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

MCPB 
Item No.: 10
Date: 4/5/18 

Cashell Estates: Preliminary Plan No. 120160210 (“Design for Life”) 

Jonathan Casey, Senior Planner, Area 3  Jonathan.Casey@montgomeryplanning.org, (301) 495-2162 

Sandra Pereira, Supervisor, Area 3 Sandra.Pereira@montgomeryplanning.org,  (301) 495-2186 

Richard Weaver, Chief, Area 3 Richard.Weaver@montgomeryplanning.org, (301) 495-4544 

Request for 19 lots for 19 Townhouse Living Units 
which incorporate the Design for Life standards; 
located at 7009 Garrett Road in Derwood, 
approximately 2,300 feet south of the intersection of 
Redland Road and Muncaster Mill Road; identified as 
Part of Lot 5 on Tax Map GT-341; 2.0 acres; RE-1 
Zone; 2004 Upper Rock Creek Area Master Plan. 

Application Acceptance date: 2/10/2017 
Applicant: Garrett Gateway Partners, LLC 
Review Basis: Chapter 50, Chapter 59 (Design for 
Life)  

Staff Recommendation: Approval with Conditions 

▪ On December 2, 2016, the Hearing Examiner approved Conditional Use Application No. CU2016-11
for the proposed 19 Townhouse Living Units which incorporate the Design for Life criteria (Sec.50-
3.3.1.D.b).

▪ On October 6, 2016, the Planning Board approved the associated Preliminary Forest Conservation
Plan No. CU2016-11.

▪ The Application was accepted as complete prior to February 13, 2017 and is therefore being
reviewed under the old subdivision regulations.

▪ A Final Forest Conservation Plan (“FFCP”) No. 120160210 associated with this application has been
reviewed and recommended for approval with conditions.

▪ The Application is consistent with the recommendations of the 2004 Upper Rock Creek Master Plan.
▪ The Application is being reviewed for compliance with the development standards for Townhouse

Medium Density (TMD) Zone Optional Method of Development as specified in the use standards.
▪ The proposed lots meet the standards of development for a Townhouse Living Conditional Use in

the RE-1 Zone.
▪ Staff has not received any citizen correspondence on the Application.

Description 
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SECTION 1 – RECOMMENTATION AND CONDITIONS 

Preliminary Plan No. 120160210: Staff recommends approval of the Preliminary Plan and associated Final 

Forest Conservation Plan No. 120160210, subject to the following conditions: 

1. This Preliminary Plan is limited to 19 lots for 19 Townhouse Living Units. 
 

2. The Applicant must comply with conditions of approval of in the Hearing Examiner’s Report and 
Decision dated December 2nd, 2016 for Conditional Use No. 2016-11.  

 
3. Prior to record plat approval, amended plans for Conditional Use No. CU2016-11 that are consistent 

with the approved Preliminary Plan must be submitted to the Hearing Examiner. 
 
Forest Conservation 
4. The Applicant must comply with the conditions of approval for the Final Forest Conservation Plan No. 

120160210, approved as part of this Preliminary Plan, including: 
 

a. Prior to the start of any demolition, clearing, grading or construction on the Subject Property, 
the Applicant must record an M-NCPPC approved Certificate of Compliance in an M-NCPPC 
approved off-site forest bank to satisfy the afforestation requirement for a total of 0.42 acres 
(18,295 sq. ft.) of mitigation credit. 

b. At the direction of the M-NCPPC Forest Conservation Inspector, mitigation must be provided 
for the removal of three variance trees. Mitigation must be provided in the form of planting 
eleven (11) native canopy trees with a minimum planting stock size of three caliper inches. 
The trees must be planted outside of any rights-of-way, or utility easements, including 
stormwater management easements. The trees must be planted within one year or two 
growing seasons after the development project is complete.  The planting locations of these 
trees and any substitution of species from what is shown on the approved FFCP are subject 
to the approval of the M-NCPPC Forest Conservation Inspector. 

c. The Applicant must comply with all tree protection and tree save measures shown on the 
approved FFCP. Tree save measures not specified on the FFCP may be required by the M-
NCPPC Forest Conservation Inspector. 

d. The Applicant must have all required site inspections performed by M-NCPPC staff per Section 
22A.00.01.10 of the Forest Conservation Regulation. 

e. The limits of disturbance (LOD) on the Final Sediment and Erosion Control Plan must be 
consistent with the LOD shown on the approved FFCP. 

 
5. The Planning Board accepts the recommendations of the Montgomery County Department of 

Permitting Services (“MCDPS”) - Water Resources Section in its Stormwater Management Plan letter 
dated March 2, 2018, 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 MCDPS – Water Resources Section, provided the amendments do not conflict with 
other conditions of the Preliminary Plan approval. 
 

6. The Planning Board accepts the recommendations of the Montgomery County Department of 
Transportation (“MCDOT”) in its letter dated March 8, 2018, with the exception of Condition #3 
Redland Road – Comment #2 and hereby incorporates them as conditions of the Preliminary Plan 
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approval. The Applicant must comply with each of the recommendations as set forth in the letter, 
which may be amended by MCDOT, provided the amendments do not conflict with other conditions 
of the Preliminary Plan approval.  

 
7. Prior to issuance of access permits, the Applicant must satisfy the provisions for access and 

improvements as required by MCDOT.  
 

8. The Planning Board accepts the recommendations of the MCDPS - Fire Department Access and Water 
Supply Section in its letter dated March 1, 2018, and hereby incorporates them as conditions of 
approval.  The Applicant must comply with each of the recommendations as set forth in the letter, 
which MCDPS may amend if the amendments do not conflict with other conditions of Preliminary Plan 
approval. 
 

9. The Applicant must obtain a Park Construction Permit from the Montgomery County Department of 
Parks prior to any construction on Parkland related to this Application. 
 

Road Dedication & Improvements 
10. The Applicant must dedicate and show on the record plat(s) the following dedications: 

a. Thirty-five feet from the existing road centerline along the Subject Property frontage for 
Redland Road as shown on the Preliminary Plan. 

b. Forty-four feet from the opposite right-of-way line along the Subject Property frontage 
for Garrett Road as shown on the Preliminary Plan. 
 

11. The Applicant must construct all road improvements within the rights-of-way shown on the approved 
Preliminary Plan to the full width mandated by the master plan and/or to the design standards 
imposed by all applicable road codes.  Only those roads (or portions thereof) expressly designated on 
the Preliminary Plan, “To Be Constructed By _______” are excluded from this condition. 
 

12. Prior to recordation of the plat(s) the Applicant must satisfy MCDPS requirements to ensure the 
construction of a five-foot wide sidewalk along the property frontage on Redland Road and Garrett 
Road. 
 

Private Roads 
13. The Applicant must provide Private Road, Street “A”, including any sidewalks, bikeways, storm 

drainage facilities, street trees, street lights, private utility systems and other necessary improvements 
as required by either the Conditional Use Plan within the delineated private road area (collectively, 
the “Private Road”), subject to the following conditions: 
 

a. The record plat must clearly delineate the Private Road Parcel and include a metes and 
bounds description of the boundaries of the Private Road. 
 

b. The Private Road must be subjected by reference on the plat to the Declaration of Restrictive 
Covenant for Private Roads recorded among the Land Records of Montgomery County, 
Maryland in Book 54062 at Page 338, and the terms and conditions as required by the 
Montgomery County Code with regard to private roads set forth at § 50-4.3.E et seq. 
 



 

4 

 

c. Prior to issuance of building permit, the Applicant must deliver to the Planning Department, 
with a copy to MCDPS, certification by a professional engineer licensed in the State of 
Maryland that the Private Road has been designed and the applicable building permits will 
provide for construction in accordance with the paving detail and cross-section specifications 
required by the Montgomery County Road Code, as may be modified on this Preliminary Plan, 
and that the road has been designed for safe use including horizontal and vertical alignments 
for the intended target speed, adequate typical section(s) for vehicles/pedestrians/bicyclists, 
ADA compliance, drainage facilities, sight distances, points of access and parking, and all 
necessary requirements for emergency access, egress, and apparatus as required by the 
Montgomery County Fire Marshal. 
 

14. Prior to the release of the tenth (10th) building permit, the Applicant must: 
a. Record the access easement on Parcel 313, as stated in the SHA letter dated May 31, 

2017. 
b. Permit and bond the portion of the private street from Garrett Road to the Subject 

Property within the SHA access easement on Parcel 313. 
 

15. Prior to release of the seventeenth (17th) building permit, the Applicant must construct the portion of 
the private street section on Parcel 313. 

 
Surety 
16. Prior to issuance of any building permit and sediment control permit, the Applicant must enter into 

a Surety and Maintenance Agreement with the Planning Board in a form approved by the M-NCPPC 
Office of General Counsel that outlines the responsibilities of the Applicant. The Agreement must 
include a performance bond(s) or other form of surety, with the following provisions  

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

b. The cost estimate must include list any/all aspects required for construction of a site element 
by the Planning Board on the preliminary plan such as a private road, sidewalks or other 
circulation, and any off-site improvements not bonded by other county agencies  

c. Completion of all improvements covered by the surety will be followed by inspection and 
potential reduction of the surety. 

d. The bond or surety for each item shall be clearly described within the Surety & Maintenance 
Agreement including all relevant conditions. 

 

Record Plats 
17. The record plat must show necessary easements. 
 
18. The record plat must reflect a common use and access covenant for the benefit of the public over all 

trails, sidewalks and paths not included in a public right-of-way or private street parcel.  The easement 
must be created in a form approved by the M-NCPPC Office of the General Counsel and recorded in 
the Montgomery County Land Records. 

 
19. The record plat must reflect all areas under Homeowners Association ownership and specifically 

identify stormwater management parcels.  
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20. The record plat must reference the Common Open Space Covenant recorded at Liber 28045 Folio 578 
(“Covenant”).  The Applicant must provide verification to Staff prior to release of the final building 
permit that the Applicant’s recorded HOA Documents incorporate the Covenant by reference. 

 

21. 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 issuance of building 
permit(s).  Please refer to the zoning data table for development standards such as 
setbacks, building restriction lines, building height, and lot coverage for each lot.  Other 
limitations for site development may also be included in the conditions of the Planning 
Board’s approval.” 

 
APF 
22. The Adequate Public Facility (“APF”) review for the Preliminary Plan will remain valid for sixty-

one (61) months from the date of mailing of the Planning Board Resolution. 
 
