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Description

Preliminary Plan No. 120170090, Justement Woods:
Request to create one lot from one unplatted parcel;
located at 11731 Glen Mill Road; 2.49 acres; RE-1 zone;
2002 Potomac Subregion Master Plan.

Recommendation — Approval with conditions
Applicant: SER, L.L.C.

Submittal Date: 11/4/2016
Review Basis: Chapter 50

Summary

=  Staff recommends Approval with conditions.

= The Application has been reviewed under the Subdivision Regulations effective prior to February 13, 2017.
= The Application proposes to create one lot for one single family detached home located in the RE-1 zone.
= The Application meets requirements of Chapter 22A, Forest Conservation Law.

=  The Application substantially conforms to the 2002 Potomac Subregion Master Plan.

=  Staff has not received any correspondence from surrounding property owners.


mailto:Ryan.Sigworth@Montgomeryplanning.org
mailto:Richard.Weaver@Montgomeryplanning.org
mailto:Sandra.Pereira@Montgomeryplanning.org
rebecca.boone
Sigworth

rebecca.boone
Weaver

rebecca.boone
Sandra


SECTION 1 - RECOMMENDATIONS AND CONDITIONS

PRELIMINARY PLAN NO. 120170090: Staff recommends approval of the Preliminary Plan subject to the
following conditions:

1. This Application is limited to one (1) lot for one (1) one-family detached home.

2. The Applicant must comply with the conditions of approval for the Preliminary Forest

Conservation Plan No. 120170090, approved as part of this Preliminary Plan:

a. AFinal Forest Conservation Plan must be approved by M-NCPPC Staff prior to recordation
of the plat and address the following conditions:

i. The Final Forest Conservation plan must be consistent with the approved
Preliminary Forest Conservation Plan.
ii. The Final Forest Conservation Plan must identify the location of the trees planted
as mitigation for the tree variance.
iii. The Final Forest Conservation Plan must revise the Tree Table to indicate that
Tree #6 will be retained.

b. Mitigation for the removal of one (1) tree subject to the variance provision must be
provided in the form of planting native canopy trees totaling 10 caliper inches, with a
minimum size of three (3) caliper inches. The trees must be planted on the Property, in
locations to be shown on the Final Forest Conservation Plan, outside of any rights-of-way,
or utility easements, including stormwater management easements. Adjustments to the
planting locations of these trees is permitted with the approval of the M-NCPPC forest
conservation inspector.

c. Prior to the start of any clearing, grading, or demolition on the Property, the Applicant
must provide financial surety and a Maintenance and Management Agreement to the M-
NCPPC Planning Department for the 0.04-acre reforestation planting requirement.

d. The Applicant must record a Category | Conservation Easement over all areas of forest
retention and planting, as shown on the approved Final Forest Conservation Plan. The
Category | Conservation Easement approved by the M-NCPPC Office of the General
Counsel must be recorded in the Montgomery County Land Records by deed prior to the
start of any clearing, or grading on the Property, and the Liber Folio for the easement
must be referenced on the record plat.

e. The Applicant must install permanent conservation easement signage along the
perimeter of the Category | Conservation Easement. Signs must be installed a maximum
of 100 feet apart with additional signs installed where the easement changes direction,
or at the discretion of the M-NCPPC forest conservation inspector.

f.  The Final Sediment Control Plan must depict the limits of disturbance consistent with the
limits of disturbance on the approved Final Forest Conservation Plan.

g. The Applicant must comply with all tree protection and tree save measures shown on the
approved Final Forest Conservation Plan. Tree save measures not specified on the
approved Final Forest Conservation Plan may be required by the M-NCPPC forest
conservation inspector.

3. The Planning Board accepts the recommendations of the Montgomery County Department of
Transportation (“MCDOT”) in its letter dated November 9, 2017, and hereby incorporates them
as conditions of the Preliminary Plan approval. The Applicant must comply with each of the
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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.

Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and
improvements as required by MCDOT.

The Certified Preliminary Plan and Record Plat must show a 100-foot front Building Restriction
Line.

Prior to submittal of a Certified Preliminary Plan, the Applicant must update the data table to
reflect all the correct setbacks consistent with the Staff Report.

The Applicant must dedicate and show on the record plat(s) the following dedications:
a) Forty (40) feet from the existing pavement centerline along the Subject Property frontage for
Glen Mill Road.

Prior to approval of a record plat, the Applicant must submit an updated drainage area map and
study for approval by the Montgomery County Department of Permitting Services for any portion
of the Property that drains to a Montgomery County facility as required by the MCDOT letter
dated November 9, 2017.

Prior to approval of a record plat, the Applicant must submit a completed, executed, and sealed
MCDOT Sight Distances Evaluation certification form for the existing driveway for MCDPS review
and approval as required by the MCDOT letter dated November 9, 2017.

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 November 18, 2016, and hereby incorporates them as conditions of the Preliminary
Plan approval. Therefore, 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.

The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Service (“MCDPS”) — Well and Septic Section in its letter dated December 6, 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 — Well and Septic Section provided that the amendments do not conflict with other
conditions of the Preliminary Plan approval.

The Planning Board accepts the recommendations of the MCDPS, Fire Department Access and
Water Supply Section in its letter dated November 20, 2017, and hereby incorporates them as
conditions of approval. The Applicant must comply with each of the recommendations as set
forth in the letter, which MCDPS may amend if the amendments do not conflict with other
conditions of Preliminary Plan approval.



13. The Certified Preliminary Plan must contain the following note:

“Unless specifically noted on this plan drawing or in the Planning Board conditions
of approval, the building footprints, building heights, on-site parking, site
circulation, and sidewalks shown on the Preliminary Plan are illustrative. The final
locations of buildings, structures and hardscape will be determined at the time of
issuance of building permits. 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.”

