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EXECUTIVE SUMMARY

Staff Recommendation: Approval with conditions for Project Plan Amendment No. 92004004A,
Preliminary Plan Amendment No. 12004042A and Site Plan Amendment No. 820050298, collectively
known as The Quarry (“Application” or “Amendment”) to replace two previously approved multi-family
buildings with 44 new one-family attached dwelling units. The Application was submitted by William
Rickman, c/o Pearl Street, LLC (“Applicant”) and accepted on May 19, 2017. The Applications are being
reviewed by Staff for conformance with Chapters 22A, 50 and 59.

The Amendments request the resubdivision of one condominium lot approved for 47 condominium units
into 44 lots for 44 new townhouse units, plus the necessary private road and open space parcels. The
Application is located on approximately 13.31 acres of land located on the north side of River Road,
approximately 1,500 feet west of the intersection with Seven Locks Road (“Property” or “Subject
Property”).

Figure 1 — Vicinity Map
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The Property is located in the 2002 Potomac Subregion Master Plan (“Master Plan”) and is currently zoned
CRT-0.5, C-0.25, R-0.25, H-60 T, but is being reviewed under the development standards of the RMX-1
TDR-6 zone, pursuant to the Exemption section 59.1.1.1.B.3 of the zoning ordinance, for amendments to
previously approved plans. The southeastern half of the Property is already improved with two
condominium buildings consistent with the previous approvals, therefore the focus of review is on the
undeveloped northwestern half of the Property.

The Amendments remain in substantial conformance to the Master Plan, and continue to meet the
requirements of forest conservation under Chapter 22A. The Amendments will result in an increase of 11
required TDRs because one TDR purchases two multi-family dwelling units, but only one one-family
attached dwelling unit. The Application also includes a new Adequate Public Facility (“APF”) review for
transportation because the change in dwelling type and change in trip generation rates with the new
2016-2020 Subdivision Staging Policy results in more trips than were approved by the original
development. The compatibility of the proposed development is similar to that already approved,
however the Applicant has requested the Planning Board consider a reduction in minimum setbacks
required for new residential construction from existing one-family development from 100 to 90 feet
pursuant to section 59-C-10.3.8 which Staff supports and discusses further in the Site Plan zoning
conformance section of this report.

The Amendment has been reviewed and recommended for approval by other County agencies including
Montgomery County Department of Permitting Services (“MCDPS”) Fire Department Access, Water
Resources, and Zoning divisions, and Montgomery County Department of Transportation (“MCDOT”). The
Amendment was also reviewed by the Montgomery County Department of Housing and Community
Affairs (“DHCA”). Consistent with the original Preliminary and Site Plan approvals, there will be no MPDUs
developed on this Property and instead the Applicant will comply with the Alternative Compliance
Measure Agreement to make a total payment of $1.7 million to DHCA.

Figure 2 — Site Plan Amendment layout
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SECTION 1 - RECOMMENDATIONS AND CONDITIONS

Project Plan Amendment No. 92004004A: Staff recommends approval with conditions for the Project
Plan Amendment. All conditions of Project Plan No. 920040040 remain in full force and effect except for
the deletion of condition 5, and as modified below.

1)

2)

Development Ceiling and Density

The proposed project density is limited to 94 residential units, including 50 multi-family and 44 one-
family attached dwellings, and a clubhouse of 50,000 square feet for recreational use of the residents.
This density is based on the gross tract area of 13.31 acres, and approximately 1,000 feet of road
frontage along River Road.

Building Height and Mass

The height of the proposed buildings must not exceed 225 feet of elevation above sea level based on
the Master Plan, with the building height measurement taken in the method as described in the
Zoning Ordinance. Building mass articulation and setbacks shall be incorporated into the overall
design scheme to provide visual interest at street level and to reduce the appearance of monolithic
massing.

Transportation Planning

a. Limit total development under project plan and preliminary plan approvals to 94 dwelling units
including 50 multi-family condominium units and 44 one-family attached units, and a community
clubhouse.

Preliminary Plan Amendment No. 12004042A: Staff recommends approval with conditions for the
Preliminary Plan Amendment. All conditions of Preliminary Plan No. 120040420 remain in full force and
effect except for the deletion of condition 19, and as modified by the conditions below.

1) Approval under this Preliminary Plan is limited to 45 lots for 44 one-family attached dwellings and
50 multi-family condominium dwellings, a clubhouse facility, and necessary parcel(s) for private
roads and alleys.

9) The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Service (“MCDPS”) — Water Resources Section in its stormwater management concept
letter dated January 26, 2004, with the revised concept/Site Development Stormwater
Management Plan on May 26, 2017, and reconfirmed on August 21, 2017 and on October 25,
2017, 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 that the amendments do not conflict with other
conditions of the Preliminary Plan approval.

10) The Planning Board accepts the recommendations of the Montgomery County Department of
Transportation (“MCDOT”) in its letter dated May 7, 2004, and updated in its later dated
November 13,2017, 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 MCDOT provided that the amendments do not conflict with other conditions
of the Preliminary Plan approval.



12) The record plat shall place the term “access denied” along the Subject Property frontage of River
Road (MD 190) except for at the existing access location, and shall include a note on the plat
stating that SHA may grant additional temporary access subject to SHA approval.

21) The Adequate Public Facility (APF) review for the preliminary plan will remain valid for sixty (61)
months from the date of mailing of the Planning Board resolution for this Preliminary Plan
Amendment.

The Preliminary Plan Amendment also approves the following new conditions of approval:

23) The Planning Board accepts the recommendations of the Montgomery County Fire and Rescue
Services (MCFRS) Fire Code Enforcement Section in its letter dated November 6, 2017, and
incorporates them as conditions of approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which MCFRS may amend if the amendments do not
conflict with other conditions of Preliminary Plan approval.

24) The Applicant must provide the Private Road located in Parcel D as identified on the Preliminary
Plan, including any sidewalks, bikeways, storm drainage facilities, street trees, street lights,
private utility systems and other necessary improvements as required by either the Preliminary
Plan or the subsequent Site Plan within the delineated private road area (collectively, the “Private
Road”), subject to the following conditions:

a.

b.

If there are no structures above or below the Private Road, the record plat must show the
Private Road in a separate parcel. If there are structures above or below the Private Road,
the record plat must clearly delineate the Private Road and include a metes and bounds
description of the boundaries of the Private Road.

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.

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 or a subsequent Site 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.

25) The record plat must reflect all areas under Homeowners Association ownership and specifically

identify stormwater management parcels.



26) Prior to submission of any plat, Site Plan No. 82005029B must be certified by M-NCPPC
Staff.

27) The certified Preliminary Plan must contain the following note:

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

Site Plan Amendment No. 82005029B: Staff recommends approval with conditions of the Site Plan
Amendment. All conditions of approval of Site Plan No. 820050290 and 82005029A remain in full force
and effect except as modified by the conditions below. All site development elements shown on the
latest electronic version as of the date of this Staff Report submitted via ePlans to the M-NCPPC are
required except as modified by the following conditions.

1. Project Plan Conformance
The development must comply with the conditions of approval for Project Plan Amendment No.
92004004A, as approved concurrently with the Site Plan.

2. Preliminary Plan Conformance
The development must comply with the conditions of approval for Preliminary Plan Amendment
No. 12004042A, as approved concurrently with the Site Plan.

4.
a)

b)

5.
a)

Building Height

The maximum height of the buildings must not exceed 225 feet of elevation above sea level
based on the Master Plan.

The maximum height of the multi-family buildings must not exceed 75 feet as measured
from top of curb of the main drive way opposite the front door at each building to the mean
of the gable roof, as defined in the Montgomery County Zoning Ordinance.

The maximum height of the townhouse buildings must not exceed 50 feet as measured from
top of curb of the main drive way opposite the front door at each building to the mean of
the gable roof, as defined in the Montgomery County Zoning Ordinance.

Lighting

Prior to certified Site Plan, the Applicant must provide certification to Staff from a qualified
professional that the exterior lighting in this Site Plan conforms to the latest llluminating
Engineering Society of North America (IESNA) recommendations (Model Lighting Ordinance-
MLO: June 15, 2011, or as superseded) for a development of this type. All onsite exterior
area lighting must be in accordance with the latest IESNA outdoor lighting recommendations
(Model Lighting Ordinance-MLO: June 15, 2011, or as superseded).

All onsite down-lights must have full cut-off fixtures.

Illumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at
any property line abutting public roads and residentially developed properties.



d) Streetlights and other pole-mounted lights must not exceed the height illustrated on the
Certified Site Plan.

6. Pedestrian & Bicycle Circulation
a) In addition to the pedestrian and bicycle facilities built in Phase I, the Applicant must
provide for the following pedestrian improvements as shown on the Certified Site Plan:
i. five-foot wide sidewalks along the private street
ii. afive-foot wide sidewalk connection in front of lots 29-36 that connect the
private street to the clubhouse
iii. a five-foot wide sidewalk connection along the rear of lots 37-47 providing a
connection to the open space amenities
iv. a five-foot wide sidewalk connection and ADA-accessible private street crossing
that connects the private street sidewalk to the 8-foot shared use path within
the River Road right-of-way, located on the west side of the site entrance.
v.  An ADA-accessible private street crossing located just east of lot 4 connecting
the two open space amenity areas
b) The sidewalk shown on the certified site plan located between and on lots 40 and 41
must remain accessible to the public.

7. Recreation Facilities

The Applicant must provide at a minimum the following recreation facilities: one tot lot, two
picnic/seating areas, one play area, one bike system, one pedestrian system, natural areas, one
outdoor swimming pool, and one indoor community space.

10. Forest Conservation & Tree Save

The development must comply with the following conditions of the approved Final Forest

Conservation Plan and/or Tree Save Plan that will be certified with the Site Plan Amendment:

a) All previously approved conditions relating to the approved Final Forest Conservation Plan
remain in full force and effect.

11. Noise Attenuation

a) Before certification of the Site Plan, the Applicant must:

i Provide an update to the 2005 traffic Noise Analysis from an engineer that
specializes in acoustical treatments, that includes specific recommendations to
attenuate noise impacting the exterior ground level living space on lots 17-19.

ii. Update the Site Plan drawings to reflect the recommendations from an engineer
that specializes in acoustical treatments, that attenuate the noise in the exterior
ground level living space on Lots 17-19.

iii. Provide a note on the Site Plan that the primary rooftop amenity space must be
located on the north side of the penthouse level on Lots 20-36.

b) Before issuance of the first building permit associated with this Amendment, the Applicant
must provide certification to M-NCPPC Staff from an engineer who specializes in acoustical
treatment that:

i.  The location of the noise mitigation techniques to attenuate current noise levels to
no more than 60 dBA Ldn for the ground level patio space on lots 17-19 is adequate.

ii.  The building shell for residential dwelling units affected by exterior noise levels
projected above 60 dBA Ldn will attenuate the projected exterior noise levels to an
interior level not to exceed 45 dBA Ldn.




iii. For all residential dwellings on Lots 17-36, the Applicant must disclose in writing to
all prospective purchasers that those homes are impacted by transportation
noise. Such notification will be accomplished by inclusion of this information and
any measures to reduce the impacts in all sales contracts, brochures and
promotional documents, including: any illustrative site plan(s) on display within any
sales related offices(s); in Homeowner Association documents; with all Deeds of
Conveyance; and by inclusion on all signature subdivision and site plans.
c) Before the final inspection for any residential unit on Lots 17-36, the Applicant must certify
to M-NCPPC Staff that the noise impacted units have been constructed in accordance with
the certification of the engineer that specializes in acoustical treatments.

12. Stormwater Management

The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Service (“MCDPS”) — Water Resources Section in its stormwater management
concept letter dated January 26, 2004, with the revised concept/Site Development Stormwater
Management Plan on May 26, 2017, and reconfirmed on August 21, 2017, and on October 25,
2017, and hereby incorporates them as conditions of Site 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 that the amendments do not conflict with other
conditions of the Site Plan approval.

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

17. Certified Site Plan

Before approval of the Certified Site Plan the following revisions must be made and/or

information provided subject to Staff review and approval:

a) Include the stormwater management concept approval letter, development program, and
Site Plan resolutions on the approval or cover sheet(s).

b) Add a note to the Site Plan stating that “M-NCPPC Staff must inspect and approve all tree-
save areas and protection devices before clearing and grading.”

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

d) Modify data table to reflect development standards approved by the Planning Board.

e) Ensure consistency of all details and layout between Site and Landscape plans.

f) Provide porous pavers, or incorporate Silva cell technology, on the driveways and lead-in
sidewalks of all front-loaded units in order to promote root growth of street trees and street
tree health.

The Site Plan Amendment also approves the following new conditions of approval:

18. Density
The development is limited to 44 one-family attached dwellings and 50 multi-family

condominium dwellings, and a clubhouse facility.

19. Transfer of Development Rights (TDRs)




a) The Applicant must acquire 11 additional TDRs in order to fulfill the requirement of 39 TDRs
for the overall development.

b) The record plat(s) must reflect serialization and liber/folio reference for all TDRs used by the
development.

20. Moderately Priced Dwelling Units (MPDUs)

The Planning Board accepts the recommendations of Department of Housing and Community
Affairs (DHCA) in its letter dated August 31, 2017 and incorporates them as conditions of the
Site Plan approval. The Applicant must comply with each of the recommendations as set forth
in the letter, which DHCA may amend provided that the amendments do not conflict with other
conditions of the Site Plan approval.

a) The development must provide for the equivalent of 15 percent MPDUs off-site by

complying with the March 29, 2005 Alternative Compliance Measure Agreement, which
requires paying the remaining balance of $800,000 on the total $1,700,000 payment to the
County’s Housing Initiative Fund, consistent with the requirements of Chapter 25A and the
applicable Master Plan. The Applicant is receiving a 22% percent density bonus for providing
the equivalent of 15 percent MPDUs off-site.

b) Prior to certified site plan, the Applicant must provide M-NCPPC Staff with a Supplemental
Agreement Letter between the Applicant and DHCA reconfirming that they are subject to

the terms and conditions of the original 2005 Alternative Compliance Measure Agreement
regardless of the type and count of housing units.

21. Architecture & Compatibility

a) For the 44 one-family attached units, the exterior architectural character, proportion,
materials, and articulation must be substantially similar to the schematic elevations shown on
the submitted architectural drawings, as determined by M-NCPPC Staff.

b) The architectural treatment of the rear facades of the townhouse units on Lots 37 — 47 must
be similar to the front facades of those units in terms of character, proportion, materials, and
articulation, as determined by M-NCPPC staff.

c) The rear yards of the townhouses units on Lots 20-47 must not be enclosed by fences or
other structures.

22. Site Design
The Applicant must provide porous pavers, or incorporate Silva cell technology, on the

driveways and lead-in sidewalks of all front-loaded units in order to promote root growth of
street trees and street tree health.

23. Green Area & Public Amenities

a) The Applicant must provide a minimum of 383,692 square feet of green area (66% of net lot
area) on-site.

b) Before the Final Inspection of the last stick of townhouses, all public green area amenity
space on the Subject Property must be completed.

c) Before the Final Inspection of the last stick of townhouses, all on-site amenities shown on
the Certified Site Plan including, but not limited to, streetlights, sidewalks/pedestrian
pathways, hardscape, benches, trash receptacles, and recreation amenities must be
installed.




24. Maintenance of Public Amenities

The Applicant is responsible for maintaining all publicly accessible amenities including, but not
limited to stream and associated pool areas and bridge crossings, play areas, tot lot, play lot,
picnic/seating areas, bike system, pedestrian system, natural areas, swimming pool, indoor
community space.

25. Private Roads

a)

b)

The Applicant must provide Private Road(s), including any sidewalks, bikeways, storm
drainage facilities, street trees, street lights, private utility systems and other necessary
improvements as required by the Site Plan within the delineated private road parcel, subject
to the conditions of Preliminary Plan Amendment No. 12004042A.

