonthenorthern
portion of the Propeii irom sno*iitn Farm Parkway' The southern portion with

the remaining rrr uniis can be accessed from either snowden Farm Parkway via

Public StreeiB orfrom Brink Road via Public Street D'

Pedestriancircu|ationwithinthePropertyisaccommodatedviasidewa|kson
both sides ot att puUiic itreets except'on ihe cul-de-sac bulbs. A well-connected

trail system tinxs th; iioewalk system to the amenity areas and the shared use
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paths on the perimeter of the Property. on Ridge Road, the new 1o-foo^t shared

use path will continue the soon-to-be-built path along this frontage. on Brink

Road, the new 8-foot shared use path along the Property's frontage will provide a

safer condition for bicyclists than on-road bicycle lanes'

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

existing and proposed adiacent development.

Each structure and use is compatible with other uses and other site plans and with

existingandproposedadjacentdeve|opment.Severa|measuresimprovethe
compalibility between this d'evelopment and_the. surrounding existing development'

First, the dwe||ing type se|ected is a|| one-fami|y detached units even though the

Opn attoweC a mj* bt detached and attached units. This dwelling type is consistent

withthedwe||ingtypeinthesurroundingcommunities,whichisa|Somain|yone-
i".lty O"tu.n"O.-S6ionO, the building heignt is capped at 35 fe-et for all.units,and the

Clubhouse, which is tower than the miximum height of 50 feet allowed in the

,Ojacent R'E-2 zone to the west. Third, the building setbacks sh-own on the plans are

g["i", ir,"n tne minimums required, which sets the new units farther away from the

itop"tty lines and cons"qu"ntiy decreases impacts on adjoining properties' Fourth'

thenewunitswi||haveareducedpresenceand|imitedvisibi|ityonRidgeRoad
becausetheroadisgenera||y5tol0feethigherthantheSubjectProperty.Fifth'the
o"'"r"p'""tisade_quate|y.screened.from_.surroundingroads.andpropertiesby
;;;;-il;t naturat teituies and supptementing existing vegetation with new plant

material. Lastly, noise |arriers are irovided alo-ng the lot property lines and.the site

property line ringing uetwe"n 6 to i0 feet in height to reduce the yard noise levels to

meet the exterior noi." grid"fin"s, which improvls compatibility with the surrounding

roaos.

S.TheSitePlanmeetsatlapplicablerequirementsofChapter22Aregardingforest
conservation, chapter 1d 

'regarding water resource protection, and any other

apPlicable law.

A. Forest Conservation

TheBoardfindsthatasconditioned,thesitePlanmeetsa||app|icable
iequirements of the Forest conservation Law. A Preliminary Forest conservation

plan G-881 *"" 
"pp.u"J 

on January 16, 2013. As required by section 22A-4 of

the Montgom"w C"".tV- C"Je, ihe Application includes a Final Forest

Conservation Plan (FCP).

FutureA-305/M83(SnowdenFarmParkway)wi||bifurcatetheProperty'Aseparate
Forest Conservation ptan ior this master fhnned road was approved by-Planning

Board Resolution dated June 2s, 2011 and amended on September 4 ' 2012' as parl

of a Mandatory n"t"J"i trr,rnztitoat+) ano includes some disturbance, including
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forest clearing on the Subject Property- The net tract area and existing forest

calculations included in the FCP reflect the revised calculations after deducting the
property and forest area included in MR2010814.

The FCP retains the existing 0.21 acres of forest in its entirety and has an

afforestation planting requiremlnt of 7.01 acres that will be met on-site' All of the

retained and planteJ forest and the environmental buffer area will be protected in a

Category | Conservation Easement. lmpacts to trees subject to Section 22A-12(b)(3)

oi ini fr,fontgomery County Code weie approved as part of the Planning Board

approval of the Preliminary Forest Conservation Plan'

The 7.01 acres of afforestation is required under Section 22A-12(d) of the

Montgomery CountY Code:

..(1)Asitewith|essthan20percentofthenettractareainforestcovermustbe

afforested in accordance wiih tne required afforestation percentages shown on

the table in subsection (a) of this Section'"