14. Record plat must show all necessary easements.

15. The Adequate Public Facility (APF) review for the preliminary plan will remain valid for sixty-one
(61) months from the date of mailing of the Planning Board resolution.



SECTION 2 - SITE LOCATION & DESCRIPTION

Site Location

The subject property is located on the east side of Glen Mill Road at 11731 Glen Mill Road which is
approximately 0.25 miles north of the intersection of Glen Road and Glen Mill Road. The subject property
consists of Parcel 480 on Tax Map FQ32 a total of 2.49 acres (“Property” or “Subject Property”) (Figure 2).
The Subject Property is zoned RE-1, and is located in the Travilah area of the 2002 Potomac Subregion
Master Plan (“Master Plan”).

Figure 1 - Vicinity
Site Vicinity
The Subject Property is surrounded on all sides by single-family detached housing in the RE-1 zone. To the
east of the Subject Property is the Watts Branch stream valley.



Figure 2 — Aerial View
Site Analysis
As a single, unplatted parcel, the Subject Property is improved with a detached single-family home
including 0.66 acres of existing forest cover. The Property is located in the Watts Branch watershed, a Use
I-P watershed. There are no documented streams, wetlands, 100-year floodplain, stream buffers, highly

erodible soils or slopes greater than 25 percent located on or immediately adjacent to the Subject
Property.



SECTION 3 — APPLICATIONS AND PROPOSAL
Previous Applications
Preliminary Plan, No. 120070090, submitted in 2006 proposed to create two lots on the Subject Property.
This application was denied by the Planning Board on March 16, 2007. The Planning Board denied this
application because the lot sizes were not appropriate for the location of the subdivision under Section
50-29(a)(1) of the Subdivision Regulations.

Current Application

Preliminary Plan 120170090

Preliminary Plan No. 120170090 proposes to subdivide the existing unplatted parcel into one lot for one
new one-family detached house (“Preliminary Plan” or “Application”) (Attachment 2). The existing house
will be razed.

Glen Mill Road, an Exceptional Rustic Road, is not proposed for any improvements including the driveway
apron within the proposed right-of-way.

The Application proposes to save and protect 0.56 acres of existing forest protected in a Category |
Conservation Easement and clear 0.10 acres of forest. This results in a 0.04-acre planting requirement.
The new Category | Conservation Easement will connect to the existing forest on the adjacent M-NCPPC
park land. The lot will utilize wells and septic systems for water and sewer service.

Figure 3 - Preliminary Plan



SECTION 4 — ANALYSIS AND FINDINGS - Preliminary Plan No. 120170090
The Preliminary Plan substantially conforms to the Master Plan

2002 Potomac Subregion Master Plan
The Preliminary Plan substantially conforms with the recommendations of the 2002 Master Plan.

The purpose of the Master Plan is to protect the Subregion’s natural environment and unique
ecosystems, strengthen communities, maintain the transportation network, expand community
facilities, and utilize historic preservation to contribute to the Subregion’s unique sense of community.
The Subject Property is located in the Travilah planning area of the Master Plan. The Master Plan
provides no specific recommendations for the Subject Property other than to recommend the RE-1
zoning which would continue the large lot residential appearance of the planning area.

Planning, Land Use and Buildings

The Master Plan reconfirms the zoning applied to the Subject Property. The Travilah planning area is
a low-density area which acts as a transition from the higher densities of the Potomac and North
Potomac planning areas to lower densities in Darnestown and the natural environment of the
Potomac River.

Travilah is a more rural portion of the Subregion. The lack of community sewer systems has ensured
low-density residential neighborhoods. The Application conforms to the general guidance of the
Master Plan by providing a low-density residential development served by septic systems.

The Master Plan designated Glen Mill Road as an Exceptional Rustic Road. It identifies this road as
having made significant contributions to natural, agricultural, or historic characteristics as well as
unusual features which would be negatively affected by modifications. No improvements, including
the existing driveway apron in the right-of-way, are proposed on this road. In addition, as
recommended by the Rustic Road Advisory Board the building area has been setback from the road
so the new construction does not affect the character of the road (Attachment 10). Staff has included
a condition to implement a 100-feet Building Restriction Line on the Certified Preliminary Plan and
Record Plat in order to implement the recommendation of the Rustic Road Advisory Board. With this
condition of approval, the Application will not negatively effect this Exceptional Rustic Road as
recommended by the Master Plan.

The environmental recommendations in the Master Plan focus on water quality protection for the
watersheds in the Subregion and protecting forests as well as wetlands. The Subject Property is
located in the Watts Branch watershed. The Preliminary Plan provides the required stormwater and
water quality features to protect the watershed and preserve existing forest under Montgomery
County Code. Low density residential uses in the RE-1 Zone can help maintain good water quality
standards.



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

Roads and Transportation Facilities

The transportation Adequate Public Facilities (APF) test is satisfied under the 2012-2016 Subdivision
Staging Policy. The Property is located in the Rural West Policy Area which is exempt from the APF’s
Transportation Policy Area Review (TPAR) test.

A traffic study is not required to satisfy the APF’s Local Area Transportation Review (LATR) test
because the replacement of the existing single-family detached house with a new single-family
detached house will not generate any additional trips during weekday morning (6:30 to 9:30 a.m.)
and evening (4:00 to 7:00 p.m.) peak periods.

Glen Mill Road is classified as an Exceptional Rustic Road with 80 feet of right-of-way. The
Application proposes granting 40 feet of right-of-way from the centerline which satisfies the
requirements of the Master Plan.