The Applicant must construct the private internal street to applicable Montgomery County
tertiary residential street structural standards (MC-2001.01 OR MC-2001.02) and must
construct all sidewalks to applicable ADA standards. Before the release of bond or surety,
the Applicant must provide MCDPS Zoning Enforcement staff with certification from a
licensed civil engineer that all streets and sidewalks have been built to the above standards.

26. Site Plan Surety and Maintenance Agreement

Prior to issuance of any building permit, sediment control permit, or Use and Occupancy Permit,
the Applicant must enter into a Site Plan 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 in accordance with Section 59-D-3.5(d) of the Montgomery County Zoning
Ordinance, with the following provisions:

a)

b)

c)

d)

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

The cost estimate must include applicable Site Plan elements for the 44 townhouse units,
including, but not limited to the unbuilt portions of the central amenity area between the
multi-family buildings and the townhouse sticks, natural pool areas with a meandering path
and bridge crossings, exterior water features, plant material, on-site lighting, indoor and
outdoor recreational facilities, site furniture, mailbox pad sites, trash enclosures, retaining
walls, fences, railings, private roads and sidewalks, private alleys, private utilities, paths and
associated improvements of development, including sidewalks, bikeways, storm drainage
facilities, street trees and street lights. The surety must be posted before issuance of the
any building permit of development and will be tied to the development program.

The bond or surety must be tied to the development program, and completion of all
improvements covered by the surety for each phase of development will be followed by a
site plan completion inspection. The surety may be reduced based upon inspector
recommendation and provided that the remaining surety is sufficient to cover completion of
the remaining work.

The bond or surety shall be clearly described within the Site Plan Surety & Maintenance
Agreement including all relevant conditions and specific Certified Site Plan sheets depicting
the limits of development.
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SECTION 2 — PROPERTY LOCATION, ANALYSIS & HISTORY

Property Location

The Application is located on approximately 13.31 acres of land located on the north side of River Road,
approximately 1,500 feet west of the intersection with Seven Locks Road. The Property is zoned CRT-0.5,
C-0.25, R-0.25, H-60 T and is the location of the old Stoneyhurst Quarry. Surrounding the Property to the
north and west is R-200 zoned land developed with one-family detached housing. South of the Subject
Property, across River Road, is part of the Cabin John Stream Valley Park and Cabin John Creek.
Immediately to the east is the Cabin John Fire Station, and the Riverhill townhouse community, which is
located in the R-10 zone. The Property is about % mile from the interchange with River Road and 1-495.

Figure 3 —Zoning Map

Site Analysis

Currently, the Subject Property is partially improved with two condominium buildings with a total of 50
units, in conformance with Site Plan approval Nos. 820050290 and 82005029A. The entire Property is
graded and stone retaining walls have been added along the old quarry walls along the northern and
eastern perimeter, and a landscaped berm is located along most of the frontage on River Road. The
Property also includes the existing monumental community entrance, the eastern half of the loop road,
the clubhouse and pool, and areas of open amenity space and landscaping. Frontage improvements have
been made along River Road including a dedicated left turn lane from east bound River Road into the
Property, and acceleration and deceleration lanes on westbound River Road. The Applicant has already
installed an eight-foot wide shared use path across the frontage.
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The area specifically subject to the Amendments is the northwestern half of the Property, and measures
approximately 5.5 acres in size. This portion of the Property has been graded and contains a temporary
stormwater retention pond. The Property is located in the Cabin John Creek watershed, a use I-P
watershed. There are no documented streams, wetlands, or rare or endangered species on the Subject
Property, and Cabin John Creek is located in the stream valley park on the opposite side of River Road.

Figure 4 — Aerial — Google Earth

History

Project Plan 920040040 and Preliminary Plan 120040420

On May 20, 2004, the Subject Property had a public Planning Board Hearing for Project Plan No.
920040040 and Preliminary Plan No. 120040420. A Planning Board Opinion was mailed for the
Preliminary Plan on June 7, 2004. The original approvals were for an optional method project in the
RMX1/TDR-6 zone for up to 97 condominium dwelling units with 298 underground and 91 above ground
parking spaces, in four structures, a clubhouse and pool area, extensive landscaping, and frontage
improvements made along River Road. The Project Plan considered the size and location of the retaining
walls located around the perimeter of the Property and the stability of the quarry fill material. Additional
issues that were approved with the initial Project Plan included a Planning Board granted waiver to
provide fewer than the minimum zoning required single-family detached dwelling units, permitting
locating all necessary MPDUs off-site, and determining that TDRs would be required to achieve the full
project plan density. The Preliminary Plan initially created one lot, and approved the private on-site loop
road that would provide access to the condominium units and associated parking.

12



Site Plan 820050290 and 82005029A

The Planning Board approved, by Resolution MCPB No. 06-10 dated September 7, 2006, Site Plan No.
820050290, The Quarry, to construct up to 97 condominium units in four separate buildings on the Subject
Property (Figure 5), and to approve an Alternative Compliance Measure Agreement with DHCA providing
credit for 15% MPDUs. The Site Plan among other things limited building heights to 75 feet, approved a
package of on-site amenities, and required mitigation to control for transportation noise from River Road.
This Site Plan has been partially implemented with construction of the first two buildings and the
clubhouse. Site Plan Administrative Amendment No. 82005029A was approved by the Planning Director
on October 30, 2015, to make minor adjustments to the approved landscaping, retaining walls and
entrance signage.

Figure 5 - Previously approved layout (Site Plan 820050290 and 82005029A)
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SECTION 3 — PROPOSAL AND COMMUNITY OUTREACH

Proposal

The Applicant has submitted Amendments to the Project, Preliminary and Site Plans for review and
Planning Board approval. The area that is subject to Amendment on the Property is approximately 5.5
acres of the total 13.31-acre Property. The Applicant requests to replace the unbuilt 47 condominium
units with 44 one-family attached (townhouse) units on the northwestern half of the Property. The
Preliminary Plan will create 44 new lots for the townhouse units, and will create a new parcel for the
private street.

Figure 6 — Overall development with 5.5-acre Amendment area outlined in red
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Circulation and Parking

The Application will maintain the same general circulation pattern as previously approved by completing
the internal private street loop. The location and layout of the dwelling units however is changed
substantially because two multi-family buildings are being replaced with seven sticks of townhouse units.
Rather than having all of the units located inside the loop road, there are now units located on either side
of the loop road. This responds to the constrained nature of the Property between the retaining walls
and the existing condominiums and clubhouse. In addition to completing the private street loop, there
are two proposed alleys that will provide rear garage access to some of the dwelling units. The alley
identified as Alley A will be a unique 30-foot wide alley that acts like a wide motor court, which will stretch
the full width of the alley, have special pavement treatments, and will be more decorative than a
traditional alley. Alley B is a more traditional designed alley that will run along the base of the retaining
wall in the northern portion of the Property where space allows. The Applicant is providing sidewalks on
both sides of the loop road where there are confronting townhouses, and is also completing a small
network of sidewalks within and connecting to the existing site amenities including the clubhouse and
pool. The existing two multi-family buildings have already provided 182 underground and 28 above
ground parking spaces for the constructed 50 dwelling units. The Site Plan Amendment for the 44 one-
family detached units will replace the remaining 116 underground spaces and 63 surface spaces with 88
on-lot garage parking spaces, plus an additional 20 visitor spaces.

Building Design and Orientation

The proposed townhouse architecture is very similar to the architectural design of the existing
condominium buildings and intends to promote a European village design with the central clubhouse, and
narrow streets. The height of the townhouses will be one floor lower than the existing multi-family
structures. Orientation of the townhouses is a combination of front loaded townhouses with the garage
and primary door access both facing the street, and rear loaded townhouses with the garage access
provided from behind in an alley. The Applicant provided as many units as possible as rear loaded, but
the existing Property constraints precluded making every dwelling rear loaded. The dwellings that are
front loaded have been designed to have short driveways that will not allow for vehicles to be parked in
the driveway, and the driveways will have porous pavers, or incorporate Silva cell technology, to promote
root growth and street tree health. Lots 37 through 47 as identified on the Site Plan are unique because
they effectively have two fronts; with one front facing the loop road and the other facing open space and
the pool and clubhouse area. The design of these units will feature 360-degree activation with attractive
building facades and doorways on both frontages of the units.

Lots, Open Spaces and Amenities

The lots the dwellings will be located on are not much larger than the footprint of the structures. The
Applicants plan was to have most all exterior landscape work covered by the HOA, and is providing a
substantial amount of outdoor amenity space in exchange for small individual property sizes. The
dwellings have the option for rooftop decks and many also have space for a small patio in their rear. Many
of the Property amenities have already been constructed including the clubhouse, pool, and gardens on
the northern portion of the Property. With this Amendment additional lawn and garden space including
a water feature will be built between the existing structures and the proposed townhouses.

MPDU Alternative Compliance

The Original Site Plan No. 820050290 was approved with an Alternative Compliance Measure Agreement
to Build Moderately Priced Dwelling Units For a Permit of 35 or More Dwellings which is dated March 29,
2005 (“MPDU Compliance Agreement”). As DHCA details in their Memo to the Planning Board Chair
(Attachment E) the MPDU Compliance Agreement was between the Applicant and DHCA and was
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consistent with Chapter 25A at the time, which allowed for such agreements when the amenity package
of a property results in unaffordable condominium or HOA fees. Because the Applicant sought credit for
15% MPDUs and the awardable density bonus, the MPDU Compliance Agreement required payment for
a total of 17 units. Although it is no longer a Planning Board policy to allow for off-site location of MPDUs
on developments that are receiving a density bonus for providing MPDUs, it is DHCAs position that the
original agreement is still valid because although the unit type is changing from condominium to
townhouse, the spirit of the agreement including the unaffordability of the HOA dues remains the same.
DHCA also points out that the Housing Initiative Fund would have to be drawn down by over $100,000
per MPDU just to make the units dues affordable for the first time homebuyer, and would expire or need
to be drawn from again once the units are re-sold. Staff accepts DHCAs position in this case because the
existing agreement was approved over 12 years ago and the Applicant has already partially enacted the
terms of the agreement.

Community Outreach

The Applicant has met all noticing and outreach requirements as part of their Application, including
properly posting signage along the Property frontage, providing notice to adjacent property owners and
HOAs, and hosting a pre-submission meeting. The pre-submission meeting for the Project, Preliminary
and Site Plan amendments were held simultaneously on January 4", 2017 at the Potomac Library.
According to meeting minutes, there were four citizens in attendance. The Applicant provided an
overview of the Amendment and the anticipated process, and answered questions that were asked by
those in attendance. As of the publishing of this Staff Report, Staff has not received any correspondence
from the community regarding any of the Amendments.
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SECTION 4 — ANALYSIS AND FINDINGS PROJECT PLAN AMENDMENT 92004004A

The following analysis and findings are for Project Plan Amendment No. 92004004A. All analysis and
findings previously made with Project Plan No. 92004004A remain except as modified below.

In performing Staff’s Analysis, Zoning Ordinance Section 59-D-2.43, Basis For Consideration, requires that
in reaching its determination on the application for the optional method of development and in making
the required findings, the Planning Board Must consider the following 10 elements as part of the review:

a. The nature of the proposed site and development, including its size and shape, and the proposed
size, shape, height, arrangement and design of structures, and its consistency with an urban
renewal plan approved under Chapter 56.

b. Whether the open spaces, including developed open space, would serve as convenient areas for
recreation, relaxation and social activities for the residents and patrons of the development and
are planned, designed and situated to function as necessary physical and aesthetic open areas
among and between individual structures and groups of structures, and whether the setbacks.
yards and related walkways are located and of sufficient dimensions to provide for adequate light,
air, pedestrian circulation and necessary vehicular access.

c. Whether the vehicular circulation system, including access and off-street parking and loading, is
designed to provide an efficient, safe and convenient transportation system.

d. Whether the pedestrian circulation system is located, designed and of sufficient size to
conveniently handle pedestrian traffic efficiently and without congestion; the extent to which the
pedestrian circulation system is separated from vehicular roadways so as to be safe, pleasing and
efficient for movement of pedestrians; and whether the pedestrian circulation system provides
efficient, convenient and adequate linkages among residential areas, open spaces, recreation
areas, commercial and employment areas and public facilities.

e. The adequacy of landscaping, screening, parking and loading areas, service areas, lighting and
signs, in relation to the type and use and neighborhood.

f. The adequacy of provisions for construction of moderately priced dweling units in accordance with
Chapter 25A if that Chapter applies.

g. The staging program and schedule of development

h. The adequacy of forest conservation measures proposed to meet any requirements under Chapter
22A.

i. The adequacy of water resource protection measures proposed meets requirements under Chapter
19.
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j. Payment of a fee acceptable to the Planning Board may satisfy all or some of the requirements for
any public use space, or public facilities and amenities under the requirements established
elsewhere in this Section.

These basis’ for consideration were considered by Staff as they made the following findings for a Project
Plan, pursuant to Section 59-D-2.42 of the Zoning Code:

a. The proposal, as conditioned, would comply with all the intents and requirements of the zone
The Project Plan Amendment complies with the intents and requirements of the RMX-1/TDR-6
zone under which it was reviewed. The intent of the zone is to provide higher density residential
uses that comply with the recommendations of the Master Plan, in exchange for providing public
facilities and amenities, green area, and certain setbacks.

Green Area
Pursuant to Section 59-C-10.3.3 the minimum green area for the residential portion of an RMX-
1/TDR property is 50%, with the Master Plan recommending a minimum of 60% green area. The
Amendment is proposing 66% green area across the entire Property (Figure 7), which is in excess
of the minimum requirements of the zone and the Master Plan and is adequate to meet the intent
of the zone.

Figure 7 — Green Area exhibit

Maximum Density

The maximum density in any RMX zone must not exceed 30 dwelling units per acre and must not
exceed the recommendations in the Master plan. The Project Plan proposes a density of
approximately 7 dwelling units per acre, which is under the 30-dwelling unit per acre maximum,
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and is consistent with the Master Plan recommended TDR 6 designation, after calculating the
density bonus for providing 15% MPDU equivalent.

Minimum Setbacks

Section 59-C-10.3.8 establishes a minimum 100-foot setback of residential buildings in the RMX
zoned property from any adjacent one-family residential zones. The Property is adjacent to R-
200 zoned land located to the north. The Applicant has requested a minimum setback of 90 feet
from this R-200 zoned property. Reducing residential setbacks by up to 50% is permissible by the
Planning Board if they find that trees or other features on the site permit a lesser setback without
adversely affecting the development on an abutting property. Between the proposed townhome
dwellings and the existing R-200 zone is approximately 45 feet of elevation change, including 3
levels of retaining walls and areas of landscape trees, with the proposed townhomes located at
the lower elevation generally below the sight line from the existing residential zone. Staff finds
the inherent screening from such a substantial elevation change adequately protects the
development on the abutting property from the proposed townhouse dwellings.

Public amenities

The Amendment is proposing no change to the previously provided public amenities. The
Clubhouse and outdoor swimming pool have been built. The Amendment maintains the two
natural pool areas that simulate a natural stream with a meandering path and bridge crossings.
Additional public amenities proposed including a tot lot, play lot, seating areas, and meandering
paths will complete the central core amenity area. The Applicant has completed installation of
the landscape berm and shared use path along the Property frontage with River Road, and has
protected the approximately 0.85-acre area identified as potential park dedication via a category
| conservation easement, pursuant to direction from Parks during the original approval.

Figure 8 — Photo of the Clubhouse and drop off area

It would conform to the approved and adopted Master Plan

The Project Plan Amendment continues to conform with the 2002 Potomac Master Plan. All of
the recommended public facilities and right-of-way improvements have already been
implemented, and the general plan recommendations for minimizing impervious surfaces,
incorporating stormwater management and providing green frontages continue to be met. The
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change in use from all multi-family condominiums to a multi-family and townhouse building type
split is also still in keeping with the Master Plan which contemplated both multi-family or
townhouse development on the Subject Property.