 
 

SECTION 2 – PROPERTY LOCATION AND DESCRIPTION 
 
The subject property is identified as Part of Lot 5 on Tax Map GT 341, and is located at 7009 Garrett Road, 
at the intersection of Garrett Road and Redland Road, approximately 2,300 feet south of the intersection 
of Redland Road and Muncaster Mill Road (“Subject Property” or “Property”) in the 2004 Upper Rock 
Creek Master Plan area (“Master Plan”). The Subject Property is located north of the Intercounty 
Connector (ICC/MD 200), in the northeast quadrant of the intersection of Redland Road and Garrett Road 
and is zoned RE-1. The Property is 2.00 acres in size and has approximately 340 feet of frontage on Redland 
Road and 240 feet of frontage on Garrett Road. 
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Figure 1- Vicinity Map  

 
The northern half of the Property is improved with a single-family detached house which is accessible 
from Garrett Road via a gravel driveway that parallels Redland Road. The remainder of the Property is 
kept in open grass field with some large individual trees present. There is a 6.7 percent slope from the 
northern Property line (480 ft.) to the southern Property line (458 ft.). There are no steep slopes, highly 
erodible soils, or 100-year floodplains on the Property. The Property does contain three specimen trees 
(≥ 30 inches Diameter at Breast Height (DBH) that requires a tree variance to impact or remove. The 
variance was approved by the Planning Board as part of the Preliminary Forest Conservation Plan as part 
of the Conditional use review. 
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Figure 2 – Aerial View of the Subject Property  
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Figure 3 – Zoning 

 
The surrounding area is predominantly comprised of one-family detached residential dwellings located in 
subdivisions on either side of Redland Road. Immediately to the north and east of the Subject Property is 
approximately 7.4 acres of land owned by the SHA that is reserved for the potential future extension of 
Mid-County Highway east to intersect with the Inter-County Connector.  Immediately north of there are 
one-family detached dwelling units.  The neighboring properties to the north and west are zoned R-200 
and the properties to the east and south are zoned RE-1. Confronting the Property on Redland Road is the 
Redland Local Park.  There are three single-family detached homes south of the Property, on the opposite 
side of Garrett Road.  
 

SECTION 3 – PROPOSAL 
 
Proposal 
 
Preliminary Plan Application No. 120160210, Cashell Estates (“Application” or “Preliminary Plan”) 
proposes to create 19 lots for 19 Townhouse Living Units. The Property was found to be suitable for up to 
19 townhouses consistent with approved Conditional Use No. CU2016-11 (Attachment A). The Applicant 
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is dedicating at total of 11,063 square feet (0.25397) of right-of-way along the Property’s frontage on 
Redland Road and Garrett Road (Figure 3).   
 
The existing house will be demolished and the driveway to Garrett Road will be eliminated. The 
Application includes five sticks of three townhouses and one stick of four townhouses.  Two sticks will 
face Redland Road, two will face Garrett Road and the remaining two sticks will be interior and parallel 
the eastern Property line.  Two new access points will be established, one on Redland Road, approximately 
320 feet north of Garrett Road and one on Garrett Road through the SHA property (via an ingress/egress 
easement). The two access points will connect via a new 20-foot-wide private road. The Applicant is 
constructing a new five-foot-wide concrete sidewalk along the entire Property frontage on Garrett Road 
and Redland Road. An internal sidewalk system will also be constructed. The proposed sidewalk network 
will connect the townhomes, open space and connect residents to Redland Local Park via an ADA 
compliant ramp and crosswalk. 
 
The existing residence is served by public water and a septic system. The Applicant plans to abandon the 
existing septic system, upgrade the existing water service and connect to an existing 8” sewer line located 
on the west side of Redland Road, approximately 500 feet south of the Subject Property. The Subject 
Property is in sewer category S-3 and water category W-3 which is consistent with the Applicant’s proposal 
to utilize public water and sewer. 
 
Stormwater management goals are being met via two landscape infiltration facilities, one bioretention 
facility, and partial use of permeable pavement on-site. The stormwater management design requires 
discharge of stormwater through the adjacent Redland Local Park (M-NCPPC Property) to reach an existing 
drainpipe. As part of the Preliminary Plan, the Applicant has actively worked with Park’s staff to coordinate 
the improvements. Two bio-swales on Park’s property, providing additional stormwater storage and 
improved treatment of existing runoff. To compensate for the impacts to the Parks property, the Applicant 
will also be making additional improvements to the Parkland as outlined their letter, dated March 8, 2018 
(Attachment B). 
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Figure 4 – Preliminary Plan  
 
BACKGROUND 
 
Design for Life 
 
Cashell Estates CU2016-11 was the first application requesting to develop Townhouse Living Units as a 
conditional use under the Design for Life program.  Townhouse Living was added to the Montgomery 
County Zoning Ordinance (Ch.59) as a conditional use in the RE-1 zone through the adoption of ZTA 15-
02.  Introduction of the townhouse living conditional use was one of the ways the Montgomery County 
Council sought to implement the objectives of the “Design for Life Montgomery” legislation. The intent of 
the Design for Life program is to increase the number and variety of dwelling units in Montgomery County 
that are integrated into existing communities and fully accessible to all, including those with mobility or 
physical disability.  
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The tax credit portion of the Design for Life program is intended to incentivize the renovation of existing 
structures with accessible features. The second way to increase the accessible housing stock is through 
new construction. As part of the Design for Life program new construction of accessible units was 
incentivized by the adoption of ZTA 15-02 which allows for an increase in the number of dwelling units 
per acre on the qualifying properties over the base zoning density if the Application meets the conditional 
use standards in Section 3.3.1.D.  
 
 
COMPLIANCE WITH PREVIOUS APPROVALS 
 
The Montgomery County Hearing Examiner granted approval of Conditional Use CU2016-11, with 
conditions, pursuant to Section 59-3.1.D.2.(B) of the Zoning Ordinance, to construct up to 19 Townhouse 
Living Units (“Conditional Use”) (Attachment C). Landscape and Lighting plans were approved as part of 
the Conditional Use application. To address Staff and MCDOT comments, minor changes to the approved 
Conditional Use were necessary. The modifications include adding a second access point, from Garrett 
Road, relocation of two guest parking spaces and limited changes to the landscaping plan. 
 
 

 
 

Figure 5 – Approved Conditional Use Plan 
 
The Application remains substantially unchanged from what was approved by the Hearing Examiner. As 
conditioned, the Preliminary Plan will comply with the conditions of the Conditional Use approval. Prior 
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to recordation of the plat, the Applicant is required to file an amendment with the Hearing Examiner 
which reflects the changes mentioned above.  
 

 

SECTION 4 - ANALYSIS AND FINDINGS 
 
A. Conformance to the Master Plan 
 
The Hearing Examiner found that Conditional Use CU2016-11 substantially conformed with the 2004 
Upper Rock Creek Area Master Plan. The proposed Preliminary Plan does not include any substantial 
changes to the lot configuration and statement of operations that were included in the record of the 
Conditional Use application. However, the layout has been modified slightly with the addition of a second 
access point, as discussed below. While not reviewed as part of CU2016-11, the secondary entrance does 
not conflict with the Hearing Examiner’s finding that CU2016-11 conforms to the Master Plan. Therefore, 
this Application is also in substantial conformance with the Master Plan.  
 
As discussed at the time of the Conditional Use review, the Master Plan does not make specific 
recommendations for the Subject Property, but as noted below, makes general land use and zoning 
recommendations for the area in which the Property is located. 

The Master Plan focused on preserving environmental resources in the sensitive Upper Rock Creek 
watershed, maintaining the fabric of existing communities and enabling environmentally sensitive new 
development. To achieve a balance among these objectives, the Master Plan recommended low-density 
cluster development in the area north of Muncaster Mill Road, allowing public sewer service to large 
developing properties and creating a Special Protection Area to help preserve natural resources. An 
environmental overlay zone, with an eight percent limit on impervious surfaces, helped to implement 
these recommendations. The Upper Rock Creek Master Plan did not include in the Special Protection Area 
the portion of the watershed south of Muncaster Mill Road, which is largely developed and includes the 
Subject Property. 

The Master Plan also endorsed the County’s Housing Policy, which “stresses the provision of affordable 
housing, or assistance to those with diverse housing needs, such as the elderly, the physically disabled and 
those with mental illness, and of equal opportunity in seeking housing.” (MP, p 35) The Master Plan 
recognized that preservation of natural resources and low density residential character limited the 
universe of housing options. It recommended several specific sites as suitable for additional affordable 
housing and endorsed expansion of the Moderately Priced Dwelling Unit program to large lot zones. 

The Master Plan reconfirmed existing land uses and zones in the area south of Muncaster Mill Road.  The 
Subject Property is in the RE-1 Zone. Land to the east and south is in the R-200 Zone. The Master Plan 
notes that development in this area occurred in the 1960s and “did not entirely conform to the General 
Plan’s policy recommendations, which in this area translated into residential densities of about one unit 
for every two acres.” (MP, p 3) The 1964 General Plan recommended a rural pattern for large parts of the 
county, including the Upper Rock Creek watershed, that would contribute to creation of a wedge that 
would mold “the urban corridors, providing open space for recreation, enabling the continuation of 
farming and natural resource activities and conserving natural resources.”   

The Master Plan notes that “land along Needwood and Redland Roads was reclassified to half-acre 
zones—in part because trunk sewer lines had already reached the area—and residential subdivisions were 
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approved at this density.” (MP, p 3) The R-200 communities in the vicinity of the Subject Property were 
initially laid out in the mid-sixties, and their creation, contrary to the General Plan’s recommended policy, 
prompted preparation of the 1968 Master Plan for the Rock Creek Planning Area. The RE-1 Zone placed 
on the Property and other land along Redland Road is consistent with a longstanding planning vision for 
this part of the Upper Rock Creek watershed. The Master Plan does not forbid conditional uses in this 
area, nor did it foresee the introduction of new uses that could further accomplish the housing goals 
recommended in the Master Plan.  

The project falls under the category of Townhouse Living which is a limited or conditional use in the RE-1 
Zone. In general, conditional uses are considered appropriate when subject to an additional layer of 
regulatory scrutiny. In this case, the focus is on accessibility for broad ranges of residents. With 
conformance to the conditional use standards and recommended conditions of approval, the Hearing 
Examiner found that this use is consistent with the Master Plan’s land use and housing goals. It will enable 
the integration of additional housing in Upper Rock Creek suitable for people with special needs, an 
important objective of the Master Plan.  

Master Plan Transportation Facilities 
The following summarizes recommendations included in the 2004 Approved and Adopted Upper Rock 
Creek Master Plan, 2005 Countywide Bikeways Functional Master Plan and the 2018 Bicycle Master Plan 
Update (in progress), and the 2009 Intercounty Connector Limited Functional Master Plan Amendment – 
Bikeways and Interchanges along the property frontage: 
 

• Redland Road is a two lane road, with a posted speed limit of 35 MPH and is designated in the 
2004 Approved and Adopted Upper Rock Creek Master Plan as a Primary Residential Street (P-7) 
with an ultimate right-of-way of 70 feet between Needwood Road and Muncaster Mill Road. 
 

• Bike lanes (BL-29) were designated on Redland Road between Needwood Road and Muncaster 
Mill Road as part of the 2005 Countywide Bicycle Functional Master Plan. The in-process 2018 
Bicycle Master Plan Update recommends these same bike lanes as well as a side path on the north 
side of the road, opposite the Subject Property. Therefore, the Applicant will construction a five 
and one-half (5.5)-foot-wide bike lane along the frontage of the Subject Property on Redland Road 
abutting the current pavement edge. 
 

• Garrett Road is not a currently classified road. With the removal of the one house on the subject 
property and the addition of the 19 townhomes for the Cashell Estates property, as well as future 
possible development on the state-owned parcel to the east of the Subject Property, the road will 
at no point in the future serve 75 or more dwelling units.  Therefore, Staff recommend that Garrett 
Road be classified as a Tertiary Residential Street. 
 