Other Public Facilities and Services

Other public facilities and services are available and adequate to serve the proposed lot. The Subject
Property has W-6 and S-6 water and sewer service categories, respectively, and will utilize on-site
septic systems and water wells.

The Application was reviewed by the Montgomery County Department of Permitting Services, Fire
Department Access and Water Supply office. A Fire Access Plan was approved on November 20, 2017
(Attachment 6). Other utilities, public facilities and services, such as electric, telecommunications,
police stations, firehouses and health services are currently operating within the standards set by the
Subdivision Staging Policy Resolution currently in effect. The Subject Property is located in the
Winston Churchill School cluster. However, because the Application proposes no additional dwelling
units resulting in no additional student generation, the School Cluster Adequacy Test and Individual
School Adequacy Test has been satisfied under the Subdivision Staging Policy currently in effect.

3. The size, width, shape, and orientation of the approved lots are appropriate for the location of the
subdivision, taking into account the recommendations included in the applicable master plan, and for
the type of development or use contemplated.

The Preliminary Plan meets all applicable sections of the Subdivision Regulations. The proposed lot
size, width, shape and orientation is appropriate for the location of the subdivision, taking into
account the recommendations included in the Master Plan, the Rustic Roads Master Plan in relation
to the 100-feet Building Restriction Line, and for the building type (single family home) contemplated
for the Property.

The lot was reviewed for compliance with the dimensional requirements for the RE-1 zone as specified
in the Zoning Ordinance. The lots as proposed will meet all the dimensional requirements for area,
frontage, width, and setbacks in that zone. A summary of this review is included in Table 1. The
Preliminary Plan has been reviewed by other applicable county agencies, all of whom have
recommended approval.



Table 1 — Development Review Table

RE-1 Required by the Zone Proposed for Approval
Minimum Lot Area 40,000 sq. feet 98,881 sq. feet
Minimum Lot Frontage 25 feet 238 feet
Minimum Lot Width at 125 feet 259 feet
B.R.L.
Maximum Lot Coverage 15% Less than 15%
Setbacks (for all lots)
Front 50 feet 100 feet or greater

Side, abutting Residential 17 feet min./ 35 feet total 17 feet min./ 140 feet total

Rear, abutting Residential 35 feet 35 feet or greater
Building Height 50 feet max. 50 feet or lower
Site Plan Required No No

The Application satisfies all the applicable requirements of the Forest Conservation Law, Montgomery
County Code Chapter 22A.

Forest Conservation

Natural Resource Inventory/Forest Stand Delineation

The Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) #420160990 for the Property was
approved on February 22, 2016. The NRI/FSD identifies the environmental features and forest
resources on the Property. The 2.49-acre Property is located within the Watts Branch watershed,
which is classified by the State of Maryland as Use Class I-P waters. The Property contains
approximately 0.66 acres of forest and there are no streams, wetlands, 100-year floodplain, stream
buffers, highly erodible soils, or slopes greater than 25 percent located on or immediately adjacent to
the Property. There are 35 trees greater than or equal to 24” Diameter at Breast Height (DBH) that
were identified on or adjacent to the Property, 11 of which are 30” DBH and greater.

Preliminary Forest Conservation Plan

The Application meets the requirements of Chapter 22A of the Montgomery County Forest
Conservation Law. As required by the County Forest Conservation Law (Chapter 22A of the County
Code), a Preliminary Forest Conservation Plan (FCP) for the project was submitted with the
Preliminary Plan (Attachment 3 & 4). The net tract area for forest conservation is 2.28 acres, which
consists of the 2.49-acre Property, excluding the 0.21-acre portion to be dedicated along Glen Mill
Road and will not be disturbed as part of this Application. The Application proposes to remove
approximately 0.10 acres of existing forest, and protect the remaining 0.56 acres of forest in a
Category | conservation easement. The Application results in a 0.04-acre forest planting requirement,
which will be met on-site by planting forest adjacent to the existing forest. The Application results in
a 0.60-acre Category | conservation easement that is contiguous with forest on the adjacent M-NCPPC
park land located to the east.
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Forest Conservation Variance

Section 22A-12(b)(3) of the Montgomery County Forest Conservation Law provides criteria that
identify certain individual trees and other vegetation as high priority for retention and protection. The
law requires that there be no impact to: trees that measure 30 inches or greater DBH; are part of an
historic site or designated with an historic structure; are designated as national, State, or County
champion trees; are at least 75 percent of the diameter of the current State champion tree of that
species; or trees, shrubs, or plants that are designated as Federal or State rare, threatened, or
endangered species. Any impact to high priority vegetation, including disturbance to the critical root
zone (CRZ) requires a variance. An applicant for a variance must provide certain written information
in support of the required findings in accordance with Section 22A-21 of the County Forest
Conservation Law. Development of the Property requires impact to trees identified as high priority
for retention and protection (Protected Trees), therefore, the Applicant has submitted a variance
request for these impacts. Staff recommends that a variance be granted and mitigation be required.

Variance Request — The Applicant submitted a variance request in a letter dated November 2017 for
the impacts and removal of trees (Attachment 11). The Applicant proposes to remove one (1)
Protected Tree that is 30 inches or greater, DBH, and considered a high priority for retention under
Section 22A-12(b)(3) of the County Forest Conservation Law. This tree is noted as SP-5 on the FCP,
listed in Table 2, and shown graphically in Figure 4. The Applicant also proposes to impact, but not
remove, five (5) Protected Trees that are considered high priority for retention under Section 22A-
12(b)(3) of the County Forest Conservation Law. These trees are noted as SP-1, SP-3, SP-6, SP-7, and
SP-12 on the FCP, listed in Table 3 and shown graphically in Figure 4.