There are numerous Property-specific Master Plan recommendations that are specific to the
compatibility of development on the Subject Property. The original Project Plan consolidated
these recommendations into general intents and themes, some of which are discussed below.
The following themes within the Master Plan will continue to be met, but warrant further analysis
because the Amendment does change how the Subject Property meets these recommendations.

a)

b)

d)

e)

Locate building at the street to create strong street definition and encourage pedestrian
activity. Provide green frontage with extensive planting and streetscaping.

The Subject Property has already constructed heavily landscaped berms along the frontage of
River Road to provide the green edge. The front of the proposed townhouse units, identified
as lots 20 — 28 on the plan drawings are located parallel to and facing the direction of River
Road, and are set back at a similar distance as the existing multi-family building. This
maintains a building edge behind the green berm.

Design and locate parking facilities to minimize impervious surfaces

The required two parking spaces per townhouse dwelling will be met with integrated garages.
The driveways are designed to be too short to allow for residents to park their cars outside of
the garages, which also help keeping impervious surfaces down.

Enhance compatibility through building facade design and height, creation of vistas to rock
formations and preservation of wooded buffers

The Amendment does not infringe on any protected wooded buffers, and the location of the
central amenity area maintains vistas to the old quarry rock formations. The new townhouse
dwellings include architecture that is very similar to the existing multi-family condominium
buildings ensuring compatibility between the two development phases on the Subject
Property. The existing and proposed structures all fall within the height limit set in the Master
Plan of 225 feet above sea level.

Provide underground parking for residents and eliminate surface parking visible from River
road

The required parking for the proposed townhouse dwellings is located in integrated garages,
which is not underground, but is under the living spaces of the townhouses and is hidden from
sight. The proposed surface visitor parking spaces are not visible from River Road because of
the exiting vegetated berm along the Subject Property frontage.

Restrict building coverage to no more than 18% of the land area, and to as little as 14% if
feasible.

The building coverage for the entire Subject Property after the Amendment would be 18%,
which meets the requirement of the Master Plan. The building coverage increased from the
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previously approved 17% because the change in building type from multi-family to townhome
typically has more building coverage.

Because of its location, size, intensity, design, operational characteristics and staging, it would be
compatible with and not detrimental to existing or potential development in the general
neighborhood.

The Project Plan Amendment maintains a development intensity and a design that is compatible
with and not detrimental to existing or potential development in the general neighborhood. The
Master Plan specifically identified this Property as appropriate for townhouses or multi-family
buildings in large part because the site is a basin, walled in by the walls of an old rock quarry. The
density of the Amendment reduces the unit total from 97 to 94 units, and the building heights for
the townhouses are lower than for the condominium buildings. From River Road, the building
massing and setbacks remain similar to the existing condominium with a stick of townhouses
facing river road, set back behind the existing berm and internal loop road.

Figure 9 — lllustrative 3D rendering of River Road frontage

It would not overburden existing public services nor those programmed for availability
concurrently with each stage of construction and, if located within a transportation management
district designated under chapter 42A, article 11, is subject to a traffic mitigation agreement that
meets the requirements of that article.

The Project Plan Amendment changes 47 unbuilt condominium units to 44 townhouse dwelling
units. This change would result in a small net increase of total vehicle trips. The Applicant has
submitted a traffic study to satisfy the Local Area Transportation Review as part of the Subdivision
Staging Policy, which is fully analyzed with the Preliminary Plan Amendment. The proposed
increase in trips is expected to be small and not overburden existing public services. The Property
is located within the Seven Locks Elementary, Cabin John Middle and Churchill High School
boundaries. None of these schools are listed as in a development moratorium in the FY2018
school capacity test and each has adequate capacity to accommodate the development.

It would be more efficient and desirable than could be accomplished by the use of the standard
method of development.

The Project Plan Amendment will continue to be more efficient and desirable than developing the
Property as standard method. The Standard Method of the RMX1 zone would be the R-200 zoning
standards, which has a 40% maximum for townhouse and multi-family dwellings. The RMX1 zone
allows for much higher amounts of attached and multi-family dwellings which increases the green
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area and the community amenity space area, and provides for a more dense and innovative use
of the old quarry basin.

It would include moderately priced dwelling units in accordance with Chapter 25A of this Code, if
the requirements of that Chapter apply.

The Application will continue to comply with Chapter 25A, under the direction of the Department
of Housing and Community Affairs (DHCA). The original application entered into an agreement
with DHCA to provide a payment to the housing initiative fund in-lieu of providing MPDUs on the
Property, because of the high anticipated HOA fees. DHCA has reviewed the Amendment and
continues to find that the existing agreement stands, and the Applicant shall continue to meet
the requirements of Chapter 25A through this payment.

When a project plan includes more than one lot under common ownership, or is a single lot
containing two or more CBD zones, and is shown to transfer public open space or development
density from one lot to another or transfer densities within a lot with two or more CBD zones,
pursuant to the special standards of either section 59-C-6.2351 or 59-C-6.2352, the project plan
may be approved by the Planning Board with additional findings.

Not applicable

Any applicable requirements for forest conservation under Chapter 22A

The Property is currently covered by an approved Final Forest Conservation Plan, approved with
Site Plan No. 820050290 which includes generally the limits of disturbance and the forest
conservation mitigation that was required. The Final Forest Conservation Plan is in for an
amendment with the concurrent Site Plan Amendment and will be reviewed in further detail in
the Site Plan section of this Report.

Any applicable requirements for water quality resource protection under Chapter 19

The existing development on the Property is completed and was developed under the
requirements of Chapter 19 at that time. The Applicant has submitted a new stormwater concept
for the proposed 44 townhouse units that meet many of the current goals of ESD, but allow for
some stormwater mitigation with existing non ESD structures because the Property is constrained
and already partially developed. The MCDPS Water Resources section has issued an approved
amended concept/site development stormwater management plan for the Amendment.
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SECTION 5 — ANALYSIS AND FINDINGS PRELIMINARY PLAN AMENDMENT 12004042A

The following analysis and findings are for Preliminary Plan Amendment No. 12004042A. The Preliminary
Plan Amendment covers the entire 13.3-acre Property, however the analysis and findings generally apply
only to the 5.5 acres of the Property that would be modified by this Amendment, with the exception of
the Adequate Public Facilities transportation analysis which does apply to the entire Property. All previous
findings of Preliminary Plan No. 120040420 remain in full force and effect except as modified below.

1. The layout of the subdivision, including size, width, shape, orientation and diversity of lots, and location
and design of roads is appropriate for the subdivision given its location and the type of development
or use contemplated and the applicable requirements of Chapter 59.

a. The block design is appropriate for the development or use contemplated
The block design proposed by this Amendment is appropriate for residential townhouse dwelling
units. The Property is unique because it sits on the site of an old quarry. The Property entrance
is on grade with River Road, but the natural hillside was cut down, creating a basin that prohibits
access to any adjacent properties. The block design completes a partially built circular street
within the Subject Property, providing access to all of the dwelling units and open space areas.

b. The lot design is appropriate for the development or use contemplated

The lot design proposed is appropriate for the proposed townhouse dwelling type and takes into
consideration the existing topography and existing development on the Property. The Applicant
proposes to create townhouse lots that are almost identical in size to the footprints of the
townhouse dwellings. This maximizes open space amenity areas which is consistent with the
amount of open and landscaped area around the existing condominium buildings, and allows
increased flexibility to accommodate areas of visitor parking, alleys behind some of the units, and
the necessary stormwater management facilities.

c. The Preliminary Plan provides for required public sites and adequate open areas

The Preliminary Plan amendment provides the appropriate public spaces and adequate amounts
of open area. During the original Preliminary Plan approval, it was determined the Master Plan
requested dedication to Parks was no longer a priority of the parks department, and that land was
instead placed in its own parcel and protected with forest conservation easements. The
Amendment maintains this parcel for forest conservation purposes. A new parcel is being created
to accommodate the completion of the loop road and associated parking and sidewalks. There
are also parcels being created to add to the existing on-site amenity areas and to accommodate
stormwater management.

d. The Lot(s) and Use comply with the basic requirements of Chapter 59
The proposed lots and use comply with the requirements of Chapter 59, the Zoning Ordinance.
The Amendment is reviewed under the RMX-1/TDR-6 zone. One-family attached dwelling types
are a permitted use within the RMX-1 zone and is consistent with Master Plan recommendations.
The RMX-1 zone has a minimum setback of 100 feet from any adjacent one-family residential
zoning, which does abut the subject Property to the north and east. This Amendment is
requesting the Planning Board reduce these minimum setbacks pursuant to Section 59-C-10.3.8,
which allows the Planning Board to reduce the minimum setbacks by no greater than 50%, upon
finding that trees or other features on the site permit a lesser setback without adversely affecting
development on an abutting property. The Applicant has requested the 100-foot setback be



reduced to 90 feet along the northern Property boundary, to accommodate a stick of six
townhomes. Between this row of townhomes and the adjacent one-family detached zoning are
a series of three retaining walls, with the townhome elevation at 165 feet and the elevation of
the one-family detached lot at 210 feet. Staff finds the 45-foot elevation drop, effectively fully
screens the new townhouse dwellings from the existing development. The existing and proposed
landscaping on top of the retaining walls, and maintaining a 90-foot setback from the adjacent
property adequately maintains compatibility between uses.

The Preliminary Plan substantially conforms to the Master Plan or Urban Renewal Plan.

The Preliminary Plan amendment substantially conforms to the 2002 Potomac Master Plan. As
discussed in this Report in the Project Plan Master Plan analysis section, the proposed Amendment to
develop 44 townhomes instead of 47 condominiums continues to meet all of the general Master Plan
recommendations as well as the Property specific recommendations, including density, green area,
dwelling types and compatibility. The requirements of dedication, construction of the shared use
path along River Road, and discussion about protecting the 0.85-acre parcel as parks or forest
conservation have already been implemented.

Public facilities will be adequate to support and service the area of the approved subdivision.

Roads and Other Transportation Facilities

The Subject Property has frontage along River Road (MD 190) which has a Master Plan recommended
right-of-way of 150 feet, and is already fully dedicated as a result of the original Preliminary Plan
approval. Frontage improvements have already been constructed including acceleration and
deceleration lanes along River Road, and the construction of a shared use path across the entire
frontage.

Local Area Transportation Review (LATR)

The Preliminary Plan originally approved the Property for a total of 97 multi-family condominium
units. Fifty of the condominium units have already been built, but 47 have not. This Amendment to
replace the unbuilt 47 condominium units with 44 townhouse units generates two more peak-hour
trips than were approved in 2004, necessitating a new or amended traffic study. Because the existing
APF expired in August of 2017, the additional trips need to be analyzed, and the built condominium
units are new enough to still count as new rather than background trips, this Amendment is being
reviewed like a new application for APF and will receive a new APF validity.

The Amendment as proposed with 50 condominium units and 44 townhouse units generates more
than 50 peak-hour person trips during the typical weekday morning and evening peak periods,
therefore a traffic study was submitted and reviewed to satisfy the LATR. The LATR Guidelines contain
a provision that new development that is considered part of an application that is less than 12 years
old must be counted as “new” trips rather than existing to avoid developers taking advantage of
piecemeal development. Therefore, the total development will generate 63 peak-hour person trips
during the weekday morning peak period, and 75 peak-hour person trips during the evening peak
period based on the trip generation rates adopted in the LATR Guidelines (Table 1).

Table 2 shows a summary of the Capacity Analysis/Critical Lane Volume (“CLV”) analysis for the
weekday morning and evening peak-hour periods. The Table shows that all of the intersections
remain below both the 1,350 CLV threshold for when an additional delay based level of service
analysis is required, and below the 1,450 CLV congestion standard for the Potomac Policy Area. Based
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on the data presented in the traffic study and Staff’s analysis, the Application as submitted satisfies
the LATR requirements.

Table 1: Site Trip Generation

Vehicle Person Auto-Driver Transit Non-Motorized | Total Non-
Trips Trips Trips Trips Trips Auto Trips
AM | PM | AM | PM | AM PM AM | PM AM PM AM | PM
Quarry Phase ll:
19 23 29 35 18 22 1 1 2 2 3 3
44 Townhouses
Quarry Phase I:
22 26 34 40 21 25 1 2 2 3 3 5
50 Condos
TOTAL 41 49 63 75 39 47 2 3 4 5 6 8

Table 2: CLV Intersection Analysis

Traffic Conditions

Intersection L.
Existing Future*
AM PM AM PM
River Road & Bradley Boulevard 835 1033 835 1035
River Road & Seven Locks Road 1208 1037 1220 1049

* The Quarry’s existing 50 condominiums were the only background project found therefore there is no background analysis. For future
conditions, 30% of the condominium associated trips were removed because that’s approximately the percent occupied at the time of the
traffic counts.

Other Public Facilities and Services

Other public facilities and services remain available and will be adequate to serve the proposed
Amendments dwelling units. The Amendment was reviewed by the Montgomery County Fire and
Rescue Services who have determined that the Amendment provides adequate access for fire and
emergency vehicles. Other public services such as police and health services are currently operating
within the standards set by the Subdivision Staging Policy currently in effect. The Property is not
located within a school cluster or attendance area currently under moratorium, therefore, school
capacity is deemed adequate.

4. All Forest Conservation Law, Chapter 22A requirements are satisfied

Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) No. 420040380 was approved on
October 8, 2003 and identified 2.76 acres of existing forest, but no areas of stream, wetlands, 100-
year floodplain, or environmental buffers.

The Property is covered by a Final Forest Conservation Plan (FFCP) No. 820050290, which was
approved by the Planning Board by resolution dated September 7, 2006, with an amendment
approved by resolution dated October 9, 2009. There are no substantial changes to the limits of
disturbance with this Amendment. The FFCP will be amended with the Site Plan Amendment that is
being reviewed concurrently with the Preliminary Plan, and can be found in the environmental
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findings and analysis in the Site Plan Section of this Report. Therefore, the Preliminary Plan
Amendment satisfies all requirements of Chapter 22A.

All stormwater management, water quality plan, and floodplain requirements of Chapter 19 are
satisfied

The Preliminary Plan received an approved revision to combined stormwater management concept
and site development stormwater management plan on May 20, 2017, with a reconfirmation of this
approval after further amendments to the Property layout on August 21, 2017 (Attachment G). The
Application will meet stormwater management ESD goals to the maximum extent possible for a
partially developed site by installing micro-bioretention facilities and one bio-swale. Stormwater
unable to be treated with ESD facilities will be treated in an existing underground storage vault with
a filter system that was installed with the first phase of development.

SECTION 6 — ANALYSIS AND FINDINGS SITE PLAN AMENDMENT 820050298

CHAPTER 59 D 3.4(C)

1

The site plan conforms to all non-illustrative elements of a development plan or diagrammatic plan,
and all binding elements of a schematic development plan, certified by the Hearing Examiner under
Section 59-D-1.64, or is consistent with an approved project plan for the optional method of
development, if required, unless the Planning Board expressly modifies any element of the project plan.

The Site Plan Amendment is consistent with Project Plan 92004004A, which is being reviewed
concurrently, in terms of density, public facilities and amenities, green area, and setbacks.

The Property is not subject to a development plan, diagrammatic plan, a schematic development plan
certified by the Hearing Examiner.

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

The Site Plan Amendment is not subject to an urban renew plan approved under Chapter 56.

The Site Plan Amendment complies with the intents and requirements of the RMX-1/TDR-6 zone for
which it was reviewed under. The intent of the zone is to provide higher density residential uses that
comply with the recommendations of the Master Plan, in exchange for providing public facilities and
amenities, green area, and setbacks.

Green Area

Pursuant to Section 59-C-10.3.3 the minimum green area for the residential portion of an RMX-1/TDR
property is 50%, with the Master Plan recommending a minimum of 60% green area. The Amendment
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is proposing 66% green area across the entire Property, which is in excess of the minimum
requirements of the zone and the Master Plan and is adequate to meet the intent of the zone.

