
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 

▪ Staff recommends approval of the Site Plan including the Final Forest Conservation Plan and a Final 
Water Quality Plan. 

▪ This Site Plan qualifies for an exemption pursuant to Section 59.7.7.1.B.1 for Applications in Progress 
before October 30, 2014, which allows an Applicant to proceed through any additional required 
application under the standards of the Zoning Ordinance in effect on October 29, 2014.  Specifically, this 
Site Plan is continuing approvals from the Cabin Branch Preliminary Plan No. 120031100 and subsequent 
amendments first filed in 2003. 

▪ The Site Plan simultaneously amends the Cabin Branch Infrastructure Plan No. 820050150 (and 
subsequent amendments) for Forest Conservation purposes. 

▪ The project substantially conforms to the 1994 Clarksburg Master Plan. 
▪ The project conforms to LMA G-806, and the subsequent DPA 13-02 for Cabin Branch. 
▪ Application is voluntarily providing for 25% MPDUs (68 total units). 
▪ A total of 48 TDRs will be required, consistent with Cabin Branch policy on calculating each site plan’s 

pro-rata share. 
▪ This application will provide for the eventual dedication of public right-of-way for the continuation of 

Petrel Street, on the east side of Cabin Branch Avenue. 
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SECTION 1 – RECOMMENDATIONS AND CONDITIONS 
 
SITE PLAN NO. 820180060:  Staff recommends approval of the Site Plan with 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 except as modified by the following conditions. 
 
Conformance with Previous Approvals & Agreements 
 

1. Development Plan Amendment Conformance 
The development must comply with all binding elements of County Council Resolution No. 17-
1002 approving Development Plan Amendment DPA 13-02 dated February 4, 2014 
 

2. Preliminary Plan Conformance 
The Applicant must comply with the conditions of approval for Preliminary Plan No. 12003110C. 

 
Environment 
 

3. Forest Conservation & Tree Save 
The Final Forest Conservation Plan No. 820180060 amends the Final Forest Conservation Plan as 
part of the Cabin Branch Infrastructure Site Plan No. 820050150 (as amended).  The Applicant 
must comply with the following conditions of the Final Forest Conservation Plan No. 820180060:   
a) All other applicable terms, conditions, and findings required by the Infrastructure Site Plan, 

as amended by previous site plan approvals or Infrastructure Site Plan amendments remain 
in full force and effect. 

b) The Applicant must install permanent Category I Conservation Easement signage along the 
perimeter of the conservation easements as specified on the approved Final Forest 
Conservation Plan (FFCP) or as directed by the M-NCPPC Forest Conservation Inspector at 
the time of installation of the reforestation planting material. 

c) Reforestation plantings that are located outside the limits of disturbance (LOD) must occur 
within the first planting season following approval of the Certified Site Plan.  Plantings within 
areas of future disturbance must occur in the first planting season following the stabilization 
of the applicable disturbed area. 

d) The limits of disturbance shown on the Final Sediment Control Plan must be consistent with 
the final LOD shown on the approved amended FFCP. 

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

f) 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 Final 
Forest Conservation Plan may be required by the M-NCPPC forest conservation inspector at 
the pre-construction meeting. 
 

4. Water Quality 
a) The development must comply with the conditions of the Montgomery County Department 

of Permitting Services Preliminary (MCDPS)/Final Water Quality Plan approval letter dated 
February 23, 2018.  

b) The total recommended impervious surface for the overall Cabin Branch project is 45% or less 
within the Clarksburg SPA.  Impervious surface on the Subject Property, based on the 
Impervious Area Exhibit submitted to ePlans, is 251,112 square feet (58 percent) of the 9.92- 
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acre tract area.  Minor changes to the total imperviousness associated with this Site Plan may 
be made based on field conditions or recommendations of other regulatory agencies, so long 
as total imperviousness of this Site Plan does not exceed 255,000 sq ft (59 percent of total 
tract area) and the overall Cabin Branch recommendation of 45% or less continues. 
 

Open Space, Facilities and Amenities  
 

5. Green Area, Facilities, and Amenities 
a. The Applicant must provide a minimum of 4.7 acres of Green Area on-site.   
b. Before the issuance of Use and Occupancy certificates for the last floor of each residential 

building, all amenity areas including recreation facilities located on the same lot as that 
building must be inspected and accepted as complete by MCDPS Site Plan and Zoning 
Enforcement Staff. 

 
6. Recreation Facilities 

a) Before Certified Site Plan approval, the Applicant must meet the square footage requirements 
for all of the applicable recreational elements and demonstrate to M-NCPPC Staff that each 
element meets M-NCPPC Recreation Guidelines. 

b) The Applicant must provide at a minimum the following recreation facilities, consistent with 
the onsite recreation supply table on the Certified Site Plan : one pedestrian connection/trail 
system, one bicycle parking garage, one dog run, one indoor community space, one fitness 
room, one natural area, one playground (ages 2-5), one resident lounge, one community 
kitchen, one swimming pool outdoors, one wading pool, eight picnic/sitting areas and one 
grilling area. 

 
Transportation & Circulation 
 

7. Transportation 
a) The record plat(s) must ensure the creation of a private road parcel on the south side of 

Building Two, identified as Parcel A, as shown on the Certified Site Plan.  The record plat 
shall contain a note that this parcel is to be dedicated to Montgomery County as public 
right-of-way at the time that future adjacent development records plats to continue 
dedication of the street. 

b) The Applicant must construct the street located in Parcel A to all applicable structural and 
design standards as specified by Montgomery County MC-2005.02 Business District street  
standards.  Prior to the release of bond or surety, the Applicant must provide to MCDPS 
Zoning & Site Plan Enforcement Staff a certification from a licensed civil engineer that the 
street and sidewalks have been built to the above mentioned standards. 

c) At the time of dedication of Parcel A to Montgomery County as public right-of-way, the 
Applicant will be responsible for any necessary upgrades required to ensure the road 
meets all public standards and requirements. 
 

8. Pedestrian & Bicycle Circulation 
a) The Applicant must provide a minimum of 12 short term bicycle spaces (bike racks) and a 

minimum of 92 long term bicycle spaces (bike room), as shown on the Certified Site Plan. 
b) The private bicycle spaces must be in a secured, well-lit dedicated bicycle room adjacent 

to one of the building access doors, or in secure bike lockers located near one of the 
building entrances and the public space must be an inverted-U rack (or Staff approved 
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equivalent) installed in a location convenient to the main entrance. The specific 
location(s) of the public and private bicycle rack(s) must be identified on the Certified Site 
Plan.  

c) The Applicant must provide five-foot wide sidewalks along both sides of the new street 
south of Building B. 

d) The Applicant must upgrade the sidewalk crossing ramps at the existing curb cut for the 
northern driveway entrance for Building 1 from the exiting five-foot wide ramps to eight-
foot wide ramps, consistent with the eight-foot wide shared use path along Cabin Branch 
Avenue. 

 
Density and Housing 
 

9. Transfer of Development Rights (TDRs) 
a) The Applicant must acquire 48 TDRs for the development. 
b) The record plat(s) must reflect serialization and liber/folio reference for all TDRs used by the 

development.   

 
10. Moderately Priced Dwelling Units (MPDUs) 

The Planning Board accepts the recommendations of Department of Housing and Community 
Affairs (DHCA) in its letter dated February 21, 2018, and hereby 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 25 percent MPDUs on-site consistent with the requirements 

of Chapter 25A and the applicable Master Plan.  
b) Before issuance of any building permit for any residential unit(s), the MPDU agreement to 

build between the Applicant and the Department of Housing and Community Affairs (DHCA) 
must be executed. 
 

Site Plan 
 

11. Site Design 
a) The exterior architectural character, proportion, materials, and articulation must be 

substantially similar to the schematic elevations shown on Sheets ARCH-820180060-1-A1-
2.01 through ARCH-820180060-1-A1-2.04, as determined by Staff.  Specifically, the Applicant 
must provide at a minimum the following building elements: 

i. Distinct façade material on the top and bottom levels from that in the middle levels;  
ii. Façade material and color in the recessed portions of the façade that differ from that 

on the rest of the façade; 
iii. A mix pitched roof line articulated with eves and gables and flat roof areas; and 
iv. Corner façade treatment on corners along the western elevation of both buildings 

that is distinct from the rest of the building façade. 
b) Air conditioner compressors must not be located on the Cabin Branch Ave frontage 
c) The Planning Board accepts the recommendations of The Cabin Branch Town Architect in its 

letter dated March 21, 2018, and hereby 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 the Town Architect may amend provided that the amendments do not conflict 
with other conditions of the Site Plan approval. 
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12. Landscaping 
a) The Applicant must install the site elements and furniture for the amenity spaces as shown 

on the landscape plans submitted to M-NCPPC or an equivalent approved by Staff.   
b) The Applicant must install the plantings shown on the landscape plans submitted to M-NCPPC.  

Any variation in plant species or quantity needs approval of M-NCPPC Staff. 
c) Landscaping shall be installed on each lot no later than the next growing season upon 

receiving use and occupancy certificates for the first floor of occupancy for the multi-family 
building on that lot. 

 
13. Lighting 

a) 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 Illuminating 
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). 

b) All onsite down-lights must have full cut-off fixtures. 
c) Deflectors will be installed on all wall mounted fixtures to prevent excess illumination and 

glare. 
d) 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. 
e) Streetlights and other pole-mounted lights must not exceed the height illustrated on the 

Certified Site Plan.  
 

14. Site Plan Surety and Maintenance Agreement 
Prior to issuance of any building permit or sediment and erosion control 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) A cost estimate of the materials and facilities, which, upon Staff approval, will establish the 

surety amount.  
b) The cost estimate must include applicable Site Plan elements, including, but not limited to: 

The Private Street improvements and associated sidewalks, trees and lighting to be built in 
Parcel A, on-site plant material; on-site lighting; site furniture; fencing; railings; hardscape; 
sidewalks; outdoor amenity areas including pools, playgrounds, grilling areas and the dog run; 
and any other associated improvements.  The surety must be posted before issuance of the 
any building permit, or sediment control permit, and will be tied to the development program. 

c) The bond or surety must be tied to the development program, and completion of all 
improvements covered by the surety will be followed by inspection and potential reduction 
of the surety. 

d) 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. 
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15. Record Plats 
Prior to submission of any plat application, Site Plan No. 820180060 must be certified by MNCPPC 
Staff. 
 