• Midcounty Highway Extended (M-83) is proposed to intersect Redland Road just north of the 
property and connect Shady Grove Road with the Intercounty Connector (ICC). This road is 
planned to be a four to six lane divided Major Highway (M-83) with an ultimate right-of-way of 
150 feet. 

 
The Application takes into consideration the necessary dedication and right-of-way improvements 
recommended in the aforementioned master plans. The Applicant is dedicating approximately 35 feet of 
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right-of-way from the existing centerline along the Subject Property’s frontage on Redland Road to the 
Property edge to achieve the full master planned right-of-way width on their side of the road.   
 
Garrett Road is currently improved within a 40-foot wide right-of-way with a variable pavement width of 
16 feet to 18 feet along the frontage of the Property. Garrett Road was a through road at one point but 
was bisected when the ICC was constructed. Garrett Road is approximately 600 feet long and terminates 
in a non-standard cul-de-sac (constructed by SHA). The Applicant is dedicating an additional four feet 
along the Subject Property’s frontage which will provide the 22’ from the centerline required to fulfill their 
portion of the ultimate 44’ right-of-way width and the ultimate 44’ right-of-way width (modified Tertiary, 
MC-2001.01). The Applicant also proposes to widen the pavement on Garrett Road the meet the full 20’ 
pavement width along the frontage of their property and the additional access easement to the east of 
the Property.     
 
During the review of the Preliminary Plan it became evident that the Conditional Use review did not 
adequately address the proximity of the project’s access onto Redland Road with the future planned 
intersection of Redland Road and the Midcounty Highway Extension recommended in both the 2004 
Approved and Adopted Upper Rock Creek Master Plan and the 2009 Intercounty Connector Limited 
Functional Master Plan – Bikeways and Interchanges. Without knowing the details of the future planned 
intersection or interchange because no study had been completed, SHA deferred all decisions regarding 
the future intersection/interchange to Montgomery County in a letter dated May 31, 2017 (Attachment 
D).  Therefore, MCDOT found it necessary to plan for an alternative access point to the project in the case 
that the spacing between the two intersections would not be safe. (The intersections could be as close as 
120 feet apart, and while there is no express requirement in the old Subdivision Regulations for 
intersection spacing, it is clear that the intersections would be spaced too close together from a safety 
standpoint should MidCounty Highway be implemented.) After coordination with MCDOT, the Applicant 
suggested in a letter dated May 1, 2017 that they be granted approval of the project provided they permit 
and bond an additional access onto Garrett Road prior to the issuance of the 10th building permit.  Since 
permitting and bonding would require the Applicant to pay for the alternative road connection, Planning 
and MCDOT staff have coordinated to condition that the alternative access be permitted and bonded prior 
to the 10th building permit and built prior to issuance of the 17th building permit (not the 16th as indicated 
in MCDOT’s approval letter). Requiring the alternative access be built at this time prevents the issue of 
when to release the bond, provides no adverse effect to nearby residences, and ensures safe access to 
the Subject Property should future road connections to Midcounty Highway and/or the ICC be 
implemented. 
 
B. Adequate Public Facilities Review (APF) 
 
Local Area Transportation Review (LATR) 
 
The Application was accepted after January 1, 2017 and therefore was reviewed under the new 2016-
2020 Subdivision Staging Policy and Local Area Transportation Review (LATR) Guidelines in effect 
currently. The Applicant’s consultant provided a traffic statement which states that the proposed 
development of 19 dwelling units will generate 13 morning peak hour person trips and 15 evening peak 
hour person trips (Attachment E). Based on the traffic statement, the development will generate fewer 
than 50 peak hour person trips during the morning or evening peak hours. Therefore, this project is 
exempt from the LATR.  
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The Preliminary Plan has been evaluated by M-NCPPC Staff (“Staff”) and the Montgomery County 
Department of Transportation, which supports the transportation elements of the Preliminary Plan as 
indicated in a letter dated March 8, 2018 (Attachment F). The proposed access to the Subject Property, as 
shown on the Preliminary Plan, is adequate to serve the development and the alternative Garrett Road 
access provides access should M-83 be constructed. 
 
Other Public Facilities and Services 
 
The Subject Property is in sewer category S-3 and water category W-3 which is consistent with the 
Applicant’s proposal to connect to public water and sewer which are available and adequate to serve the 
development.  
   
The Application has been reviewed by the MCDPS Fire Code Enforcement Section, which determined that 
the Property has adequate access for fire and rescue vehicles by transmittal dated March 1, 2018. 
(Attachment G).   
 
Other public facilities and services, such as police stations, firehouses and health services are currently 
operating within the standards set by the 2016-2020 Subdivision Staging Policy. 
 
School Adequacy Analysis 
 
Calculation of Student Generation 
To calculate the number of students generated by the proposed development, the number of dwelling 
units is multiplied by the applicable student generation rate for each school level.  Dwelling units are 
categorized by structure type: single family detached, single family attached (townhouse), low- to mid-
rise multifamily unit, or high-rise multifamily unit. 
 
Per Unit Student Generation Rates 

 Elementary School Middle School High School 

SF Detached 0.204 0.111 0.150 

SF Attached 0.234 0.111 0.147 

MF Low- to Mid-Rise 0.212 0.084 0.112 

MF High-Rise 0.072 0.029 0.038 

 
For the proposed project, with 19 single family attached units replacing one single family detached unit, 
the following number of students will be generated:  
 

Type of Unit 

Net 
Number 
of Units 

ES 
Generation 

Rates 

ES 
Students 

Generated 

MS 
Generation 

Rates 

MS 
Students 

Generated 

HS 
Generation 

Rates 

HS 
Students 

Generated 

SF Detached -1 0.204 -0.204 0.111 -0.111 0.150 -0.150 

SF Attached 19 0.234 4.446 0.111 2.109 0.147 2.793 

TOTAL 18  4  1  2 

 
This project is estimated to generate 4 elementary school students, 1 middle school student and 2 high 
school students. 
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Cluster Adequacy Test  
There is sufficient capacity within the school cluster to accommodate the estimated number of students 
generated by this project. The project is located in the Col. Zadok Magruder High School Cluster. Based on 
the FY18 Annual School Test results, the student enrollment and capacity projections for the Magruder 
Cluster are noted in the following table:  
 

School 
Level 

Projected 
Sept. 2022 
Enrollment 

100% Projected 
MCPS Program 
Capacity, 2022 

Cluster % 
Utilization 2022-

2023 

Moratorium 
Enrollment 
Threshold 

Projected 
Enrollment + 
Application 

Impact 

Elementary 2,612 2,868 91.1% 3,442 2,616 

Middle 1,283 1,603 80.0% 1,924 1,284 

High 1,872 1,941 96.4% 2,330 1,874 

   
The Moratorium Enrollment Threshold identified in the table is the enrollment at which the 120% 
utilization threshold is exceeded, resulting in a cluster-wide residential development moratorium.  As 
indicated in the last column, the projected enrollment plus the estimated impact of this Application fall 
below the moratorium thresholds at all three school levels.  Therefore, there is sufficient capacity at the 
elementary, middle and high school cluster levels to accommodate the estimated number of students 
generated by this project.   
 
Individual School Adequacy Test  
The applicable elementary and middle schools for this project are Candlewood ES and Shady Grove MS, 
respectively. Based on the FY18 Annual School Test results, the student enrollment and capacity 
projections for these schools are noted in the following table: 
 

School 

Projected 
Sept. 2022 
Enrollment 

100% 
Projected 

MCPS 
Program 
Capacity, 

2022 

School % 
Utilization 
2022-2023 

Moratorium Enrollment 
Thresholds Projected 

Enrollment 
+ 

Application 
Impact 

120% 
Utilization Seat Deficit 

Candlewood ES 360 516 69.8% 620 626 364 

Shady Grove MS 632 846 74.7% 1,016 1,026 633 

 
 
Under the individual school adequacy test, a school is deemed inadequate if the projected school 
utilization rate exceeds 120% and if the school seat deficit meets or exceeds 110 seats for the elementary 
school or 180 seats for the middle school.  If a school’s projected enrollment exceeds both triggers, then 
the school service area is placed in a residential development moratorium. 
 
The Moratorium Enrollment Thresholds identified in the table above are the enrollments at which the 
120% utilization threshold and the seat deficit threshold are exceeded.  As indicated in the last column, 
the projected enrollment plus the estimated impact of this Application fall below the applicable 
moratorium thresholds for both Candlewood ES and Shady Grove MS.   
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Based on the school cluster and individual school capacity analysis performed, there is adequate school 
capacity for the amount and type of development proposed by this Application.  
 
 
C. Compliance with the Subdivision Regulations and Zoning Ordinance 
 
This Application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations that were in effect prior to February 13, 2017. The lot size, width, shape and 
orientation are appropriate for the location of the subdivision taking into account that the Subject 
Property was approved for up to 19 townhouses as a Conditional Use1. The Conditional Use Application 
took into consideration the applicable Master Plan recommendations, open space requirements and 
layout if the development in addition to the density and development standards outlined in Section 59-
4.4.12.C.  
 

Table 1 - Development Standards 

TMD Zone Option Method of Development 

Development Standards  Required/Allowed Proposed/Provided 

Dimensions   

Tract Area 2 acres 2 acres 

• Usable Area (Min.)  20,000 S.F.  75,872 S.F.  

Density (Max units/usable area) 26 units 19 units 

Common Open Space (Min.)   

• Percent of Usable Area 20%  (15,174 S.F.) 31.02%  (23,631 S.F.)* 

Minimum Lot Area 800 S.F. 1,872 S.F. 

Lot width at front building line 24 ft.** 24 ft. 

Lot width at front lot line 14 ft. 24 ft. 

Frontage on street or open space Required Provided 

Coverage   

• Maximum Site Coverage  40% 26.02% (19,740 S.F.) 

Minimum Building Setback    

• Front (from public street) 

• Front (from private street or open space) 

• Side street setback 

• Rear setback ally 

• Side yard setback, abutting property not in 
Application (SHA to the north) 

10 ft. 
4 ft. 
5 ft. 
4 ft. 
 
17 ft. 
 

12 ft. 
22 ft. 
NA  
NA 
 
17 ft.  
 

                                                           
1 The Subject Property is zoned RE-1, however, the density and development standards of the RE-1 zone 
do not apply to Townhouse Living as a Conditional Use in the RE-1 zone. Section 59-3.3.1.D.2.b.iiv  states 
that “the density limitations and development standards of the TMD zone under optional method 
(Section 4.4.12.C) apply despite any other limitation in this Chapter.” Therefore, the Application was 
reviewed for compliance with the development standards of the TMD zone under the optional method of 
development. Table 1, below, summarized staffs review of the Application. 
 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=maryland(montzon2014)$jumplink_q=%5bfield%20folio-destination-name:%274.4.12%27%5d$jumplink_md=target-id=JD_4.4.12
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• Rear setback, abutting property not in 
Application (SHA to the east) 

35 ft. 35 ft. 

Maximum Building Height 40 ft. 39 ft. max. 

Parking Requirements (59.6.2.4)   

• Handicap accessible spaces  

• Standard spaces  

• Guest parking 
 Total Parking on-site: 

1 space per lot 
2 spaces per lot 
NA 
38 spaces 

19 spaces 
38 spaces 
3 spaces 
60 spaces min. 

