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RECOMMENDATION: Denial
SITE DESCRIPTION : .

The subject property, shown below and in Attachment A, consists of a 3.04 acre
unplatted parcel. The property is in the Burtonsville Employment Area overlay zone, with I-3 as
the base zone. The property is located on the south side of Sandy Spring Road, 400 feet west of
the intersection of Starpointe Drive. The site is largely undeveloped, with the exception of a
small building which will be removed to accommodate the proposed self-storage use.

Properties north of the site, across Sandy Spring Road, contain one-family residences in
the RC zone. A horticultural nursery is in operation directly across Sandy Spring Road, also
within the RC zone, and a small office building is located to the east of the nursery in the C-1
zone. Properties to the east include several undeveloped sites and one developed site in the I-3
zone and in the Burtonsville Employment Area overlay zone and an existing self-storage use in
the I-1 zone and in the overlay zone. Properties south of the site include developed and
undeveloped sites in the I-3 zone and in the overlay zone. The site is bounded on the west by
Columbia Pike, constructed as a limited access expressway in this area. Beyond Columbia Pike
to the west is a hardware store in the I-3 zone and in the overlay zone.

The subject property is located within the Little Paint Branch Watershed. Steep slopes
(over 25% gradient) exist in a band in the central portion of the property and along the eastern
property line. An ephemeral stream channel originates near the northeastern corner of the
property, and it traverses the property in a southerly direction near the eastern property line.
.Forest covers 2.4 acres of the property. There are no stream buffers, floodplains, or wetlands on
the site.




PROJECT DESCRIPTION

The application proposes to create one 3.04 acre lot for a self-storage use. The self-
storage is proposed to be housed in a 147,142 square-foot building, of which 79,474 square feet
are proposed to be above grade in the first and second floors and 67,668 square feet are proposed
to be below grade in a cellar. In addition to the storage areas, the building is proposed to include
an office and an onsite manager’s residence. The proposal includes a 26-space parking lot.
Access is proposed via a driveway from and existing service road in the Sandy Spring Road (MD

- 198) right-of-way. An additional driveway is proposed to access the site from a future extension
of Dino Drive when that extension is constructed.

(Attachment B — proposed plan)

ANALYSIS AND FINDINGS

Master Plan Compliance

The proposed preliminary plan is not in conformance with the Fairland Master Plan with
respect to recommendations regarding diversity of uses and uses that generate employment.

The Master Plan provides the following goal and Ob_] ective on page 80:

This Plan supports the industrial park employment concept of the
1981 Plan and addresses the problems that have since emerged: an
irregular zoning pattern, minimum lot standards and setbacks that
make development for some properties impossible under the 1-3
Zone, and inability, to date, to achieve the desired internal road
network with limited access to MD 198. An overlay district,
similar to the one proposed for the US 29/Cherry Hill Employment
Area, could best guide development so that consistency of
standards and compatible development results.

GOAL: Develop diversity of uses to serve and support the
businesses, employees, and area residents.

OBJECTIVE: Enable the Burtonsville Industrial Area to
develop as a diversified, but unified employment center.

As discussed below, the preliminary plan is not in conformance with this goal and
objective, the only ones that specifically apply to the Burtonsville Employment Area. Following
these two statements, the Master Plan contains this list of recommendations on pages 80 and 82:



RECOMMENDATIONS:

e Rezone all R-200 and other parcels too small-to develop under the
1-3 standards to the 1-1 Zone.
e Develop an overlay district for Area 19 that establishes appropriate
uses and development standards.
e The overlay should have the following objectives:
o Limit uses in the 1-1 Zone to ensure compatibility with 1-3
uses;
o Allow additional uses in the 1-3 Zone for services: such as
restaurants;
o Require trip mitigation for all properties;
o Ensure all uses have appropriate building setbacks, FAR
standards and similar landscaping requirements; and
o Ensure compatibility of proposed uses through site plan
review. |
e Orient all development to the interior with access to MD I98 via
relocated Dino Drive or Star Pointe Lane. Relocate Dino Drive to
connect with Star Pointe Lane. (See page 93-93.)
e Conduct a study to evaluate whether a traffic signal should be
provided at MD 198 and Dino Drive.
e Provide pedestrian/bikeway access to proposed parkland directly to
the south.

As discussed ~ below, the preliminary plan is in conformance with the one
recommendation that relates to orientation to Dino Drive. This appears to be.the only
recommendation that has direct applicability to the subject property.