Table 2 - Protected Tree to be removed

Tree . Size Tree .
No. Common Name | Botanical Name (DBH) Condition Location/Impact
SP-5 White Oak Quercus alba 38” Fair Initial septic field trench
Table 3 - Protected Trees to be affected but retained
Tree Common Botanical Size CRz Tree ey
No. Name Name (DBH) | Impact | Condition P
SP-1 Red Oak Quercus rubra 31” 13% Fair Electric and cable connections
Pavement removal and
SP-3 Red Oak Quercus rubra | 30” 20% Poor ) )
resurfacing of driveway
) . ] Grading, septic field, installation
SP-6 White Oak Quercus alba 37 32% Fair
of SWM feature
. .\ Grading, septic field, house
SP-7 White Oak Quercus alba 34 9% Poor .
construction, SWM feature
SP-12 | White Oak Quercus alba 31”7 10.7% | Fair Grading, driveway, SWM feature
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Figure 4 — Tree Variance Exhibit: 1 tree removal; 5 trees affected, but retained

Unwarranted Hardship Basis — Per Section 22A-21, a variance may only be considered if the Planning
Board finds that leaving the Protected Trees in an undisturbed state would result in an unwarranted
hardship, denying an applicant reasonable and significant use of the Property. The Applicant contends
that an unwarranted hardship would be created due to existing conditions on the Property and the
zoning and development requirements for the Property.

The Application proposes to retain the existing driveway access from Glen Mill Road, reconfigure the
driveway and parking area close to the house, and demolish and reconstruct a new house in the same
general area as the existing house is located. This design has minimized the number of impacts to
forest and individual trees on the Property; however, the new development requires improvements
to the septic system and stormwater management measures. The Property includes eight on-site and
three off-site trees subject to the variance provision, one of which will be removed by this Application.
The tree to be removed, SP-5, is rated in fair condition. Tree SP-5 is located behind the existing house
to be removed and outside of the forest. A new house will be constructed in generally the same
location as the existing house. The newly constructed house requires a new septic field and
stormwater management measures, which necessitate the removal of this tree.

The five trees that will be impacted, but remain, are located on the Property, outside of the existing

forest. The proposed impacts are due to necessary grading, and installation of stormwater
management features and a septic system to serve the proposed house.
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The number and location of the Protected Trees in the area outside of the existing forest, where
development currently exists and is currently proposed, along with septic system and stormwater
management requirements create an unwarranted hardship. It is reasonable to request a
redevelopment of this Property. If the variance were not considered, the redevelopment on this RE-1
zoned Property would not occur. Staff has reviewed this Application and finds that there would be an
unwarranted hardship if a variance were not considered.

Variance Findings — Section 22A-21 of the County Forest Conservation Law sets forth the findings that
must be made by the Planning Board or Planning Director, as appropriate, for a variance to be granted.
Staff has made the following determination based on the required findings in the review of the
variance request and the forest conservation plan:

Granting of the requested variance:
1. Will not confer on the applicant a special privilege that would be denied to other applicants.

Granting the variance will not confer a special privilege on the Applicant as the disturbance to the
Protected Trees is due to the reasonable development of the Property. The Protected Trees are
located outside of the forest, in the developable area of the Property. Any redevelopment or
modifications considered for this Property would be faced with the same considerations of
providing adequate septic system and stormwater management for the proposed development.
Granting a variance to allow land disturbance within the developable portion of the Property and
providing required septic and stormwater management facilities is not unique to this Applicant.
Staff believes that the granting of this variance is not a special privilege that would be denied to
other applicants.

2. Is not based on conditions or circumstances which are the result of the actions by the applicant.

The need for the variance is not based on conditions or circumstances which are the result of
actions by the Applicant. The requested variance is based upon existing Property conditions,
including the location of the Protected Trees surrounding the existing house and driveway, within
the developable area of the Property, and the requirement that the septic system and stormwater
management features be installed.

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

The need for a variance is a result of the existing conditions and the proposed design and layout
of the development, and not a result of land or building use on a neighboring property.

4. Will not violate State water quality standards or cause measurable degradation in water quality.

The variance will not violate State water quality standards or cause measurable degradation in
water quality. No trees located within a stream buffer, wetland, or Special Protection Area will be
impacted or removed as part of this Application. One tree is proposed to be removed and five
trees will be impacted. The tree that will be removed will be mitigated for by planting trees on
the site to replace the function lost by the removal of this tree. The five trees that will be impacted,
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5.

but not removed will continue to provide their existing functions. In addition, the Montgomery
County Department of Permitting Services (MCDPS) has found the stormwater management
concept for the proposed project to be acceptable as stated in a letter dated November 18, 2016
(Attachment 9). The stormwater management concept incorporates Environmental Site Design
(ESD) standards.

Mitigation for Protected Trees — Mitigation for the removal on one Protected Tree is recommended
at a rate that approximates the form and function of the tree removed. Therefore, Staff is
recommending that replacement occur at a ratio of approximately 1-inch caliper for every 4 inches
removed, using trees that are a minimum of 3 caliper inches in size. This Application proposes to
remove 38 inches in DBH resulting in a mitigation requirement of 10 caliper inches of planted, native,
canopy trees with a minimum size of 3-inch caliper. The Final Forest Conservation Plan will include
the mitigation trees for the removal of the one Protected Tree. Although the trees planted for
mitigation will not be as large as the tree lost, they will provide some immediate benefit and ultimately
replace the canopy lost by the removal of this tree. Staff does not recommend mitigation for trees
impacted, but not removed. The affected root systems will regenerate, and the functions provided
restored.

