MOoNTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPMITAL PARK AND PLANNING COMMISSION

Agenda Date: April 26, 2018
Consent Agenda Item No.

April 19, 2018

MEMORANDUM

TO: Montgomery County Planning Board
FROM: Gwen Wright, Planning Directorw .
VIA: Richard Weaver, Chief, Area 3 ?-PILJ

Sandra Pereira, Supervisor, Area 3
Benjamin Berbert, Planner Coordinator, Area 3

Re: Correction of Resolution for Site Plan No. 820170160, MCPB No. 18-017,
Mount Prospect

Attached is a redlined version of the Resolution for Site Plan No. 820170160, MCPB No.
18-017, Mount Prospect. The Resolution was mailed out to all parties of record on March
16, 2018. Corrections to this resolution have become necessary due to discrepancies found
regarding the amount of MNCPPC parkland dedication found on the zoning data table
during the certification process. Ultimately, this requires corrections to the zoning data
table in order to match the Preliminary Plan, Site Plan Drawings, and presentation given to
the Planning Board.

The corrections made are as follows:

1.) Page 13, MNCPPC SV Park Dedication, as required by 820170160 is corrected to
read 19.56 AC, and Net Developable Area, as required by 820170160 is corrected
to read 120.93 AC. The incorrect numbers in the resolution came from the Site
Plan Data Table shown on the Site Plan, which was not correctly updated to reflect
a change in requested park dedication made during the review process.

Staff is requesting the Planning Board's approval so that the corrected resolution can be
mailed out to all parties of record.
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I ‘ MONTGOMERY COUNTY PLANNING BOARD

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MCPB No. 18-017

Site Plan No. 820170160

Mt Prospect

Date of Hearing: March 1, 2018

CORRECTED RESOLUTION

WHEREAS, under Section 59-7.1.2 of the Montgomery County Zoning Ordinance,
the Montgomery County Planning Board is authorized to review site plan applications;
and

WHEREAS, under Section 59-7.7.1.B.1, the Planning Board reviewed this site
plan under the procedures and standards of the Zoning Ordinance in effect on October
29, 2014, including the zoning then in effect; and

WHEREAS, on September 14, 2017, Toll Brothers (“Applicant”) filed an
application for approval of a site plan for 186 new dwelling units including 121 one-family
detached units, 66 one-family attached units, and to retain one existing dwelling,
including 24 MPDUs and 17 TDRs on 170.77 acres of PD-2 zoned-land, located in the
northwestern quadrant of the intersections of Quince Orchard Road, Dufief Mill Road
and Travilah Road (“Subject Property”), in the Rural West Policy Area and 2002 Potomac
Subregion Master Plan (“Master Plan”) area; and

WHEREAS, Applicant’s site plan application was designated Site Plan No.
820170160, Mt Prospect (“Site Plan” or “Application”); and

WHEREAS, following review and analysis of the Application by Planning Board
staff (“Staff’) and other governmental agencies, Staff issued a memorandum to the
Planning Board, dated February 16, 2018, setting forth its analysis and recommendation
for approval of the Application, subject to certain conditions (“Staff Report”); and

WHEREAS, on March 1, 2018, the Planning Board held a public hearing on the
Application, and at the hearing the Planning Board heard testimony and received
evidence submitted for the record on the Application; and

WHEREAS, at the hearing, the Planning Board voted to approve the Application
subject to certain conditions, by the vote as certified below.
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NOW, THEREFORE, BE IT RESOLVED that the Planning Board approves Site
Plan No. 820170160 for 186 new dwelling units including 121 one-family detached
units, 66 one-family attached units, and to retain one existing dwelling, including 24
MPDUs and 17 TDRs on the Subject Property, subject to the following conditions:!