* The proposed common open space does not entirely meet the 50-foot minimum width requirement of Section 
6.3.5.B.2 and requires an exception be granted by the deciding body. The width ranges from 18 feet at the west to 
50 feet at the west (widest point). Although the space does not meet the width requirement, Staff believes that an 
exception is warranted because the open space fully meets the intent of Division 6.3. As described on page 13 of this 
report, the proposed common space meets the intent because it is centrally located within the development, 
provides a break between the individual rows of townhouses, provides passive and active recreation including 
seating, a pergola, accessible garden beds and specialty play equipment designed for those with disabilities. The 
space is well connected with sidewalks and will be a welcoming space for visitors and residents.  
**Minimum lot width at front building line was established as part of the Conditional Use because Site Plan is not 
required  

 
The lots were reviewed for compliance with the dimensional requirements for the TMD zone, under the 
Optional Method of Development as specified in the Zoning Ordinance. A summary of this review is 
included in Table 1.  The Application has been reviewed by other applicable county agencies, all of whom 
have recommended approval of the Application. 
 
 
D. Environment 
 
Forest Conservation Plan 
This Application meets the requirements of Chapter 22A of the Montgomery County Forest Conservation 
Law. A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) was approved for the Property on 
June 23, 2015. There are no forests or environmentally sensitive features on the Property.  A Preliminary 
Forest Conservation Plan (Attachment H) was approved by the Planning Board on October 6, 2016 as part 
of a Conditional Use Application, Plan No. CU2016-11. This project is not being built under the Optional 
Method for Development. As a result, Section 22A-12(f), the Montgomery County code requiring that 
afforestation be met onsite, does not apply. However, development of this Property generates a 0.42-
acre afforestation planting requirement which will be met by purchasing the necessary credits in an off-
site forest mitigation bank. 
 
Forest Conservation Variance 
Section 22A-12(b)(3) of Montgomery County Forest Conservation Law provides criteria that identify 
certain individual trees and other vegetation as high priority for retention and protection. The law requires 
that there be no impact to: trees that measure 30 inches or greater DBH; are part of an historic site or 
designated with an historic structure; are designated as a national, State, or County champion trees; are 
at least 75 percent of the diameter of the current State champion tree of that species; or trees, shrubs, or 
plants that are designated as Federal or State rare, threatened, or endangered species.  Any impact to 
high priority vegetation, including disturbance to the critical root zone (CRZ) requires a variance.  An 
applicant for a variance must provide certain written information in support of the required findings in 
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accordance with Section 22A-21 of the County Forest Conservation Law.  Development of the Property 
requires impact to trees identified as high priority for retention and protection, therefore, the Applicant 
has submitted a variance request for these impacts. 
 
Variance Request  
The Applicant submitted a variance request in a letter dated January 29, 2016 as part of the Preliminary 
Forest Conservation Plan application. Both the Preliminary Forest Conservation Plan and the variance 
request were approved by the Planning Board on October 6, 2016. 
 
Stormwater Management 
The Preliminary Plan Application meets the stormwater management requirements of Chapter 19 of the 
County Code.  The Applicant received a stormwater concept approval from MCDPS – Water Resources 
Division on March 2, 2018 (Attachment I).  The Application will meet stormwater management goals by 
installing one micro-bioretention facility and two landscaping infiltration facilities.  

 
E. Citizen Correspondence and Issues 
 
The Application was submitted and noticed in accordance with all required procedures. Application signs 
were posted along the Property’s frontage on Redland.  The Applicant held a pre-submission meeting with 
the citizens at 6:00 p.m. on November 14, 2016 at the Rockville Community Library. To date, Staff has not 
received any community inquiries or correspondence regarding this Application. 
 
CONCLUSION 
 
The proposed lot meets all requirements established in the Subdivision Regulations and the Zoning 
Ordinance and substantially conform to the recommendations of the 2004 Approved and Adopted Upper 
Rock Creek Master Plan.  Access and public facilities will be adequate to serve the proposed subdivision. 
The FFCP meets all applicable requirements of Chapter 22A of the County Code. The Application has been 
reviewed by other applicable county agencies, all of which have recommended approval of the 
Preliminary Plan.  Therefore, Staff recommends approval of the Application with the conditions as 
specified above.   

 
 
 
 

Attachments 
A. Conditional Use No. CU2016-11  
B. Parks Department letter 
C. Notification of Hearing Examiner’s Decision 
D. SHA Letter  
E. Traffic Statement 
F. MCDOT amended letter 
G. MCDPS Fire Code Enforcement Section letter 
H. Preliminary Forest Conservation Plan 
I. MCDPS Water Resources Division letter 
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March 8, 2018    
 
 
To:   Jonathan Casey, Planner  
  Montgomery County Planning Department Area 2 
   
From:   Dominic Quattrocchi, AICP, Planner Coordinator 
  Park Planning and Stewardship 
   

Matt Harper, Acting Section Leader 
  Park Planning and Stewardship 
 
SUBJECT: Cashell Estates Preliminary Plan 120160210 
 
 
Coordination with the applicant on the Cashell Estates Preliminary Plan submission has yielded 
the following requirements to allow for the proposed work impacting parkland: 
 

1) The proposed crosswalk across Redland Road shall meet Accessibility Standards all the 
way across the road from the applicant’s property onto Parkland, including grading, 
appropriate slopes, ramps as needed, and detectable warnings.   

2) Replace ex. 18” CMP running under the sidewalk at the Parkland side of the crosswalk.   
3) Install appropriate detectable warnings at the location where the sidewalk crosses the 

Redland LP parking lot entrance Accessible. Replace existing 18” CMP under entrance 
road.   

4) Parks is willing to allow the applicant to discharge stormwater through Parkland in order 
to achieve safe conveyance as shown on the most recently reviewed plans submitted to 
Parks on 12/15/17 and dated 11/20/17. 

5) The asphalt path along Parcel 1 that connects to the community shall be replaced along 
its full length. 

6) Parks has worked with the applicant and approves of Bioswales #4 and #5 on Parkland to 
treat ROW runoff that would otherwise go untreated as a result of this development.  The 
applicant will be fully responsible for any maintenance requirements related to these 
facilities.  

7) The entire concrete sidewalk west of Redland Rd. between the proposed crosswalk and 
the park driveway entrance must meet appropriate Accessibility Standards.   

8) To make the crossing Accessible, plans shall include ramps, grade adjustments, and 
pavement markings where the sidewalk crosses the Redland LP parking lot entrance. 
Special attention is needed to ensure a maximum 1.5% cross slope across the 
entrance.  Approximately 25’ of existing sidewalk south of the entrance shall be replaced 
to remove the steep grade and flatten the walkway gradient. 
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The applicant will be fully responsible for any maintenance requirements related to the proposed 
stormwater management facilities in Redland Local Park.  A Right of Entry agreement will need 
to be executed with Montgomery County Parks giving Cashell Estates personnel, their 
designated contractors, and any future property owners access onto Parkland for that 
maintenance.   
 
Before any construction can take place on Parkland, including work related to the proposed 
stormwater management facilities, sewer and stormdrain connections, ADA improvements, 
trail/culvert replacements, as well as any other parkland impacts that may arise as the design 
progresses, a Park Construction Permit must be obtained.  Through this detailed review of the 
proposed design, adjustments may be required to minimize impacts to existing park resources.  
All Conditions of this Park Construction Permit shall be followed during construction.   



 
 

 
December 2, 2016 

 
TO: Parties to OZAH Case No. CU 16-11, Application of Garrett Gateway Partners, LLC 

 
FROM: Montgomery County Office of Zoning and Administrative Hearings 
 
SUBJECT: Notification of Decision and Applicable Procedures 
 
 On December 2, 2016, the Hearing Examiner issued a Report and Decision in OZAH Case 

No. CU 16-11, Application of Garrett Gateway Partners, LLC for a conditional use under 
Section 59.3.3.1.D.2.b. of the Zoning Ordinance to construct a “Design for Life” Townhouse 
Living Community, at 7009 Garrett Road, in Derwood, Maryland.  The decision approves the 
application, subject to the following conditions: 
  

1. The Applicant shall be bound by the testimony of its witnesses and the representations of 
its counsel identified in this Report and Decision. 

2. This conditional use is limited to a maximum of 19 townhouse living units. 

3. The Applicant must obtain approval of a Preliminary Plan of Subdivision per Chapter 50 
of the Montgomery County Code.  At the time of Preliminary Plan, the Applicant must 
address the comments provided by the M-NCPPC Department of Parks in its email dated 
August 26, 2016, and directed to the Applicant and Planning Staff (Exhibit 56). 

4. No property owner of the conditional use project may seek a tax credit under 
Montgomery County Code Section 52-18U or 52-93(e), except for tax credits for 
additional accessibility features installed post occupancy, as described in Montgomery 
County Code, Section 59.3.3.1.D.2.b. 

5. As prescribed in Zoning Ordinance §59.3.3.1.D.2.b.i., all buildings and structures must 
be designed and constructed to meet or exceed the “Level II Accessibility Standards” 
established by Section 52-18T and detailed in Section 52-18U.1  

6. The post-construction site must have a slope of less than 5%, and no fence constructed on 
the lots with frontage on Redland Road and Garrett Road may exceed four feet in height. 

7. The common open space area must include a pergola, six raised planted beds, and 3 log 
benches as shown on the Conditional Use Plan (Exhibits 41(a) (b) and (c)). 

8. The amount of parking provided must be consistent with that described in the Conditional 
Use Plan (Exhibits 41(a) (b) and (c)). 

9. The Applicant must obtain a sign permit issued jointly by the Sign Review Board and the 
appropriate transportation jurisdiction for any proposed sign, and must file a copy of any 

                                                 
1 Those sections do not appear to exist in the current codification of the Montgomery County Code, but the 
Council did enact Bill No. 5-13, as amended in Expedited Bill No. 24-14, both effective July 1, 2014, adding 
Sections 52-18T and 52-18U to the County Code.  The accessibility standards are also set forth in County Code 
Section 52-107 and in COMCOR Sections 52.18.T.01 and 52.18U.01. 
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such sign permit with OZAH.  The final design of the proposed sign must be in 
compliance with the Zoning Ordinance restrictions for signs displayed in a residential 
zone, or the Applicant must first obtain a sign variance from the Sign Review Board. 

10. The Applicant must obtain and satisfy the requirements of all licenses and permits, 
including but not limited to building permits and use and occupancy permits, necessary to 
occupy the conditional use premises and operate the conditional use as granted herein.  
The Applicant shall at all times ensure that the conditional use and premises comply with 
all applicable codes (including but not limited to building, life safety and handicapped 
accessibility requirements), regulations, directives and other governmental requirements  

 
 The full text of the Hearing Examiner’s report is available at the following website address:  
http://www.montgomerycountymd.gov/OZAH/spec_excep.html.  Any person receiving this 
notice who does not have access to the internet or to a printer may request a paper copy of the 
report by stating in writing that he or she lacks internet or printer access.  Any interested person 
may also make a paper copy of the report, at a cost of ten cents per page, by visiting our office in 
the County Council Office Building, 100 Maryland Avenue, Suite 200, Rockville, Maryland 
20850.  For further information on obtaining a paper copy, please call the Office of Zoning and 
Administrative Hearings at 240-777-6660. 
 