County Arborist’s Recommendation on the Variance — In accordance with Montgomery County Code
Section 22A-21(c), the Planning Department is required to refer a copy of the variance request to the
County Arborist in the Montgomery County Department of Environmental Protection for a
recommendation prior to acting on the request. The request was forwarded to the County Arborist.
On December 21, 2017, the County Arborist provided a letter recommending that a variance be
granted with mitigation (Attachment 12).

Variance Recommendation — Staff recommends that the variance be granted with mitigation
described above.

All stormwater management requirements shall be met as provided in Montgomery County Code
Chapter 19, Article I, titled “Storm Water Management,” Sections 19-20 through 19-35.

The Preliminary Plan received an approved stormwater concept plan from the Montgomery County

Department of Permitting Services, Water Resources Section on November 18, 2016 (Attachment 9).
The Application will meet stormwater management goals for each new lot via the use of drywells.

SECTION 5: CITIZEN COORESPONDENCE AND ISSUES

This Application was submitted and noticed in accordance with all Planning Board adopted procedures.
One sign referencing the proposed Application was posted along the Subject Property frontage. A pre-
submission meeting was held at the Potomac County Library on October 5, 2016. According to the minutes
of the meeting, the Applicant and their representatives addressed all questions.

Staff, as of time of this writing, has received no written correspondence concerning the Application.
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SECTION 6: CONCLUSION

The proposed lot meets all requirements established in the Subdivision Regulations, Forest Conservation
Law in Chapter 22A, and the proposed use substantially conform to the recommendations of 2002
Potomac Subregion Master Plan. The lot is the appropriate size, orientation, width, and shape for the
location of the subdivision and building type. Access and public facilities will be adequate to serve the
proposed lot, and the Application has been reviewed by other applicable county agencies, all of whom
have recommended approval of the Preliminary Plan with the conditions provided. Therefore, approval

of the Application with the conditions specified herein is recommended.

ATTACHMENTS

Attachment 1 — Statement of Justification

Attachment 2 — Preliminary Plan

Attachment 3 — Preliminary Forest Conservation Plan, Sheet 1
Attachment 4 — Preliminary Forest Conservation Plan, Sheet 2
Attachment 5 — MCDOT Approval

Attachment 6 — DPS, Fire Department Access and Water Supply Approval
Attachment 7 — Fire Access Plan

Attachment 8 — DPS Well and Septic Approval

Attachment 9 — Stormwater Management Concept Approval
Attachment 10 — Rustic Roads Advisory Board Recommendation Letter
Attachment 11 — Variance Request from Applicant

Attachment 12 — County Arborist’s Response Letter
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TREE LINE

EXISTING OVERHEAD LINES

EXISTING WATER LINES

EXISTING SEWER LINES

EXISTING STORM DRAIN

EXISTING UNDERGROUND GAS LINES
EXISTING UNDERGROUND ELECTRICAL LINES
EXISTING UNDERGROUND TELEPHONE / CABLE LINES
EXISTING WOOD FENCE

DESCRIPTION
REVISIONS

EXISTING WIRE FENCE
EXISTING RAIL FENCE
PROPOSED SPOT GRADES

VICINITY MAP

SCALE: 1" = 2000’
ADC MAP 56 — GRID F—8

PROPOSED DRY WELLS GEN ERAL NOTES

SOIL TEST

W.S.S.C. 200 SHEET: 215—-NW-10
TAX MAP: FQ32, PARCEL 480.
PARCEL TAX I.D. #10-01472680
ADC MAP LOCATION: MAP 56, GRID F-8.
PROPERTY ADDRESS IS 11731 GLEN MILL ROAD.
DEED REFERENCE: L. 34421 F. 652
GROSS AREA: 2.49 AC. / 108,464 S.F.
AREA OF DEDICATION = 0.217 AC. / 9,455 SF
NET TRACT AREA = 2.273 AC. / 99,009 SF
8. SITE TO BE SERVED BY PRIVATE WELL AND SEPTIC SYSTEM.
9. WATER AND SEWER CATEGORY: W—1, S—6
10. THERE IS NO FLOODPLAIN OR WETLANDS ON THIS SITE.
11. WATERSHED: WATTS BRANCH, CLASS I.
12. STORMWATER MANAGEMENT:
ESDv PROVIDED ON-SITE WITH DRYWELLS.
13. SOILS: 1B, GAILA SILT LOAM, 16D, BRINKLOW-—
BLOCKTOWN CHANNERY SILT LOAM

NOO RGN~

14. BOUNDARY VERIFIED BY PACKARD & ASSOCIATES, LLC 9/2016.
15. TOPOGRAPHIC FROM SURVEY FROM GOODE SURVEYS. INC.
16. WATER — PRIVATE WELLS / SEWER — PRIVATE SEPTIC SYSTEM.

17. UTILITY COMPANIES:
ELECTRIC: PEPCO
TELEPHONE: VERIZON
GAS: WASHINGTON GAS
CATV: COMCAST
WATER: WSSC
18. OWNER:
SER, LLC
12220 STONEY CREEK ROAD
POTOMAC, MARYLAND 20854—-1916
PHONE: 240-876-0211
19. NRI/FSD, #420160990, APPROVED 2/22/2016
20. TOTAL AREA OF DISTURBANCE: 24,657 S.F.
21. EXISTING ZONING: RE—1
SETBACKS
FRONT: 50 FEET
SIDE: 17 FEET MIN ONE SIDE, 35 FEET TOTAL
REAR: 35 FEET
FRONTAGE AT RIGHT—OF—-WAY: 25 FEET
FRONTAGE AT BUILDING RESTRICTION LINE: 125 FEET
22. NO IMPROVEMENT ARE PROPOSED TO GLEN MILL ROAD
SINCE IT IS AN EXCEPTIONS RUSTIC ROAD
23. ALL WELLS AND SEPTIC SYSTEMS WITHIN 100" OF THE
PROPERTY BOUNDRARY HAVE BEEN SHOWN.