Conformance with Previous Approvals & Agreements

1. LMA and Development Plan Conformance
The Applicant must comply with the binding elements of County Council

Resolution No. 16-1393 Dated June 15, 2010 for LMA Case No. G-884,

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

No. 120170130.
Environment

3. Forest Conservation & Tree Save
The Applicant must comply with the conditions of approval for the Final Forest
Conservation Plan No. 820170160, approved as part of this Site Plan, subject to
the following conditions:

a) Prior to Certified Site Plan, the Applicant must revise the Preliminary &
Final Forest Conservation Plan to:

i. Revise the notation regarding approval of a forest bank on the
Property to indicate there is potential for the creation of a forest
bank for 7.02 acres of forest planting. Final approval of the amount
and specific areas to be included in the bank will be determined
after coordination with the M-NCPPC forest bank manager.

b) Site inspection by M-NCPPC Staff must occur per Section 22A.00.01.10 of
the Forest Conservation Regulations.

¢) The Final Sediment and Erosion Control Plan must be consistent with the
limits of disturbance shown on the approved Preliminary & Final Forest
Conservation Plan.

d) The Applicant must comply with all tree protection and tree save measures
shown on the approved Preliminary & Final Forest Conservation Plan.
Tree save measures not specified on the approved Forest Conservation Plan
may be required by the M-NCPPC forest conservation inspector or the M-
NCPPC Department of Parks Staff, when located on M-NCPPC
Department of Parks property.

1 For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner
or any successor(s) in interest to the terms of this approval.
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e) The Applicant must install permanent conservation easement signage
along the perimeter of the Category I 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 Applicant must install signs indicating areas of no disturbance/no
mow, and boulders or similar physical features around the perimeter of the
wetlands at the head of each farm pond as depicted on the approved
Landscape Plan.

g) The required 3.70 acres of forest planting for Phase 1 must be completed
within one year or two growing seasons after issuance of the 90th
residential building.

h) The required 3.32 acres of forest planting for Phase 2 must be completed
within one year or two growing seasons after issuance of the 170th
residential building permit.

i) The Applicant must bond the tree variance mitigation as part of the Site
Plan surety bond, and must complete installation of the tree mitigation in
conjunction with completing the open space amenity areas the trees are
located within.

j} Prior to issuance of the first Sediment Control Permit for each of the two
Phases shown on the Certified Site Plan, the Applicant must:

1. provide a Maintenance and Management Agreement to the M-
NCPPC Planning Department for the required planting for that
Phase, and the Agreement must be in such a form as to be
acceptable to the Department, as the designee/representative of
the Planning Board; and

ii.  provide financial surety to the M-NCPPC Planning Department to
guarantee the forest plantings for that Phase, in a form acceptable
to the Commission’s Office of the General Counsel.

k) Inthe event that one or both farm ponds need to be breached, the Applicant
must submit a Final Forest Conservation Plan Amendment to restore the
existing pond and dam embankment area with a mix of forest and emergent
wetland habitat. Final limits of disturbance and type of mitigation will be
determined during the Amendment.

I) In the event that the limits of disturbance or impacts to variance trees
changes as part of the Park Construction Permit Process for the sewer
connection through the Muddy Branch Stream Valley Park, the Applicant
will need to amend the Final Forest Conservation Plan to reflect the
necessary changes.

Open Space, Green Area, Facilities and Amenities

4. Green Area
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The Applicant must provide a minimum of 78% green area as defined on the
approved Green Area Exhibit.

5. Developed Area
The Developed Area of the Subject Property must not exceed 50% of the total tract

as shown on the Certified Site Plan, after subtracting the 10-acre local park
dedication. Developed area as defined by the binding elements of LMA Case No.
G-884 includes land located in building lots and road rights of way.

6. Open Space, Facilities, and Amenities
a) The Applicant must complete the open space amenity areas, to include
stabilized final grade, stormwater, and installing lawn furniture and
hardscape for each open space and/or amenity area prior to issuing the last
building permit within the block the open space amenity area is located in,
except for the following major amenity development triggers:

Prior to the issuance of the 45t building permit, the Applicant must
complete either the multi-age playground and associated open space
on Parcel M, Block A, or the Applicant must complete the amenities
around the central farm pond including the sitting areas, path over
the dam embankment and the fishing pier identified on the Certified
Site Plan as Parcel J Block A.

. Prior to the issuance of the 68th building permit, the Applicant must

have completed both the multi-age playground and associated open
space identified on the Certified Site Plan as Parcel M Block A, and
the amenities around the central farm pond including the sitting
areas, path over the dam embankment and the fishing pier identified
on the Certified Site Plan as Parcel J, Block A.