Theafforestationrequ|rementunder22A-12(a)forp|annedunitd-ev-e|opmentareas
is15%,andbase(|onanettractareaforforestconservationof4S.l2acres,the
afforestation requirement is 7 .22 acres'

As a planned unit development, this Application is subject to Section 22A-12(l)(2)(c)

of the Montgomery CountY Code:

..onasitecoveredbythissubsection,ifexistinoforestis|essthantheminimum

required retention, ait Lxisting forest must be rltained and on-site afforestation

up to the minimum sianoaro irust be provided. lf existing forest is less than the

abpticante afforestation threshold in subsection (a), the afforestation threshold

is the minimum on-site forest requirement"'

Asnotedabove,theApp|icationproposestoretaina||oftheexistingforest(0.21
acres) and provide the required afforestation (7 01 acres) on-site'

B.

The Board finds that as conditioned, the site Plan meets all applicable reqlirements

;'-M;;G;;ty Countv cooe, Chapter 19, Article V - Water Qualitv Review in

sp".i"i irot""tion Areas. ihe subject propgrty is located within the clarksburg

$;;i;i pi"t""ti"" nrea (Spn) anJ is required to obtain approval of a water qualitv

ilil;;;;;;ction rs_oz ot ine lraontgdmery county code. A Preliminary water

euality plan (G_881 ) *"" "pp.ulO 
Oy Ftannirig eoard Resolution dated January 16'

t0d1;;g' the ieview !i tn" re-zoning of the Propertv' which included a

Development Plan.
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As part of the requirements of the sPA law, a water Quality Plan must be reviewed

in conjunction with a preliminary plan and site plan. The Final water Quality Plan

was submitted as part of the site Plan. Under section 19-65 of the Montgomery

county code, the Montgomery county Department of Permitting Services(MCDPS)

and the Planning Board hav'e different responsibilities in the review of a water

Quaf ity Plan. By letter dated April 17,2015 and reconfirmation letter dated June 30'

2015, MCDpS iras conditionaliy approved the elements of the Water Quality Plan

undei its purview which include site performan!! goals, stormwater management,

sediment and erosion control, and monitoring of Best Management Practices. The
planning Board's responsibiiity is to determine if SPA forest conservation and

plantind requirements, environmental buffer protection, and limits on impervious

surfaces have been satisfied.

1) Priority Forest Conservation Areas

As part of the FCP approval, the Planning Board determined that the

nppii""iion iomplies *iin tne SPA forest conservation and planting

r"qrii"t".t". P'er SPA requirements -outlined .in the Environmental

o,lia"iin"., areas of the environmental buffer currently lacking forest will be

r"i"i"it"O and all of the forest plantings will be subject to a fiv.e year

nl"ini"n"n"" program to better ensure forest survival. The forest plantings

in"i 
"i" 

fo""tid 6utside the limits of disturbance must occur within the first

ffitid season fottowing approval of the Certified.,Site Plan and plantings

[,itf,in 
-"r"". of future disturbance must occur in the first planting season

tofio*ing the stabilization of the applicable disturbed area. The retained and

or"ni"J"t"r".t on-site will be proiected through a Category | Conservation

Easement.

2) SPA Environmental Buffer Protection

BasedontheanalysisprovidedintheStaffReport'thePlanningBoard
O"tltmineO that impacts caused by the disturbance to the environmental

orir"i t- tn" creation of a five foot wide natural surface trail were minimized

io ine extent practicable. In order to avoid unnecessary impacts, t9 eli:tiJtp

u"g"i"tion, the exact location of the trail will be determined in the field with M-

flCpFC Siaff, no grading will be permitted, and no mechanized equipment

will be used. A Category | conservation easement will provide long term

protection to the environmental buffer and forest'

3) lmpervious Surfaces

TheC|arksburgsPAdoesnothaveaspecificnumerica||imitonimpervious
.rrf"i".: how6ver, a main goal for development in all SPAs is to reduce or
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. minimize the amount of impervious surfaces. In this case, the Development