24. THE EXISTING WELL AND SEPTIC SYTSEM MUST BE ABANDONED PRIOR

TO BUILDING PERMIT APPROVAL.

PACKARD & ASSOCIATES, LLC

MARYLAND 20877

GAITHERSBURG,
PHONE (301) 208—-0250 FAX (301) 208—-1270

16220 FREDERICK ROAD, SUITE 300

CIVIL ENGINEERS * SURVEYORS * [AND PLANNERS

DEVELOPMENT DATA

ZONING RE-1 RE-1

MAXIMIM DENSITY 1 PER ACRE 1 LOT

=2 LOTS
BUILDING SETBACKS

FRONT S0’ 50’

REAR 35’ 248’
FRONTAGE @ FRONT BRL 125’ 259’
FRONTAGE AT R/W 25 238

MAXIMUM BUILDING COVERAGE 15% MAX >57%

REQUIRED PROPOSED

MINIMUM AREA 1 ACRE 2.27 AC.

SIDE 17°/35” TOTAL 29°/140" TOTAL

30 60 90

:;:;:__—

GRAPHIC SCALE: 1"=30’

ENGINEERS CERTIFICATION

| HEREBY CERTIFY THAT THIS BOUNDARY SHOWN HEREON IS CORRECT BASED
ON EXISTING DEEDS AND PLATS RECORDED AMONG THE LAND RECORDS OF
MONTGOMERY COUNTY, MARYLAND. SUBJECT TO CHANGE UPON FINAL SURVEY.
TOPOGRAPHY FROM SOURCES NOTED.

DEAN PACKARD, P.E. DATE

PROFESSIONAL CERTIFICATION

| HEREBY CERTIFY THAT THESE DOCUMENTS WERE PREPARED OR APPROVED BY ME,
AND THAT | AM DULY LICENSED PROFESSIONAL ENGINEER UNDER THE LAWS OF THE
STATE OF MARYLAND. LICENSE No. 16518, EXPIRATION DATE: 06/10/2019.
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ACAD FILE NAME
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D.B.H.

CONDITION

REMARKS

No.

SPECIES

D.B.H.

CONDITION

REMARKS

SP—1 RED OAK (1)

31“

FAIR

IMPACTED

BUT RETAINED

1 VIRGINIA PINE

25||

POOR

DEADWOOD, DAMAGED ROQTS | 13

WHITE OAK

27"

FAIR

RED OAK

28“

GOOD

14

WHITE OAK

28“

FAIR

SP-3 RED OAK (1)

30“

POOR

IMPACTED

BUT RETAINED

POPLAR

28“

GOOD

15

WHITE OAK

27"

GOOD

RED OAK

28“

POOR

NEAR DEAD

16

WHITE OAK

26“

GOOD

SP-5 WHITE 0AK (1)

38“

FAIR

REMOVED

28“

FAIR

LEANING

17

RED OAK

26“

POOR

POOR STRUCTURE, DEADWOOD

SP—6 WHITE 0AK (1)

37"

FAIR

IMPACTED
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Sequence of Events for Properties Required to Comply with

Forest Conservation Plans, Exemptions from Submitting Forest Conservation

Plans, and Tree Save Plans

Pre-Construction

1.

An on-site pre-construction meeting is required after the limits of disturbance have been
staked and flagged and before any land disturbance. The property owner shall contact the
Montgomery County Planning Department inspection staff before any land disturbing
activities ocecur to verify the limits of disturbance and discuss tree protection and tree care
measures. The property owner’s representative, construction superintendent, International
Society of Arboriculture (ISA) certified arborist or Maryland licensed tree expert that will
implement the tree protection measures, Forest Conservation Inspector, and Montgomery
County Department of Permitting Services (DPS) Sediment Control Inspector must
attend this pre-construction meeting,

No land disturbance shall begin before stress-reduction measures have been
implemented. Appropriate stress-reduction measures may include, but are not limited to:
Root pruning

Crown reduction or pruning

Watering

Fertilizing

Vertical mulching

Root aeration matting

Measures not specified on the plan may be required as determined by the Forest
Conservation Inspector in coordination with the property owner’s arborist.

mo Ao os

A Maryland licensed tree expert, or an ISA certified arborist must perform all stress
reduction measures. Implementation of the stress reduction measures must be observed
by the Forest Conservation Inspector or written documentation must be sent to the Forest
Conservation Inspector at 8787 Georgia Avenue, Silver Spring, MD 20910. The Forest
Conservation Inspector will determine the exact method to convey the implementation of
all stress reductions measures during the pre-construction meeting,.

Temporary tree protection devices shall be installed per the approved Forest
Conservation Plan, exemption from submitting a Forest Conservation Plan, or Tree Save
Plan and prior to any land disturbance. Tree protection fencing locations must be staked
and flagged prior to the pre-construction meeting. The Forest Conservation Inspector, in
coordination with the DPS Sediment Control Inspector, may make field adjustments to
increase the survivability of trees and forest shown as saved on the approved plan.
Temporary tree protect devices may include:
a. Chain link fence (four feet high)
b. Super silt fence with wire strung between the support poles (minimum 4 feet
high) with high visibility flagging,
¢. 14 gauge 2 inch x 4 inch welded wire fencing supported by steel T-bar posts
(minimum 4 feet high) with high visibility flagging.