Maximum Density

The maximum density in any RMX zone must not exceed 30 dwelling units per acre and must not
exceed the recommendations in the Master plan. The Project Plan proposes a density of
approximately 7 dwelling units per acre, which is under the 30-dwelling unit per acre maximum, and
is consistent with the Master Plan recommended TDR 6 designation, after calculating the density
bonus for providing 15% MPDU equivalent.

Minimum Setbacks

Section 59-C-10.3.8 establishes a minimum 100-foot setback of residential buildings in the RMX zoned
property from any adjacent one-family residential zones. The Property is adjacent to R-200 zoned
land located to the north. The Applicant has requested a minimum setback of 90 feet from this R-200
zoned property. Reducing residential setbacks by up to 50% is permissible by the Planning Board if it
finds that trees or other features on the site permit a lesser setback without adversely affecting the
development on an abutting property. Between the proposed townhome dwellings and the existing
R-200 zone is approximately 45 feet of elevation change, including 3 levels of retaining walls and areas
of landscape trees, with the proposed townhomes located at the lower elevation generally below the
sight line from the existing residential zone. Staff finds the inherent screening from such a substantial
elevation change adequately protects the development on the abutting property from the proposed
townhouse dwellings.

Public amenities

The Amendment is proposing no change to the previously provided public amenities. The Clubhouse
and outdoor swimming pool have been built. The Amendment maintains the two natural pool areas
that simulate a natural stream with a meandering path and bridge crossings. Additional public
amenities proposed including a tot lot, play lot, seating areas, and meandering paths will complete
the central core amenity area. The Applicant has completed installation of the landscape berm and
shared use path along the Property frontage with River Road, and has protected the approximately
0.85-acre area identified as potential park dedication via a category | conservation easement,
pursuant to direction from Parks during the original approval.

The following Table 3 shows the Project’s conformance to the development standards of the RMX-
1/TDR-6, optional method of development.

Table 3 — Data Table for RMX-1/TDR-6 Optional Method of Development

Development Standard

Permitted/Required

Approved 920040040,
120040420,
82005029A

Proposed

Site Area (acres)

Gross Tract Area (GTA) n/a 13.31 (579,897 SF) 13.31 (579,897 SF)
River Rd Dedication n/a 0 0
MNCPPC Parks Dedication n/a 0 0
Net Tract Area n/a 13.31 (579,897 SF) 13.31 (579,897 SF)

Max. Density

Non-residential (Clubhouse)

50,000 SF (max)

50,000 SF (max)
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Development Standard Permitted/Required | Approved 920040040, | Proposed
120040420,
82005029A
Residential
Density of Base Zone (R-200) 26du (=13.31x2) 26 du 26 du
Density with TDRs 80 du 80 du 79du(=13.31x6)
Density with MPDU Bonus 97 du 97 du 97 du (=79x1.22)
(22%)
MPDU Bonus Density 17 du 17 du 18 du (=97 -79)

Number of MPDUs provided !

15 MPDUs (15%)

15 MPDUs (15%)

15 MPDUs = (97 x 0.15)

Unit Mix

- Multi-family 97 50 (53%)

- One-family attached o 44 (47%)
Total 97 94

TDRs See Resolution

- Max TDRs allowed 820050290 53 (=79 - 26)

- Min TDRs required
- Unit Mix adjustment
53% Multi-family
47% Townhouse
Total TDRs required
Previously Purchased TDRs
Remaining TDRs required

1TDR/2 DU
1TDR/1 DU

(Attachment C)

35 (= 2/3 x 53)

14 (=53x0.53/2)
25(=53x0.47 /1)
39
-28
11

Min. Green Area

(% of GTA)

60% (347,609 SF)

70% (405,544 SF)

66% (383,692 SF)

Max. Building Coverage

(% of GTA) 18% (104,365 SF) 17% (94,280 SF) 18% (104,365 SF)
Min. Setbacks (feet)
From one-family res. (R-200) 100 100 90 2
From other residential (RT-10) | 30 30 30
From any street 30 30 30
Max. Building Height (feet)
Overall 225 3 (5 stories) 225 225
One-family attached n/a 50
Multi-family 754 n/a
Clubhouse 354 n/a
Parking
Phase 1: Multi-family (50 DU) 2 sp/3-bedroom unit
Garage spaces 201 182
Surface spaces 48 28
Motorcycle spaces 4 4
Bicycle spaces 10 10

1 See Alternative Compliance Measure Agreement with DHCA to provide fee-in-lieu for all MPDUs [Attachment E]
2 The Planning Board may reduce the minimum setbacks, no greater than 50% upon a finding that trees or other
features on the site permit a lesser setback without adversely affecting development on an abutting property. The
applicant requests a reduction of the minimum setback based on the topography of the Property.

3 The maximum height of the proposed buildings shall not exceed elevation 225 feet above sea level to the median
of the roof in accordance with the Master Plan (p. 61).
4 As measured from the base of the mid-point of the building to the mean height level between eaves and ridge of
gable, as defined in the Montgomery County Zoning Ordinance.
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Development Standard Permitted/Required | Approved 920040040, | Proposed
120040420,
82005029A
Phase 2: Townhouses (44 DU) 2 sp/ unit
Garage spaces n/a 88
Driveway spaces n/a 1
Visitor spaces n/a 20

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and
pedestrian and vehicular circulation systems are adequate, safe, and efficient.

Location of Buildings and Structures

The location of buildings and structures is adequate, safe and efficient. The Amendment replaces the
unbuilt 47 condominium units with 44 one-family attached (townhouse) units on the northwestern
half of the Property. The 44 units, divided amongst seven sticks of townhouses, are located on both
sides of the extended loop road. Orientation of the townhouses is a combination of front loaded
townhouses with the garage and primary door access both facing the street, and rear loaded
townhouses with the garage access provided from behind in an alley (Fig. 10). The Applicant provided
as many units as possible as rear loaded, but the existing Property constraints precluded making every
dwelling rear loaded. The dwellings that are front loaded have been designed to have short driveways
that will not allow for vehicles to park in the driveway. Lots 37 through 47 as identified on the Site
Plan are unique because they effectively have two fronts; one front facing the loop road and the other
facing open space and the pool and clubhouse area. The design of these units will feature 360-degree
activation with attractive building facades and doorways on both frontages of the units.

Figure 10 — lllustrative 3D rendering of rear-loaded townhouses

Location of Open Spaces, Landscaping and Recreation Facilities
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Open Spaces
The location of the open spaces is safe, adequate and efficient. The RMX-1/TDR-6 Zone does not

have an open space requirement; instead it has a minimum green area requirement of 50 percent
of the tract area. This requirement was superseded by the Master Plan, which increased the
requirement to minimum of 60 percent. The plan meets these requirements by providing a total
of 66.2 percent (or 8.81 acres) of green space.

The open space is generally located on the periphery of the development and the central area.
On the periphery, the open space encompasses a series of terraced retaining walls that brace the
walls of the former quarry. The central area, encompassing the majority of the amenities and
recreation facilities, include a 2-story clubhouse and associated swimming pool that are built,
landscaped areas, tot lot and meandering paths. The Amendment maintains the two natural pool
areas that simulate a natural stream with a meandering path and bridge crossings. The upper
stream pool is located near the northern end of the loop road, winding down to a central
gathering area near the pool. These various open spaces provide ample opportunity for recreation
enjoyment, and contemplation.

Figure 11 — Recreation facilities and amenities provided

Recreation Facilities
The location and quantity of provided recreation facilities is safe, adequate and efficient. The Site
Plan is providing a total of 94 dwelling units, including 50 hi-rise multi-family units and 44
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townhouse units, and is therefore subject to the requirements of the 1992 Montgomery County
Recreation Guidelines. The Applicant has calculated the demand for residential facilities based on
the criteria in the Recreation Guidelines. To meet the required supply of recreation, the Applicant
is providing for one tot lot, two picnic/sitting areas, one play lot, one bike system, one pedestrian
system, and natural areas, a swimming pool and indoor community space as part of the on-site
supply. Recreation facilities associated with the Clubhouse, including the outdoor swimming pool
and indoor community space, have already been built as part of Phase I.

Although the Property is less than one-mile distance from the Cabin John Stream Valley Park and
Cabin John Trail, the Applicant is not requesting off-site credit for these facilities. The recreation
demand and supply is shown in Table 4.

Table 4: Recreation Calculations

Demand D1 D2 D3 D4 D5
Number of  Tots Children Teens Adults Seniors

Housing Type Units Oto4 5to11 12to17 18to 64 65+
TH 44 7.48 9.68 7.92 56.76 3.08
Hi-Rise (5 or more) 50 2.00 2.00 2.00 38.50 23.00
9.48 11.68 9.92 95.26 26.08

On-Site Supply D1 D2 D3 D4 D5

Quantity Tots Children Teens Adults Seniors

Recreation Facility Provided Oto4 5to 11 12to17 18to64 65+
Tot Lot 1 9.00 2.00 0.00 4.00 1.00
Play Lot 1 0.00 9.00 3.00 4.00 1.00
Picnic/Sitting 2 2.00 2.00 3.00 10.00 4.00
Bike System 1 0.47 1.17 1.49 14.29 2.61
Pedestrian System 1 0.95 2.34 1.98 42.87 11.74
Natural Areas 1 0.00 0.58 0.99 9.53 1.30
Swimming Pool 1 0.52 2.39 2.03 23.82 3.91
Indoor Community Spa 1 0.95 1.75 2.98 28.58 10.43
total: 13.89 21.23 15.47 137.08 35.99

Adequacy of Facilities D1 D2 D3 D4 D5
a. Gross Total Supply 13.89 21.23 15.47 137.08 35.99
b. 35% of Total Supply 4.86 7.43 5.41 47.97 12.59
c.  Max Off-Site Supply 0 0 0 0 0
Total Supplyl 13.89 21.23 15.47 137.08 35.99|
90% Demand 8.54 10.52 8.93 85.74 23.48
Adequate? | yes yes yes yes yes |
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Landscaping and Lighting

The location of the landscaping and lighting is safe, adequate and efficient on the Subject
Property. The landscaping provided, with an emphasis on native species, is appropriate for this
residential development by achieving several objectives. It provides canopy coverage and shade
on the loop road and open space areas. The loop road was designed to maximize the number of
large trees provided, which resulted in a variety of large deciduous trees lining up both sides of
the road. As conditioned, the Applicant will use porous pavers, or incorporate Silva cell
technology, on the driveways and lead-in sidewalks of front-loaded units in order to promote root
growth of street trees and street tree health.

Smaller plant material, including understory trees and shrubs, are used to delineate spaces, such
as play areas and sitting areas, and to highlight specific features, such as entrance signs and piers.
Additionally, the landscaping provided efficiently adds screening and buffering at key locations
within the community and along the Property’s frontage on River Road.

All stormwater management facilities, which are dispersed throughout the development, will be
heavily planted with a variety of native plant material to achieve ESD goals. These facilities and
associated landscaping are reviewed and approved by DPS-SWM.

The lighting shown on the lighting plan and accompanying photometrics plan meets all the
requirements for protecting the surrounding properties from excessive light spillage or glair. The
lighting proposed will create enough visibility to provide safety but not so much as to cause glare
on the adjacent roads or properties. Street lighting consists of pole mounted light fixtures with a
maximum height of 8 feet located on the private loop street, and bollard lights with a maximum
height of 3 feet located along pathways on open space areas.

Pedestrian and Vehicular Circulation

Pedestrian Circulation

The location and design of the pedestrian circulation on the Subject Property is safe, adequate,
and efficient. Pedestrians and bicyclists access the Property through a direct sidewalk connection
from the existing hiker/biker trail along the Property’s frontage on River Road. Within the
Property, a five-foot sidewalk provides access to the front door of all units and amenity areas. The
sidewalk system runs along both sides of the loop road, except for the short segment parallel to
River Road where the sidewalk is only on the side where the units are located. The sidewalk
system is also completing a small network of sidewalks within and connecting to the existing site
amenities including the clubhouse and pool.

Vehicle Circulation

The location and design of vehicle circulation on the Subject Property is safe, adequate and
efficient. The Application will maintain the same access off River Road and general circulation
pattern as previously approved by completing the internal private street loop. In addition to
completing the 22-foot-wide private street loop, there are two proposed alleys that will provide
rear garage access to some of the dwelling units. The alley identified as Alley A will be a unique
30-foot wide alley that acts like a wide motor court, which will stretch the full width of the alley,
have special pavement treatments, and will be more decorative than a traditional alley. Alley B
is a more traditional designed alley that will run along the base of the retaining wall in the
northern portion of the Property where space allows.
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Each structure and use is compatible with other uses and other site plans, and with existing and
proposed adjacent development.

The proposed Amendment of use and structures remains compatible with other uses, site plans,
existing, and proposed development on adjacent properties. The Property was previously approved
with four separate multi-family structures, two of which are being replaced with seven sticks of
townhouses. The Master Plan contemplated both types of residential units when making the plan
recommendations including the capped building heights and the extensive landscaping. The unique
basin like topography with the approximately 45-foot elevation drop, and the landscape berm along
River Road allow this high intensity residential development to not have a major visual impact to the
community. The height of the townhouses will be one floor lower than the existing multi-family
structures, which will further reduce the visual impacts from the road and surrounding properties.
Additionally, the existing wooded buffer, along with the additional forest planting requirement,
provide for an added buffer between the existing communities and the proposed development,
offering a more desirable relationship.

The site plan meets all applicable requirements of Chapter 22A regarding forest conservation, Chapter
19 regarding water resource protection, and any other applicable laws.

Forest Conservation

The Site Plan Amendment meets the requirements of Chapter 22A, Forest Conservation Law, and
Chapter 19, Water Resource Protection. The Subject Property is currently developed under the FFCP
No. 820050290 which was adopted by Planning Board resolution dated September 7, 2006, and was
amended to approve additional forest clearing and modify on-site forest conservation easements
approved by resolution dated October 9, 2009. The 2009 amendment was a result of the Maryland
Department of Environment identifying that the mine reclamation work was inadequate and
additional work was required to mitigate from future quarry wall failures.

The total forest clearing on the Property was 2.76 acres, which resulted in a 5.78-acre planting
requirement, which has been mostly satisfied, with the remaining requirement to be covered as part
of the current Site Plan and Forest Conservation Plan Amendments. The following Table 5 shows how
the total 5.78 acres of planting has or will be met.

Table 5: Status of FCP Mitigation

Method Acreage Satisfied

On-site Forest Planting 2.67 Partially, Category | conservation easement
recorded but not all areas planted

On-site Landscaping 0.41 Partially, Category Il conservation easement
recorded but not all areas planted

On-site Individual Tree 20-year 0.55 Partially, additional landscape trees to be

Canopy Credit planted as part of the Site Plan

Off-site Forest Bank 2.15 Yes, Certificate of Compliance recorded

TOTAL 5.78
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The Amendments do not contain any changes to the limits of disturbance, therefore, the forest clearing,
or planting requirements are not amended. The Amendment does propose a change in the location and
type of on-site individual tree credit being approved to accommodate the new layout of the Property, but
the quantity of plant material remains the same. Therefore, staff finds that as conditioned the FFCP
amendment satisfies the requirements of Chapter 22A.

Noise

A traffic noise analysis was originally prepared in 2005 and mitigation recommendations were updated in
2006. The analysis showed that vehicle noise in excess of 60 dBA Ldn would impact development on the
Subject Property under the future conditions, and the Staff Guidelines for the Consideration of
Transportation Noise Impacts in Land Use Planning and Development stipulate that a 60 dBA Ldn
maximum for outdoor recreation areas and 45 dBA Ldn maximum for interior spaces should be met. A
landscaped berm was located along the River Road frontage, which significantly reduced the noise at the
ground level, but did not mitigate for elevated noise as shown in the original noise analysis.