 Any party of record or aggrieved party may file a written request to present oral argument 
before the Board of Appeals, in writing, within 10 days after the Office of Zoning and 
Administrative Hearings issues the Hearing Examiner's Report and Decision.  Any party of record 
or aggrieved party may, no later than 5 days after a request for oral argument is filed, file a written 
opposition or request to participate in oral argument. 
 
 Contact information for the Board of Appeals is listed below, and additional procedures 
are specified in Zoning Ordinance §59.7.3.1.F.1.c. 
 

Montgomery County Board of Appeals 
100 Maryland Avenue, Room 217 

Rockville, MD  20850 
(240) 777-6600 

 
 You will be notified by the Board of Appeals if your request for oral argument is granted 
and at what time and place it will occur.  If the request is granted, the oral argument must be 
confined to the evidence of record before the Hearing Examiner.  No new or additional evidence 
or witnesses will be considered.  Prior to oral argument do not attempt to discuss this case with 
individual Board members because such ex parte communications are prohibited by law.  If you 
have any questions regarding this procedure, please contact the Board of Appeals by calling 240-
777-6600 or visiting its website:  http://www.montgomerycountymd.gov/boa/ 
 
cc: Stephen J. Orens  Esquire 

Garrett Gateway Partners, LLC, Applicant 
Dean Packard, William Landfair, Steve Mulholland and Michael Lenhart  
Barbara Jay, Executive Director 
  Montgomery County Board of Appeals 
Jonathan Casey, Senior Planner, Planning Department  
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The purpose of this report is to provide a Traffic Statement for the Cashell Estates as required in the 
Montgomery County Subdivision Staging Policy.  This Traffic Statement has been prepared in 
accordance with the recently adopted 2016 – 2020 Subdivision Staging Policy which resulted in 
substantial changes in the methodology used to calculate trip rates.  The property is proposed to be 
developed as a ”Design for Life” community with 19 residential townhouse units. 
 
The property is located in the Derwood Policy Area (an Orange Policy Area) just north of the Intercounty 
Connector (MD 200) in the northeast quadrant of Redland Road at Garrett Road.  A site location map is 
shown on Exhibit 1.  A copy of the site plan is included in Appendix A. 
 
The Subdivision Staging Policy establishes the “Local Area Transportation Review (LATR) Guidelines”.  
These Guidelines are utilized by the Montgomery County Planning Board for the administration of the 
Adequate Public Facilities Ordinance.   
 
The Guidelines require a Traffic Statement to determine the applicability and status of the LATR 
requirements as it applies to the project.   
 
The site is proposed to be developed with 19 residential townhouse units.  The trip generation rates were 
obtained from the ITE Trip Generation Manual, 9th Edition, and the trip generation total shown on 
Exhibit 2 shows that the proposed development will generate 8 AM peak hour trips and 10 PM peak hour 
trips based upon the ITE trip generation rates.  The LATR Guidelines require the application of ITE 
vehicle trip adjustment factors which is a 94% adjustment factor for residential projects in the Derwood 
Policy area.  The resulting LATR adjusted vehicle trips are 8 AM peak hour vehicular trips and 9 PM 
peak hour vehicular trips.  The LATR Guidelines then require the application of an auto driver split of 
61% for the residential developments in the Derwood Policy Area which translates to a total of 13 AM 
peak hour person trips and 15 PM peak hour person trips.  The application of the transit and ped/bike 
LATR adjustment factors reveal that the site would generate one (1) AM and one (1) PM peak hour 
transit trip, and one (1) AM and one (1) PM peak hour ped/bike trip. The site will generate fewer than 50 
peak hour person trips; therefore, the site is exempt from LATR.   
 
The site plan is contained in Appendix A and access is planned via Garrett Road and Redland Road. 
 

TO:   MNCPPC 
 8787 Georgia Avenue 
 Silver Spring, MD 20910 
 

 FROM: Mike Lenhart  
 

Date: February 1, 2017 Memorandum: 

RE:   Traffic Statement for Cashell Estates  
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Redland Road is an existing two lane roadway with no shoulder and a posted speed limit is 35 MPH in 
the vicinity of the site.  The site is located in the Upper Rock Creek Area Master Plan, and Redland Road 
is designated as a two lane Primary Residential road (P-7) with a 70 foot right-of-way from Needwood 
Road to Muncaster Mill Road.     
 
The Upper Rock Creek Area Master Plan designates Redland Road (BL-29) as an On-road (Class II or 
III) bikeway from Crabbs Branch Way to Muncaster Mill Road.  The Master Plan also notes that Class II 
or Class III bikeways should be improved to meet safety standards before bikeway signs or markings are 
placed on the road, and specifically notes that Redland Road is one of these roads that are likely to require 
such safety improvements.    It should be noted that a Class II bikeway is an outdated term for bike lanes 
and a Class III bikeway is an outdated term for a shared roadway. 
 
According to the Countywide Bikeways Functional Master Plan (2005) and the M-NCPPC’s Master Plan 
of Bikeways, Redland Road is designated as BL-29 with bike lanes from Needwood Road to Muncaster 
Mill Road.   
 
The plan for Cashell Estates is proposing a 5 foot bike path along the property frontage, therefore this 
satisfies the intent of the Master Plan. 
 
Based on the information contained in this report….. 
 

• The project will generate fewer than 50 peak hour person trips, therefore is exempt from LATR.  
 
If you have any questions regarding this matter, please do not hesitate to contact me at the number below. 
 
Thanks, 
Mike 

mailto:mlenhart@lenharttraffic.com
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Townhouse Units (ITE-230, Units) Trip Distribution (In/Out)

Morning Trips = 0.44 x Units 17/83

Evening Trips = 0.52 x Units 67/33

In Out Total In Out Total

Mont. Co. Rates Townhouse Units (Montgomery County, <100 Units) 19 units 1 7 8 7 3 10

Total Vehicular Trips per ITE Trip Generation Manual, 9th Edition:  1 7 8 7 3 10

LATR Vehicle Trip Generation Rate Adjustment Factor (Derwood):  94%

Total LATR Adjusted Vehicular Trips per ITE Trip Generation Manual, 9th Edition (Auto Driver at 61%):  1 7 8 6 3 9

Total Person Trips:  61.0% 2 11 13 10 5 15

Auto Driver:  61.0% 1 7 8 6 3 9

Auto Passenger:  26.6% 1 3 3 3 1 4
Transit:  5.6% 0 0 1 0 1 1

Non-Motorized:  6.8% 0 1 1 1 0 1

NOTES:

The Montgomery County Subdivision Staging Policy states that projects with fewer than 50 peak hour person trips are exempt from LATR.

Traffic Engineering & Transportation Planning

Trip Generaton Totals

AM Peak PM Peak

Traffic Impact Analysis

Trip Generaton Rates 

Trip Generation for
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TRANSPORTATION PLAN 
 
 
 
 
INTRODUCTION 
 
Most of the Upper Rock Creek Planning Area is within one of the County’s rural policy areas; 
only the Derwood section of the Planning Area is outside this rural classification.  Transportation 
needs in Upper Rock Creek are influenced by the area’s location adjacent to the I-270 corridor to 
the west, the suburban community of Aspen Hill to the southeast and the satellite community of 
Olney to the east and northeast.  Commercial activities in the I-270 corridor and downcounty 
areas influence travel patterns for residents of Upper Rock Creek as well those traveling from 
other planning areas. 
 
The Shady Grove Metrorail Station is located just outside the Planning Area’s western boundary 
at the intersection of Redland Road and Crabbs Branch Way.  This station serves as the terminus 
of the Metrorail Red Line and is an important destination for motorists, transit services, bicyclists 
and pedestrians. 
 
The Master Plan alignments for the Intercounty Connector (ICC) traverse the Upper Rock Creek 
Planning Area.  The feasibility of the ICC has been reviewed through both state and local 
transportation studies that have not yet been concluded.  This Plan, therefore, does not 
recommend any changes to the ICC rights-of-way already defined in the Master Plan of 
Highways and the 1985 Upper Rock Creek Master Plan.  Should the state study process conclude 
that the Master Plan route is not feasible, the transportation recommendations of this Plan would 
need to be reviewed.  The status of the studies and recommendations for interim uses of the 
right-of-way are described in greater detail below. 
 
This Plan addresses streets and highways, transit, and bikeways in an effort to create a 
comprehensive system that meets the needs of the local community, provides adequate regional 
connections, and respects the physical character of Upper Rock Creek. 
 
TRAVEL FORECASTING 
 
Travel demand is a function of the amount and type of activity generated by land uses and the 
available facilities and services that connect those land uses.  There is a relationship between the 
amount of development recommended by a master plan and the transportation system capacity 
required to accommodate the resulting demand for transportation.   
 
The focus of the land use recommendations in this Plan is on the larger portion of land area in 
the Rural Policy Area.  Currently, this area has approximately 1,900 households and 2,000 jobs.  
This Plan supports measures to reduce the amount of travel demand generated from activities 
within this Planning Area.  A majority of travel demand will be generated by additional 
development outside the Upper Rock Creek Master Planning Area.  Currently, approximately 75 
percent of the traffic that crosses the Upper Rock Creek Planning Area boundary is through 
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traffic; only about 25 percent is generated by local land uses.  This ratio is forecast to stay 
relatively constant as planned development occurs in both Upper Rock Creek, the remainder of 
Montgomery County, and the rest of the Washington region.   
 
The transportation recommendations in this Plan have been developed using the results of 
independent regional travel forecasting studies, including a State Highway Administration 
(SHA) analysis for the Woodfield Road (MD 124) project planning study, and the M-NCPPC 
analysis of the Muncaster Mill Road (MD 115) corridor.  The Appendix provides additional 
details on the process and findings for each of these studies. 
 
The travel forecasting process is also used to determine the degree of balance between land use 
and transportation recommendations in master plans by comparing the forecast average 
congestion index (ACI) to Annual Growth Policy (AGP) standards for policy area transportation 
review.  Many master plan areas and policy areas have coterminous boundaries, so that the AGP 
policy area standards can be applied directly.  The Upper Rock Creek Planning Area, however, 
does not correspond to a Policy Area.  Approximately two-thirds of the Upper Rock Creek 
Planning Area is located within the Rock Creek Policy Area, one of the County’s five rural 
policy areas.  The AGP does not specify ACI indices for rural policy areas, as land use in these 
areas is controlled by zoning, water and sewer constraints.  The remainder of the Upper Rock 
Creek Master Plan Area is part of the Derwood Policy Area, which has an ACI standard of 0.58.  
The travel forecasting performed for the master plan analyses indicates that the portion of the 
Derwood Policy Area within Upper Rock Creek is estimated to have an ACI of 0.55 in 2025.    
This plan is therefore considered to have a balance between land use and transportation.  
 