Temporary protection devices must be maintained and installed by the property owner for
the duration of construction project and must not be altered without prior approval from
the Forest Conservation Inspector. No equipment, trucks, materials, or debris may be
stored within the tree protection fence areas during the entire construction project. No
vehicle or equipment access to the fenced area is permitted. Tree protection must not be
removed without prior approval of Forest Conservation Inspector.

Forest retention area signs must be installed as required by the Forest Conservation
Inspector, or as shown on the approved plan.

Long-term protection devices must be installed per the approved plan. Installation will
occur at the appropriate time during the construction project. Refer to the approved plan
drawing for the long-term protection measures to be installed.

During Construction

8.

Periodic inspections by the Forest Conservation Inspector will occur during the
construction project. Corrections and repairs to all tree protection devices, as determined
by the Forest Conservation Inspector, must be made within the timeframe established by
the Forest Conservation Inspector.

The property owner must immediately notify the Forest Conservation Inspector of any
damage to trees, forests, understory, ground cover, and any other undisturbed areas
shown on the approved plan. Remedial actions to restore these areas will be determined
by the Forest Conservation Inspector and those corrective actions must be made within
the timeframe established by the Forest Conservation Inspector.

Post-Construction

10. After construction is completed, the property owner must request a final inspection with

11.

the Forest Conservation Inspector. At the final inspection, the Forest Conservation
Inspector may require additional corrective measures, which may include:
Removal and replacement of dead and dying trees

Pruning of dead or declining limbs

Soil aeration

Fertilization

Watering

Wound repair

Clean up of retention areas including trash removal

Mo o o

After the final inspection and completion of all corrective measures the Forest
Conservation Inspector will request all temporary tree and forest protection devices be
removed from the site. Removal of tree protection devices that also operate for erosion
and sediment control must be coordinated with both DPS and the Forest Conservation
Inspector. No additional grading, sodding, or burial may take place after the tree
protection fencing is removed.

(1) VARIANCE TREES CRITICAL ROOT ZONES IMPACTED

ROOT PRUNING TRENCH

TREE SAVE AREA

NOTES:

TREE PROTECTION FENCE TO
BE ERECTED IN LINE WITH ROCT
PRUNING TRENCH. FENCE,
TRENCH, AND LOD ARE THE
SAME LINE. SEE SEPARATE
DETAIL FOR FENCE
SPECIFICATIONS

ROOT PRUNE TRENCH 24
MIN DEPTH OR AS
DETERMINED AT
PRECONSTRUTION MEETING

6" MAXWIDTH

1. RETENTION AREAS WILL BE SET AS PART OF THE REVIEW PROCESS AND PRECONSTRUCTION

MEETING.

2. BOUNDARIES OF RETENTION AREAS MUST BE STAKED AT THE PRECONSTRUCTION MEETING

AND FLAGGED PRIOR TO TRENCHING.

3. EXACT LOCATION OF TRENCH SHALL BE DETERMINED IN THE FIELD IN COORDINATION WITH

THE FOREST CONSERVATION (FC) INPECTOR .

4. TRENCH SHOULD BE IMMEDIATELY BACKFILLED WITH EXCAVATED SOIL OR OTHER ORGANIC
SOIL AS SPECIFIED PER PLAN OR BY THE FC INSPECTOR.
5. ROOTS SHALL BE CLEANLY CUT USING VIBRATORY KNIFE OR OTHER ACCEPTABLE

EQUIPMENT.

6. ALL PRUNING MUST BE EXECUTED WITH LOD SHOWN ON PLANS OR AS AUTHORIZED IN
WRITING BY THE FC INSPECTOR.

ROOT PRUNING DETAIL

NTS
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Attachment 5

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

November 9, 2017

Mr. Ryan Sigworth, Senior Planner
Area 3 Planning Division

The Maryland-National Capital

Park & Planning Commission

8787 Georgia Avenue

Silver Spring, Maryland 20910-3760

“RE: Preliminary Plan No. 120170090
e Justement Woods

Dear Mr. Sigworth:

'We have completed our review of the preliminary plan\dated November 4, 2017. A previous
plan was reviewed by the Development Review Committee at its meeting on November 28,
2016. We recommend approval of the plan subject to the following comments:

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

1. Necessary dedication of Glen Mill Road in accordance with the master plan.

2. The storm drain capacity and impact analyses have not been approved at this time.
Prior to approval of the record plat, submit an updated drainage area map and study
(for DPS approval) for any portion of the site that drains to a Montgomery County
facility.

3. Prior to approval of the record plat by the Department of Permitting Services, submit a
completed, executed and sealed MCDOT Sight Distances Evaluation certification form,

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 of the Rockville Metro Station




Mr. Ryan Sigworth

Preliminary Plan No. 120170090
November 9, 2017

Page 2

for the existing driveway, for DPS review and approval. If access will be from a roadway
included on the Rustic Roads Program, stake and pavement mark the proposed
driveway location(s) for our evaluation of the impact on the Rustic Road features.

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

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

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.

Sincerely,

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

Sharepoint/transportation/director’s office/development review/Rebecca/Potomac subregion/120170090 justement woods
DOT.docx

cc: Rod Escobar SER LLC
Dean Packard PG Associates, Inc.
Preliminary Plan folder
Preliminary Plan letters notebook

cc-e: Sam Farhadi MCDPS RWPR
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- Attachment 8

DEPARTMENT OF PERMITTING SERVICES
Isiah Leggett Diane R. Schwartz Jones
County Executive ‘ Director

MEMORANDUM

December 6%, 2017

TO: Neil Braunstein
Development Review
Maryland National Capital Park and Planning Commission

FROM: Heidi Benham, Manager @
Well and Septic Section
Department of Permitting Services
SUBJECT: Status of Preliminary Plan: Justement Woods — Proposed Lot &
: 120170090
This is to notify you that the Well & Septic Section of MCDPS approved the plan received
in this office on December 1, 2017.