16. 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 Resolution on the approval or cover sheet(s). 
b) Add a note to the Site Plan stating that “M-NCPPC Staff must inspect all tree-save areas and 

protection devices before any land disturbance.” 
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 MCDOT.” 

d) Provide the standard landscape plan note that planting in stormwater management areas are 
subject to the final approval by MCDPS Water Resources staff. 

e) Modify the Development Tabulations data table on sheet SP-1 to reflect development 
standards approved by the Planning Board, including for long term bike storage, and TDRs, 
and modify the footnote to match footnote 4 from the Staff data table. 

f) Ensure consistency of all details and layout between Site and Landscape plans, including the 
addition of the sidewalk around the exterior of the outdoor pool area. 

g) Modify the northern curb cut for Building 1 to show the upgraded ADA compliant sidewalk 
ramps as eight-feet wide. 

h) Add a TDR tracking table to the Site Plan showing how the TDRs have been calculated for 
Cabin Branch both in total, and for each approved Site Plan including the subject Site Plan. 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 



8 
 

SECTION 2 – SITE LOCATION & DESCRIPTION 
 
Site Location and Vicinity 
 
The subject property is comprised of two distinct developable areas located on the east side of Cabin 
Branch Avenue approximately 1,900 feet south of the intersection with Clarksburg Road.  The boundary 
of this application is 9.92 acres in size and covers part of P345 on Tax Map EV123, and part of P645 on Tax 
Map 343 (“Property or Subject Property”) (Figure 1).  The remainder of these parcels not shown for 
development are mostly Category I Conservation Easement recorded by previous site plan approvals, and 
some developable land available on the southeastern part of P645.  The Property is currently zoned CRT.5, 
C-0.25 R-0.25 H-130T, but is being reviewed under the MXPD zone because it is eligible for grandfathering 
pursuant to Section 59.7.7.1.B.1 of the Zoning Ordinance. 

 
 
 
The Subject Property is part of the larger Cabin Branch neighborhood which is approximately 545 acres in 
size, and is bounded to the east by I-270, the north and west by Clarksburg Road, and the south by West 
Old Baltimore Road (figure 2). Immediately north of the Property in Cabin Branch is a stream valley and 
forest conservation, with the Cabin Branch Premium Outlets on the other side, which were approved by 
Site Plan 820140160 in December 2014.  West of the Property, on the opposite side of Cabin Branch 
Avenue, are a mix of one family attached and detached dwellings that are part of the Winchester Phase I 
and Phase II development approvals.  South of the Property the land is still undeveloped and is part of an 

Figure 1 – Property Boundary 
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area planned for future commercial uses.  East of the Property generally is I-270, with the Comsat property 
located on the opposite side of the interstate.  Current zoning has all the land in Cabin Branch east of 
Broadway Avenue zoned CRT.5, C-0.25 R-0.25 H-130T, which was part of the old MXPD zone, and all the 
land west of Broadway Avenue zoned CRT.5, C-0.25 R-0.25 H-65T/TDR-0.39, which was extend of the old 
RMX1/TDR zone (figure 3).  South of West Old Baltimore Road is the top of Black Hill Regional Park 
including the park’s main entrance.  Across I-270 and beyond the Comsat site are other recent 
developments implemented as part of the Clarksburg Master Plan, and north of Clarksburg Road is the 
County correctional facility and the headwaters of the Ten Mile Creek watershed. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 - Vicinity 
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Figure 2 - Zoning 

Figure 3 – Current Zoning 

Figure 4 – Previous Zoning 
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Site Analysis 
 
The Property has two distinct developable areas separated by stream buffer.  The northern developable 
area which is slated for Building One is heavily disturbed with rough grading for existing stormwater 
management infrastructure located immediately adjacent to the site.  Building Two’s site is less impacted 
by recent development and is partially rough graded and partly abandoned field.  Cabin Branch Avenue 
exists across the front of both sites which was built by previous development in the Cabin Branch 
neighborhood.   There is a steep sided stream valley both located between the two building sites, and also 
located to the east of the Property separating it from the Premium Outlet property.  There are no 
identified rare, threatened or endangered species on the Property, and no identified wetland or 100 year 
floodplain. 
 

 
 

 
 
 
 
 
 
 

Figure 5 - Aerial 

Building One 

Building Two 
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SECTION 3 – APPLICATIONS AND PROPOSAL 
 

Previous Regulatory Approvals 
 
The Cabin Branch neighborhood has a long history of previous development approvals.  The full history is 
available in Attachment E which summarizes each approval by type, resolution date and a short 
description of what was approved.  The following is more detail on the applicable Zoning Case, the 
Preliminary Plan, the DPA and the infrastructure site plan. 
 
Zoning Case History 
LMA G-806 
The Cabin Branch neighborhood, which the current Site Plan Application is a part of, was the subject of a 
Local Map Amendment (LMA) No. G-806.  The LMA was approved in 2003 by Resolution No. 15-326, for a 
total mixed-use development of 535 acres.  The LMA retained approximately 250 acres of existing RMX-
1/TDR zoned land, and rezoned 283.5 acres of RE-1/TDR-2, RMX-1/TDR, and I-3 zoned land to the MXPD 
zone.  The rezoning to MXPD was to allow for a mix of office, retail, residential, and public uses, consistent 
with the Master Plan vision for the Cabin Branch neighborhood.  The accompanying Development Plan 
broke the MXPD portion of the Neighborhood into four development areas (A, B, C and D), setting allowed 
uses and maximum densities within each area.  Development area E was the remaining RMX-1/TDR area 
which would be all lower density residential.   
 
Total development uses for the MPXD zone were ultimately approved for 2,420,000 square feet of non-
residential/employment use including approximately 120,000 square feet of retail and 2,300,000 square 
feet of office, 1,139 dwelling units, 500 senior dwelling units, and 75,000 square feet of public use.  The 
Development Plan associated with LMA G-806 anticipated the retail to be located in two areas, one north 
of Clarksburg Road, and a second neighborhood center located near the center of the Neighborhood.  The 
office employment uses would be all along the eastern part of the MXPD zoned area closest to I-270.  The 
multi-family residential areas were proposed primarily along the east side of Cabin Branch Avenue near 
the middle of the Neighborhood, with other possible locations in the northern and southern ends of the 
Neighborhood. 
 
DPA 13-02 
A Development Plan Amendment (DPA) No. 13-02 for the Premium Outlets was approved by Resolution 
No. 17-1002 on February 4, 2014, to increase allowed retail uses to a total of 484,000 square feet to 
accommodate a major retail center (figure 6).  The previous employment use contemplated for 
development Area A was medical/hospital which was deemed improbable to occur with the Certificate of 
Need granted to, and recent construction of, Holy Cross Hospital in Germantown.  The DPA considered 
the approximately 450,000 square feet of retail needed for the major retail center as a source of 
employment and reduced the amount of remaining office uses within the Neighborhood to 1,935,000 
square feet.  No other substantial changes were made to the Development Plan as a result of DPA 13-02. 
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Preliminary Plans 
120031100 & 12003110A  
The Preliminary Plan for Cabin Branch, No. 120031100 (“Preliminary Plan”), was first submitted in June 
2003.  However, before it was acted on an amendment No. 12003110A was submitted in September 2003.  
The A amendment was adopted by resolution dated June 22, 2004 and approved a development with up 
to 1,600 dwelling units, 500 senior housing units, 1,538,000 square feet of commercial uses, including the 
necessary APF reviews.  The Preliminary Plan and its A amendment also approved the general road layout, 
consistent with LMA G-806.  The Preliminary Plan did not lay out the final network of roads or lots, and 
the subsequent Site Plan approvals, including an Infrastructure Site Plan, have instead been used to work 
out these details more typical of a Preliminary Plan.  The APF from the Preliminary Plan is still valid through 
November of 2022 and this Site Plan is utilizing part of that APF capacity for the proposed residential units. 
 
 

Figure 6 – DPA 13-02 
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12003110B & 12003110C 
The Preliminary Plan B amendment was approved by resolution dated 10/06/2008, increasing the total 
residential and commercial density allowed in the Cabin Branch neighborhood to 1,886 residential units, 
and 2.4 million square feet of commercial. 
 
The C amendment to the Preliminary Plan (Premium Outlets) was approved by resolution dated 
12/23/2014, and it modified the transportation APF approvals to specifically increase retail uses from 
120,000 square feet to 484,000 square feet, and to reduce office uses from 2.3 million square feet down 
to 1.96 million square feet.  The APF validity period remained unchanged as a result of this amendment. 
 
Site Plans 
Infrastructure Site Plan 820050150 and Amendments 
The Cabin Branch community has an infrastructure Site Plan, first designated as No. 820050150 
(“Infrastructure Site Plan”), which has been amended at least seven times since.  The Infrastructure Site 
Plan covers the entire Cabin Branch Neighborhood and includes the details on the roads, utilities and the 
forest conservation.  It has allowed the various different developments within the greater Cabin Branch 
neighborhood to coordinate and pre-construct the necessary shared infrastructure improvements.  As 
Site Plans are submitted and approved, they automatically update the Infrastructure Site Plan to include 
any changes to roads, stormwater and forest conservation necessary to accommodate the developments.  
The listed amendments A – G of the Infrastructure Site Plan are all amendments to the Infrastructure Site 
Plan independent of any particular Site Plan approval. 
 
All Other Cabin Branch Site Plans 
There have been seven previously approved Site Plans in Cabin Branch, including three separate phases 
of Winchester Homes, two phases of Toll Brothers, The Premium Outlets, and the Gosnell property.  Each 
have implemented another portion of Cabin Branch under the overall development approvals of the LMA 
and the Preliminary Plan. 
 
The portions of the Cabin Branch neighborhood not currently covered by a site plan is limited to the area 
that includes the Subject Property, and approximately 60 acres of MXPD zoned land to the east and south 
of the Subject Property.  This is primarily the commercial part of Cabin Branch located in areas C and D as 
shown on the Development Plan. 
 