STREETS AND HIGHWAYS 
 
Most of the Upper Rock Creek Planning Area is served by a network of two-lane roadways, 
consistent with the prevailing low-density development pattern.  Exceptions to the two-lane 
roadways are generally located along the edges of the area, and include Airpark Road, Gude 
Drive, and portions of Woodfield Road.  Muncaster Road, Avery Road, Bowie Mill Road and 
Muncaster Mill Road are currently two-lane roads without curbs or gutters.  To support efforts to 
preserve and enhance the low-density residential character of the Planning Area, this Plan 
recommends that, where it is consistent with safety and other operational issues such as turning 
movements or acceleration/deceleration lanes, roads retain their existing two-lane, open sections. 
 
Two proposed new roadways have been retained in the Master Plan to provide east-west 
transportation.  This Plan proposes no changes to those Master Plan alignments until federal and 
local feasibility studies have been completed and reviewed.  The status of the east-west 
transportation studies and several other recommended changes to the remaining street and 
highway network are described below. 
 
East-West Transportation  
 
The Intercounty Connector (ICC) is a master planned, 18-mile long freeway connecting 
Interstate 270 to I-95 and US 1 in Prince George’s County.  The facility is designated as F-9 in 
the Montgomery County Master Plan of Highways, with a 300-foot wide right-of-way.  Access 
to the ICC within Montgomery County is envisioned only at six locations: I-370, Midcounty 
Highway Extended (M-83), Georgia Avenue (MD 97), Layhill Road (MD 182), New Hampshire 
Upper Rock Creek Area Master Plan 64  Approved and Adopted – April 2004  
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Avenue (MD 650) and Columbia Pike (US 29).  The Master Plan of Bikeways includes an off-
road bike path within the ICC right-of-way.  In the Upper Rock Creek Master Plan Area, the ICC 
right-of-way extends approximately three miles between Redland Road and the North Branch of 
Rock Creek.  Access to the ICC is via the interchange with the Mid-County Highway. 
 
The ICC has twice been studied by the Maryland Department of Transportation under the federal 
environmental impact statement (EIS) process, resulting in one Draft EIS in 1983 and a second 
Draft EIS in 1997.  Neither study resulted in a signed Final EIS or Record of Decision (ROD) 
from the Federal Highway Administration.  Federal agency comments on the 1997 Draft EIS 
regarding impacts in the Northwest Branch and Paint Branch stream valleys led then-Governor 
Glendening to propose abandoning the central portion of the ICC between Georgia Avenue and 
US 29 and pursuing new roadways in the remaining western and eastern portions of the 
alignment, subsequently termed Western Connector and Eastern Connector, respectively. 
 
This Master Plan recommends that the ICC be constructed along the Master Plan alignment, 
consistent with the Master Plan of Highways as amended by the 1985 Upper Rock Creek Master 
Plan and subsequent area master plans along the ICC right-of-way for Gaithersburg Vicinity 
(1990), Aspen Hill (1994), Fairland (1997), and Cloverly (1997).  This Master Plan also provides 
some level of flexibility to allow a Western Connector to be constructed within the ICC right-of-
way, based on the results of recent state and local planning studies described below. 
 
In this Plan, the term “Western Connector” refers to a range of east-west roadway options in the 
vicinity of Muncaster Mill Road generally between Georgia Avenue/Norbeck Road in the east 
and the termini of Mid-County Highway and I-370 at Shady Grove in the west. Three separate 
studies have been undertaken within the past five years to examine east-west transportation 
needs between the I-270 corridor and the central and eastern portions of Montgomery County.  
These studies, in chronological order are: 
 
 The Intercounty Connector Draft Environmental Impact Statement, published in 1997, 

examined a Master Plan Alignment Alternative of the Intercounty Connector and three 
other build alternates: the Northern Alignment Alternative, the Mid-County 
Highway/MD 198 Alignment Alternative, and the Upgrade Existing Roads Alternative.  
Governor Glendening placed the study on hold after the DEIS was published in 1997. 

 
The Muncaster Mill Road Corridor Study was an M-NCPPC study designed to respond 
to a County Council request to determine a preferred alternate for increasing roadway 
capacity either along existing Muncaster Mill Road or along the Mid-County Highway 
Extended (M-83) alignment.  This study quantified the effects of three build alternates, 
labeled Alternates A, B, and C.  Alternate A would widen Muncaster Mill Road to four 
lanes in a 100-foot right-of-way between Shady Grove and Norbeck roads; Alternate B 
would construct the Mid-County Highway between Shady Grove and Muncaster Mill 
roads, and widen Muncaster Mill Road to four lanes from that point east to Norbeck 
Road; Alternate C would construct the Mid-County Highway between Shady Grove and 
Muncaster Mill roads, and extend a new road from that point east in the ICC right-of-way 
to Norbeck Road.  The County Council placed the study on hold in March 2001, based 
primarily on concerns that drawing conclusions would adversely affect the planning 
process for both the Upper Rock Creek Master Plan and the Transportation Policy 
Report. The Appendix contains detailed information on the Study and the alternatives 
evaluated in it. 
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The Transportation Policy Report (TPR) was an M-NCPPC study designed to examine 
and prioritize transportation needs countywide.  The TPR process included a 35-member 
Task Force and culminated in two separate documents.  The Transportation Policy Report 
Task Force Report, published as a Final Draft Report on January 17, 2002, summarized 
the study findings and indicated Task Force member voting on individual transportation 
projects, but did not develop consensus on a set of complementary projects that should be 
retained as a master plan network for transportation.  In late 2001, recognizing that the 
Task Force Report would not deliver a recommended network, the Planning Board 
requested that M-NCPPC staff develop a recommended network, informed by but not 
limited to the Task Force findings.  This network, refined during Planning Board 
worksessions in December 2001, is described in the Montgomery County Planning 
Board’s Transportation Policy Report, published on January 15, 2002. The network 
includes four near-term options for east-west transportation improvements through the 
Upper Rock Creek Planning Area: construction of a four-lane arterial between I-370 and 
MD 28 east of Georgia Avenue along the ICC’s Master Plan alignment (Option 1); 
constructing the Mid-County Highway between Shady Grove Road and MD 28, using the 
ICC right-of-way east of Muncaster Mill Road (Option 2); widening Muncaster Mill 
Road between Redland Road and MD 28 (Option 3); and constructing the Mid-County 
Highway between Shady Grove Road and Muncaster Mill Road, and widening Muncaster 
Mill Road between the Mid-County Highway intersection and MD 28 (Option 4). 

 
Each of these three studies is relevant to the Upper Rock Creek Area Master Plan.  The Inter-
County Connector DEIS provides the most robust analysis of environmental impacts associated 
with the range of roadway alternates investigated.  The Muncaster Mill Road Corridor Study 
provides updated transportation analyses and revisited the quantitative environmental and 
community impacts associated with alternatives limited to the western portion of the ICC study 
area, between Shady Grove Road and Norbeck Road (MD 28).  These analyses were used in part 
to develop other environmental and transportation recommendations in this Plan. 
 
Recommendations 
 

• Maintain the Master Plan functional classification and recommended right-of-way, and 
two-lane section for Muncaster Mill Road (A-93).  Do not widen Muncaster Mill Road to 
increase capacity. 

 
• Maintain the Master Plan functional classification, recommended right-of-way and 

number of lanes for the Intercounty Connector (F-9) and for the Mid-County Highway 
Extended. 

 
• Complete the federal Environmental Impact Statement (EIS) process to implement the 

ICC.  If the Final EIS concludes that the full ICC cannot be built as envisioned in the 
Master Plan, then alternative east-west transportation projects, described as 
Transportation Policy Report Option 1 and Option 2, may be considered consistent with 
the Upper Rock Creek Area Master Plan. 
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ROADWAY CLASSIFICATIONS 
 
The County’s road classifications identify road function, service, and ultimate right-of-way 
width to create a rational road hierarchy and insure room for streetscape, sidewalks, and 
bikeways.  Road classification changes are intended to make roadways consistent with road 
definitions in the County Code, intended road function, and ultimate road design and right-of-
way. 
 
The minimum roadway right-of-way width and number of lanes are identified in the Street and 
Highway Classification Table. These recommendations are used as a guide to right-of-way 
dedication and other elements such as sidewalks and streetscape.  This Master Plan does not 
make specific recommendations for secondary or tertiary residential roads.   
 
Cherry Valley Drive Extended 
 
The 1985 Upper Rock Creek Master Plan included a primary roadway connection across the 
North Branch of Rock Creek to connect Upper Rock Creek to Olney.  This roadway was an 
extension of Cherry Valley Drive in Olney and was intended to connect to a realigned Muncaster 
Mill Road in the vicinity of the ICC right-of-way.   Existing Cherry Valley Drive is designated as 
P-8 in the Olney Master Plan.  Within the Upper Rock Creek Planning Area, Cherry Valley 
Drive Extended was designated as P-10. 
 
Travel demand analyses indicated that if built as one element of an expanded network of east-
west roadways, Cherry Valley Drive Extended would ultimately carry between 13,000 and 
16,000 vehicles per day across the North Branch, depending upon the assumptions for roadway 
facilities in the ICC right-of-way.  These volumes would approach or exceed the roadway 
capacity, estimated to be approximately 14,000 vehicles per day.   
 
The high levels of travel demand forecast for Cherry Valley Drive Extended indicate the degree 
to which the stream valleys act as barriers to regional traffic.  More importantly, however, the 
demand indicates that if built, Cherry Valley Drive would be serving the function of an arterial 
roadway, not a primary residential roadway, as most of the traffic crossing the North Branch 
would be traveling between communities east of Cashell Road and west of Muncaster Mill Road.  
This connection would also result in an increased cut-through traffic on the network of 
residential streets in Olney. 
 
The environmental impact associated with Cherry Valley Drive is also substantial.  This Plan 
recognizes that any stream valley crossing will have adverse impacts to the natural environment.  
The transportation benefits of a new roadway crossing must be balanced against the community 
and environmental effects.  In the case of Cherry Valley Drive Extended, this Plan finds that this 
primary residential street is inappropriate from a transportation network perspective as well as 
from community and environmental perspectives. 
 
Recommendation 
 

• Remove Cherry Valley Drive Extended (P-10) from the Upper Rock Creek Master Plan 
street and highway network. 
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Muncaster Mill Road/Avery Road Realignment 
 
The 1985 Upper Rock Creek Plan recommended the easterly relocation of Muncaster Mill Road 
for approximately one half mile to the northwest of its intersection with Avery Drive.  In the 
1985 Plan, Muncaster Mill Road is classified as a primary residential road, designated P-6 to the 
northwest of Avery Road and designated P-9 to the southeast of Avery Road.  The realignment 
would reorient the skewed “T” intersection so that the through movement across the top of the 
“T” would be between Avery Road and Relocated Muncaster Mill Road.  This realignment was 
intended to address sight distance concerns at the existing intersection and anticipated 
subdivision activity on the parcels traversed by Relocated Muncaster Mill Road. 
 
The 1995 Muncaster Road and Muncaster Mill Road Highway Classification and Alignment 
Master Plan Amendment reclassified Muncaster Mill Road from a primary residential road to an 
arterial roadway, designated A-93, throughout the Plan Area.  The mapping shown in the 1995 
amendment did not show the realignment described in the 1985 Plan, yet the actual amendment 
text and County Council resolutions did not address the relocation shown in the 1985 Plan.  This 
Plan removes the realignment of Muncaster Mill Road in the vicinity of Avery Road.  It supports 
a minor realignment in this area that is part of ongoing safety improvements on Muncaster Mill 
Road. 
 