The buildings proposed by the Amendment on lots 17-36 fall within the elevated noise impacted area and
would require mitigation construction techniques. This Amendment does not include an update to the
noise study to show the impacts the new development layout would have on noise. The Applicant
however has agreed to retain an engineer that specializes in acoustical treatments to certify that the
building shell for all units on lots 17-36 that they are designed to attenuate projected exterior noise levels
to an interior level not to exceed 45 dBA Ldn. The Applicant has also agreed to place the primary rooftop
amenity spaces on the tops of units 20-36 on the sides of the dwellings facing away from River Road,
which will allow for the top floor penthouse space to act as a noise barrier. The dwellings on Lots 20-28
may have a secondary outdoor space as a 2™ floor balcony that would be located on the front of the units
that do face River Road, but Staff has determined this is not the primary outdoor space and there would
not be any practical mitigation techniques for these spaces. Staff is requesting an amended noise analysis
to look at lots 17-19, because in this location it is unclear if the existing berm would adequately block
future traffic noise, and these lots have a ground level back yard. The Site Plan proposes the year yards
of these three lots to be below grade, by a retaining wall, and proposes to place any necessary additional
wall to mitigate noise on top of the retaining wall. A condition will also require that all units on lots 17-
36 include in their sales contract a full disclosure that these units are located in an identified noise
impacted area. As conditioned, Staff finds the Amendment to adequately address the concerns of
transportation noise impacts.

The Site Plan received an approved revision to combined stormwater management concept and site
development stormwater management plan on May 20, 2017, with a reconfirmation of this approval after
further amendments to the Property layout on August 21, 2017 (Attachment 6). The Application will meet
stormwater management ESD goals to the maximum extent possible for a partially developed site by
installing micro-bioretention facilities and one bio-swale. Stormwater unable to be treated with ESD
facilities will be treated in an existing underground storage vault with a filter system that was installed
with the first phase of development.
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SECTION 7 — CONCLUSION

The Applications meet all requirements established in the Subdivision Regulations and the Zoning
Ordinance. Access and public facilities will be adequate to serve the proposed lots, the use conforms with
the Master Plan and the general requirements of Chapter 59, and the Applications have been reviewed
by other applicable county agencies, all of whom have recommended approval of the plan. Staff
recommends approval of the Project Plan, Preliminary Plan, and Site Plan Amendments, with the
conditions as enumerated in the Staff Report.

ATTACHMENTS

A. Project Plan Opinion for 920040040

B. Preliminary Plan Opinion for 120040420

C. Site Plan Resolution MCPB No. 06-10 for 820050290
D. Final FCP

E. DHCA letter

F. Fire Marshal letter

G. MCDPS Stormwater letter

H. MCDOT letter
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Attachment A

MONTGOMERY COUNTY PLANNING BOARD

OPINION
DATE MAILED: August 20, 2004
PROJECT PLAN REVIEW: #9-04004
PROJECT NAME: The Quarry

Action: Approval of Project Plan 9-04004 subject to conditions. A motion was made by Commissioner
Robinson, seconded by Commissioner Bryant, with a vote of 4-0, Commissioners Robinson, Bryant, and
Perdue voting for. Commissioner Wellington was necessarily absent.

Action: Approval of a Waiver of the requirement for15% one-family homes, per Section 599-C-1.395. A
motion was made by Commissioner Bryant, seconded by Commissioner Robinson, with a vote of 4-0,
Commissioners Robinson, Bryant, and Perdue voting for. Commissioner Wellington was necessarily
absent.

The date of this written opinion is August 20, 2004 (which is the date that this opinion is mailed to all
parties of record). Any party authorized by law to take an administrative appeal must initiate such an
appeal, as provided in the Maryland Rules of Procedure, on or before September 20, 2004 (which is thirty
days from the date of this written opinion). If no administrative appeal is timely filed, then this Project
Plan shall remain valid until August 20, 2006, contingent on the timely submission and approval of a site
plan application, as provided in Section 59-D-2.7.

On May 20, Project Plan Review #9-04004 was brought before the Montgomery County Planning Board
for a public hearing. At the public hearing, the Montgomery County Planning Board heard testimony and
received evidence submitted in the record on the application. Based on the testimony and evidence
presented and on the staff report, which is made a part hereof, the Montgomery County Planning Board
finds:

@ It would comply with all of the intents and requirements of the zone.

1 Required Public Amenities 859-C-10-3-9 Montgomery County Zoning Ordinance)
“The size, location and nature of the public facilities and amenities must be shown as part of any
development proposed under this optional method and must be shown on the required concept
plan, project plan and site plan.
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Thesubject project plan for The Quarry (9-04004) isin conformancewith inintent and requirements
of the optiond method of deveopment for the RMX/TDR-6 zone as dipulated in the zoning
ordinance. The plan providesfor multi-family development, adequate public facilitiesand amenities,
generous green area, gppropriste resdentid dendty and minimum building setbacks  As
recommended in the Masler Plan, the project seeks to utilize Specid Provisons for TDR
Devdopment under Section 59-C-1.395, footnote 2, for relief from the requirement for 15% one-
family homes, as permitted. The development will feature 100% multi-family residentid dwelling
units.

Public facilities provided as associated amenities include dedication of 0.85 acres of naturd forested
land as parkland to MNCPPC, pededtrian trails and paths associated with the parkland and other
natural aress of the gte, and the design and inddlation of gpproximatdy 2,400 feet of bike path
aong the River Road ROW frontage.

Green Area 859-C-10.3.3
The zone requires a minimum of 50% green space within the residential portion of an RMX

development.

The proposd provides 70% green space. [See Issues of Project Plan Review, Impact of the Quarry
Wall Locations on the Development, page 9, for adiscussion of forest preservetion.]

Minimum Densty 859-C-10.3.7
Maximum residential dendty in an RMX zone mugt not exceed 30 dwellings units per acre for
residential areas shown on the project plan.

The proposed plan provides 7.2 dwelling units per acre.

The proposal conforms to the approved and adopted Master or Sector Plan or an Urban
Renewal Plan approved under Chapter 56.

The project proposed conforms to the approved and adopted 2002 Potomac Subregion Magter Plan.
Specific recommendations of the master plan incorporated into the proposed submisson include: multi-
family housing development, increesed dendty over sandard method dendty, greater open spece,
pedestrian accessto off-gite greenway systems, and dedication of park land.

1

Magter Plan Concept, Plan Framework, Plan Godls

The subject Project Plan incorporates many dements recommended by the 2002 Potomec
Subregion Magter Plan. The Ste was rezoned by the Sectiond Mgp Amendment in October 2002,
pursuant to Master Plan recommendation.  The subject plan conforms with respect to density,
building height, sorm water management, view sheds pededrian links, green areg, park
dedication, streetscape on River Road, and underground parking.

a Design Principles
Preserve the subregion’ sgreen and rurd character, while creating a pedestrian and
bicycle-friendly environment. The principas areintended to foster cohesive, attractive,
and efficient community centersthat provide needed goods and services and etablish an
enduring community image.

i Locate buildings at the street to create strong street definition and encourage
pededrian activity; provide green frontage with extensve planting and
dreetscaping.

The resdentia buildings are Sited to establish a consstent building line thet will
define the gtreet’ s character and enhance the presence of the development in its
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relaionship to River Road. The two forward buildings will present attractive
facades to the public reets, while the centra gatehouse and clubhouse beyond
will mediate the scale and spacing of the more uniform buildings.  The berms
digned with River Road will provide opportunity for generous plantings of
wildflowers and indigenous seasond species.

ii. Design and locate parking facilities to minimize impervious surfaces.

The proposa providesfor adequate, efficient 289 underground parking spaces.
Surface parking for 91 carsis currently proposed. Staff recommends further
review at site plan to reduce the amount of surface parking and to increase

landscaping and pervious area.

iii. Provide Sorm water management to incorporate alternative techniques that
increase filtration and enhance natural hydrology, including biorentention
areas, alternative paving materials, soil amendments and other landscaping
techniques. Minimize and manage stormwater runoff to Cabin John Creek to
ensure the gability of the creek banks.

Stormwater management will be accommodated by on-site channe protection
measures via an underground pipe detention sysem.  On-dte water qudity
control will be met by the inddlation of a Stormfilter. Additiondly, the
proposed sdewalk on River Road will be congtructed using pervious meteria or
sheet flow directed to grass swales. The proposa does not include alandscaped
wet pond, as recommended by the Master Plan.

b. Alternate Trandt Options
Provide facilities to promote trangit use, walking, and biking as dterndives to automobile
use

The proposad plan includes the desgn and ingalation of a 10-foot shared use path (Class
| bikeway) dong the east Sde of River Road, including the project frontage itsdf, and
connections from the Site eastward to Seven Locks Road and from the Site westward to
the MNCPPC Parking Lot. The bike path will be Sted and congtructed to accommodate
pededtrians and bicycles and provide an important connection to Park facilities.
Pedegtrian trails will be fied located within the natura conservation aress, and provide
links to adjacent subdivisions and connections to the Cabin John Park. The location of
bus shdlters on River Road will bereviewed a Ste plan.

Magter Flan: Land Use and Design Guiddinesfor Soneyhurgt Quarry Site:

The subject plan conforms subgstantidly to the Master Plan recommendations with respect to

dendty, building height, storm water management, view sheds, pedestrian links, green area, park

dedication, streetscape on River Road, and underground parking.

a Compatibility
i. Provide 60% green area, and upto 75 % green areaif feasible.

The magter plan recommends 60% green area, and the generous use of
consarvation easements. The proposal provides 70% green space, of which 0.85
acres will be dedicated to MNCPPC for parkland. A Category | Conservetion
Easement will be gpplied to 3.09 acres on-Site to presarve the exigting significant
forestation. It should be noted that the sabilization of the quarry wals would
impact the boundaries of the forest arees.  [See discussion, Issues of Review,
page 9.] The exact location of the walls, and hence, the forest boundaries will
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not be determined until Ste plan with further upon field-testing. However,
based on preiminary review by geotechnical and sructural engineers and DPS,
the gpplicant has provided a plan showing the forestation boundaries locations
that reflect the greatest amount of forest loss that may be expected from the wall
dabilization—or the minimum amount of forest to be retained. The find plan,
as gpproved at Site Plan, is expected to render more forestation that estimated by
the current plan.

Surprisngly, with respect to its compatibility with the adjoining residentia
neighborhoods, the proposed development of multi-family buildings offers a
higher level of compatibility for this sngular Ste than would be achieved by
duplication of the exidting surrounding development paiterns.  The use of this
indudtrid sSite, with its scarred topography, as a single family home development
would result in, at best, weak parody of a 1980's R-200 Zone deve opment.
Either that, or an R-200 plan with Site and grading restoration costs that would
render a andard development economicdly infeasble The megter plan’s
consideration of such denouement points to the dear desirability of multi-family
typology for this ste and the forestation thet this plan will preserve for the
resdents and the neighborhood in generd.

Dedicate parkiand along the western edge of the Ste that incorporatesthe Ste's
natural rock formations.

The proposd incorporates 0.85 acres of parkland dedication aong the northwest
portion of the dte, contiguous with MNCCP parkland, and providing an
extension of parkland street frontage dong River Road.

Enhance compatibility through building facade design and height, creation of
visasto rock formations and preservation of wooded buffers.

The plan, as currently proposed provides attractive placement of the resdentia
buildings and cubhouse within the quarry “crater,” and organized around a
“centrd park,” or green area that is digned axidly with the Ste's longitudina
axis.  The buildings fit snugly, end-to-end, within their prescribed envelope,
defined by thering road that essentidly followsthe quarry wals.

The Magter Plan recommends that buildings heights remain within the eevation
225 feet; and no greater than five sories; the plans accomplish this by setting the
5-dory buildings at the quarry bottom, which alows the buildings to clear the
quarry top a a heght less that 225, with compatible reationship to the
surrounding homes.  The building fronts facing River Road present well-
modulated facades to the dreet; dong with the smdl gate house and lower
centrd cdlubhouse, the combined effect achieves compatible scade and massing
that will enhance the views from the public realm.

The foredtation follows the property line perimeter, a 80-100 feet in widith,
providing an effective wooded buffer between the development and the existing
residentid lots.

Give special congideration to management of vehicular traffic rdlating to the
development of the Ste, including Signalization and serviceroads.

The State Highway Adminidration reviewed the applicant’s request for a
sgndized entrance a River Road. The firg leve of review did not render a
favorable response and the gpplicant has filed for secondary review.  Treffic
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planning for the interior of the Ste has been addressed by connecting the ring
road at the rear of the dte, dlowing greater ease of movement and maneuvers
via two directions; in addition, traffic idands define specific loading and drop-
off areas at the front of each residentia building.

iv. Provide underground parking for resdents and diminate surface parking
visble from River Road

The mgority of parking spaces (194) are accommodated in the secure
underground garages that form the foundation of each building's structure. The
remaining surface parking spaces are didributed throughout the Site, interspersed
with atractive landscaping. The proposa currently includes 16 surface head-in
parking spaces a the entrance and 16 head-in gpaces a each corner of the Site
adjacent to River Road. Staff recommends that the disposition and number of
these parking spaces be re-consdered a Site Plan review, to decrease their
vighility, and increase the compatibility aspects of the Ste from River Road.

V. Regtrict building coverage to no more than 18% of the ste land area, and to as
littleas 14% if feasible.
The project plan proposes a building coverage of 70,184 square feet, or 12 % of
thegteland area

Vi Prohibit the indallation or use of telecommunication towers or high utility
dructures on any building roof or portion of the site (excluding satellite dishes
serving occupants of the building).

The project plan does not propose any tdecommunication towers or utility
dructures.

Because of its location size, intensity, design, operational characteristics and staging, it would
be compatible with and not detrimental to existing or potential development in the general
neighborhood.

The Mader Plan has identified the Ste as an area gopropriate for multi-family housing. Phydcd dte
condraints and accessto mgor roads judtify the required intendty of the plan. The Sze and design of the Site
is dictated by the condraints of the quarry operation and the location of the exigting, excavated quarry walls.
Theshear diff surrounding the* quarry bowl,” thet is, the buil dable area on three S des, limits subgtantidly any
further disturbance of the Ste with respect to excavation, grading or foreation. The existing wooded buffers
that surround the “bowl” at its lip, dong with the required 100-foot setbacks diminishes the impact of this
multi-family housing on the surrounding single family homes and townhouses.  As a result, the proposed
devedopment is entirdly contained with the defined working quarry area, 50+ feet below the grades of the
established neighborhoods; the exidting foredt, to be protected under consarvation easement, surrounds the
warking quarry (“the bowl”) & the higher devation and provide a buffer up to 100 feet in width between the
grade-depressed devel opment and the surrounding neighborhoods.

As conditioned, the proposal would not overburden existing public services nor those
programmed for availability concurrently with each stage of construction and, if located within
a transportation management district designated under Chapter 42A, article |1, is subject to a
traffic mitigation agreement that meets the requirements of that article.

Loca AreaTrangportation review and Policy AreaReview
For Locd Area Trangportation Review (LATR), the proposed 97 condominiums generate 39 and 45 totd
peak-hour trips during the weekday morning pesk period (6:30 to 9:30 am.) and the evening pesk period
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(4:00 to 7:00 p.m.), respectively. However, the ste-generated traffic would not impact the seven LATR-
requiring intersections in the Annua Growth Policy. Thus, the proposed development does not require an
LATRandyss

For Policy Area Trangportation Review, the Siteislocated in the Potomac Policy Areawherethe development
iscontrolled by the zoning, and water and sewer condraints, not by the staging capacity condraint.

Schools
The 2004 Annua Growth Policy indicates adequate school capecity available within the Wingon Churchill
School duster Areau

Water and Sewer
Water and sewer sarviceisavalable, each a Category 1 Leve of Service.

The proposal will be more efficient and desirable than could be accomplished by the use of the
standard method of development.