Current Application 
 
Site Plan 820180060 
A new Site Plan application, No. 820180060, Cabin Branch Multi-Family (“Site Plan” or “Application”) was 
submitted on November 27, 2017, for the construction of 272 multi-family residential dwelling units 
located in two buildings on two, yet to be created lots, along the east side of Cabin Branch Avenue.  The 
Site Plan is proposing to provide a minimum of 25% of the units as MPDUs allowing them to take 
advantage of Bill 36-17 which would exempt this development from impact taxes.  The Site Plan is also 
proposing the purchase a total of 48 TDRs, which represents this project’s pro-rata share of the total 
number of TDRs required to develop the Cabin Branch Neighborhood, based on the formula established 
by the binding elements of the DPA.  With this Application, elements of the Infrastructure Site Plan are 
being amended, and as described above, will automatically be part of the Infrastructure Site Plan. 
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Building Design and Layout 
 
The 272 multi-family dwelling units are split between two five story tall buildings.  Both buildings are L 
shaped and include a long western facing façade that is adjacent to Cabin Branch Avenue, and another 
long façade that is parallel to the stream valley located between the two buildings.  Building One is the 
northernmost of the two and will contain 132 total dwellings, including 97 market rate and 35 MPDU 
units.  Building Two, to the south will contain the remaining 140 units, including 107 market rate and 33 
MPUDs.  On the western façade of both buildings the dwelling units on the ground floor have direct access 
to the street helping to activate the streetscape of Cabin Branch Avenue.  Parking is generally located to 
the sides and rear of the buildings, except for a small parking lot area north of Building One which is 
located slightly more prominent to the road, but is set back equal to or behind the front building line.  The 
facades of the building are articulated and include balconies for upper floor units and patios for ground 
floor units.  The corners of the building take on a slightly different design from the middle, helping provide 
visual interest and reduce the appearance of mass.  The roof line is mostly pitched roof, but areas of flat 
roof particularly on the corners add to the interest.  Utilities, trash areas and air conditioner compressors 
are located either on the roof or around the back side of the building where they are shielded from public 
view. 

 

Figure 7 – Illustrative rendering Building 

One 

Figure 8 – Rendered Façade, Building One 
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Access and Circulation 
The parking lots for both buildings have two points of access.  Building One has a full movement 
intersection in the northern part of the Property that is aligned with existing Estuary Drive , and has a 
right-in/right-out access just south of the building.  Building Two has a right-in/right-out access on the 
north side of the building, and a full movement access onto an extension of Petrel Street.  Both building 
sites are designed with a continuous parking drive isle wrapping around the back of the buildings, 
completing a loop between the two access points.  Sidewalks also will wrap around the outside of both 
buildings, providing access to the multiple doors, the parking, and the on-site amenities.  The ground floor 
dwellings on the western facades have access both into the central hallways and with doors and lead in 
sidewalks extending toward Cabin Branch Avenue.  The two buildings have access to each other through 
the existing sidewalks along Cabin Branch Avenue. 
 

 
 
 
Open Space, Amenities and Environment 
 
The Site Plan boundary has a limited amount of open space, however the Property boundary is only the 
developable part of larger parcels within the larger Cabin Branch Neighborhood that also contain large 
amounts of open space, forest, and environmental buffer areas which residents of the multi-family 
buildings will be able to access and enjoy.  Within the Property boundaries specifically, the Applicant is 

Figure 9 – Property access and neighborhood streets 
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providing both indoor and outdoor amenities.  Building One will include a clubhouse including a fitness 
room, lounge and kitchen inside the building, and a pool, and a grilling area accessible off the east side of 
the building.  Building Two also includes a fitness room inside, as well as a playground and a dog run that 
are outside on the Property adjacent to Building Two.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Included with this Site Plan are Final Forest Conservation Plan drawings and an amendment to the Final 
Water Quality Plan.  These documents will update the Infrastructure Site Plan to include the limits of 
disturbance for the proposed development and an update to the running total for the forest conservation 
worksheets.  While there is no Category I Conservation Easement on the Subject Property, surrounding 
the two buildings to the north and east is forested stream valley in Category I Conservation Easement. 

 
 

Figure 10 – Pool Amenity Area 

Figure 11 – Outdoor Grilling Area 
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SECTION 5 – ANALYSIS AND FINDINGS - Site Plan No. 820180060 
 
Findings – Chapter 59-D-3.4(C) 
 
The Site Plan is being reviewed under the MXPD zone in the zoning ordinance in effect on October 29, 
2014, citing an exemption under Section 59.7.7.1.B.1 of the zoning ordinance.  The exemption in part 
states that an Applicant may proceed through any other required application or step in the process within 
the time allowed by law or plan approval, under the standards and procedures of the Zoning Ordinance in 
effect on October 29, 2014.  This Site Plan is implementing a Preliminary Plan and a LMA that were both 
approved under the old MXPD zone located in the October 29, 2014 zoning ordinance, therefore qualifying 
for the above stated exemption. 
 
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 is consistent with the Development Plan for the Cabin Branch Neighborhood, adopted 
by LMA G-806 on September 9, 2003, and as amended by DPA 13-02 by County Council Resolution 
No. 17-1002 on February 4, 2014.  Included on the Development Plan are a list of 11 binding elements, 
a series of four tables showing the acceptable range of development within the four development 
areas of the MXPD zone, and a MXPD zone yield summary for total amount of development allowed 
within the MXPD portion of the Cabin Branch neighborhood.  The Development Plan drawing also 
created an illustrative Neighborhood layout and proposed land uses across the Neighborhood (Figure 
6).  Both proposed buildings are located in areas identified on this illustrative map as appropriate for 
multi-family development. 

Binding Elements 

Of the 11 binding elements, numbers 1, 4, and 6 are pertinent to the development and approval of 
this Site Plan Application.    The remaining binding elements are Cabin Branch wide elements including 
providing off-site infrastructure, trip reduction, master planned roads, street parking and limits on 
commercial retail uses.  The pertinent binding elements are paraphrased below along with how this 
Site Plan adheres to them.  A full list of all the Binding Elements in their full text can be found in 
Attachment D. 

1.  Transferable Development Rights and Moderately Priced Dwelling Units:  The total Cabin Branch 
Neighborhood, if built to its full residential density, will require a minimum of 210 MPDUs and up to 
635 TDRs, assuming a total development of 1886 units, of which 1,676 are market rate units and 210 
are MPDUs which are deducted from providing TDRs.  Development within Cabin Branch shall require 
the purchase of TDRs in conformance with this calculation.  The Preliminary Plan and DPA laid out that 
each development should provide its fair share proportion of MPDUs and TDRs at the time of site plan 
review.   

This Site Plan is proposing a total of 68 MPDUs which is equivalent to 25% of the Site Plan total 
development, exceeding the minimum 12.5% required of each residential development.  Previous site 
plan approvals in the Cabin Branch Neighborhood have provided more than 12.5% MPDUs, thus 
raising the current MPDU minimum requirement to 236 MPDUs.  The current Application is also 
proposing 34 more MPDUs than required, effectively raising the total number of required MPDUs for 
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the overall Cabin Branch to 270 MPDUs.  After including the implementation of this Site Plan, the 
current total number of MPDUs will be 265, which is in keeping with how many MPDUs should be 
required, considering there are still 34 unapproved residential units in Cabin Branch. 

The Site Plan also must provide its pro-rata share of TDRs, which was revised down from 635 to 609 
at the same time the number of MPDUs rose from 210 to 236.  Additionally, the Cabin Branch TDR 
Allocation table (Attachment M) split Cabin Branch into two pods, the Toll Brothers pod and the 
Gosnell, Adventist and Winchester Pod.  The Subject Property is part of the Adventist tract, and 
collectively that pod is responsible for 377 TDRs based on the revised 609 TDR total.  There are a total 
of 1,261 allowed dwelling units in this pod, and the multi-family Application for 272 units represents 
21.5% of the allowed development.  If the Application were for 272 units providing 12.5% MPDUs, the 
pro-rata share would be 82 TDRs.  The Application however is  providing 25% MPDUs, resulting in 34 
more MPDUs than required.  Consistent with the calculations set up by the DPA, the Applicant is 
deducting 34 TDRs from the required total, resulting in 48 necessary TDRs.  As a result, this Application 
revises the total Cabin Branch TDR requirement from 609 to 575, and revises the Gosnell, Adventist 
and Winchester pod total down from 377 TDRs to 343.  This process of deducting MPDUs from 
providing TDRs is consistent with the calculation established by the DPA and as implemented by 
previous Cabin Branch site plans.  The 47 TDRs is the Applicant’s pro-rata share of TDRs, consistent 
with the calculation established at the time of the DPA.  After this Application, the total number of 
TDRs purchased will be 562 of the 575 total, which is on track considering the remaining unapproved 
residential density in Cabin Branch. 

4.  Street Network: A network of public streets shall be provided, that may be supplemented by private 
streets, in a grid pattern that promoted interconnectivity.  The public streets shall be any Master Plan 
street and any residential or business streets needed to form blocks that are substantially similar to 
the street system shown on the Development Plan.   

The primary street frontage for both buildings in this Site Plan is Cabin Branch Avenue, which was 
constructed by others and has already been fully dedicated and constructed to public standards.  
Along the south side of Building Two, the Applicant is creating a parcel for, and will construct the 
beginnings of a new business district street.  Part of Building Two’s access is through this new street. 
This road parcel and the street is consistent with the Development Plan drawing showing Petrel Street 
extending across Cabin Branch Avenue, and it will be dedicated to public use and extended east when 
the adjacent land to the south and east is developed. 

6.  Street character:  All streets will adhere to a pedestrian-friendly design to the extent practicable, 
which places emphasis on a building line to frame the street, and parking in the rear.  Within the core, 
pedestrian friendly uses including retail, residential or office will be located on the first floor.  The 
entire MXPD area will conform to a Cabin Branch Community Streetscape Plan designed to integrate 
the entire community.   