The Master Plan recommends that the Burtonsville Industrial Area develop as a
diversified but unified employment area. The proposed self-storage use will generate only
minimal employment, consisting of one manager who will live on-site and potentially several
employees who will work in the office or sell packing supplies. Generation of so few employees
on a three-acre site cannot be considered to be consistent with the employment generation goals
of the Master Plan. Further, this project does not advance the goal of diversification of uses
because a self-storage use already exists. within Burtonsville Industrial Area, in close proximity
to the subject property.

These two concerns are rendered even more critical when existing and future
development in the Burtonsville Industrial Area is taken into account. The Burtonsville
Industrial Area contains ten privately-owned properties comprising 37.5 acres that are available
for commerce. These ten properties are listed in the chart below. At 37.5 acres, the area of the
Burtonsville Industrial Area is not large. With implementation of this project, 18.5% of the land
area and 20% of the total number of properties would be devoted to self storage use, a use that is
not a strong employment generator. With only 31% of the land area left undeveloped,
opportunities for future employment-generating development are limited. The loss of the subject
property’s three acres to a project that will not diversify uses and will only nominally generate



employment causes the preliminary plan not to be in substantial conformance to the goals of the

Master Plan.

Land Uses in the Burtonsville industrial Area

Use Acres
Hardware store (pre-dates master plan) 2.56
self storage (subject property) 3.04
automobile uses (pre-dates master plan) 1.56
undeveloped : 2.09 |
undeveloped 3.05
undeveloped 5.12
office 4.94
molding manufacture 9.89
self storage 3.9
undeveloped 1.36
37.51

Total

moulding manufacturing
9.89 acres

undeveloped
5.12 acres

self storage
3.9 acres

4 .94 acres

Burtosville Industrial Area with land uses

Nonetheless, one aspect of the proposal is consistent with the Master Plan. The Master
Plan recommends that access to properties within the Burtonsville industrial area be provided via



Dino Drive instead of Sandy Spring Road (MD 198). The preliminary plan advances this goal
by dedicating land for the completion of Dino Drive, providing for future site access to Dino
Drive, and providing an easement so that an adjacent property can also access Dino-Drive in the
future.

Compliance with respect to Dino Drive, however, does not override the concerns with
respect to the appropriateness of the land use. Staff recommends, therefore, that the Planning
Board find that the preliminary plan is not in compliance with the Fairland Master Plan. Based
on this recommendation, staff further recommends that the Planning Board deny this application. .
Despite the recommendation for denial, staff has provided, for the Planning Board’s information,
the analysis below with respect to other required subdivision findings.

Public Facilities

Roads and Transportation Facilities

The proposed lot does not generate 30 or more vehicle trips during the moring or
evening peak-hours. Therefore, the application is not subject to Local Area Transportation
Review.

Access is proposed via a driveway from and existing service road in the Sandy Spring
Road (MD 198) right-of-way. An additional driveway is proposed at the southeastern property
line to access the site from a future extension of Dino Drive. This additional driveway is not
proposed to be constructed with the project, but rather would be constructed in the future when
the extension of Dino Drive is constructed. . This driveway will also provide access to Dino
Drive for anticipated future development on an adjacent property. Proposed vehicle and
pedestrian access for the subdivision will be safe and adequate with the proposed public
improvements. ’

A road club agreement exists between several area property owners for construction of
Dino Drive. One segment of the street was constructed in 2004 pursuant to approval of an earlier
development project (Burtonsville Self Storage). Approval of a preliminary plan on the subject
property would be subject to the terms of the road club agreement, including payment of a pro-
rata share of road construction costs.

Other Public Facilities and Services

Public facilities and services are available and will be safe and adéquate to serve the
proposed development. The Property will be served by public water and public sewer systems.
The application has been reviewed by the Montgomery County Fire and Rescue Service who
have determined that the Property has appropriate access for fire and rescue vehicles. Other
public facilities and services, such as schools, police stations, firchouses and health services are
operating according to the Growth Policy resolution currently in effect and will be safe and
adequate to serve the Property. Electrical and telecommunications services are also available to
serve the Property.



* Environment

. There are no wetlands, streams, floodplains, or environmental buffers on or adjacent to

the subject property. There are 2.40 acres of existing forest on the property. The on-site forest is
a mixed hardwood forest dominated by Red Maple (4cer rubrum), Big Toothed Aspen (Populus
grandidentata), Chestnut Oak (Quercus prinus), and Silver Maple (Acer saccharinum). There
are five trees that are 24 inches in diameter and greater on the subject property. All five trees are
proposed to be removed due to construction of the new building and access road.

Under the proposed forest conservatlon plan, the entire 2.40 acres of forest are proposed
to be removed. The application is subject to a reforestation requirement of 1.42 acres. This
requlrement is proposed to be met by securing forest credits within an approved forest bank.
This is acceptable because there are no priority planting areas on-site. The plan meets all
applicable requirements of the county Forest Conservation Law.