Use of the optiond method of development for this project alows gregter residentid dendties and flexibility
in development, thus making the project more economicaly feesble in the face of sgnificant engineering
requirements demanded by ste conditions. The features and benefits offered by this project as an optiond
method of development are markedly grester thet if the project were developed as a sandard method project.
Significant resdentia opportunities within the Potomac Subregion are limited, particularly under the sandard
method of development.

Deficiencies of the Standard Method

With respect to the subject site, the sandard method of development would promote inefficient use of agte
with sgnificant devel opment impediments, indluding its excavated grades, rock shear walls, and the required
dabilized condruction grades. The standard method would promote low-density housing for a Ste with
excdllent accessto mgor roadway systemns, and would not conserve the significant naturd areas and forest.

Advantages of the Optional Method

The ahility to achieve superior architecturd and landscape architectural design as proposed for this unique,
chdlenging site, ispassible only through the optiona method because: 1. The Site, with its unique man-made
topography, demands a high leve of engineering study and rigorous congruction standards, and; 2. The
proposed higher dendties (97 units for optiond method vs. 26 units for gandard method) provide the
economic return to support the substantia engineering required.

The 70 percent green pace achieved for recreationa use exceeds the requirements of the zone for optiona
method of development. The associated pededtrian and bike paths will improve the visud appearance of this
road for better over dl devdopment and contribute vauable dements to the region’s trangportation and
recregtiond facilities The dedication of parkland to M-NCPPC will provide substantial amenities for the
future resdentsand for the generd public.

The proposal will include moderately priced dwelling units in accordance with Chapter 25A of
this Code, if the requirements of that chapter apply.

The proposd providesl5 MPDUSs as required by the proposed maximum resdentia dendty avalable
through the use of the optional method. See Development Sandards Table Calculation.]  According to the
Department of Housing and Community Affars (DHCA), the applicant will pay a fee to the Housing
Initiative Fund (HIF), in lieu of the 15 MPDUSs to be caculated a 10% of the average sdes price of dl
market rate units for each of the 15 MPDUs. The gpplicant will make additional payment to HIF equd to
two extra units (above the required 15 MPDUS) to assure compliance with Chapter 25A requirement to
provide sgnificantly more MPDUSs within the same or adjoining planning area in exchange for gpprova
for off-dteMPDUs.
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When a Project Plan includes more than one lot under common ownership, or is a single lot
containing two or more CBD zones, and is shown to transfer public open space or development
density from on lot to another or transfer densities, within a lot with two or more CBD zones,
pursuant to the special standards of either section 59-C 6.2351 or 59-C 6.2352 (whichever is
applicable), the Project Plan may be approved by the Planning Board based on the following
findings:

Not Applicable.

As conditioned, the proposal satisfies any applicable requirements for forest conservation
under Chapter 22A.

The proposed plan meets forest conservation requirements as defined by Chepter 22A. The forest
consarvation plan minimizesforest remova and maximized on-Ste forestation and/or afforestation.

As conditioned, the proposal satisfies any applicable requirements for water quality resources
protection under Chapter 19.

A prdiminary Stormwater Management Concept for the proposed development has been reviewed and
goproved by the Montgomery County Department of Permitting Services (DPS) January 26, 2004. [See
atached Letter from Richard Brush, MC Department of Permitting Services, dated January 25, 2004,
dtipulaing conditions of gpprova and recommendations for amendment of the FEMA 100-year Floodplain
Map and requirements for ructurd fill placement and foundation systems]

Therefore the Montgomery County Planning Board APPROVES Project Plan #9-04004 for: 97 Resdentid
Units, 28 including Transfer Development Rights, 15 MPDUS (15%) which are provided per the applicant’s pending
agreement with the Department of Housing and Community Affairs for a payment-in-lieu to the Housng Initiative
Fund (for an amount no lessthan 10% of the average sdes price or market rate units, or $100,000.00 per unit adjusted
for present-day vauation as of May 20, 2004), Recregtionad Clubhouse of 50,000 square feet, 289 underground
parking spaces and up to 91 surface parking gpaces, subject to the following conditions:

PROJECT PLAN CONDITIONS

1

Deve opment Ceiling and Density

The proposed project density is limited to 97 residentid units, 298 underground parking spaces,
and up to 91 surface parking spaces and a clubhouse of 50,000 for recregtiond use of the
resdents. This dendty is based on the gross tract area of 13.31 acres (dso net ared), and
approximately 1,000 feet of road frontage along River Road.

Building Height and Mass

The height of the proposed building must not exceed +225 feet per the definition of building
height as described in the zoning ordinance.  Building mass articulation and setbacks shdl be
incorporated into the overdl design scheme to provide visua interest at street level and to reduce
the appearance of monoalithic massing.

On-Site Common Space

The proposed common spaces are to be easily accessble and readily used for the resident’s
enjoyment. These spaces mugt fodter the creetion of a discrete character within a unifying theme.
The design must create an inviting environment that will promote day and evening activities. The
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Common Space shdl be reviewed in detall a the time of Ste Plan, and shdl address the
following festures:

a DedgnElements
The building facades that form project’s public front must be designed to achieve a unified
design. The design of the gatehouse, lead walks, and entry court must incorporate attractive
pededtrian amenities.  The resdentid common spaces must provide recregtiond amenities
successfully integrating the amenities with high quaity materids and landscaping.  Particular
attention must be given to the design of the building fronts facing River Road as well as the entry
features and courtyard.

Thedesign dementsto be addressed at Site Plan Review include the following:

Benches of special materials, such as stone or mixed metals
Street Lights

Street Trees on internal roads and driveways

Special Paving for Pedestrian Spaces and Mixed-Use Spaces
Site Furnishings and Fixtures

Bicycle Racks

Site Lighting design, including Photometric Study and Night Lighting
Stone Retaining Walls, Seat Walls, and Terraces

Railings and Decorative Elements

Recreational Elements

Surface Parking

Extensive Planted Areas, including Terraces and Slopes
Seasonal Landscaping as referenced in the Master Plan

b. Structurd and Functiond Elements

The sructural and functional dements to be addressed a Site Plan Review include the
fallowing:

Exact design dimensions and grading of the ring road

Exact locations of the stabilized quarry walls

Materials, finishes, details for the finished walls, including elevation points
Projected grading after removal of existing fill

Projected grading after structural fill placement, i.e., finished grades

Green Roof suitable for Stormwater Management, or other efficient roof SWM
systems

Roof and Terrace Landscaping

Screening for Penthouses and Rooftop Equipment (Satellite Dishes)
Building materials and finishes for the Quarry Walls

Noise mitigation walls and interior/exterior noise level evaluation

Safety Railings and Fences

These features shdl be used to enhance the qudity of the common space, establish its identity,
promoate public resdentid use, complement residentia use, and facilitate pededtrian activity. The
features shall be used to enhance the views from River Road.

Off-Site Public Amenities and Strestscape,

Off-dte improvements including the shared-use bikeway and River Road streetscape shdl be defined in
detail a Site Plan review to successfully integrate the amenitiesto encourage public use.

Thedesign dementsto be addressed at Site Plan Review include the following:

Streetscape standards for River Road, including street trees and lighting
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Berm design, dimensions, and plantings
Bus shelter(s)
L andscape materials specific to the Master Plan

Parkland Dedication

At or prior to recording of plats, the gpplicant shall convey, subject to Parks staff acceptance, gpproximately
0.85 acres of the property, as shown on the project and prdiminary plan drawings, to Maryland-Nationa
Capitd Park and Planning Commission (M-NCPPC), as part of portion of the Cabin John Stream Valey
Park northesst of River Road;

a Prior to conveyance of the 0.85-acre parkland, the applicant shall:

i. Ingdl permanent property markers aong the common property line between the
proposed subdivison and the park; the location and detail of the markers shdl be
determined a Site Plan review;

ii. Removeadl debrisand tragh, if any, from the areato be dedicated.

Off-gte amenities associated with the dedication of 0.85 acres parkland and parking

shal be defined in detail & Site Plan review to successfully integrate the amenities and

encourage public use.

Thedesign dementsto be addressed at Site Plan Review include the following:
Construction of surface parking area improvements for the adjacent Cabin John
Valey Stream Park north of River Road

Trail Connection to the Park acreage from the proposed development and the
existing neighborhood(s)

Trail signage and other sighage

Review of M-NCPPC Parks design and construction standards as applicable to
improvements

Environmenta Planning

a

Comply with the conditions of agpprova for the preiminary forest conservation plan; satisfy dl
conditions prior to recording of plat(s) or MCDPS issuance of sediment and eroson control

permits;

Submit a noise analyss to determine the noise impact leve of traffic on River Road on the
proposed development as part of the dte plan submission; indude as part of the study basdine
noise conditions, 20-year projected noise levels, and gppropriaie noise mitigation if determined
necessary fromthe noisesandyss.
Provide an arborigt’sreport for existing sgnificant trees; gppropriate tree protection will be addressed
a StePlan Review;
Congtruct fill placement and quarry wall securing sysems under the supervision of a DPS-gpproved
technica engineer licensed in the State of Maryland. Fill placement and quarry wal systems must
comply with al DPS requirements; the engineer must certify and submit reports on the compaction
and s0il bearing capacity of the fills and the quarry wal securing sysem must meet dl DPS
requirementsfor these sysems.
Comply with conditions of approva as delinested by the Montgomery County Department of
Permitting Services letter, dated April 12, 2004, concerning Special I ngpectiongComplex
Structures, including:

Applicant must obtain building permit for excavation and fill placement for any building
pad ste;

Congruction, excavetion and fill placement activity are subject to specia ingpection
/complex structures provisions of the building code;

Earth retention systems are subject to building permit and specid inspection;

Applicant mugt ensure that the adjoining properties are protected from damaege in
accordance with the provison of the Montgomery County Building Code;



PP Opinion #9-04001

V. Appropriate notice must be given to adjoining property owners in accordance with the
Montgomery County Building Code.

Staging of the Public Amenities and Project Phasing

a

The congtruction or ingdlation of all public amenities, as delinegted above in Items #3, #4, and
#5 for on-gte and off-gte features, must be complete prior to the issuance of any occupancy
permits.

A detaled (revised) project phasing plan shdl be submitted as part of Ste Plan Review
gpplication; the phasng must address the completion of dl amenities, and the sequence for
dreetscaping and landscaping indalation, as well as Ste preparaion, grading, pedestrian and
vehicular access, the phasing plan shdl address building massing and facade presentation as
viewed from River Road through al phases of deveopment; the phasing plan shdl provide
dternativesfor landscape and facade trestment contingencies.

Moderatdy Priced Dwdling Units

Moderatdly Priced Dweling Units (M PDUS), shdl be provided in accordance with Chapter 25A of the
Montgomery County Code. The maximum bonus density proposed for the subject development requires
15% MPDUSs, or 15 MPDUSs; the gpplicant must fulfill the requirements for off-site provison of MPDUs
by providing an additiona payment-in-lieu equa to two additiona units. [See letter from Elizabeth
Davison, Department of Housng and Community Affairs, dated April 6, 2004, atached ]

Transportation Planning

The gpplicant must fulfill these conditions as part of the APF test related to gpprova of the subject project

plan:
a

b.

Limit total development under project plan (and preliminary plan) approvasto 97 condominium
residentia unitsand acommunity clubhouse;

Build the following ten-foot shared use paths (Class | Bikeways), conagtent with both the
Potomac Subregion and Countywide Bikeways Master Plans dong the north side of River road
(MD190): 1. A path dong the dt€e's frontage on the north sde of River Road (MD 190), a
distance of gpproximately 1,000 feet; 2. A path extending a distance of gpproximately 1,200
additiona feet to the east up to the Seven Locks Road intersection; 3. A pah extending
goproximately 300 feet to the west up to the Maryland-Nationd Capitd Park and Planning
Commission’s (M-NCPPC) parking | ot to the west.

The goplicant, at their expense, shdl design and inddl atraffic sgnal a the entrance on River
Road (MD 190) if the traffic Sgnd is warranted and approved by the Maryland State Highway
Adminigration.

10



Attachment B


benjamin.berbert
Text Box
Attachment B
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SEp 07 2008

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK. AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760
301-495-4500, www.mncppe.org

M-NCPPC

SEP 07 2006
MCPB No. 06-10
Site Plan No. 820050290
Project: The Quarry

RESOLUTION'

WHEREAS, pursuant to Montgomery County Code Division 59-D-3, the
Montgomery County Planning Board (*Planning Board” or “Board”) is required to review
site plan applications; and

WHEREAS, pursuant to Montgomery County Code § 59-D-3.4(b), following a
public hearing on the application, the Planning Board must, by resolution, approve,
approve with conditions or disapprove a proposed site plan; and

WHEREAS, on March 24, 2005, W.M. Rickman Construction c/o Woodside
Ventures (“Applicant”), filed an application for approval of a Site Plan for 87 muiti-family
dwelling units, including 15 MPDUs and 28 TDRs on 13.31 gross acres in the MXPD
Zone on River Road, approximately 2000 feet west of the intersection with Seven Locks
Road in Potomac, Maryland, an operational stone quarry, improved with temporary
structures consisting of trailers and sheds (“Property” or "Subject Property”); and

WHEREAS, on June 10, 2005, the Planning Board approved Project Plan No.
920040040 and Preliminary Plan No. 120040420 for the proposed development; and

WHEREAS, Applicant’s site plan application was designated Site Plan No.
820050290, The Quarry (the “Application”); and

WHEREAS, following review and analysis of the Application by Planning Board
staff (“Staff') and the staffs of other governmental agencies, on March 23, 2006, Staff
presented the Application to the Planning Board at a public hearing for its review and
action (the “Hearing”); and

WHEREAS, prior to the Hearing, on March 10, 2006, Staff had issued a
memorandum to the Board setting forth its analysis of, and recommendation for
approval of the Application subject to certain conditions (*Staff Report”); and

' This Resolution satisfies the requirement for an opinion under the former language of §
59-D-3.8.
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WHEREAS, at the Hearing, the Planning Board heard testimony and received
evidence submitted for the record on the Application and approved the Application on
the motion of Commission Bryant, seconded by Commissioner Wellington, with
Commissioners Perdue, Bryant, Wellington, and Robinson voting in favor of the motion
and Chairman Beriage absent, at its regular meeting held on Thursday, March 23, 2006,
in Silver Spring, Maryland.

NOW, THEREFORE, BE IT RESOLVED THAT, pursuant to the relevant
provisions of Montgomery County Code Chapter 59, the Montgomery County Planning
Board approved Site Plan No. 820050290 for 97 multi-family dwelling units, including 15
MPDUs and 28 TDRs, on 13.31 gross acres in the MXPD Zone, based on the
uncontested evidence of record, subject to the following conditions:

1. Project Plan Conformance

The proposed development shall comply with the conditions of approval for Project
Plan No. 920040040 as listed in the Planning Board opinion dated August 20, 2004.

2. Preliminary Plan Conformance

The proposed development shall comply with the conditions of approval for
Preliminary Plan No. 120040420 as listed in the Planning Board opinion dated June
7, 2004.

3. Landscaping

a. Provide masonry screening for each generator proposed on the site to
complement the exterior fagade of each building. Evergreen trees shall also
screen the generators with dedicated access points to the private road.

b. Provide 2.5” caliper shade trees at 50 feet on center within the proposed lawn
panel that separates the curb and the 8-foot-wide path along River Road, in
accordance with standards of approval from the MD State Highway
Administration.

4. Building Height

a. The maximum height of the proposed buildings shall not exceed 225 feet
above sea level 1o the median of the roof as shown on Applicant's Exhibit 1,
Building Height, attached hereto.

b. The height of the proposed buildings shall not exceed 75 feet as measured
from the base of the mid point of the building to the mean height level
between eaves and ridge of gable, as defined in the Montgomery County
Zoning Ordinance.
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5. Lighting

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

b. Al light fixtures shall be full cut-off fixtures or able to be equipped with
shields, refractors or reflectors.