The Site Plan is substantially conforming to the street character requirements of the binding elements.  
Both buildings place a long façade parallel to Cabin Branch Avenue and use design such as suitable 
landscaping and ground floor entrances to activate the street frontage.  Parking for the buildings is 
also located either to the side of rear of the structures, minimizing its impact to the streetscape.  While 
some of the parking for Building One is visible to the road, it is landscaped and set behind the front 
building line.  The first floor of the buildings will have many public spaces such as the lobbies, 
clubhouse and fitness facilities in addition to street accessible residential units which help create 
activity at the ground level. 
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Development Range Tables 

The Development Plan divides the MXPD portion of Cabin Branch into four distinct areas, labeled A, 
B, C and D, and includes a range of allowed intensities for each land use within each area.  The Subject 
Property is split between area B and area C with Building One in area B and Building Two in area C.  
Area B includes the MXPD zoned area on either side of Cabin Branch Avenue between Clarksburg Road 
and Tribute Parkway.  The Area B table suggests an appropriate range of multi-family development 
between 125 and 325 units, and this Site Plan provides for 132 units, with no existing multi-family 
currently located in Area B.   Area C is on either side of Cabin Branch Avenue from Tribute Parkway 
south to A-302/New Cut Road.  Area C’s table provides a range of multi-family dwellings between 100 
and 350.  The Site Plan proposes 140 units, and Toll Phase I approved 128 previously, for a total of 
268.  Therefore, the proposed uses fall within the allowed densities in Areas B and C.  

MXPD zone yield summary 

Also included on the Development Plan is a total yield for each land use type in all of the MXPD area.  
A maximum of 439 units may be multi-family within Cabin Branch, based in part on Master Plan 
recommendations.  With the approval of this Site Plan, the multi-family total for Cabin Branch will be 
400, leaving room for up to 39 additional multi-family units in the future.  

 

2. 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 is not subject to an urban renew plan approved under Chapter 56. 
 
The Subject Property is 9.94 acres in size and is located in the MXPD zone, contained under Section 
59-C-7.5 of the zoning ordinance.  The objective and purpose of the zone is to allow implementation 
of comprehensively planned, multi-use centers away from central business districts or transit, and to 
implement Master Plan recommendations in a more flexible manner.  The MXPD zone was established 
as part of a LMA, which found the MXPD zone the best way to implement the recommendations of 
the Clarksburg Master Plan.  The proposed multi-family use was a part of the original LMA approval 
which dealt with many of the applicability and use requirements of Section 59-C-7.51 and 59-C-7.52 
including the gross tract area for Cabin Branch, and the intensity and location of residential. The 
following data table, Table 1, provides a summary of the quantifiable development standards required 
by the MXPD zone and that are provided by this Site Plan, including the parking requirements under 
Section 59-E.  The parking requirements shown in Table 1 are based on the requirements of the old 
zoning ordinance, however the Applicant is voluntarily providing electric charging station and both 
short and long term bicycle parking which is more indicative of the new zoning ordinance. 

 
 

Zoning Data Table: MXPD Zone, 59-C-7.5 

Development Standard Required Provided 

59-C-7.51   

Table 1 
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Zoning Data Table: MXPD Zone, 59-C-7.5 

Development Standard Required Provided 

     Minimum Area 20 acres 283.5 acres1 MXPD 

     Tract Area  9.94 acres 

59-C-7.56   

Minimum Green Area   

     MXPD total 120.98 acres 161.96 acres 

          40% of Commercial Area 83.10 acres 142.70 acres 

          50% of Residential Area 37.88 acres 19.26 acres2 

          Provided by Site Plan  4.76 acres (48%)3 

Site Plan Development Standards   

Floor Area Building One N/A 176,153 sq ft. 

Floor Area Building Two N/A 177,600 sq ft. 

   Building Height 8 stories max 65 ft./5 stories 

Front Setback TBD @ Site Plan 21 ft. 

   Rear Setback TBD @ Site Plan 100 ft. 

   Side Setback (lot) TBD @ Site Plan 90 ft. 

Side Setback (street) TBD @ Site Plan 9 ft. 

Density and Parking 59-E-3.7    

Total Units  272 

MPDUs 34 (12.5%) 68 (25%) 

TDRs4  48 

Building One Parking   

Parking Market Rate (97) 142 142 

    Studio – 1 space/unit (12) 12 12 

    1 Bedroom – 1.25 space/unit (25) 32 32 

    2 Bedroom – 1.5 space/unit (45) 68 68 

                                                           
1 The Subject Property is only 9.94 acres of a comprehensively planned community totaling 283.5 acres. 

2 Total Green Area for the MXPD zone exceeds the requirements.  Excess green area is provided on commercial site 

plan portions of the Property, and less green area in residential site plan areas.  Major components of Green Area  

are the shared stream valleys and forest areas. 

3 Green Area is tracked across the entire Cabin Branch Neighborhood, so deficits in this Site Plan are compensated 

for with other areas. 

4 Binding Element 1 of the DPA require the purchase of TDRs for residential developments within the Cabin Branch 

Neighborhood.  The DPA established a method for calculating TDRs based on a total build-out of 1,886 dwelling 

units, including 1,676 market rate units and 210 MPDUs, resulting in 635 TDRs.  Site plans approving more than 

12.5% MPDUs can deduct the excess MPDUs from their pro-rata share of TDRs, reducing the Cabin Branch 

Neighborhood total.  This Application provides 34 more MPDUs than required, resulting in a modified pro-rata share 

of TDRs.   
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Zoning Data Table: MXPD Zone, 59-C-7.5 

Development Standard Required Provided 

    3 Bedroom – 2 spaces/unit (15) 30 30 

 Parking MPDUs (35) 25 25 

    Studio – 0.5 space/unit (4) 2 2 

    1 Bedroom – 0.625 space/unit (11)    7    7 

    2 Bedroom – .75 space/unit (16)    12    12 

    3 Bedroom – 1 spaces/unit (4)    4    4 

Visitor/Extra  19 

Total  186 

   EV Charging   4 

   Handicap 6 6 

   Motorcycle (2%) 4 4 

   Bicycle – 1 bike/20 cars 10 54 

      Short term  6 

      Long Term  46 

Building Two Parking   

Market Rate (107) 155 155 

    Studio – 1 space/unit (12) 12 12 

    1 Bedroom – 1.25 space/unit (33) 42 42 

    2 Bedroom – 1.5 space/unit (47) 71 71 

    3 Bedroom – 2 spaces/unit (15) 30 30 

 MPDU (33) 25 25 

    Studio – 0.5 space/unit (4) 2 2 

    1 Bedroom – 0.625 space/unit (9) 6 6 

    2 Bedroom – .75 space/unit (15) 12 12 

    3 Bedroom – 1 spaces/unit (5 5 5 

Visitor/Extra  12 

Total  192 

   EV Charging   4 

   Handicap 6 6 

   Motorcycle (2%) 4 4 

   Bicycle – 1 bike/20 cars 10 54 

      Short term  6 

      Long Term  46 

 
3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 

pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
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Location of Buildings and Structures 
 
The location of buildings and structures is adequate, safe and efficient.  Both Building One and Building 
Two are positioned to provide a high level of activation to the existing public street which is a 
requirement of the Cabin Branch Design Guidelines and of the MXPD zone.  The long western facades 
provide opportunities to frame the street and to have ground level units with access to the sidewalk.  
The L shape to both buildings takes advantage of the buildable area on both proposed lots and also 
maximizes views residents have of the adjacent forest and green areas.  The building placement close 
to the street also enables parking to be set to the side and rear of the buildings which is also a 
requirement of the Cabin Branch Design Guidelines.   
 
Development of this Site Plan does require use of retaining walls to create usable grade within the 
developable area while minimizing impacts to the adjacent forest and stream buffers.  Walls are on 
the east side of Building One between the parking lot and the existing stormwater management and 
also the south side of Building One adjacent to the stream valley.  The walls approach eight feet tall 
in one small area adjacent to the stormwater facility but are generally three to five feet in height.  
Building Two has a retaining wall on the north side of the parking area adjacent to the stream valley 
that is six feet high in spots but is mostly two to four feet in height.  These walls are not inconsistent 
with other walls in the Cabin Branch development and are necessary because of the terrain and 
adjacent  environmental features. 
 
Location of Open Spaces, Landscaping and Recreation Facilities 
 

Open Spaces and Green Area 
The location of the open spaces is safe, adequate and efficient.  The open space requirement for 
the MXPD zone is Green Area, and the zoning code requires 50% Green Area in residential areas 
and 40% Green Area in commercial areas.  In the Cabin Branch neighborhood, Green Area is 
averaged across the entire MXPD zoned portion of the Cabin Branch Neighborhood.  While this 
Site Plan runs a slight deficit of Green Area within the Property tract, the entire Neighborhood is 
on track to exceed the Green Area requirements.  The entirety of Cabin Branch requires 120.98 
acres of Green Area, and with the implementation of this Site Plan, and assuming mixed use 
development to the south, the Green Area will be approximately 162 acres when the 
neighborhood finishes developing.  The primary Green Area and open spaces are located in the 
more environmentally constrained land to the east of both buildings and include existing Category 
I Conservation Easements.  The setback between the buildings and Cabin Branch Avenue provide 
additional open areas for landscaping and greenery that is consistent with the definition of Green 
Area.  The Site Plan provides for other areas of private open space intended for use by the 
presidents and their invited guests.  These amenity areas are divided equally between the two 
buildings. 

 
Recreation Facilities 
The location and quantity of provided recreation facilities is safe, adequate and efficient.  
Construction of 272 new dwelling units requires the Site Plan to meet the Recreation Guidelines 
that the projects supplied recreation amenities meet the recreation demand.  Table 2 below 
illustrates the amount of recreation demand the Site Plan generates. 
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To satisfy the recreation demand, the Applicant has proposed numerous indoor and outdoor 
recreation amenities, as shown in the supply table (Table 3).  The distribution of these facilities is 
split between both Buildings providing all future residents immediate access to some of the 
amenities.  All residents will have access to all amenities regardless of which building they are 
located in.  Building One in particular, includes the community space, community kitchen and 
outdoor pool areas.  Building Two includes the children’s playground and dog run.  Both buildings 
include a fitness center and on-site bicycle parking.  