The MCDPS Stormwater Management Section approved the stormwater management
concept for the project on October 10, 2007. The stormwater management concept includes the
use of a sand filter and. recharge trenches to provide on-site water quality control and
groundwater recharge. ~Channel protection is not required because the one-year post-
development peak discharge is less than two cubic feet per second.

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. The application meets all applicable sections except
the requirement stated in Section 50-35(1) of the Subdivision Regulations that the preliminary
plan be consistent with the master plan (as discussed above). Access and public facilities will be
adequate to support the proposed lot and uses. The proposed lot size, width, shape and
orientation are appropriate for the location of the subdivision.

The lot was reviewed for compliance with the dimensional requirements for the
Burtonsville Employment Area Overlay Zone and the I-3 zone as specified in the Zoning
Ordinance. The lot as proposed will meet -all the dimensional requirements for area, frontage,
width, and setbacks in those zones. A summary of this review is included in attached Table 1.
The application has been reviewed by other applicable county agenc1es all of whom have
recommended approval of the plan.

Citizen Correspondence and Issues

This plan submittal pre-dated any requlrements for a pre-submission meeting with -
neighboring residents, however, written notice was given by the applicant and staff of the plan
submittal and the public hearing date.

In response to the notice, three letters were received. The first letter was received from
the Fairland Master Plan Citizens Advisory Committee. The letter is in opposition to the
preliminary plan, based on lack of conformance with the master plan. The letter states that the



proposed self-storage use would generate only one employee, in conflict with the master plan
goal of creating a unified employment center in Burtonsville. Further, the letter states that since
there is already an existing self-storage facility in Burtonsville, addition of a second one is
contrary to the master plan goal of achieving a diversity of uses in Burtonsville.

Two letters were received from William Kominers and Christopher Ruhlen, representing
the owners of Burtonsville Self Storage, a nearby business in the Burtonsville Employment Area
Overlay Zone. These letters discuss the Dino Drive Road Club agreement and provide suggested
language for a condition that would require the applicant to participate in the road club. Because
the preliminary plan is recommended for denial, no conditions are included in the staff
recommendation and the two letters are not attached to the staff report. |

CONCLUSION

“The proposed lot and use do not comply with the recommendations of the Fairland
Master Plan because the proposal does not diversify uses in the Burtonsville Employment Area
and because the project would generate only one employee on the three acre site. The
application does not comply with Section. 50-35(1) of the Subdivision Regulations that requires.
conformance to the master plan. Therefore, denial of the application is recommended.

Attachments

Attachment A—Vicinity Development Map

Attachment B—Proposed Development Plan
Attachment C—Citizen Correspondence

Attachment D—Pages 80-82 of the Fairland Master Plan



Table 1: Preliminary Plan Data Table and Chécklist

Plan Name: EZ Storage — Burtonsville Industrial Park

Plan Number: 120070510

Zoning: |-3; Burtonsville Employment Area Overlay Zone

# of Lots: 1
# of Outlots: 0
Dev. Type: Commercial
PLAN DATA Zoning Ordinance Proposed for Verified Date
. Development - Approval by the:
Standard Preliminary Plan
- - 2.91 acres 2/1/08
Minimum Lot Area 2 acre minimum minimum OUR
Lot Width Not specified 210 ft. minimum - (V)] 2/1/08
Lot Frontage Not specified 169 ft. minimum R 2/1/08
Setbacks
Front 100 ft. Min. Must meet minimum’ R 2/1/08
Side 0 ft. Min. Must meet minimum’ R 2/1/08
Rear 0 ft. Min. Must meet minimum’ MNB 2/1/08
. May not exceed ‘ 2/1/08
Height 100 ft. Max. maximum’ /U B
Max Comm’l s.f. per - . 2/1/08
Zoning 79,474 sq. ft. 79,474 sq. ft. FVIN
MPDUs N/A My 2/1/08
TDRs N/A N 2/1/08
Site Plan Req'd? Yes ME 2/1/08
FINDINGS
SUBDIVISION .
Lot frontage on Public Street Yes JUIKS 2/1/08
Road dedication and frontage improvements Yes Agency letter 11/21/07
Environmental Guidelines Yes Staff memo 1/16/08
Forest Conservation Yes Staff memo 1/16/08
Master Plan Compliance No Staff memo 1/30/08
ADEQUATE PUBLIC FACILITIES
Stormwater Management Yes Agency letter 10/10/07
Agency 3/5/07
Water and Sewer (WSSC) Yes comments
: ) Agency 3/5/07
10-yr Water and Sewer Plan Compliance Yes comments
. Agency 3/5/07
Well and Septic N/a comments
i . Staff 3/5/07
Local Area Traffic Review N/a comments
. o . Staff 1/24/07
Policy Area Moblllty Review N/a comments
i T Staff 1/124/07
Transportation Management Agreement N/a comments
Fire and Rescue Yes Agency letter - 4/23/07

' As determined by MCDPS at the time of building permit.