Approved with the following reservations:

1. The record plat must be at the same scale as the preliminary plan, or submit an
enlargement of the plat to match the preliminary plan.

2. The record plat must show the septic reserve area as it is shown on this plan.

If you have any questions, please me at (240) 777-6318.

Cc: Dean Packard

[ |
255 Rockville Pike, 2nd Floor ° Rockville, Maryland 20850 ¢ 240-777-6300 * 240-777-6256 TTY
www.montgomerycountymd.gov

montgomerycountymd.gov/ 311 240-773-3556 TTY
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Mr. Dean Packard
November 18, 2016
Page 2 of 2

This letter must appear on the final stormwater management design 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 Thomas Weadon at
240-777-6309.

Sincerely,

- Ma
~ ater Resources
Division of L

evelopment Services

MCE: TEW

cc: C. Conlon
SM File # 227838

ESD Acres: 2.27ac
STRUCTURAL Acres: N/A
WAIVED Acres: N/A
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RUSTIC ROADS ADVISORY COMMITTEE
February 24, 2017

Dean Packard

Packard & Associates, LLC
16220 Frederick Road, Suite 300
Gaithersburg, MD 20877

RE: Justement Woods 120170090, Glen Mill Road, Exceptional Rustic

Dear Mr. Packard

During its January 24, 2017 meeting the Rustic Roads Advisory Committee (RRAC) reviewed the
Preliminary Plan Drawing submitted for Justement Woods dated 11/1/2016. The Preliminary Plan
Drawing proposes to remove an existing house at 11731 Glen Mill Road, and to build a new house which
will be located approximately 150 feet closer to Glen Mill Road, which is designated as an Exceptional
Rustic road. The proposed location of the new house will require that a significant percentage of the
right front quadrant of the lot to be raised by 3 to 11 feet in order to establish the first floor elevation of
the house. In addition, the Preliminary Plan Drawing also proposes to reutilize a significant portion of
the exiting driveway and associated entrance on to Glen Mill Road.

After carefully reviewing the Preliminary Plan committee members expressed concern that the
proposed house location will cause negative impacts to the visual character of Glen Mill Road. We do
not recommend the approval of the Submitted Preliminary Plan until such time it is redesigned in
manner that will substantially reduce the impact of the proposed house location and associated
topographic changes to Glen Mill Road. Locating the new house where the existing house is located
limits the disturbance to the greatest extent possible, so is preferred. If that location cannot be reused,
then we would suggest the setback of the adjacent house, 11801 Glen Mill Road, which is about 155 feet
from the centerline of the road, as the minimum setback. The Limits of Disturbance and especially the
raised area that will be visible from the exceptional rustic road should be strictly limited.

We support and appreciate your proposed reuse of the existing driveway.

You may not be aware that strong community support for retaining the character of the roads in the
Glen, including this section of Glen Mill Road, was instrumental in the creation of the Rustic Roads
Program. This strong support continues to this day. Residents of the area, including (we hope) the future
residents of the home your client plans to build, place a high value on the pastoral, wooded character of
the road. The Glen is a special place.

We would like to review your plan revisions, and we hope they will allow us to write a future letter in
support of this project. Please submit updates to our staff coordinator, Michael Knapp, at 240-777-6335
or Michael.Knapp@montgomerycountymd.gov, and we will review them at our next scheduled meeting.

255 Rockville Pike, 2™ Floor e Rockville, Maryland 20850-4166 ¢ 240/777-6300, 240/777-6256 TTY


mailto:Michael.Knapp@montgomerycountymd.gov

Sincerely,

Christopher H. Marston, Chair
Rustic Roads Advisory Committee

Committee Members: Todd Greenstone, Thomas Hartsock, Sarah Navid, Jane Thompson, Robert
Tworkowski

Cc: Casey Anderson, Chair, Montgomery County Planning Board
Ryan Sigworth, M-NCPPC
Leslie Saville, M-NCPPC
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Attachment 12

DEPARTMENT OF ENVIRONMENTAL PROTECTION
Isiah Leggett Patty Bubar
County Executive Acting Director

December 21, 2017

Casey Anderson, Chair

Montgomery County Planning Board

Maryland National Capital Park & Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910

RE:  Justement Woods, ePlan 120170090, NRI/FSD applied for on 12/23/2015

Dear Mr. Anderson:

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

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

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

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

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

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

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

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

2. Based on a discussion on March 19, 2010 between representatives of the County, the Planning
Department, and the Maryland Department of Natural Resources Forest Service, the disturbance
of trees, or other vegetation, as a result of development activity is not, in and of itself, interpreted
as a condition or circumstance that is the result of the actions by the applicant. Therefore, the
variance can be granted under this criterion, as long as appropriate mitigation is provided for the
resources disturbed.

255 Rockville Pike, Suite 120 ¢ Rockville, Maryland 20850 ¢ 240-777-0311
www.montgomerycountymd.gov/dep

montgomerycountymd.gov/311 301-251-4850 TTY



Mr. Anderson
November 9, 2017
Page 2 of 2

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

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

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

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

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

Sincerely,

. -

: )
Laura Miller
County Arborist

cc: Mary Jo Kishter, Senior Planner
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