 
 

 
  

Table 2 

Table 3 
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Table 4 below demonstrates that the proposed recreation supply is adequate to meet the 
recreation demand, therefore the recreation facilities provided are adequate for this Site Plan. 

 
 

 
Landscaping and Lighting 
 
The location and quantity of the proposed landscaping and lighting is safe, adequate and efficient 
on the Subject Property.  The Site Plan is proposing landscaping to serve multiple purposes, 
including screening and canopy cover in and around parking facilities, landscaping around amenity 
areas, and landscaping adjacent to the proposed buildings.  Both buildings have extensive 
foundation plantings including shrubs and ornamental grasses helping to soften bottom edge of 
the buildings.  Along the western facades that face Cabin Branch Avenue, this also includes the 
addition of understory ornamental trees, helping provide additional visual relief to the building 
façade, and to mimic landscaping typical of the existing residential dwellings in the Neighborhood.  
The amenity area landscaping serves both to buffer the amenities from the surrounding parking 
and to provide shade.  The outdoor amenities are enclosed with extensive shrubs, evergreen and 
understory trees to hide the presence of parked cars.  Larger canopy trees will grow to provide 
adequate shade during the summer months in these amenity areas.   
 
The Site Plan is providing landscaping in and around parking lot areas as required Section 59-E-
2.7 of the zoning ordinance, and has provided the adequate plantings between parking and a 
right-of-way, and will meet and exceed the minimum parking lot landscape area of 5% by 
providing 7.6% landscape area for Building One’s parking, and 5% landscape area for Building 
Two’s parking.  These numbers are lower than it will appear because the parking facilities are 
mostly just one long drive isle with parking on both sides, therefore intermittent tree islands 
providing the only internal landscaping.  The landscaping located around the perimeter of the 
parking will greatly add to the greenery and canopy cover. 
 
Perimeter Landscaping 59-E-2.72 
The Applicant has requested the Planning Board consider providing relief to the parking lot 
perimeter landscape standards under 59-E-2.72.  The code states that the Applicant must provide 
a landscape strip at least four feet in width and contain one canopy shade tree every 40 feet on 

Table 4 
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center.  The code however also allows the Planning Board to not require perimeter screening if 
the Board finds that parking areas are already effectively landscaped with natural features such 
as woods or a hill.  The Applicant is requesting relief of the perimeter landscaping requirements 
around the eastern sides of the parking lot for both buildings.  Specifically, the Applicant wants 
relief from providing the canopy trees 40 feet on center around portions of Building One’s parking 
where adjacent to and overlooking the stream valley buffer and regional stormwater ponds, and 
relief from the canopy trees and the four-foot planting strip on portions of Building Two’s parking 
where overlooking the ESD landscaped bio-infiltration facilities. The Applicant’s justification 
claims that because the land east of both buildings is either forested stream valley buffer or is 
stormwater management that the adjacent uses provide the necessary screening.  The Applicant 
specifically requests this relief to minimize impacts to the adjacent stream valley buffers and to 
avoid the existing stormwater ponds.   Staff supports the Applicant’s request and agrees that there 
are adequate natural and man-made features that screen the proposed parking from the nearest 
adjacent vantage points.  To mitigate for the reduction of landscape material the Applicant has 
agreed to add additional canopy trees to locations within the parking lot near the impacted areas 
to keep canopy coverage adequate. 
 
The lighting provided with this Application is safe, adequate and efficient for ensuring good 
nighttime visibility within the parking lot and open space areas without negatively impacting 
surrounding residential dwellings.  The lighting proposed is a combination of free-standing poles 
and wall mounted sconces that provide for broad illumination the parking and loading areas.  The 
outdoor amenity spaces such as the pool deck and the children’s play area and seating area are 
illuminated predominantly with shorter bollard type lighting, which is more in scale with the 
pedestrian environment creating a space enjoyable in the evening. 

 
Pedestrian and Vehicular Circulation 
 

Pedestrian Circulation 
The location and design of the pedestrian circulation on the Subject Property is safe, adequate, 
and efficient.    Both buildings have a continuous sidewalk that encircle each building, providing 
adequate and efficient access between the parking, amenity areas and the various entrances to 
the building.  This circulation includes the public sidewalk along Cabin Branch Avenue, which 
provides connections to the greater Cabin Branch Neighborhood and amenities.  There are direct 
connections to both buildings main lobbies from Cabin Branch Avenue, and the ground floor units 
facing the street have separate private access to the sidewalks.  Access between the two buildings 
is through the public sidewalk along Cabin Branch Avenue.  A useful direct inter-Building access 
can’t be provided because of the steep stream valley and necessary retaining walls separating the 
two Buildings.   
 
Vehicle Circulation 
The location and design of vehicle circulation on the Subject Property is safe, adequate and 
efficient.  Access to the Subject Property is through existing Cabin Branch Avenue, and both 
buildings have two vehicle access points, including one that is full movement and one that is right-
in/right-out.  The circulation is simple and consists of a single continuous drive-isle that surrounds 
the buildings on three sides, providing access to parking and to the trash and loading bay areas.  
The internal design of the drive isle is also adequate for access by fire and rescue services to access 
all sides of the buildings.  The northern entrance of Building Two is slightly mis-aligned with the 
parking drive isle due to existing stormwater management infrastructure located along the edge 



27 
 

of the roadway in the preferred location.  MCDPS water resources staff identified and 
recommended that the Applicant avoid rather than relocate this feature. 

 
4. Each structure and use is compatible with other uses and other site plans, and with existing and 

proposed adjacent development. 
 
The proposed use and structures are compatible with other uses, site plans, existing, and proposed 
development on adjacent properties.  The two multi-family buildings on this Site Plan are part of a 
larger planned Cabin Branch Neighborhood that has been the subject of a LMA and a single 
Preliminary Plan.  North and east of northernmost Building One is stream valley and forest 
conservation, and east and south of southernmost Building Two is undeveloped land that is in the 
same MXPD zone and is planned for other senior housing and multi-story tall employment uses.  The 
existing buildings located across the 80-foot wide right-of-way for Cabin Branch Avenue are one-
family attached and detached dwellings that are also part of the MXPD zoned part of the Cabin Branch 
Neighborhood.  The design of the proposed multi-family buildings with the ground floor unit access, 
the foundation landscaping, building façade and roof articulation, and street trees all help integrate 
the proposed development with the existing residents.  The MXPD zone has a requirement in Section 
59-C-7.55 that no uses other than one-family detached dwellings may be constructed closer than 100 
feet from existing one-family detached dwellings.  While this setback does not apply to the detached 
homes on Cabin Branch Avenue because the existing development shares the same LMA and 
Preliminary Plan as the multi-family buildings, the setback is still 120 feet.  The Site Plan is also starting 
the extension of Petrel Street across Cabin Branch Avenue to the east, which when extended by others 
in the future will help integrate this Site Plan with future phases of the Cabin Branch Neighborhood. 
 

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

 
The Site Plan meets the requirements of Chapter 22A, Forest Conservation Law, and Chapter 19, 
Water Resource Protection.   
 
Special Protection Area/Water Quality Plan 
The Subject Property is located within the Clarksburg Special Protection Area (SPA), therefore 
consistent with SPA law Section 19-62, a Water Quality Plan must be reviewed as part of the Site Plan 
review.  This section of code specifically states: 
 

“(b) Privately owned property. Except as otherwise expressly provided in the Chapter, the 
requirements for a water quality inventory and a preliminary and final water quality plan apply in 
any area designated as a special protection area to a person proposing a land disturbing activity on 
privately owned property: 

(1) who is required by law to obtain approval of a development plan, diagrammatic plan, 
schematic development plan, project plan, special exception, preliminary plan of subdivision, 
or site plan; or 
(2) who is seeking approval of an amendment to an approved development plan, 
diagrammatic plan, schematic development plan, project plan, special exception, preliminary 
plan of subdivision, or site plan.” 
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A Preliminary Water Quality Plan No G-957 was approved by the Planning Board by resolution dated 
July 24. 2015 as part of DPA 13-02.  A Final Water Quality Plan was submitted as part of this Site Plan 
Application.   
 
Water Quality Plans are reviewed both by the Montgomery County Department of Permitting Services 
(MCDPS) Water Resources team and MNCPPC Planning Staff.  Each group has different responsibilities 
for review with MCDPS responsible for the technical elements of water quality and quantity control 
facilities, including engineering and design.  MNCPPC has separate review responsibility and Section 
19-65(a)(2)(A) of the Montgomery County Code. 

 
MCDPS Special Protection Area Review Elements 
 
MCDPS has established a set of performance goals that are to be met through the implementation of 
the Final Water Quality Plan which include: 

 
1. Protect the streams and aquatic habitats. 
2. Maintain the natural on-site stream channels. 
3. Minimize storm flow run off increases. 
4. Identify and protect stream banks prone to erosion and slumping. 
5. Minimize increases to ambient water temperatures. 
6. Minimize sediment loading. 
7. Maintain stream base flows. 
8. Protect springs, seeps and wetlands. 
9. Minimize nutrient loading. 
10. Control insecticides, pesticides and toxic substances. 

 
In a letter dated February 23, 2018 MCDPS has found the Preliminary/Final Water Quality Plan for this 
site plan to be acceptable for their portion of the Final Water Quality Plan (Attachment I) under its 
purview including 1) stormwater management facilities, 2) sediment and erosion control measures 
and 3) Best Management Practices (BMP) monitoring. 

 
Planning Board Special Protection Area Review Elements 
 
Following is an analysis of the Planning Board’s responsibilities in the review of the Final Water Quality 
Plan.   
 

1) Priority Forest Conservation Areas 
The Application meets the requirements of Chapter 22A, Montgomery County Forest 
Conservation Law.  The Final FCP (FFCP) was submitted with this Application which will amend the 
overall FFCP for the Cabin Branch development.  The boundary of the Site Plan area has no forest, 
stream buffers or environmentally sensitive areas within the proposed property boundaries. 
 