Artachment A

EZSTORAGE-BURTONSVILLE IND. PARK (120070510)

PARCEL "M”

Map compiled on February 13, 2007 at 9:01 AM | Site located on base sheet no - 221NE04

NOTICE

The planimetric, property, and topographic information shown on this map is based on copyrighted Map Products from the Montgomery

County Department of Park and Planning of the Maryland -National Capital Park and Planning Commission, and may not be copied or

reproduced without written permission from M-NCPPC. Key Map
Property lines are compiled by adjusting the property lines to topography created from aerial photography and should not be interpreted as

actual field surveys. Planimetric features were compiled from 1:14400 scale aerial photography using stereo photogrammetric methods.

This map is created from a variety of data sources, and may not reflect the most current conditions in any one location and may not be

completely accurate or up to date. All map features are approximately within five feet of their true location. This map may not be the

same as a map of the same area plotted at an earlier time as the data is continuously updated. Use of this map, other than for

general planning purposes is not recommended. - Copyright 1998

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING |
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 1 inch = 200 fect
8787 Georgia Avenuc - Silver Spring, Marylund 2091 63760 1 - 2400
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ArtachmenT C

FAIRLAND MASTER PLAN CITIZENS ADVISORY COMMITTEE

February 5, 2007
TO: Development Review Division

RE: EZ Storage—Burtonsville Industrial Park, Preliminary Plan (File No. 120070510)

The Fairland Master Plan Citizens Advisory Committee wishes to comment in
vehement opposition to the EZ Storage preliminary plan proposal for Burtonsville.

The master planb committee is not merely concerned but incredulous over and appalled by
this proposal that would place a second self-storage facility in Burtonsville at this key
intersection of MD 198 and the US 29 off-ramp—Iess than a quarter-mile (perhaps .1 of a

mile!) from an existing large self-storage facility that has been a major eyesore and
detractor from efforts to create a sense of “place” in Burtonsville.

This gateway from Prince George’s into Montgomery is already an embarrassment for
the community and the County owing to poor planning, implementation, and enforcement
in the past. To approve a second storage warehouse in this location would be not merely
redundant but would underscore the perception of incoherent development that has so
harmed the business district in the planning area, contribute to the impression of

transiency that has plagued our schools as well, and make it increasingly difficult for
Burtonsville to develop out as envisioned.

Moreover, a storage facility on this site is directly at odds with both the employment
and the “diversity of uses” goals specifically called for on page 80 of the approved
and adopted 1997 Fairland Master Plan. It is hard to imagine a less fitting or
productive use here, in a location that specifies, according to the master plan, coherent
development and a “unified employment center.” Apparently there would be a single
employee on this site under the applicant’s proposal. Although the zone may allow
another self-storage adjacent to an already existing large storage facility, the project
would not be remotely compatlble, much less consistent, with the master plan goal to
“develop d1vers1ty of uses”—not to mention the master plan, County, and reglonal
objective to improve the jobs-housing ratio in the East County.

Many citizens have registered deep concern over the fate of Burtonsville and as they
learn of this latest proposal are further dismayed. We have told them to trust in the
master plan, but we rely on Planning Staff and the Planning Board to insure that the
intent and integrity of our plans are sustained and that they have meaning and worth. We
and the residents and businesses whom we represent and who worry that projects like this
will spell the death knell of efforts to revive our community, look forward to working
with developers (as we have in the Briggs Chaney and Calverton areas) and the Planning

Department to achieve a more appropriate and legitimate employment use for this key
site at the entrance to Burtonsville.

Sincerely,
Stuart Rochester




Chair, Fairland Master Plan CAC

cc. Chairman Royce Hansen, Montgomery County Planning Board
Rose Krasnow, Chief, Development Review Division
Cathy Conlon, Development Review
Councilmember Marilyn Praisner



A’rmc'/« Ment D

Burtonsville Industrial Area

The 1981 Plan recommended employment and retail uses for all four quadrants of the MD 198/US 29
intersection. The Burtonsville Industrial Area (Figure 34), located at the southeast’quadrant of US 29 and
MD 198, was intended to be a 68-acre industrial park with offices, research and development, and light
industry. The proposed area was separated by a tributary to Little Paint Branch: 12 acres had access to
Blackbum Road and approximately 56 acres had access to Dino Drive, a proposed industrial road. The 1981
Plan recommended I-3 zoning for the entire 68 acres.