Prior to issuance of the 100t building permit, all open spaces and
amenity areas located within phase I of the development shall be
completed.

Prior to issuance of the 138t building permit, the Applicant must
have completed either the shared use path located along Street D,
the trailhead along Street IJ, and the natural surface trail connection
from the trailhead into the Muddy Branch Stream Valley Park, or
the multi-age playground and lawn area and associated open space
identified on the Certified Site Plan as Parcel C Block G.

Prior to the 177t building permit, the Applicant shall complete all
remaining natural surface trails and natural surface trail
connections, including two connections from Street E and one
connection from Street J, and the Applicant shall have completed
both the shared use path and trailhead located along Street D, and
the multi-age playground and lawn area located on Parcel C Block
G as identified on the Certified Site Plan.
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b)

vi. Prior to release of the final building permit (number 186), all
remaining amenity and open spaces on the Subject Property must be
completed and landscaping installed.

Any other landscaping shown within the open space and amenity areas
must be installed no later than the next growing season after completing
the space.

7. M-NCPPC Department of Parks

a)

b)

c)

d)

Prior to the construction of the sewer connection through the Muddy
Branch Stream Valley Park, the Applicant must receive a Park
Construction Permit from MNCPPC Parks separate from the approval of
the Site Plan. To minimize impacts to the existing natural resources, Parks
will require alternative construction methods and mitigation including
replanting, habitat enhancement, and stream stabilization as part of the
Permit. Should the final Construction Permit change the limits of
disturbance, or change the impacts to any variance trees, an amendment to
the Final Forest Conservation Plan will be required.

The Applicant must install permanent M-NCPPC Department of Parks
property line identification poles along the perimeter of the M-NCPPC park
dedication areas, in locations determined by the M-NCPPC Department of
Parks Staff.

Consistent with the development trigger in condition 6a, the Applicant
must install the natural surface trail connection from the identified
trailhead along Street D, into the Muddy Branch Stream Valley Park and
connecting to the existing Muddy Branch Stream Valley Park natural
surface trail. The ultimate alignment of this trail may be field adjusted in
coordination with Staff.

The Applicant must comply with the following development triggers and
conditions for the clearing, construction and dedication of the 10-acre local
park, identified as Parcel A, Block H:

i.  No construction equipment or material staging, stockpiling of dirt,
or stripping of existing topsoil outside of that necessary to demolish
the existing structures and install the interim improvements shall
be permitted on the area designated for the 10-acre local park;

ii.  Prior to issuance of the 138th building permit, demolition of the
existing farm house and all associated sheds and outbuildings on
the 10-acre park shall be complete, and plat(s) must be recorded
creating the 10-acre park parcel;

iil.  Prior to the issuance of the 163rd building permit, construction of
the 10-acre local park interim improvements must be complete and
final concurrent inspections scheduled with MCDPS and MNCPPC
Parks to ensure the 10-acre park is free of any trash and unnatural
debris, and is in compliance with the elements as shown on the
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iv,

Certified Site Plan. Prior to the final concurrent inspection, the
Applicant must submit to Staff a certification from a certified
professional that all improvements within the 10-Acre local park
have been built according to the Certified Site Plan;

Prior to release of the 180th building permit, the 10-acre local park
parcel must be conveyed by deed to MNCPPC Parks. At the time
of conveyance, the entire park including the interim improvements
shall be completed and in an acceptable condition as determined
by MCDPS and MNCPPC Parks Staff.

The portion of the Certified Site Plan covering the 10-acre local
park will remain in full force and effect until final conveyance of
the land for the 10-acre local park. After conveyance, the
MNCPPC Parks will be free to maintain and modify the 10-acre
local park in a manner that may or may not be consistent with the
Certified Site Plan without the requirement for a Site Plan
Amendment, except for maintenance of the eight-foot wide shared
use path, which must remain unless amended.

e) The Applicant must show on the Certified Site Plan at a minimum the

il.

following interim improvements on the 10-acre local park. The Certified
Site Plan shall include engineered drawings, and amenity details including
minimum design specifications. Review and approval of these
improvements will be performed by MNCPPC Staff during Certified Site
Plan review. Only the improvements, as shown on the Certified Site Plan,
shall be required in the 10-acre local park.