2) SPA Environmental Buffer Protection 
The Application proposes no additional disturbance within the stream valley buffer (SVB) for the 
stream at the rear of the project site that has not already been accounted for in the overall FFCP 
for the Cabin Branch development. 
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3) Impervious Surfaces 

There are no impervious limitations within this portion of the Clarksburg SPA; however, the 
Special Protection Area regulations allow the M-NCPPC to review imperviousness and to work 
with the Applicant to reduce imperviousness.  As part of the Preliminary Water Quality Plan for 
the Cabin Branch Development an overall goal of less than 45% imperviousness was established. 

 
This Site Plan indicates an impervious level of approximately 57 % for Lot 1 and 59% for Lot 2 with 
a combined average of about 58% for this application (Table 5). Although this is above the target 
of 45% imperviousness, the overall impervious level for the Cabin Branch development continues 
to be on track to meet this targeted goal of 45%, and higher levels of impervious surface are not 
uncommon in multi-family development.  An Impervious exhibit (Attachment J) shows where these 
impervious surfaces occur on the Property. 

 

 Tract Area Impervious Surface 
Area 

Percent 
Imperviousness 

Lot 1 223,463 sq. ft. 
5.13 acres 

127,463 sq. ft. 
2.93 acres 

57.2% 

Lot 2 209,524 sq. ft. 
4.81 acres 

123,301 sq. ft. 
2.83 acres 

58.8% 

Total 432,987 sq. ft. 
9.94 acres 

251,112 sq. ft. 
5.76 acres 

57.9% (avg.) 

 
Based on MCDPS recommendations of approval, and the Staff analysis above, Staff recommends 
approval of the Final Water Quality Plan submitted as part of this Site Plan Application. 
 
 
Forest Conservation 

The Subject Property is currently covered by a Final Forest Conservation Plan (FFCP) as part of the 
Infrastructure Site Plan.  The entire 535-acre Cabin Branch Development has an overall FFCP which 
was approved with the Infrastructure Site Plan.  The overall FFCP was designed to allow for the grading 
and installation of roads, utilities, and public amenities such as school and park sites. The intent of 
having one FCP was to ensure that as this multi-year project developed, portions would not be left 
uncovered by an individual FCP and the whole project would remain in compliance with the 
Montgomery County Forest Conservation Law.  Consistent with conditions 1 and 14(c) of the 
Infrastructure Site Plan Amendment No.  82005015B, the FFCP for the overall Cabin Branch 
neighborhood is being amended through review of a FFCP associated with the improvements 
proposed by this Site Plan. 
 
The overall FFCP with this Site Plan includes six worksheets separated by zones or land use: MXPD-
Employment, RMX-1/TDR, MXPD-Residential, Water Tower Storage Facility, Linthicum West, and 
“offsite Area A”.  Each individual site plan application is submitted with final grading and design, the 
FFCP and the worksheets associated with that particular site plan will be updated to reflect final design 
and grading details. The FFCP indicates that the individual applicants for each site plan area must meet 
the forest conservation worksheet requirements through a combination of on-site forest retention, 

Table 5 
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on-site planting of unforested stream buffers, landscape credit, and off-site planting within the 
Clarksburg SPA.  This Site Plan does not make any changes to the FFCP except add final grading and 
limits of disturbance for the multi-family housing.  The Subject Property does not contain any areas 
of landscape credit, forest planting or Category I Conservation Easement therefore there is no change 
to any of the worksheets. 
 
Under the M-NCPPC implementation of the SPA regulations, the Environmental Guidelines require 
accelerated reforestation of the SPA stream buffers and that any unforested portions of the stream 
buffer be afforested above and beyond the standard forest conservation requirements. Since the 
Cabin Branch Development includes land both in and out of the SPA and the tributaries drain to a 
common water body, Staff consistently recommended the treatment of the planting requirements as 
if the entire development is located within the Clarksburg SPA.  Therefore, conditions 1 and 14 of the 
Infrastructure Site Plan (82005015B) require the master development application, Cabin Branch 
Management LLC, to plant the stream buffers in accordance with the overall FFCP including the 
Planting Phasing Plan.  The Applicant must provide a five-year maintenance period for all planting 
areas credited toward meeting the forest conservation plan worksheet requirements.  Amendments 
to the FFCP have been approved with each of the site plans approved and amendments, to date, to 
the Infrastructure Site Plan (82005015A through 82005015G). 
 
The FFCP submitted for this Site Plan application conforms to the requirements established by the 
overall FFCP and meets the requirements of Chapter 22A, Montgomery County Forest Conservation 
Law.  This Application does not alter the existing forest conservation requirements for the Cabin 
Branch Neighborhood as established by the Infrastructure Site Plan, and Cabin Branch Management 
LLC continues to fulfil their obligations for the overall FFCP.  The FFCP sheets associated with this Site 
Plan show the proposed construction and LOD, consistent with Section 22A.00.0109.B. 
 
Tree Variance 
 
Section 22A-12(b)(3) of Montgomery County Forest Conservation Law provides criteria that identify 
certain individual trees and other vegetation as high priority for retention and protection. The law 
requires that there be no impact to: trees that measure 30 inches or greater DBH; are part of an 
historic site or designated with an historic structure; are designated as a national, State, or County 
champion trees; are at least 75 percent of the diameter of the current State champion tree of that 
species; or trees, shrubs, or plants that are designated as Federal or State rare, threatened, or 
endangered species.  Any impact to high priority vegetation, including disturbance to the critical root 
zone (CRZ) requires a variance.  An applicant for a variance must provide certain written information 
in support of the required findings in accordance with Section 22A-21 of the County Forest 
Conservation Law.  Development of the Property requires impact to trees identified as high priority 
for retention and protection, therefore, the Applicant has submitted a variance request for these 
impacts. 
 
Variance Request 
The Applicant submitted a variance request in a letter dated February 27, 2018. There is one specimen 
sized tree within the property boundary that will be impacted by construction.  This tree is identified 
as tree number 56, a Black Oak (Quercus veluting) with a DBH of 31 inches, and a proposed CRZ impact 
of 30%. 
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Unwarranted Hardship Basis 
 

Per Section 22A-21(a), an applicant may request a variance from Chapter 22A if the applicant can 
demonstrate that enforcement of Chapter 22A would result in an unwarranted hardship. In this case, 
the Applicant is faced with having to impact one tree. M-NCPPC staff (“Staff”) has determined that 
the impacts to this tree for the construction on these lots is unavoidable. Tree #56 is located just 
downslope of a proposed parking area for Building Two. The impacts to Tree #56 are due to the 
necessary regrading of the land to accommodate construction of the apartment building and 
necessary parking which was identified as appropriate in this location by the previous LMA and DPA. 
The Applicant has pulled the limit of disturbance (LOD) as far away as possible from the tree and has 
proposed a retaining wall system to lessen the impacts to this tree.  Without such measures the tree 
would need to be removed. Development will still impact approximately 30% of Tree #56’s critical 
root zone (CRZ). As a result, not being able to obtain a variance to impact this one tree would 
constitute an unwarranted hardship on this Applicant to develop this site. Therefore, Staff concurs 
that the Applicant has a sufficient unwarranted hardship to justify a variance request. 
 
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 determinations based upon the required findings in the review of the variance request 
and the Forest Conservation Plan: 
 
Variance Findings 
 
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 impact to this one tree 
due to the location of the trees and necessary site design requirements imposed by governmental 
agencies. Because of the tree’s location just downslope of the developable area, any reasonable 
development of this Property as a multi-family building as envisioned by the DPA and allowed for by 
zoning would likely impact the tree.  Therefore, Staff finds 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 requested variance is not based on conditions or circumstances which are the result of actions by 
the Applicant. The requested variance is based upon the location of the tree, existing site conditions 
and necessary design requirements of this Site Plan application. 
 
3. Is not based on a condition relating to land or building use, either permitted or non-conforming, 
on a neighboring property. 
 
The requested variance is a result of the existing conditions and is 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. The specimen tree being moderately impacted and will not be removed. Therefore, Staff 
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concurs that the project will not violate State water quality standards or cause measurable 
degradation in water quality.  
 
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 however by the posting of this Staff Report staff has not received a 
final recommendation.  Staff will update the Planning Board at the time of the hearing if a 
recommendation is received. 
 
Variance Recommendation by Staff 
 
Staff recommends approval of the variance request.  
 
 
 

SECTION 6: CITIZEN COORESPONDENCE AND ISSUES 
 
The Applicant has met all proper signage, noticing and pre-submission meeting requirements for the 
submitted Applications.  A pre-submission meeting for the Site Plan was held on September 25, 2017 at 
Clarksburg High School.  According to the submitted minutes of the meeting, six were in attendance.  The 
Applicant gave a presentation and engaged in a question and answer with the community in attendance.  
As of the date of this Staff Report, Staff has not received any correspondence from the community 
regarding this Site Plan. 
 

SECTION 7: CONCLUSION 
 
The Applications meet all requirements established in the Zoning Ordinance in effect on October 29, 2014.  
The Site Plan conforms to the binding elements of the LMA and DPA, meets the requirements of the MXPD 
zone, and meets all other necessary Site Plan findings.  The Site Plan was reviewed by other county 
agencies, all of which have recommended approval of the Site Plan. 
 
ATTACHMENTS: 
Attachment  A – Site Plan 
Attachment  B – Final Forest Conservation Plan 
Attachment  C – Development Plan 
Attachment  D – Binding Elements of DPA 
Attachment  E – Cabin Branch Tracking 
Attachment  F – MC Fire and Rescue Approval 
Attachment  G – MCDPS ROW Permitting 
Attachment  H – DHCA 
Attachment   I – WQP and SWM Letter 
Attachment J – Impervious Exhibit 
Attachment K – Town Architect 
Attachment L – Variance Request 
Attachment M – TDR Allocation Table 
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GENERAL NOTES

1. THE SUBJECT PROPERTIES ARE LOCATED ON TAX ASSESSMENT MAP NO. EV23 AND EV33.

2. TAX ACCOUNT NUMBERS ARE:

i.  02-03470055

ii. 02-00016916

3. THE HORIZONTAL DATUM IS BASED ON MARYLAND STATE PLANE (NAD-83).

4. THE VERTICAL DATUM IS NGVD29.

5. BASED ON AN EXAMINATION OF THE FEDERAL EMERGENCY MANAGEMENT AGENCY FLOOD
INSURANCE RATE MAP 24031CIND0A, EFFECTIVE DATE SEPTEMBER 29, 2006, THE SUBJECT
PROPERTIES ARE LOCATED ON PANEL NUMBER 24031C0160D.  FLOOD INSURANCE RATE MAP
24031CIND0A CONTAINS THE FOLLOWING NOTE IN REFERENCE TO PANEL
NUMBER 24031C0160D: “*PANEL NOT PRINTED - NO SPECIAL FLOOD HAZARD
AREAS".  THE 100 YEAR FLOODPLAIN SHOWN HEREON IS BASED ON A STUDY BY RODGERS
CONSULTING, INC., DATED MARCH 26, 2002 (FLOODPLAIN APPLICATION NUMBER 204747).