Recommendation 
 

• Remove the realignment of Muncaster Mill Road (A-93) in the vicinity of Avery Road. 
 
Bowie Mill Road Relocated 
 
The Muncaster Mill Road (A-93) intersections with Bowie Mill Road (A-42) and Needwood 
Road (P-8) are approximately 600 feet apart.  Both intersections are controlled by a traffic signal.  
The Bowie Mill Road intersection is a “T” intersection and the Needwood Road intersection is a 
four-leg intersection, with the northeastern leg serving the driveway for Casey House, a hospice 
facility. During the plan development for Casey House, the property line was established to 
facilitate a southerly relocation of Bowie Mill Road so that it would intersect Muncaster Mill 
Road directly opposite Needwood Road. 
 
Based on existing traffic counts at the two intersections, approximately 300 vehicles per hour 
travel in the peak direction (southbound in the morning and northbound in the evening) between 
Bowie Mill Road and Needwood Road.  This dog-leg maneuver would be simplified if Bowie 
Mill Road were realigned to meet Needwood Road.  A four-leg intersection is also generally 
preferable, in terms of motorist expectations and traffic safety, to two offset “T” intersections.   
 
Consolidating the travel movements to a single intersection by relocating Bowie Mill Road may 
result in a poorer level of traffic service at the four-leg intersection, by bringing all turning 
movements to a single point rather than allowing some conflicting maneuvers to occur 
simultaneously at two separate intersections.  If the existing segment of Bowie Mill Road 
between Muncaster Mill Road and Relocated Bowie Mill Road is closed or otherwise 
disconnected, traffic moving between the northwest leg of Muncaster Mill Road and the 
northeast leg of Bowie Mill Road would be relocated, resulting in a longer travel distance and an 
increase in the critical lane volume (CLV) at the Needwood Road intersection.   
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This adverse affect could be alleviated by retaining the existing roadways and constructing 
Bowie Mill Road relocated.  This design would increase the number of stream crossings, and is 
therefore not preferred due to environmental effects.  This Plan therefore recommends retaining 
the dog-leg configuration.  The State Highway Administration should conduct further study of 
operational improvements, such as extending or widening selected turn lanes and examining 
signal phasing, to enhance safety and reduce delays at these closely spaced intersections.  Should 
a subsequent public agency study or subsequent subdivision proposal satisfy both transportation 
and environmental objectives by relocating Bowie Mill Road to meet Needwood Road, such a 
proposal should be consistent with this Plan.   
 
Recommendation 
 

• Retain the existing configuration of the intersections of Muncaster Mill and Bowie Mill 
Roads and of Muncaster Mill and Needwood Roads. 

 
• Support a State Highway Administration study of operational improvements and consider 

environmentally and operationally appropriate relocations consistent with this Plan. 
 
Redland Road Classification 
 
The 1985 Plan classified Redland Road as a primary residential street (P-7) from Muncaster Mill 
Road to the Plan boundary at Crabbs Branch Way.  The recommended right-of-way is not 
specified in the 1985 Plan, but Section 49-34 of the County Code identifies a 70’ recommended 
right-of-way for primary residential roads in cases where a master plan does not otherwise 
indicate a recommended right-of-way. 
 
This two-mile section of Redland Road operates more as an arterial roadway than as a primary 
residential roadway.  This is due to several factors as described below: 
 

• Network connectivity:  The 1985 Plan envisioned an extension of Shady Grove Road 
(M-42) including a direct connection across Rock Creek to Muncaster Road in the 
vicinity of the Agricultural History Farm Park.  The 1995 Muncaster Road and Muncaster 
Mill Road Highway Classification and Alignment Master Plan Amendment removed the 
M-42 extension and reclassified Muncaster Road from a major highway to an arterial 
roadway (A-102) between Olney-Laytonsville Road (M-60) and Muncaster Mill Road 
(reclassified as A-93 in the 1995 amendment).  To the west of the Planning Area 
boundary at Crabbs Branch Way, Redland Road is classified as a four-lane industrial 
roadway (I-9) with an 80’ right-of-way.  Redland Road is the most direct connection 
between Muncaster Road and the Shady Grove Metrorail station.   

 
• County Code guidance:  Section 49-34 of the County Code describes an arterial 

roadway as any road other than a business district road that connects two state or federal 
roads and will be used primarily for through traffic.  Redland Road connects Muncaster 
Mill Road (MD 115) to Rockville Pike (MD 355).   To the southwest of Muncaster Mill 
Road, Redland Road carries an average daily traffic volume of approximately 13,200 
vehicles.  This volume is forecast to increase only slightly, to 14,200 vehicles, by 2025, if 
no other changes are made to the east-west transportation network.  This volume of 
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traffic is within the carrying capacity of a two-lane roadway, but substantially higher than 
would be generated by the neighborhoods that access Redland Road, indicating that it 
currently functions as a through roadway.   

 
• Adjacent land use: The adjacent land use on Redland Road is inconsistent with the 

residential road classification, including: 
 

o Three houses of worship: Shady Grove Presbyterian Church, Derwood Alliance 
Church, and Inglesia Alianza Derwood 

 
o Commercial frontage between Muncaster Mill Road and Roslyn Avenue 

 
Approximately 40 single-family residences have driveway access onto this two-mile long 
segment of Redland Road. 

 
• Planned intersection capacity improvement:  The intersection of Redland Road and 

Needwood Road is forecast to exceed the Derwood Policy Area congestion standard.  
Increasing the intersection capacity to attain the congestion standard requires extending a 
through travel lane on Redland Road from Crabbs Branch Way to a point north of the 
Needwood Road intersection.   

 
The recommended right-of-way for a rural arterial roadway is 80 feet (two lanes with paved 
shoulders and an open section) and other arterial roadways (four lanes with sidewalks and curb 
and gutter) have the same right-of-way dimension.  The existing right-of-way on Redland Road 
varies, with most areas adjacent to subdivided properties having a 70-foot right-of-way.   
 
While these characteristics of Redland Road are common to arterial roadways, the function of 
Redland Road has not been compromised by its current classification as a primary residential 
road. 
 
Recommendation  

 
• Retain Redland Road as a Primary Residential roadway (P-7) between Muncaster Mill 

Road and Crabbs Branch Way, with a 70-foot minimum right-of-way.  Between 
Muncaster Mill Road and Needwood Road, two through travel lanes and an open section 
are recommended.  Between Needwood Road and Crabbs Branch Way, a maximum of 
four travel lanes is recommended as through lanes between the programmed intersection 
capacity improvements. 

 
Woodfield Road  

 
Woodfield Road (M-21), also known as MD 124, forms the boundary of the Upper Rock Creek 
and Gaithersburg Vicinity Planning Areas between Muncaster Mill Road and Warfield Road.  
The 1985 Gaithersburg Vicinity Master Plan recommends four to six lanes on this segment of 
roadway.  The Maryland State Highway Administration (SHA) has completed facility planning 
for this roadway and found that throughout the project study area, from Midcounty Highway to 
Warfield Road, a six-lane cross-section would be required to accommodate forecast 2020 travel 
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demand so that intersections would operate within the Montgomery Village/Airpark Policy Area 
congestion standard.   The Planning Board and County Council, in commenting on a preferred 
alternate, recommended that the facility be staged so that four lanes were constructed initially, 
but concurred that the section should accommodate future widening to six lanes.  
 
Recommendation 

 
• The recommended number of through travel lanes on Woodfield Road (M-21) between 

Muncaster Mill Road and Warfield Road is six. 
 
BIKEWAYS 
 
The Master Plan of Bikeways is a functional master plan that designates the locations and classes 
of bikeways throughout the County.  There are three bikeway classes.  Class I bikeways are 
separate off-street paths located on one side of a roadway.  Class I bikeways are a minimum of 
eight feet wide and allow two-way bicycle traffic.  They can also function as mixed-use paths 
that can be shared with pedestrians.  Class II bikeways are on-street lanes designated for the 
exclusive or semi-exclusive use of bicycles.  They are located on both sides of a roadway, and 
are designated on the roadway by a five-foot wide marking.  Class III bikeways are on-street 
routes that are designated by signs only.  They are shared with motor vehicles. 
 
The purpose of the Bikeway System is to provide routes for people of all levels of experience 
and ability between parks, schools, neighborhoods and other destinations, as well as to provide 
direct routes to the Shady Grove Metro Station. 
 
The Bikeway System includes:  
 

• The Agricultural Heritage Bikeway, which will enable bicyclists to reach an important 
destination, the Agricultural History Farm Park, from both east and west.  
 

• Several bike routes for commuters that lead directly to the Shady Grove Metro Station – 
Muncaster Road/Redland Road, Bowie Mill Road/Needwood Road, and 
Woodfield/Shady Grove Road. 

 
• The Magruder Bikeway that runs between Rock Creek and the Shady Grove Metro 

Station and links two key destinations: Lake Needwood and Magruder High School.  
 

Local bikeways that serve individual neighborhoods should also be provided as new roads and 
subdivisions are built.  
 
This Bikeway System reflects several changes to the previous bikeway plan.  These changes provide 
improved environmental protection of the streams by moving several proposed bikeways out of the 
stream valleys and replacing them with other routes, improved direct routes for commuters to the 
Shady Grove Metro Station; added bike paths to provide routes that are separated from traffic, and 
improved connections to regional bike routes that extend beyond the Planning Area.  
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ROADWAY DESIGNATIONS 
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Street and Highway Classifications 
 
 
Roadway 

 
Limits 

 
Minimum 
ROW 
Width 
(feet) 

 
Number 
of Travel 
Lanes1 

 
Freeways 
 
F-9 

 
Intercounty 
Connector   

 
Redland Road to North Branch 
of Rock Creek  

 
300 

 
6, divided, 
plus 
transitway 
facility 

 
Major Highways 
 
M-21 

 
Woodfield Road 
(MD 124) 

 
Muncaster Mill Road to 
Warfield Road 

 
120-1502 

 
6, divided 

 
M-23 

 
East Gude Drive 

 
CSX Railroad to Southlawn 
Lane 

 
120 

 
4, divided 

 
M-42 

 
Shady Grove Road 

 
Mill Run Drive to Muncaster 
Mill Road 

 
120-1502 

 
6, divided 

 
M-60 

 
Olney-Laytonsville 
Road (MD 108) 

 
Laytonsville Town Boundary to 
Plan Boundary 

 
120 

 
4, divided 

 
M-83 

 
Midcounty Highway 

 
Redland Road to F-9 

 
150 

 
4-6, 
divided 

 
Arterials 
 
A-42 

 
Bowie Mill Road 

 
Muncaster Mill Road to North 
Branch of Rock Creek  

 
80 

 
2 

 
A-93 

 
Muncaster Mill 
Road (MD 115) 

 
Woodfield Road to Redland 
Road 

 
100 

 
4, divided 

 
A-93 

 
Muncaster Mill 
Road (MD 115) 

 
Redland Road to North Branch 
of Rock Creek 

 
80 

 
2 

 
A-95 

 
Fieldcrest Road 

 
Woodfield Road to Olney-
Laytonsville Road 

 
80 

 
2 

 
A-102 

 
Muncaster Road 

 
Muncaster Mill Road to Olney-
Laytonsville Road 

 
80 

 
2 

     
 