The existing irregular zoning pattern stems from the Sectional Map Amendment (SMA) for the 1981 Plan..
At the time of the SMA, not all the affected property owners wanted to be rezoned to I-3. Therefore, the SMA
rezoned approximately 32 acres of the proposed 68-acre industrial park to I-3, and left the remaining acreage
R-200. Some property owners requested and received OM zoning on the basis that their properties were too
small to develop in the I-3 Zone. Some of the R-200 parcels are too small or have little buildable area under
the standards of the I-3 Zone. The I-1 zone, which is less restrictive as to lot size and setbacks, also permits
more uses than the I-3 Zone. However, rezoning the smaller properties to the I~] Zone may result in a situation
similar to that described previously in the US 29 employment area.

Finally, the location of Dino Drive, as platted, does not provide access to all the properties as envisioned in
the 1981 Plan. Most of the properties fronting MD 198 do not have access to Dino Dnve Star Pointe Lane,
which provides access to at least four of the properties, is not a public road.

This Plan supports the industrial park employment concept of the 1981 Plan and addresses the problems that
have since emerged: an irregular zoning pattern, minimum lot standards and setbacks that make development
for some properties impossible under the I-3 Zone, and inability, to date, to achieve the desired internal road
network with limited access to MD 198. An overlay district, similar to the one proposed for the US 29/Cherry

Hill Employment Area, could best guide development so that consistency of standards and compatible develop-
ment results.

GOAL: - Develop diversity of uses to serve and support the businesses, employees, and area resi-
dents.

OBJECTIVE: Enable the Burtonsville Industrial Area to develop as a diversified, but unified employ-
ment center.

RECOMMENDATIONS:
Area 19: . 54 acres: 17 acres, R—200; 3 acres, OM; 34 acres, [-3; 19 parcels
. Rezone all R-200 and other parcels too small to develop under the I-3 standards to the I-1 Zone.

. Devélop an overlay district for Area 19 that establishes appropriate uses and development standards.
The overlay should have the following objectives:

- Limit uses in the I-1 Zone to ensure compatibility with I-3 uses;

- Allow additional uses in the I-3 Zone for services, such as restaurants;

APPROVED AND 4DOPTED - 80 - FAIRLAND MASTER PLAN



BURTONSVILLE INDUSTRIAL AREA

FIGURE 34

—

EQ§§ -‘\b "‘;.‘ H'
suRtoNSviLle /2
LLCROSSING ¢/ ZAl/ili
g ° g 0 “\\) ] 1’4-

&y N\ S —

SH‘EMIN\:é
4 NURSERIE
=Lt
\ Vi B s ‘
BURTONSVILLE{" o '
» D\ \C g 2
SHOPPING ——= "L

FAIRLAND MASTER PLAN -81-

APPROVED AND ADOPTED



- Require trip mitigation for all properties;

- Ensure all uses have appropriate building setbacks, FAR standards and similar landscaping
" requirements; and

- Ensure compatibility of proposed uses through site plan review.

. Orient all development to the interior with access to MD 198 via relocated Dino Drive or Star Pointe
Lane. Relocate Dino Drive to connect with Star Pointe Lane. (See page 93-93.)

* . Conduct a study to evaluate whether a traffic signal should be provided at MD 198 and Dino Drive.

. Provide pedestrian/bikey;/ay accesé to proposed parkland directly to the south.

CORPORATE SITES

There are three sites in Fairland developed by corporations and institutions: the two Bell Atlantic buildings
and the Seventh Day Adventist Headquarters. The original Bell Atlantic site on the east side of US 29/Fairland
Road was recently rezoned OM and has a development cap on future square footage and trip generation. The
second Bell Atlantic site, opposite the original Bell Atlantic site on the west side of US 29/Fairland Road, and
the Seventh Day Adventist site both have development potential remaining under existing zoning. All three
sites are surrounded by green space and extensive landscaping with building setbacks 50-150 feet from US
29. Development of all three sites is subject to site plan review under the existing zoning.

RECOMMENDATIONS:

. - Reconfirm existing zoning. Any redevelopment of corpbrate sites should retain existing setbacks and
green space along US 29 and along any roads opposite residential development.

. Consider trip reduction measures or participation in transit program at the time of subdivision/site plan
to extend and/or coordinate with existing trip mitigation/reduction programs.

APPROVED AND ADOPTED -82- FAIRLAND MASTER PLAN



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	