Plan (G-881) approval forthe project included a binding element that limited

impervious surfaces to 28% based on a net acreage of 49.4 acres. The

Preliminary water Quality Plan approved by the Planning Board at the time of

the Development Plan application included a condition of approval that limited

impervious surfaces to 26% over 49.4 acres, with the understanding that this

condition may need to be reevaluated at the time of site Plan and Final water
Quality Plan review due to additional requirements that may be deemed

esseniial for the Site Plan. The Planning Board was satisfied that impervious

surface levels have been minimized to the extent possible. As conditioned,

theP|anningBoardrevisedtheimpervioussurface|imittonomorethan2S'0
percent on the Subject Property and not more than 29'5 percent total

incluctinganyoffsiteimprovementsrequiredtobeconstructedbythe
Applicait. The following discussion ouflines the history of the previous

reviews and the rationale for approving this revision'

Development Plan

TheDevelopmentP|anapprova|fortheprojectinc|udedthefo||owingbinding
element:

..|mperviousAreatobeupto2S%basedonanetacreageof49.4acres.''

At the time of review of the Development Plan, the net acreage of 49'4.acres

was derived based on tne informaiion available at the time which deducted

;G;;;; of proposed right-of-way dedication from the 54'35 acre total tract

area. The updated area of right-oi-way dedication of 5.78 acres results in a

LviseO net acreage of +A.sq acres. Since the development has been revised

in both tract arei because of changes in required dedication, and on-site

it.|1o"rvio", surfaces, the Applicant ias demonstrated compliance with the

binding element of the Development Plan in two ways:

1 . on-site impervious surfaces of 13'59 acres over a net acreage of 48 '54

acres = 28o/o.

2. on-site impervious surfaces of 13'59 acres over a net

acres (tract area from binding element) = 27 '5o/o'

acreage of 49.4

Theca|cu|ationsprovidedaboveareconsistentwiththeca|cu|ationsfromthe
Development Plan because they include only on-site impervious surfaces'
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Preliminarv Water Qualitv Plan

The sPA Preliminary water Quality Plan approval for the project included the

following condition:

,,The impervious surfaces on the Subject Propefi are limited to no. more than

26 oercent of 49.4 acres of land with the sPA as shown on the lmpervious

Su*ace Plan portion of the Preliminary Water Quality Plan'"

The staff report to the Planning Board for the Preliminary water Quality Plan

included a discussion on impirvious area noted that the 28% impervious

surface|imit(over49.4acres)requiredintheDeve|opmentP|an.binding
e|ementwasusedtoa||owftexibi|ityforfutureadjustmentsthatmightbecome
necessaryduetospecificdesignrequirementsorothercountyregu|alionsat
the Site ptan review stage. lf ihe impervious surface level exceeds lhe 260/o

limit (over 4g.4 acresi imposed by the Preliminary water Quality Plan

apprwar, the planning boarb would be obligated to re-evaluate the condition

at time of Site pfan anid Final Water Quality Plan review. The binding element

oftheDeve|opmentPlanwou|dnotberequiredtochangeun|essthep|an
proposes to exceed the 28% impervious surface level'

Final Water Qualitv Plan

The Environmental Guidelines provide direction for calculating impervious

.rrf"."., which includes offsite areas required to be built by the Applicant'

in" irp'"rio"s surface calculations at the time of the preliminary water

Quality Fhn approval did not include any required offsite areas'

The lmpervious Surface Exhibit provided with the..Final Water Quality Plan

orooosest+.o2acresofimpervioussurfacesovertheupdatednettractarea'
i,iiiii"-ri"tr.,t" "i""i, "iso.6 

acres resutting in 28-9 percent. As anticipated

in tn" siatf report for the Preliminary Water Quality Plan discussed above'

specific measures were required during the .Site 
Plan review that resulted in

"n 
in"r""." in impervious surfaces. ThLse design features include sidewalks

on both sides of ihe majority of the roads rather than just one side' on-street

;;rdb, ano-trair connections. Additionally, the community center' parking

[i, i"a'owarrs, and porches for the houses were not included in the original

."i"uf"iion.. 
'ln 

conformance with the Environmental Guidelines, the offsite

i'p.u"'"nt.thattheApp|icantisresponsib|efor(sidewalksinRidgeRoad

"ni 
-grinf 

Road ROW, sireet paving in Brink Road, and street paving in

Snowden Farm Parkway to provide iurn lanes to access the Property) are

i""frO"Ointheseupdatedcalculations'Theresultisanimperviousnessof
iA"/" 