1 These are the number of planned through travel lanes for each segment, not including lanes for turning, parking, 
acceleration, deceleration, or other purposes auxiliary to through travel 
2   Current design plans for these roadways call for six lanes within a 120-foot right-of-way.  These plans should be 
implemented.  Future subdivisions should require 150-foot rights-of-way for long term planning purposes. 
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Roadway 

 
Limits 

 
Minimum 
ROW 
Width 
(feet) 

 
Number 
of Travel 
Lanes1 

A-250 Avery Road Plan Boundary to Muncaster 
Mill Road 

80 2 

 
A-268 

 
Airpark Road 
Extended 

 
Woodfield Road to Shady 
Grove Road 

 
80 

 
4 

 
Primary Residential 
 
P-1 

 
Dorsey Road 

 
Warfield Road to Olney-
Laytonsville Road 

 
70 

 
2 

 
P-2 

 
Sweet Meadow 
Lane/Belle Chase 
Drive 

 
Dorsey Road to Fieldcrest Road

 
70 

 
2 

 
P-3 

 
Cypress Hill Drive 

 
Woodfield Road to Road End 

 
70 

 
2 

 
P-4 

 
Warfield Road 

 
Woodfield Road to 
Laytonsville Town Boundary 

 
70 

 
2 

 
P-5 

 
Wickham Road 

 
Olney-Laytonsville Road to 
Plan Boundary 

 
70 

 
2 

 
P-7 

 
Redland Road  

 
Crabbs Branch Way to 
Needwood Road 
 
Needwood Road to Muncaster 
Mill Road 

 
70 
 
 
70 

 
4 
 
 
2 

 
P-8 

 
Needwood Road 

 
Redland Road to Muncaster 
Mill Road 

 
70 

 
2 

 
Industrial  
 
I-1 

 
Southlawn Lane 

 
Gude Drive to Avery Road 

 
70 

 
2-4 

 
I-2 

 
Dover Road 

 
Gude Drive to Horners Lane  

 
70 

 
2 

 
I-2 

 
Horners Lane 

 
Dover Road to Westmore 
Avenue 

 
70 

 
2 

 
I-2 

 
Westmore Avenue 

 
Horners Lane to Westmore 
Road 

 
70 

 
2 

 
I-2 

 
Westmore Road 

 
Westmore Avenue to Road End 

 
70 

 
2 
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Overall Recommendations 
  

• Bikeway System routes as described in this Master Plan should be implemented as well 
as a “finer” system of neighborhood routes. The neighborhood routes should be 
designated and built when new roads and neighborhoods are built. They should provide 
connections to the main bike routes as well as circulation within the neighborhoods and 
connections to local destinations such as nearby parks and schools. 

 
• Roadways that include Class II or Class III bikeways should be improved to meet safety 

standards before bikeway signs or markings are placed on the road.  Two roads in 
particular are likely to require such safety improvements: Muncaster Road and Redland 
Road. 

 
• Bikeways should provide access to park trails, which are important destinations.  
 

This Plan makes these recommendations for individual bikeways: 
 

• The Agricultural Heritage Bikeway creates bicycle connections to this important park 
from east and west.  From MD 124 on the west, a Class II bike path should be designated 
on Cypress Hill Drive.  Land newly acquired as part of the development of the Hoover 
property also can be used.  To reach the park from the east, Class I or Class II bike paths 
should be designated as part of the development of the Fraley and Hendry properties. 

 
• Bikeways can be used as commuter routes to the Shady Grove Metro Station.  This Plan 

recommends a Class II or Class III bikeway on Redland Road, depending on the 
availability of right-of-way.  Class II or Class III bikeways on Muncaster and Bowie Mill 
Roads should be designated to allow longer distance commuters the opportunity to reach 
Shady Grove.  On Needwood Road, a Class I bike path should be designated and 
constructed from Redland Road to Muncaster Mill Road to provide access to Rock Creek 
Park.  The Park and Trails section of this Plan contains additional information on 
connecting bike paths between Rock Creek Park and the Intercounty Connector bike 
paths.  A Class I bike path is included as part of improvements to MD 124. 

 
• The Magruder Bikeway allows connections between Rock Creek and Shady Grove.  The 

Class I bikeway on Needwood Road provides access from Shady Grove to Muncaster 
Mill Road near Magruder High School.  Connecting bike paths should be designated and 
built as part of the development of the Casey property to serve Magruder High School 
and connect to the park. 

 
• Class I bikeways should be designated and constructed in the rights-of-way for the 

Intercounty Connector and the Mid-County Highway. 
 

• A Class II bikeway should be designated on MD 108 from Laytonsville to the Planning 
Area Boundary near North Branch.  A Class I bike path would be desirable along this 
route, should improvements be programmed for MD 108.   
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• A Class II bikeway should be designated on Fieldcrest Road between MD 124 and MD 
108.  A Class I bike path is desirable, if improvements are programmed for Fieldcrest 
Road. 

 
• A Class II or Class III bikeway should be designated on Muncaster Mill Road between 

MD 124 and North Branch.   
 
• A Class II or Class III bikeway should be designated on Avery Road between Muncaster 

Mill Road and the entrance to Rock Creek Regional Park. 
 

This Bikeway System reflects coordination with the Countywide Parks Trails Plan. The system 
includes a Class I bikeway along Needwood Road to connect the ICC bike path and Shady Grove 
Metro.  It also includes a Class I bikeway on Emory Lane, avoiding the North Branch 
biodiversity area. 
 
PEDESTRIAN NETWORK 
 
This Plan proposes two key concepts for a pedestrian system: a park trails plan that serves both 
the local community and the entire County, and safe walking routes to local destinations such as 
schools, local parks, commercial areas and transit, particularly the Shady Grove Metro Station.  

 
Improvements are needed to insure that people who live near these destinations can safely walk 
to them, instead of driving. For this reason, particular attention should be given to providing for 
crossings of main roads – such as Bowie Mill Road at Sequoyah Elementary School, and the 
North Branch Trail crossing at Muncaster Mill Road. 
 
 The concept shows the local destinations that should be studied to determine what 
improvements are needed to provide good access. For schools, this study should be coordinated 
by MCPS and DPWT through their on-going work to ensure safe routes to schools.   Walking 
routes should be provided within a one-half mile radius of a destination.  MCPS standards should 
be applied when determining appropriate walking distances to local schools.    
 
PUBLIC TRANSIT 
 
Travel forecasts indicate that the Upper Rock Creek Planning Area will become increasingly 
congested in the next twenty years, but a primary goal of this Plan is to preserve the area’s low 
density residential character. A greater emphasis on transit and travel demand management can 
increase the efficient use of the roads and help reduce congestion.  Continued planning for public 
transit should further examine opportunities to expand public transit services in the Planning 
Area to complement the environmental goal of the Plan and the two-lane road policy.  Because 
of the area’s low density residential character, this Plan does not envision the introduction of rail 
or other fixed-guideway transit services in the Planning Area.  The transit objectives must be met 
through expansion of efficient bus services and consideration of transit priority projects that 
enhances these bus services.  These planning activities should include consideration of bus 
priority treatments such as auxiliary “queue jumper” lanes that may require additional right-of-
way beyond that indicated in the Street and Highway Classification table. 
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Bikeways 
 

Ref. No. Bikeway Location Type 
DB-14 Needwood Road Redland Road to Muncaster Mill Road 

(MD 115) 
Shared-use path (Class I) 

DB-19 Woodfield Road 
(MD 124) 

Gaithersburg Vicinity Plan Boundary 
to Warfield Road 

Dual bikeway (Class I 
and either Class II or 
Class III) 

BL-20 Bowie Mill 
Road 

Muncaster Mill Road (MD 115) to 
North Branch of Rock Creek 

On-road (Class II or III) 

SP-28 Muncaster Mill 
Road (MD 115) 

Gaithersburg Vicinity Plan Boundary 
to North Branch of Rock Creek 

On-road (Class II or III) 

BL-29 Redland Road Crabbs Branch Way to Muncaster Mill 
Road 

On-road (Class II or III) 

BL-30 Shady Grove 
Road 

Muncaster Mill Road (MD 115) to 
Midcounty Highway 

On-road (Class II or III) 

BL-31 Fieldcrest Road Woodfield Road (MD 124) to Olney-
Laytonsville Road (MD 108) 

On-road (Class II or III) 

SP-36 Olney-
Laytonsville 
Road (MD 108) 

Town of Laytonsville to Olney Plan 
Boundary 

Shared-use path (Class I) 

SP-40 ICC  Redland Road to North Branch of 
Rock Creek 

Shared-use path (Class I) 

SP-51 East Gude Drive CSX Railroad to Southlawn Lane Shared-use path (Class I) 
SP-55 Airpark Road Woodfield Road (MD 124) to 

Muncaster Mill Road (MD 115) 
Shared-use path (Class I) 

SP-70 Midcounty 
Highway 
Extended 

Redland Road to ICC Shared-use path (Class I) 

B-1 Muncaster Road Olney-Laytonsville Road (MD 108) to 
Muncaster Mill Road (MD 115) 

On-road (Class II or III) 

B-2 Cypress Hill 
Drive 

Woodfield Road (MD 124) to Rock 
Creek Stream Valley Park 

On-road (Class II or III) 

B-3 Casey property 
internal street 
system 

Muncaster Road to North Branch 
Stream Valley Park 

On-road (Class II or III) 

B-4 Avery Road Muncaster Mill Road (MD 115) to 
Rock Creek Regional Park 

On-road (Class II or III) 

B-5 Agricultural 
Bikeway 

Hendry property internal street system 
from Muncaster Road to Little Spring 
Road, Little Spring Road from Hendry 
property to Fraley Farm Road, Fraley 
Farm Road from Little Spring Road to 
Griffith Farm Road, Griffith Farm 
Road from Fraley Farm Road to Fraley 
property, Fraley property internal street 
system from Griffith Farm Road to 
North Branch Stream Valley Park 

On-road (Class II or III) 
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Public transit serves two constituencies. Some users choose transit as a competitive alternative to 
auto travel; others are transit-dependent and auto travel is not an option. Upper Rock Creek has 
both types of users and requires a transit plan which addresses the needs of both groups. Transit 
is an attractive option where development densities are sufficiently high to generate travelers on 
shared routes.  Areas can then be served by vehicles operating on fixed routes or schedules.  The 
existing fixed-route bus services are generally oriented toward the Shady Grove Metrorail 
Station.  
 
TRAVEL DEMAND MANAGEMENT 
 
Travel Demand Management (TDM) describes a range of policies and programs designed to 
discourage use of the single-occupant auto and to encourage alternative forms of travel, 
including transit, ridesharing, bicycling, and walking. These policies and programs range from 
regional and countywide information and education programs to employer-based financial 
incentives.   
 
Montgomery County has legislated TDM activities in areas of concentrated commercial 
development with high traffic congestion.  In these areas, a Transportation Management 
Organization (TMO) is established to implement and monitor TDM activities.  The Shady Grove 
Share-a-Ride District includes a portion of the Derwood area near the Shady Grove Metrorail 
Station. 
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