6. THE SUBJECT PROPERTY IS CURRENTLY ZONED CRT-0.5, C-0.25, R-0.25, H-130T, HOWEVER THIS
PROJECT WILL UTILIZE SECTION 7.7.1.B.1 OF THE NEW ZONING ORDINANCE AND WILL BE
DEVELOPED UNDER THE MXPD ZONE.

7. THIS SITE IS LOCATED IN THE LITTLE SENECA CREEK WATERSHED.

8. THERE ARE NO WETLANDS OR WATERS OF THE UNITED STATES LOCATED ON THE SUBJECT
PROPERTY.

9. THIS PLAN AMENDS THE OVERALL FOREST CONSERVATION PLAN FOR THE ENTIRE PROPERTY
820150150.

10. THE PROJECT IS PROPOSED TO BE SERVED BY PUBLIC WATER AND SEWER SYSTEMS.

11. CHANGES TO THIS PLAN THAT DO NOT CONFLICT WITH THE CONDITIONS OF APPROVAL DUE
TO FINAL ENGINEERING REQUIRED AS A RESULT OF PUBLIC AGENCY REVIEW, SUBSEQUENT TO
THE APPROVAL OF THE CERTIFIED SITE PLAN, ARE ALLOWED AND DO NOT REQUIRE
AMENDMENTS TO THIS PLAN BY THE MONTGOMERY COUNTY PLANNING BOARD.

NOTE
EXTENSION OF PETREL STREET, SOUTH OF BUILDING 2.
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Page 16 Resolution No.: 17-1002 

APPENDIX 
(Binding Elements) 

BINDING ELEMENTS 
1. 

The property 'that Is 1he subject: of this application (283.5 aeres) i 
part of a larger, mixed-use community planned for 535 acres shmYn 
on 1he Development Plan, of which the Appiieams are also ownElr$, 
The pormn of the property not being rezoned MXPD. Is zoned 
RMX-1ITDR and wil1 require the PlIrchase of Transfera 
Development Rights (TDR's) for the development planned 
Applica~ eeiQd on calcillatJon'1i> develoPlld wi." M-MCPPC $laff.i 
the mfal Master Plan residentia.l density for the 535-acre community! 
is 1,676 market 1'118 units plus 210 Moderately Price<l Dwellingi 
Units, ASSUming this density and the mix of unit types oalled for inl 
the Master Plan for the entire Cabin Branch Neighborhoodl 
(including a maximum of 20% multifamily) the 536-a¢!'lli) project will 
require 635 TDR's. The Preliminary Plan of SubdiWiion 
applicatJon(s) for the MXPD area and the remaining RMX-1ITDR 
area shall require 1hi purcha.se of TOR's in conformance with this 
calculatior't 

2. Off-sife Amenffies and F\!Istures I 
By the tim~ of issuance of building pell'l"lit$ for the 1 oQ"l' dwellingi 
unit in tn.a Cabin Branch Community., which consists of the !arge~. 
mixed-use community of 535 acres 5ho'110 on 'the Oevelopme 
Plan,the Applicants will dedicate the 10itn shown on the 
De.velopment Plantar an elementary school, a local park and al 
recreation facility. The sdloolsite will be rough-graded at a time 
de1ermined at 1he earliest Preliminary Plan of Subdivision 
application for the Cabin Branch Community, subject tol 
Montgomery County Pllblic School approval, 

3. Trip Reduction MesSlJres 

At the time of Preliminary Plan of Subdivision. the Appl~ants, M­
NCPPC Transportation Plann.JOg staff. and Department of PubliCi 
Works and Transporllition (DPWT) staff will consider mutuallYl 
acceptable trip reductions measun~s_ The parking ratios fur non-j 
residential uses in 1he Cabin Branch Community will be determined l 

at Site Plan, considering 1Jip reduction 90al$, j 
4. Street Network 

A nel.vtork of public &tree1s shall be provided, supplernen1Bd by 
private streets, in a goo pattem that promotes interconnectivity. 
Public streets will consist of Master Plan streets and additional 
busineS$ and residential etreets to form blocks tha~with the 
exception of Area [) defined on the Development Plan, are 
6ubstantiaUy similar 10 the street .system shown in the Road 
Hierarchy Plan of the Development Plan and that are subject to 
MNCPPC and DPWT approvals. '\ 

http:purcha.se
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Page 17 	 Resolution No.: 17-1002 

5, 	 Area 0 Strut Ne1W2rk 

Area D wUI be designed with a public or private street connecting 
First Avenue (Route A-304) and Newcut Road (Route A-302) in a 
grid pattern with a particular emphasis on a building line to frame 
Newcut Road Extended, with parking in 1he rear. 

EL 	 Street Character 

All streets wm adhere to a pedestrian..frlendly design to the extent 
practicable, which places particular emphasis on a building line to 
frame 1he street with ~rking in the rear, exduding raUlII and 
entertainment uses. Within the core, pedestrian friendly IJses 
including remll, residential, or office \MIl be located on the first floor. 
The entire MXPD area will confOrm to a Cabin Branch Community 
Streetscape Plan that IS designed to integra.te the entire 
community, which wiH be s.ubmittBd stSitllt Plan and is subject to M.. 
NCPPC and DPWT approvals.. 

7. 	 Special Roads 
I 

A,.:307 wi!! be designed ~$ an open seotlon arte.rial road WHhwide! 
green edges to provide a gateway to Black Hill Regional Park,! 
subject to M·NCPPC and DPWT approvals. The rural charactltr o~ 
West. Old Baltimore Road will be l'NIintained by minimizingi 
environmental impacts and providing generous green edges. ! 

8. 	 Service/Public Uses I
I 
, 

ServiceJPublic uses may indude up to 500 units for independe~ 
I~\ling for Senior, ~ults or p$!'$Ort$ with disabilities, assisted living, 
hra care, at continuing eare. . 	 I 

s. On·street Parking 	 I 
Applicants wlll include on-street parking on streets adjacent to retaill' 
facilities. (Excluding MD Route 121, Wellspring Street and

lGoldeneye Avenue.) 	 ! 
! 

10. 	 No single retail store wiIJ have a gross floor area that IS grestar bnl 
50;000 square feet, which wtll be a conditiOn of site plan approval! 
and will be referenced on the Certified Si1a Pian. I 

11. 	 The retail uses located in Area C will be neighborhood retail. 

I 

http:integra.te


Case No. Opinion Type of Plan Uses Approved Status 

G-806 9/9/2003 Local Map 
Amendment 
w/ PWQP 

Rezoned 283.5 acres to MXPD. 
Development Plan 535 acres to 
allow 1,886 dwelling units, 
2,240,000 sf. of commercial and 
500 senior housing units. 
 

 
Approved 

DPA 13-02 2/4/2014 Development 
Plan 
Amendment 

Modified G-806 to split 
commercial uses to specifically 
allow up to 484,000 sq. ft. of 
retail and 1,936,000 sq. ft. of 
office. 
 

 
Approved 

Preliminary Plans 

120031100 & 
12003110A 

 
 

 

6/22/2004 Preliminary 
Plan w/ PWQP 

1,600 dwelling units, 500 senior 
housing units, 1,538,000 sf. 
commercial space, 
transportation improvements, 
LATR review, road construction 
phasing on 535 acres of land.  
 

 
Approved 

12003110B 10/6/2008 Preliminary 
Plan w/ PWQP 
(based on 
previous 
approvals) 

1,886 dwelling units (including 
MPDUs), 2,420,000 sf. 
commercial space, 500 senior 
housing units. 

 
Approved 

12003110C 12/23/2014 Preliminary 
Plan 
Amendment 
w/ PWQP 

Modified APF to increase retail 
from 120,000 sq. ft. to 484,000 
sq. ft., and to decrease office 
from 2.3 million sq. ft. to 1.96 
million sq. ft.  
 

 
Approved 

Associated Mandatory Referrals 

08001-WSSC-1 3/24/2008 Mandatory 
Referral – 
Water Storage 
Tank 

750,000 gallon storage tank (24-
hour operation), intended to 
serve approximately 15,000 
people in the 760A Zone by year 
2020.  
 

Approved 

MR2014049 6/2/2014 Mandatory 
Referral  

Preliminary/Final Water Quality 
Plan and Forest Conservation 
Plan associated with the 
construction of MD 121 & I-270. 

Approved 

benjamin.berbert
Text Box
Attachment E



Case No. Opinion Type of Plan Uses Approved Status 

SITE PLANS 

820050150 09/19/2007 Infrastructure 
Site Plan w/ 
FWQP 

Roads only. Density per 
12003110B, maximum 635 
TDRs, 236 MPDUs, 28.32 acres 
green space, public water and 
sewer (W-3), Master Plan Unit 
Mix, 2,436,000 sf. retail and 
employment.  

 
Approved 

 

82005015A 
 
 
 

82005015B 
 
 
 

82005015C 
 
 
 

82005015D 
 
 
 

82005015E 
 
 
 

82005015F 
 

 

6/9/2008 
 
 
 

3/7/2012 
 
 
 

11/27/2012 
 
 
 

5/2/2013 
 
 
 

6/2/2014 
 
 
 

9/23/2014 

Infrastructure 
Site Plan 
Amendment 
 
Infrastructure 
Site Plan 
Amendment 
 
Infrastructure 
Site Plan 
Amendment 
 
Infrastructure 
Site Plan 
Amendment 
 
Infrastructure 
Site Plan 
Amendment 
 
Infrastructure 
Site Plan 
Amendment 
 

Modifications to the conditions 
of approval and roadway cross-
section of Old Baltimore Road.  
 