1.

Picnic Area:

1. A minimum of four picnic tables, two of which must be ADA
accessible located on a concrete pad with at least 3 feet of
clearance around the table. The tables should be located in
the northern portion of the 10-acre park, taking advantage of
the existing tree canopy near the location of the Farm House
that is to be removed;

2. At least 1 ADA accessible grill, to be located adjacent to at
least one of the ADA accessible picnic tables, including an ash
container for proper ash disposal; and

3. At least one trash receptacle, to be located along the ADA
accessible path between the picnic tables and Street B.

Dog Park:

1. In the northeastern portion of the 10-acre local park a
minimum of 30,000 square feet for a dog park, including a
minimum 10,000 square foot small dog enclosure and a
minimum 20,000 square foot large dog enclosure. The
primary dog enclosure spaces may have a natural (grass)
surface;
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2.
3.
4,
5.
6.

Access to both dog enclosures shall be through one common,
ADA accessible access point, including a double-gated
entrance feature, with a hard surface (crushed stone or
concrete);

All enclosure fencing shall be a minimum of five feet high,
galvanized welded wire fencing, Design Master panel or
equivalent, in a black finish,;

All fencing must have an 18-inch wide concrete mow strip
located under the fence;

One, double swing, self-latching maintenance gate shall be
provided for each dog enclosure area; and

Two benches, one trash receptacle and one doggie bag holder
per dog enclosure. Benches shall be located along the western
side of the enclosure, and be partially shaded by providing a
minimum of four total new canopy trees planted just outside
the dog enclosures.

iii.  Other general park improvements

1.

2.

All ADA accessible features must be connected to the parking
located along Street B by way of an ADA compliant hard
surface path. The main ADA accessible path shall be a
minimum of eight feet wide, and all side paths must be a
minimum of five feet wide;

Where the ADA accessible path to the picnic area and dog
park meets the shared use path along Street B, the Applicant
shall install a trailhead amenity area to include a pergola, a
minimum of two benches, a bike rack accommodating four
bikes, and one drinking fountain that is frost free, ADA
compliant and contains both a dog dish and a jug filler; and
Provide at least one point of maintenance access from a public
road into the 10-acre park, with a minimum 10-foot wide
paved driveway.

8. Recreation Facilities

a) The Applicant must provide at a minimum the following recreation
facilities as shown on the Certified Site Plan, which are to be built to the
specifications found in the 2017 Recreation Guidelines : one (1) fishing pier,
one (1) pedestrian connection or trail system, one (1) bikeway, five (5) open
grass area lawns — small, two (2) open grass area lawn — large, one (1)
natural area, two (2) multi-age playgrounds for all ages (2-12), two (2}
neighborhood greens, six (6) sitting areas and dedicate one (1) local park.

9. Maintenance of Public Amenities



MCPB No. 18-017

Site Plan No. 820170160
Mt Prospect

Page 8

The Applicant is responsible for maintaining all publicly accessible amenities
including, but not limited to mailboxes, trash receptacles, benches, trails,
trailheads, sculptures, the fishing pier, recreation facilities, light fixtures,
landscaping, retaining walls, and hardscape.

Transportation & Circulation

10. Transportation

11.

All private alleys must be constructed with a roadbed built at a minimum to public
tertiary street standards. Alleys 2, 4, 5 and 6 as identified on the Certified Site
Plan serve as fire lanes and must be a minimum of 20 feet wide. The remaining
alleys (1 and 3) shall be a minimum of 16 feet wide. Before the release of bond or
surety, the Applicant must provide MCDPS Staff with certification from a licensed
civil engineer that all streets and sidewalks have been built to the above
standards.