C. Deflectors shall be installed on all fixtures causing potential glare or excess
ilumination, especially on the perimeter fixtures abutting the adjacent
residential properties.

d. llumination levels shall not exceed 0.5 footcandles (fc) at any property line
abutting adjacent residential properties.

e.  The height of the light poles shall not exceed 14 feet including the mounting

base.

Pedestrian Circulation

a.

Provide an 8-foot-wide bituminous path paraliel to River Road along the
frontage of the property, extended north and west to the existing gravel
parking area and extended south and east to the intersection with Seven
Locks Road, in accordance with the approvals from the Maryland State
Highway Administration.

Provide a 5-foot-wide paved path from the north end of the private ring road
to the sunrise terrace and fountain. Alignment of the path shall be coordinated
and field walked by the Applicant and M-NCPPC.

Provide a 5-foot-wide internal paver walkway that links the proposed buildings
with the proposed clubhouse and pool area.

Provide a 5-foot-wide paved walk from the internal ring road to the 8-foot-wide
bituminous path along River Road.

Recreation Facilities

Provide the recreation calculations in accordance with the M-NCPPC
Recreation Guidelines.

Provide a clubhouse, outdoor pool and associated deck and seating areas,
indoor community space and pedestrian system.

Provide verification that the indoor community space satisfies the square
footage requirements for the number of units proposed as outlined in the
M-NCPPC Recreation Guidelines.
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8.

10.

11.

M-NCPPC Park Facility

The Applicant shall comply with the following conditions of approval from
M-NCPPC-Park Planning and Research Analysis in the memorandum dated March

6, 2006:

a.  Applicant to construct parking area improvements to the existing gravel
parking area within the state right-of-way, located at the new hard surface
trail's western terminus, by paving the existing gravel parking area, which will
be sufficiently sized to accommodate at least six (6) cars. Paving of parking
area is contingent on SHA approval, which approval Applicant agrees to use
reasonable effort to secure.

b.  Applicant to adequately sign the newly constructed trail to direct the user to
existing park trails located north and south of River Road. Trail signhage to be
acceptable to M-NCPPC park staff.

C. Land that was identified for possible park dedication in the Project Plan (lot 2)
to be owned by the project's Homeowner Association.

Public Utility Easement

Applicant to provide conduit, as required by utilities within the public utility easement (PUE)
adjacent to the public right-of-way, in accordance with Pepco and Verizon approval letter
dated March 3, 2006.

Forest Conservation

The Applicant shall comply with the following conditions of approval from
M-NCPPG-Environmental Planning in the memorandum dated March 3, 2006:

a. The proposed development shall comply with the conditions of the final forest
conservation plan. The Applicant shall satisfy all conditions prior to recording
of plat(s) or Montgomery County Department of Permitting Services (MCDPS)
issuance of sediment and erosion control permits.

b. Record plat of subdivision shall reflect a Category 1 conservation easement
over all areas of stream buffers and forest conservation.

C. The Applicant shall develop and implement a non-native and invasive

management plan as part of the final forest conservation plan.

Noise Attenuation

The Applicant shall comply with the following conditions of approval from
M-NCPPC-Envirocnmental Planning in the memorandum dated March 3, 2006:
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12.

13.

14.

15.

a. The proposed development shall comply with the recommendations of the
March 22, 2005 noise analysis, as refined on January 20, 2006. Applicant to
mitigate the noise levels as recommended with the noise analyses.

b. The Applicant shall comply with the conditions of approval as delineated by
the Montgomery County Department of Permitling Services letter dated
January 26, 2004 concerning Special Inspections/Complex Structures.

Stormwater Management

The proposed development is subject to Stormwater Management Concept
approval conditions dated January 26, 2004.

Fire Marshall

The proposed development shall comply with the approval dated February 15, 2006
and based only upon information contained on the plan submitted February 20,

2006.

Common Open Space Covenant

Record plat of subdivision shall reference the Common Open Space Covenant
recorded at Liber 28045 Folio 578 (“Covenant”). Applicant shall provide verification
to M-NCPPC staff prior to issuance of the 3rd building permit that Applicant's
recorded Homeowners Association Documents incorporate by reference the

Covenant.

Development Program

Applicant shall construct the proposed development in accordance with the
Development Program. The Development Program shall be reviewed and approved
by M-NCPPC staff prior to approval of certified site plan. The Development Program
shall be developed in five phases and will include a phasing schedule as follows:

a.  Street tree planting shall progress as street construction is completed, but no
later than six months after completion of the buildings adjacent to those
streets.

b. Community-wide recreation facilities including the clubhouse, pool, and multi-
function lawn area shall be completed prior to issuance of the 3rd building
permit.

C. Community-wide pedestrian pathways, including the 8-foot-wide bituminous
path paralle! to River Road from the existing gravel parking area to the
intersection with Seven Locks Road and the 5-foot-wide sidewalk connection
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16.

17.

from the Ring Road to the 8-foot-wide bituminous path shall be completed
prior to issuance of the 3rd building permit.

Perimeter retaining walls shall be completed upon completion of the Ring
Road

Landscaping associated with each parking lot and building shall be completed
as construction of each parking lot and building is completed.

Pedestrian pathways including the 5-foot-wide internal paver walkway shall
be completed as construction of buildings 2, 3 and 4 is completed. The 5-foot-
wide internal paver walkway for Building 1 (southeast corner) shall be
completed upon completion of this building.

The entry courtyard fountain shall be instailled upon completion of the circular
drive between buildings 1 and 2.

The sunrise terrace and decorative fountain, as well as the S5-foot-wide hard
surface path leading from the Ring Road to the terrace, shall be completed
upon completion of the Ring Road.

Upper and lower stream pools and associated pool shoulders and
rock/masonry retaining walls shall be constructed upon completion of
buildings 3 and 4.

The 5-foot-wide connector wooden bridge shall be constructed upon
completion of the stream pools to connect buildings 3 and 4 via the 5-foot-
wide internal paver walkway.

Provide the necessary roads with the construction of each development
phase.

Phasing of dedications, stormwater management, sediment/erosion control,
recreation, forestation, community paths, trip mitigation or other features.

Clearing and Grading

Clearing, site grading and stormwater management facility construction, in addition
to that already permitted under the existing reclamation mining permit issued by the
Department of Natural Resources, will be allowed prior to M-NCPPC approval of the
certified site plan, provided the Montgomery County Department of Permitting
Services has approved the Soil Erosion, Sediment Control and Stormwater
Management Plans and M-NCPPC has approved the Forest Conservation Plan.

Certified Site Plan

Prior to approval of the certified site plan the following revisions shall be included
and/or information provided, subject to staff review and approval:

a.
b.
C.

Development program, inspection schedule, and Site Plan Opinion.
Limits of disturbance.
Methods and locations of tree protection.
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d. Forest Conservation easement areas.
e.  Note stating the M-NCPPC staff must inspect tree-save areas and protection
devices prior to clearing and grading.
f. Location of outfalls away from tree preservation areas.
g. Provide the 45 dBA Ldn demarcation line to the impacted buildings.
h.  Provide details of the generator enclosure.
i. Provide detailed specifications of the wooden footbridge, the picket fence
connections to the masonry piers, and the trellis.
j. Provide detail specifications of the proposed lighting poles and fixtures.
K. Provide a letter from the appropriate utility company indicating approval of the

conduit within the public utility easement.

BE IT FURTHER RESOLVED, that all site development elements shown on The

Quarry (March 3, 2006) plans stamped by M-NCPPC on March 8, 20086, shall be required
except as modified by the above conditions of approval; and

BE IT FURTHER RESOLVED, that this Resolution incorporates by reference all

evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE IT FURTHER RESOLVED, that the Planning Board's approval of the

Application is based on the following findings:

1.

The Site Plan is consistent with the approved development plan or a project plan
for the optional method of devefopment, if required.

With the approved conditions, the proposed development is consistent with the
approved Sectional Map Amendment {(G-800) and Project Plan No. 920040040 in
land use, density, location, building height and development guidelines. The
number of parking spaces and the building coverage are consistent with the
Master Plan caps and the requirements of the zone.

The Site Plan meets ali of the requirements of the zone in which it is located.

The Site Plan provides for muiti-family development, adequate green area,
appropriate density, minimum building setbacks and maximum height limitations
and meets all of the requirements of the RMX-1/TDR-6 Zone with the binding
limitations on development as set forth in the following project Data Table:
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Gross Site {ac.

Net Site Area (ac.}).

Dedication of River Road (ac.):

M-NCPPC Park Dedication (ac.):

Max. Density of Development
Non-Residential: Clubhouse (sf.).

Residential
Residential Base Density {R-200}
(26 du’s)
Residential Density/Acre
Mayx. Base Residential Density
Max. Density Bonus {22% Bonus)
{80 x 1.22}
Total Residential (du's)
Total MPDUs Provided.
{97 x 15%)
Trangfer Development Rights (TDR'S}
(RMX-1/TDR-6 13.31 ac. x 6}
Maximum TDR's Required:
(see chart on following page)

Min. Building Setbacks (ft.)

From one-family residential {R-200)

From other residential (RT-8)
From any public street
Buildings from property line
Building 1
From River Road R/W
From eastern property line
Building 2
From River Road R/W
From western property line
Building 3
Frorm western property line

Building 4
From eastern property line

Clubhouse
{from River Road R/W)

Monumental Entrance (Guardhse)

Max. Building coverage (%)

Max. Building coverage (sf.):

Min. Green Area (%)

Min. Green Area (sf.).

Internal Parking lot landscaping (%/sf.):

Development Standards Approved by Planning
Board and Binding on the

13.31
13.31
0.00
0.00

Up to 50,000

2 du./ac.
(26 du’s)
7.2
80
17

97
15

28

100
30
30

57
17

55
130

100
170
160

0

17

94,280

70

405,544

12% (1,680 sf)
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Development Standards Approved by Planning
Board and Binding on the Applicant

Max. Building Height (fL.}:
Buildings 1-4 225 ft. elevation®
Above sea level
(75 feet)™
Clubhouse 225 fi. elevation*
Above sea level
(35 feet)™

Parking Spaces
Multi-family units

(87 3-bdrm @ 2 sp/du) 201 spaces
Surface/visitor parking 48 spaces
Motorcycle 4 spaces
Total Parking Spaces 253 spaces
Bicycle Spaces 10

* The maximum height of the proposed buildings shall not exceed 225 feet above sea level to the median
of the roof . For Buildings 1-4, the measurement at height shall be in accordance with Applicant's Exhibit

1, Building Height, attached hereto.
*The height of Buildings 1-4 shall not exceed 75 feet and the Clubhouse shall not exceed 35 feet as

measured from the base of the mid point of the building to the mean height level between eaves and
ridge of gable, as defined in the Montgomery County Zoning Ordinance.

Transfer Development Rights {TDRs)

Maximum TDRs Required: 79 TDRs
Maximum Density Permitted: g7 dwelling units (80 x 1.22)
Base Density (R-200 Zone) subtracted: -26 dwelling units (2 dwelling units/acre)
Subtotal of Required TDRs: 71 TDR units
MPDUs (15%}) Subtracted: -15 dwelling units
Subtotal of Required TDRs: 56 TOR units
Credit {50%}) for Multi-farmily -28 TDR units
Total TDRs Required: 28 TDR units
3. The locations of the buildings and structures, the open spaces, the landscaping,

the recreation facilities, and the pedestrian and vehicular circulation systems are
adequate, safe, and efficient.

a. Buildings and Structures

The locations of the buildings and structures are adequate, safe, and
efficient. The proposed Site Plan includes four 5-story (approximately 75
feet) muiti-family buildings that conform to the shape of the developable
area on the site. The site is irregularly shaped due to the rock face walls
created during the quarry activity on the site. The two buildings closest to
River Road are U-shaped with the primary entrances to those buildings at
the corners of the site. The remaining buildings to the north are linear in
nature; however, the midsection of the buiidings is bumped out conforming
to the internal ring road, which corresponds to the lot configuration.
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The guardhouse is located at the entrance to the site, flanked by columns
that emphasize the vehicular and pedestrian access into and out of the
site. The guardhouse is also the foreground to the 2-story clubhouse
framed by the two ends of buildings 1 and 2. The clubhouse is proposed
for up to 50,000 square feet and is not calculated in the residential density
of the development. The Planning Board expressly finds that the Project
Plan approved a clubhouse of up to 50,000 square feet and that the
clubhouse proposed as part of this Site Plan is, therefore, in conformance
with the Project Plan approval.

Proposed structures, including the terraced rock face walls, are located at
the perimeter of the north, west and eastern portion of the site, adjacent to
the ring road. The walls range in height from 8 feet to over 30 feet. As part
of the approval from DPS, the Applicant is required to stabilize the existing
and proposed rock quarry walls. The stability of the walls will require a
review under special inspections of complex structures, pursuant to DPS
approval dated January 26, 2004.

The Site Plan specifies building coverage of approximately 17%,
consistent with the binding element of the zoning case.

The measurement of the building shall not exceed an elevation of 225 feet
above sea level as conditioned in the binding elements of the zoning case
and project plan, and as consistent with the zoning ordinance. The height
is measured to the median of the roof. Based upon the 225-foot elevation,
the maximum building height for proposed 5-story buildings will be 75 feet,
as measured from the front of the building on the ring road.

Open Spaces

The open spaces are adequate, safe, and efficient. The Site Plan specifies
that 70 percent of the net tract area will be green area. The binding
elements of the approved zoning case and the Project Plan conditions of
approval require that a minimum green area of 60 percent and 70 percent,
respectively, be provided on the site. The underlying zone (RMX-1)
requires a minimum of 50 percent of green area to be attributed toward
the application.

Park staff has fully evaluated the 0.85 acres of land that was proposed for
dedication in the Project Plan, subject to park staff acceptance. Park staff
concluded and the Planning Board agrees that the proposed dedication
would be of no benefit to the park system and in fact, would likely be a
maintenance liability due to its close proximity to existing homes and steep
walls of the quarry. This land will, therefore, be included as HOA property.
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The proposed stormwater management concept consists of on-site water
quality and recharge control via grass swales, dry swales, a modified dry
swale, drywells and a surface sand filter. Channel protection volume is not
required because the one-year post development peak discharge is less
than or equal to 2.0 cfs.

Landscaping and Lighting

The landscaping and lighting is adequate, safe, and efficient. The
proposed landscaping on the site consists of a mix of shade, evergreen
and flowering trees along the frontage of the Subject Property between the
7-foot-tall picket fence with masonry piers on the property line and the
improved 8-foot-wide bituminous path adjacent to River Road. The
entrance 1o the site is ornately landscaped with flowering shrubs as a
foreground to the stone entry signs and a masonry and picket fence
stretching along the entire frontage of the site. The entrance to the site
frames the clubhouse and presents a fountain in the center island.

The Planning Board required the Applicant to amend the Site Plan to
include street trees within the variable tawn panel along the frontage of the
Subject Property adjacent to River Road that separates the curb and
proposed 8-foot-wide path.

The circular ring road around the perimeter of the buildings contains Red
Oaks spaced approximately 40 feet on center within a minimum 6-foot-
wide lawn panel, except where head-in parking disrupts the pattern and
spacing. The entry to the proposed buildings is accentuated with flowering
irees and marked with special pavers that announce the primary
pedestrian access. A mixture of shrubs, shade, flowering and evergreen
trees have been integrated into the design of the terraced rock face walls
to further break up the shear height of the walls. The rear of lot 65 in the
adjacent Bradley Hills subdivision to the northwest also includes additional
planting to buffer the development and soften views.

The lighting plan consists of two separate pole mounted fixtures ranging in
height from 10 to 12 feet. The majority of the upright fixtures are located
around the private ring road and at the entrance to the site. The plan also
provides for bollard lighting for pedestrian safety adjacent to the sidewalks
and uplighting for illumination of the landscape material. Light fixtures
have been selectively placed to illuminate key areas of the site and have
been minimized in terms of height to negate glare or direct focus on the
adjacent communities.



MCPB No. 06-10
Site Plan No. 820050220

The Quarry
Page 12

d.