-on-sit" 
and 28.go/o overall, including required offsite improvements

(summarized in the table below).
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Tract Area (acres)
Net
Offsite
Total

48.54
2.06
50.60

-lmpervious 
Surfaces

(acres)
Onsite
Offsite
Total

13.59
1.03
14.62

o/o lmpervious Area
Onsite
Total

28%
28.9o/o

During the Planning Board hearing, the Board approved a revised condition based

on p"otentiaf additl'ronal offsite iiiprovements required of the Applicant' As

.".iit,"ii"O, tn" ptanning eo;rd ipp,.oued that the. impervious surface limit.of 26%

;;;; by the Prelimin"rv waidi Quality Plan be revised to no more than 28

o"i""nrfoitn" Subject Property and not more than 29.5 percent total including any

6tf.it" itprou"ment's required to be constructed by the Applicant'

C. Noise Analvsis

A Traffic Noise lmpact and Barrier Analysis was prepared for the subject Property

OL" io it, loiation'afong RiJg" Road, Brtnk Road, and the future Snowden Farm

Parkway, and the ,".rrt. *"iE ptovided in a report dated March 1 7' 201 5' A noise

ir"Vlt'i" 
""i"ssary 

to O"ter,iine the projec6d interior and exterior noise levels

;,il;"! mitigation'to|" ,"siO"nti"l uniis and outdoor recreational areas. The
't\il;iffi"ry 6rnty "star euioetines for the consideration of rransportation Noise

iil;;ts i; L";d uie Plannin-g and Develo.pment"^stipulate a 60 dBA Ldn maximum

noise level for outdoor recreation areas and 45 dBA Lon for indoor areas'

The results of the analysis for this Property indicate that future unmitigated traffic

noise levels above 60 dBA Ldn will impact several residential lots including Lots A 1-

29,B 1-48 and 54-57, 
"nJ-C 

f and 15-25' The Planning Board approved noise

barriers along the tot ptop"rty lines and the. site. property line ranging between 6 to

;0 i;"t ln rieight to reduce the yard noise levels to meet the exterior noise

grioJin"". The" Applicant has worked with polysonics to determine locations for

6"rii"o along the 
'roadways, 

wnich vary betw_een locations along the property lines

of the lots and along tn" rirlp"rtv rin" of the property to achieve the recommended

60 dBA Lon in all yaros. ihe 'barriers will be constructed with materials with a

transmission loss of 20 dB or higher'



MCPB No. 15-97
Site Plan No. 820150030
The Courts at Clarksburg
Page 19

The analysis also determined that the highest building faqade noise level will be 71 .8
dBA L6n and that several residences will require extensive enhanced building
materials such as modified windows, doors, and wall construction to meet the
interior noise guidelines. These affected residences are located on Lots A: 1-3, '1 1-
20,29, and B: 1, 3, 19-26,28-47. A Building Shell Analysis and review of
architectural floor plans for residential buildings will be performed to ensure the
guideline recommendations for interior areas are achieved.

BE lT FURTHER RESOLVED, that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE lT FURTHER RESOLVED, that this Site Plan shall remain valid as provided
in Montgomery County Code S 59-D-3.8; and

BE lT FURTHER RESOLVED, that this Resolution constitutes the written opinion
of the Board in this matter, and the date of this Resolution is rfp I r il15
(whichisthedatethatthisReso|utionismai|edtoa||partiesofrecoiEranF

BE lT FURTHER RESOLVED, that any pafty authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Fani-Gonz6lez, seconded by
Commissioner Presley, with Chair Anderson and Commissioners Presley and Fani-
GonzAlez voting in favor, and Vice Chair Wells-Harley and Commissioner Dreyfuss
absent, at its regular meeting held on Thursday, September 3, 2015, in Silver Spring,
Maryland.

County Planning Board