Revisions to FCP, SMW and 
FWQP. 
 
 
Revisions to FCP, SMW and 
FWQP. 
 
 
Modifications to Grading Plan, 
additional turn lane and 
additional pavement removed. 
 
Revisions to the FCP (category I 
easements and mitigation 
project. 
 
Revisions to the FCP including 
adjustments to the LOD.  

 
Approved 

 
 
 

Approved 
 
 

Approved 
 
 
 

Approved 
 
 
 

Approved 
 
 
 

Approved 

82005015G 7/25/17 Infrastructure 
Site Plan 
Amendment 
 

Revisions to the LOD and 
Category I Conservation 
easements for a new culvert and 
mitigation. 
 

Approved 

820060290 
 

10/20/2008 
 

 

Winchester I 
Site Plan w/ 
FWQP 
 

428 dwelling units, including 
multi-family, attached and 
detached one-family homes, 64 
MPDUs, 128 TDRs, 62.55 green 
space. 
 

Approved 



Case No. Opinion Type of Plan Uses Approved Status 

82006029A & 
820110080 

7/11/2012 Winchester I & 
II Site Plan 
Amendment 
w/ FWQP 

400 dwelling units in the MXPD 
and RMX-1/TDR Zones, 341 
dwelling units in the MXPD an 
RMX-1/TDR Zones 
 

Approved 

820120150 4/4/2013 Winchester III 
Site Plan 
Amendment 
w/ FWQP 

RMX-1/TDR zone w/ 185 
dwelling units (including 10 
MPDUs), consisting of 128 one-
family detached and 57 one-
family attached units using 56 
TDRs.  
 

 
Approved 

820060240 
 
 
 

9/29/2010 Gosnell 
Property Site 
Plan w/ FWQP 

Hotel, banks (employment), 
87,500 sf (hotel) and 8,600 sf. 
(retail) auto-related uses w/ 
parking waiver.  
 

 
Approved 

82006024A  Gosnell Site 
Plan 
Amendment 

Revise size and location of 
buildings, Modify mix of retail 
uses, reconfigure parking and 
on-site circulation 
 

Under 
Review 

820070140 5/2/2013 Toll Brothers I 
& Site Plan w/ 
FWQP 
 

435 dwelling units, including 239 
one-family detached, 68 one-
family attached and 128 multi-
family units.  
 

 
Approved 

82007014A 11/9/2016 Toll Brothers I 
Amendment 

Review for final design of the 
Dovekie Lawn and Seneca Ellipse 
Open Spaces, adjust lot lines and 
MPDU locations. 
 

Approved 

82007014B 3/29/2016 Toll Brothers I 
Amendment 

Redesign of the community 
center including additional 
bicycle parking, new handicap 
parking and accessibility, and 
new architecture 
 

Approved 

820100030 5/2/2013 Toll Brothers II 
Site Plan w/ 
FWQP 

RMX-1/TDR-3 Zone w/ 168 
dwelling units (including 128 
one-family detached and 40 
one-family attached units) with 

Approved 



Case No. Opinion Type of Plan Uses Approved Status 

10 MPDUs using 63 TDRs on 
46.35 acres. 
 

820140160 12/23/2014 Premium 
Outlets Site 
Plan 
 

MXPD development containing 
450,000 square feet of retail and 
restaurant uses. 

Approved 

82014016A 4/25/16 Premium 
Outlets Admin 
Amendment 
 

Revised grading, SWM, 
circulation and other minor 
changes to landscaping. 

Approved 

82014016B  Premium 
Outlets Admin 
Amendment 

Removal of a median in the loop 
drive, improvements to 
hardscape and landscape 
materials, and adjustments to 
retaining walls. 
 

Under 
Review 

820180060  Multi-Family 
W/ FWQP 

272 Multi-family dwelling units 
in two buildings including 25% 
MPDUs 
 

Under 
Review 
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DPS-ROW CONDITIONS OF APPROVAL  February 2, 2018 
 

820180060 Cabin Branch Multi-Family 

Contact: Sam Farhadi at 240 777-6333 

 

We have reviewed site plans files:  

 

“07-SITE-820180060-SP-3.pdf V5” uploaded on/ dated “1/30/2018”, 

 

The following needs to be addressed prior to the certification of site plan: 

 

1. Adjust the pedestrian refuge island width for the entrance at centerline station 

18+00 to match the existing 8’ sidewalk along the site frontage on Cabin Branch 

Ave. 

 

And, the following needs to be a condition of the certified site plan: 

 

1. At the time ROW permit a roadside tree protection plan should be submitted for 

review and approval. 
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PROFESSIONAL SEAL

I HEREBY CERTIFY THAT THESE DOCUMENTS WERE
PREPARED OR APPROVED BY ME, AND THAT I AM A
DULY LICENSED PROFESSIONAL ENGINEER UNDER
THE LAWS OF THE STATE OF MARYLAND.
NAME: GHASSAN KHOURI
LICENSE NUMBER: 25786
EXPIRATION DATE: JUNE 29, 2018

PREPARED FOR:
THE NRP GROUP, LLC
5309 TRANSPORTATION
BLVD.
CLEVELAND, OH, 44125
216.584.0602
CHERYL STEIGERWALD

ENGINEERS       PLANNERS
LANDSCAPE ARCHITECTS      SURVEYORS

VIKA MARYLAND, LLC
20251 CENTURY BOULEVARD  SUITE #400

GERMANTOWN, MARYLAND 20874
PHONE: (301) 916-4100

FAX:  (301) 916-2262
 GERMANTOWN, MD.           TYSONS, VA.

SCALE: 1" = 2000'
VICINITY MAP

SCALE: 1" = 2000'
VICINITY MAP

SITE

CABIN
BRANCH

6TH ELECTION DISTRICT
MONTGOMERY COUNTY,

 MARYLAND
WSSC GRID: 231NW 13 & 14
TAX MAP: EV 562 & FV-122

MNCPPC
#820180060

DRAWN BY: 
DESIGNED BY:
DATE ISSUED: 

50192

E-FILE STAMP

ARCHITECT
POLLEO GROUP
1760 RESTON PARKWAY
SUITE 510
RESTON, VA, 20190
703.481.6677
TRAVIS RITENOUR

LANDSCAPE ARCHITECT
URBAN
4200-D TECHNOLOGY COURT
CHANTILLY, VA, 20151
703.642.2306
ADAM STEINER

ATTORNEY
LERCH, EARLY, & BREWER,
CHTD.
7600 WISCONSIN AVENUE
SUITE 700
BETHESDA, MD, 20814
301.841.3826
ROBERT HARRIS

TRAFFIC ENGINEER
WELLS & ASSOCIATES
8730 GEORGIA AVENUE
SUITE 200
SILVER SPRING, MD, 20910
301.971.3416
CHRIS KABATT

PLANNER, CIVIL ENGINEER
VIKA MARYLAND, LLC
20251 CENTURY BOULEVARD
SUITE 400
GERMANTOWN MD, 20874
301.916.4100
BILL LANDFAIR

DESIGN CONSULTANTS
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DEVELOPER'S CERTIFICATE

THE UNDERSIGNED AGREES TO EXECUTE ALL THE FEATURES OF THE SITE
PLAN APPROVAL NO. 820180060 INCLUDING APPROVAL CONDITIONS,
DEVELOPMENT PROGRAM, AND CERTIFIED SITE PLAN.
DEVELOPER'S NAME:

COMPANY:  CABIN BRANCH APARTMENTS, LLC
CONTACT PERSON: JOE TORG

ADDRESS: 5309 TRANSPORTATION BLVD., CLEVELAND, OH 44125

PHONE: 216.475.8900

SIGNATURE:

CABIN
BRANCH

LOCAL PARK

LITTLE SENECA PKWY

0 25' 50' 100'

IMPERVIOUS
AREA

EXHIBIT

1 OF 1

PLAN LEGEND

IMPERVIOUS AREA (BUILDING)

IMPERVIOUS AREA (ROAD)

IMPERVIOUS AREA (SIDEWALK)

IMPERVIOUS AREA (AC UNITS)

LOT 1 (NORTH)

SITE AREA (5.13 AC.) = 223,463 SF

IMPERVIOUS AREA = 127,811 SF
PERVIOUS AREA = 123,648 SF
% IMPERVIOUS = 57%

LOT 2 (SOUTH)

SITE AREA (4.81 AC.) = 209,524 SF
IMPERVIOUS AREA = 123,301 SF
PERVIOUS AREA = 125,336 SF
IMPERVIOUS = 59%SITE AREA
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Cabin Branch Town Architect 

c/o KTGY Group Inc. 

8609 Westwood Center Drive, Suite 600 

Tysons, VA 22182 

T 703-992-6116   F 703-992-6428 

Cabin Branch Management, LLC 
c/o Mike Conley 
Cabin Branch Management, LLC 
6905 Rockledge Drive, Suite 800 
Bethesda, MD 20817 

 
March 21, 2018 
 
RE: Town Architect Review of The Cabin Branch Apartments – Conditional Approval 
 
 
Good Afternoon Mr. Conley, 
 
We have completed the review of The Cabin Branch Apartments for NRP Group at the 
request of Karl Alt.  NRP Group has been very supportive of the review process and helped to 
ensure this project benefits the greater Cabin Branch Community. 
 
The two apartment buildings, Building #1 & Building #2, as represented in the documents 
received from NRP Group on March 5, 2018 and supplemental documents received on 
March 20, 2018 are recommended for approval, subject to the following conditions: 
 

1. Signage & Monument plans will be submitted to the Town Architect for approval 
once developed. 

 
To the best of our knowledge, the proposed buildings meet the intent of the Cabin Branch 
Community Guidelines, and we are pleased to recommend that these building be approved 
pending the above conditions. 
 
If we can be of any further assistance we are happy to help. 
 
Thank you,  
 
 
_________________________________  Date:   ____March 21, 2018____________  

Smita Anand 
Principal 
KTGY Group, Inc. 
 
 
CC John May 
 Mike Kingsley 
 Karl Alt 
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