Recreation Facilities

The recreation facilities are adequate, safe, and efficient. Recreation
demand is satisfied in accordance with the Recreation Guidelines. The
recreation provided with this application consists of a 2-story clubhouse
and associated swimming pool, lawn area and seating areas and internal
community space in building 2. The clubhouse area has an internal paved
pedestrian system and wooden footbridge that connects the recreation
facilities and residences. Two natural pool areas are being created
between buildings 3 and 4 to simulate a natural stream and meandering
path. The upper stream pool is located near the northern end of the ring
road, winding down to a central gathering area near the pool.

An additional 5-foot-wide pedestrian path is situated to the north of the
ring road that switchbacks upward to a sunrise terrace and decorative
fountain that will overlook the development and is oriented toward River

Road.
Vehicular and Pedestrian Circulation

Vehicular and pedestrian circulation is safe, adequate and efficient. A
single vehicular access point to the site is being provided from River
Road. Vehicular access into the site consists of a dedicated and protected
left turn lane into the site on eastbound River Road, as well as an 11-foot-
wide deceleration lane on westbound River Road. The outbound traffic
from the site onto River Road is proposed for a dedicated and protected
turn lane into eastbound traffic and an acceleration lane merging into
westbound traffic.

The proposed access point at the site entrance is 22-feet-wide inbound
and 25-feet-wide outbound, with wider tapers near the intersection with
River Road. The monumental entrance contains a guardhouse and
immediately spurs off to the east and west into the internal 22-foot-wide
ring road. A one-way circular drop-off with parallel parking is located
between buildings 1 and 2, terminating at the entrance to the clubhouse
and pool area. The ring road completely encircles the proposed buildings
on the site and is located at the base of the rock face walls on the
northern, eastern and western perimeters of the site.

Pedestrian access includes an 8-foot-wide bituminous path that parallels
the improvements on River Road along the frontage of the Property and
extends to a gravel parking area on the northwest end to the intersection
with Seven Locks Road to the southeast. The gravel parking area is within
the River Road right-of-way. A 5-foot-wide sidewalk is being extended



MCPB No. 06-10

Site Plan No. 820050290
The Quarry

Page 13

internally from the ring road to the aforementioned 8-foot-wide bituminous
path. The inside of the ring road contains a continuous 5-foot-wide
sidewalk that provides access from the visitor parking area to the
individual buildings. A 5-foot-wide pedestrian paver walkway is proposed
within the interior building envelope to provide for pedestrian linkages
throughout the site.

Additionally, a meandering 5-foot-wide path is located at the northern end
of the Property connecting the internal development to an outdoor terrace
that contains a fountain. A 4-foot-wide natural surface path is located on
Lot 2 (M-NCPPC property) providing a scenic overlook to the proposed
path along River Road. This path does not connect to the proposed
development.

4. Each structure and use is compatible with other uses and other site plans and
with existing and proposed adjacent development.

The Site Plan is compatibie with other uses and existing developments within the
surrounding vicinity and adjacent communities in terms of height, massing,
building location and density.

The building configuration of the proposed multi-family dwellings offers a higher
level of compatibility than would have been permitted under a standard one-
family detached type of development in terms of an appropriate setting for the
buildings and level of scale to the surrounding communities. The views from
River Road are enhanced through a compatible scale.

The wooded buffer of approximately 80-100 feet in depth, along with the
additional forest planting requirement, provide for an effective buffer between the
existing communities and the proposed development, offering a more desirable
relationship.

5. The site plan meets all applicable requirements of Chapter 22A regarding forest
conservation.

A Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) was prepared
by the Applicant and approved by staff in January, 2004. The NRI/FSD indicates
there are no streams, wetlands, floodplains or environmental buffers on the site.
The Subject Property contains 2.76 acres of existing forest.

The site contains more forest than the afforestation threshold; therefore, it must
be reforested up to the conservation threshold, under the optional method of
development. The Applicant will be removing 0.50 acres of forest for stabilization
efforts and has a planting requirement of 0.76 acres. The Applicant will meet
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these planting requirements on-site through on-site reforestation, landscape
credits and supplemental plantings within existing forest.

BE IT FURTHER RESOLVED, that this site plan shall remain valid as provided
in Montgomery County Code § 59-D-3.8; and

’_IT FURTHER RESOLVED, that the date of this written opinion is
P 07 7008 (which is the date that this opinion is mailed to all

parties of record), and

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

At its regular meeting, held on Thursday, July 27, 20086, in Silver Spring,
Maryland, the Montgomery County Planning Board of The Maryland-National Capital
Park and Pltanning Commission, by unanimous consent, with four Commissioners
present, and Gommissioner Robinson abstaining, and Commissioner Bryant necessarily
absent, ADOPTED the above Resolution which constitutes the final decision of the
Planning Board and memorializes the Board’s findings of fact and conclusions of law for
Site Plan No. 820050290, The Quarry.

Adopted by the Montgomery County Planning Board this 27" day of July, 2006,

Chair, Montgomery County Planning Board

£ 6 f_ﬂ ,/,,\

Trudye M. Johnson
Executive Director
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Attachment E

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Isiah Leggett Clarence J. Snuggs
County Executive Director

August 31, 2017

Mr. Casey Anderson, Chair
Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, MD 20910

RE:  The Quarry
Preliminary Plan No.: 1-04042 (granted 6/7/2004)
Project Plan No.: 9-04004 (granted 8/20/2004)
Site Plan No.: 820050290 (granted 9/7/2006)
(Collectively referred to as the “Previous Entitlements™)

Dear Mr. Anderson:

This letter follows up on a recent meeting with staff and legal counsel for the Department
of Housing and Community Affairs (“DHCA”) and the Planning Department concerning an
“Alternative Compliance Measure Agreement to Build Moderately Priced Dwelling Units For a
Permit of 35 or More Dwellings” by and between W.M. Rickman Construction Company LLC
and Montgomery County dated March 29, 2005 (“Agreement”). W.M. Rickman Construction
Company LLC and assigns are referred to herein as “developer”. The meeting call concerned the
implementation of the Agreement in light of the developer’s desire to amend the Previous
Entitlements by replacing two approved but unbuilt multifamily structures containing 47
condominium units with 44 townhomes.

As discussed during the meeting, the Agreement was executed in accordance with
Chapter 25A of the Montgomery County Code (“MPDU Law”) at the time it was executed. The
MPDU Law permitted developers to enter into a payment arrangement, in lieu of constructing
the units on site, if the package of services to be offered at the development resulted in
condominium fees that are so high the proposed MPDU units would be unaffordable to MPDU
participants. The MPDU Law also required that an alternative payment agreement provide for
more MPDUs than would otherwise be required if constructed on site. In the case of the Quarry,
15 MPDUs were required as part of the development approvals and the Agreement requires
payment from the developer in an amount equal to 17 units.

Office of the Director

1401 Rockville Pike, 4th Floor * Rockville, Maryland 20852 + 240-777-0311 « 240-777-3791 FAX
www.montgomerycountymd.gov/dhca

montgomerycountymd.gov/311 ‘A Maryland Relay 711
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Mr. Casey Anderson, Chair
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DHCA wishes to have the developer fulfill its requirements under the Agreement, as
opposed to having the remaining MPDUs constructed on site following an amendment to the
Previous Entitlements. If amended, the Site Plan would merely change the style of housing from
condominium to townhomes, but not the total percentage (15%) of the MPDUs required under
the Previous Entitlements. Most importantly, any change in the Previous Entitlements will not
change the very high level of services and condominium fees at The Quarry, and hence, the high
cost of the units, to prospective MPDU owners.

Requiring that MPDUs be constructed on site as part of an amendment to the Previous
Entitlements serves no public purpose. The cost of the MPDUs, along with the condominium
fees, will not be affordable to prospective MPDU buyers. If any MPDUSs constructed at The
Quarry are not sold to MPDU buyers during the priority sales period established under Chapter
25A, the law permits the MPDUs to be sold to market rate purchasers, albeit at the reduced sales
price and governed by the MPDU covenants. See Section 25A-8(a).

As demonstrated by the enclosed spreadsheet, the MPDUs will be unaffordable to
eligible households if no subsidy is provided. Even with a subsidy using over $700,000 from the
Housing Initiative Fund (“HIF”), or over $100,000 per MPDU, the MPDUs at the Quarry would
only be “affordable™ to initial purchasers at the upper end of MPDU pricing (prospective buyers
whose household income is at 70% of area median income). Undoubtedly, $700,000 is a
substantial and extraordinary contribution, but even if DHCA committed to using HIF funds to
assist in making the MPDUs affordable, that contribution would be of very limited utility. Once
the condominium fees start to increase, or when the MPDUs are resold (usually within a period
of 5 to 10 years), the MPDUs at The Quarry would no longer be affordable to MPDU buyers.

The issues presented by The Quarry concerning the construction, or not, of the MPDUs
on site is an anomaly because of the long period of time that has passed since the development
started in 2004-05 and the future date at which it will be completed. Because of this extended
period of time, the development spans changes to both the MPDU Law and the zoning
ordinance. Any difficulties we are experiencing in interpreting the law concerning this
development will not be repeated. However, in this case, the County wishes to permit the
developer to fulfill its obligations to a legal agreement to avoid the construction of unaffordable
MPDUs and to permit the construction or acquisition of MPDUs in the same or an adjacent
planning area.

Therefore, DHCA wishes to express a strong desire to permit the developer to fulfill its
contractual responsibilities under the Agreement, which requires a payment to the County’s
Housing Initiative Fund (“HIF”) in the amount of $1,700,000.00. This payment is in licu of the




Mr. Casey Anderson, Chair
August 31, 2017
Page 3

developer constructing MPDUS at the site. The developer paid $900,000.00 of the
$1,700,000.00 in November 2016 for the first phase of the project. Once received in full, DHCA
will aggressively seek to use the funds from the developer’s payment to provide MPDUs with
three bedrooms, suitable for families, in the near future.

Thank you very much for your interest in this matter. If you have any questions
concerning The Quarry or the issues presented here, please contact Jay Green, Chief, Division of
Housing, at 240-777-3704. '

Sincerely,

Clarence J. Snuggs
Director

CJS:sek
Enclosure: Affordability for MPDU Purchasers

cc: Vickie Gaul, Associate County Attorney
Jay Greene, Chief, Division of Housing, DHCA
Stephanie Killian, Manager, Affordable Housing Section, DHCA
Carol Rubin, Principal Counsel, Montgomery County Planning Department
Sandra Pereira, Area 3 Acting Supervisor, Montgomery County Planning Department
Benjamin Berbert, Area 3 Planner Coordinator, Montgomery County Planning Department




Affordability for MPDU Purchasers at 70% of Median Income - Quarry Springs
(assumes 30% of income toward housing) , .

MPDU Maximum Incomes:

70% 70% Rounded 100% Rounded )
HH Size Max. Income (Nearest $500) Max. income {Nearest $500)
1 $54,047 $54,000 $77,210 ‘ $77,000
2 $61,768 $62,000 $88,240 $88,000
3 $69,489 $69,500 $99,270 $99,500
4 $77.210 $77,000 $110,300 $110,500
5+ $83,387 $83,500 $119,124 $119,000
Assumptions:
Unit Sizes = 3BR 1,200 sq. feet
% Monthly Income to-Housing = 30% Homeowners insurance (per year) = $480
Downpayment = 3.5% Property Taxes (% of property value) = 1.15%
HOA Fee Per Sq Ft = $0.80 PMI (% of Amount Financed 90.0-95%) = 0.90%
Mortgage Term (months) = 360
Interestrate = 4.25 4.25 Est. Actual price $220,000.00
INCOME
70% 30% of PMI Remaining Enter # from Approx Max
Maximum Income Monthly Monthly Private  Available for | Left Until Both Mortgage that can
Income to Monthly Towards Condo/HOA Taxes & Mortgage . Principal & are the can be supported Sa.
Purchase Income Housing Fee Insurance Insurance Interest Same at 4.25% Ft.
$69,500 $5,792 $1,738 $960 $150 $83 $545 - $545 $110,684 f,moo
MPDU Price Relation to Affordability (+ number means is affordable)
- 100% of Max price $114,699 $0
1 resale actual price with 5% CPl and no RE $120,434 -$5,735 Cost to pay down 7 units $ 737,109
2nd resale with 5% CPI and no RE $126,455 -$11,757 i

C:\Users\schwal\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content. Outlook\EOFUQ307\[Affordability for MPDU Purchasers Quarry Spring 70 percent at 30 percent no resales.x|sx]70
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Mr. Dylan Macro
May 26, 2017
Page 2 of 2

5. The submission must demonstrate that the volume of runoff to be treated can be captured and
conveyed without bypassing the micro-bioretention facilities.

6. Landscaping shown on the approved Landscape Plan as part of the approved Site Plan are for
illustrative purpose only and may be changed at the time of detailed plan review of the SC/SWM
plans by MCDPS, Water Resources Section.

7. Prior to submission the applicant must conduct an as-built survey of the existing vault to confirm
the facility is constructed in general conformance with the design and the volume being used to
treat the runoff from this phase of the project is available. This information must be reflected in
the submission. This will not take the place of the as-built MCDPS requires at the end of the

project.

8. Prior to MCDPS’ approval of the SC/SWM plan the applicant must obtain confirmation from
MSHA to that the receiving storm drain system in the River Road (MD 190) right-of-way is
adequately sized for runoff from the revised development.

This list may not be all-inclusive and may change based on available information at the time.

Payment of a stormwater management contribution in accordance with Section 2 of the
Stormwater Management Regulation 4-90 is required.

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

If you have any questions regarding these actions, please feel free to contact Mary Fertig at 240-
777-6202 or at mary.fertig@montgomerycountymd.gov.

Sincerely,

C. Etherjdge, Manager

ater Resotirces Section

' 'siﬁﬁ? Land Development Services
MCE: MMF

cC: C. Conlon
SM File # 210273

ESD: 11,200 CU FT/ Equivalent PE=1.29” STRUCTURAL : 13200 CUFT WAIVED : 800 CUFT
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Attachment H

Isiah Leggett Al R. Roshdieh
County Director
Executive DEPARTMENT OF TRANSPORTATION

November 13, 2017

Mr. Benjamin Berbert, Senior Planner
Area 3 Planning Division

The Maryland-National Capital

Park & Planning Commission

8787 Georgia Avenue

Silver Spring, Maryland 20910-3760

RE: Preliminary Plan Amendment
No. 12004042A
The Quarry.

Dear Mr. Berbert:

We have completed our review of the preliminary plan that is dated November 6, 2017. A
previous plan was reviewed by the Development Review Committee at its meeting on July 11, 2017.
We recommend approval of the plan and have the following comments:

1. The storm drain report was reviewed by MCDOT and the subject site does not drain to a
storm drain system maintained by the county.

2. DOT staff reviewed the Traffic Capacity Analysis, dated October 25, 2017, and had no
comments.

Thank you for the opportunity to review this preliminary plan. If you have any questions or
comments regarding this letter, please contact myself at (240) 777-2118 or at

rebecca.torma@montgomerycountymd.gov.
Sincerel %

Rebecca Torma, Acting Manager
Development Review Team
Office of Transportation Policy

Office of the Director

101 Monroe Street 10" Floor - Rockville Maryland 20850 - 240-777-7170 - 240-777-7178
FAX

www.montgomerycountymd.gov
Located one block west af the Rockville Metro Station
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Mr. Benjamin Berbert

Preliminary Plan Amendment No. 12004042A
November 13, 2017

Page 2

Sharepoint/DOT/director’s office/development review/Rebecca/Potomac subregion/the quarry/12004042A the quarry DOT
Prelim plan Itr.docx

cc: William Rickman W.M. Rickman Construction Co.
Vic Bryant Macris, Hendricks & Glascock
John Fitzgerald Pear| Street LLC
Adam Rufe Macris, Hendricks & Glascock
Barbara Sears Linowes and Blocher LLP
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