Pedestrian & Bicycle Circulation
a) The Applicant must provide the following bicycle parking facilities:
i.  Parking for a minimum of four bikes at the Muddy Branch Stream
Valley Park trailhead along proposed Street D;
ii.  Parking for a minimum of four bikes at trailhead located at the 10-
acre local park entrance; and
ili.  Parking for a minimum of two bikes at each of the proposed multi-
age playgrounds.

b) Prior to the specified development triggers below, the Applicant must construct
the following master planned pedestrian and bicycle facilities. The exact
location, design and construction of which must comply with the requirements
set forth by the Montgomery County Department of Transportation, Division
of Traffic Engmeermg and Operations:

1.  Prior to issuance of the 45th building permit, the Applicant must
construct a 10-foot wide shared use path along the property
frontage with Travilah Road from the proposed traffic circle with
Turkey Foot Road and the Property access, to a location off-site
approximately 300 feet east of the end of the Property boundary as
shown on the Certified Site Plan;

ii.  Prior to issuance of the 138th building permit, the Applicant must
construct an eight-foot wide shared use path along the Property
Frontage on Quince Orchard Road from the southern Property
boundary to the northernmost Property access location; and

ili.  As part of the construction of a new traffic circle at the intersection
of Travilah Road, Turkey Foot Road and the Subject Property
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entrance, the Applicant must construct a 10-foot wide shared use
path completely encircling the traffic circle.
Density and Housing
12. Density

This Site Plan is limited to 187 total dwelling units, including 120 new one-family
detached dwellings, 66 new one-family attached dwellings and one existing one-
family detached dwelling including 24 MPDUs and 17 TDRs.

13. Transfer of Development Rights (TDRs)
a) The Applicant must acquire 17 TDRs for the development.

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

14. Moderately Priced Dwelling Units (MPDUs)

The Planning Board accepts the recommendations of Department of Housing and

Community Affairs (DHCA) in its letter dated January 26, 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 a minimum of 12.5 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

15. Site Design
a) The exterior architectural character, proportion, materials, and articulation

must be substantially similar to the schematic elevations shown on Sheet
ARCH-820170160-001 and ARCH-820170160-002 of the submitted
architectural drawings in the Certified Site Plan, as determined by M-NCPPC
Staff.

b) The exterior architectural character, proportion, materials, and articulation of
the MPDUs must be substantially similar to the exterior architectural
character, proportion, materials, and articulation of the market-rate units, as
shown on the schematic elevations shown on Sheet ARCH-820170160-002 of
the submitted architectural drawings in the Certified Site Plan.
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c)

The buildings on lots 63 — 66, Block A of the Certified Site Plan must be
constructed to a minimum of two stories in height.

16. Landscaping

a)

b)

c)

d)

The Applicant must install the site elements including retaining walls, animal
sculptures, trailheads and the fishing pier as shown on the landscape plan
sheets of the Certified Site Plan, or an equivalent approved by Staff.

The Applicant must install the plantings shown on the landscape plans of the
Certified Site Plan. Any variation in plant species or quantity not already
accounted for in the plant substitution list needs MNCPPC approval.
Landscape and hardscape improvements shall be installed in each open space
or amenity area prior to that space being deemed complete per the open space,
facilities, and amenities development trigger.

Landscape and hardscape not associated with a specifically identified open
space or amenity must be installed by the end of the next planting season, after
development activities conclude on the adjacent land.

17. Lighting

a)

b)
c)

Before issuance of any building permit, the Applicant must provide
certification to Staff from a qualified professional that the lighting plans
conform to the Illuminating Engineering Society of North America (IESNA)
standards for residential development.

All on-site down-lights must have full cut-off fixtures.

Illumination levels must not exceed 0.5 footcandles (fc) at any property line
abutting county roads and adjacent residential properties, except for street
lighting.

18. 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)

b)

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

The cost estimate must include applicable Site Plan elements, including, but
not limited to: plant material including forest conservation variance mitigation
trees; on-site lighting; site furniture; mailbox pad sites; trash receptacles,
retaining walls; fences; railings; hardscape; paths; bike racks; recreation
facilities, play equipment, sculptures, trailheads, amenities planned for the 10-
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c)

d)

e)

acre local park, fishing pier, private alleys, and any other associated
improvements.

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.

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.

The bond or surety for any improvements located within the 10-acre local park
must not be released until Staff receives a certification from a certified
professional that all improvements within the 10-Acre local park have been
built according to the Certified Site Plan, and both MCDPS and MNCPPC
Department of Parks have completed a final inspection.

19. 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.

20. 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)

b}

¢)

d)

e)

g
h)

i)

Include the stormwater management concept approval letter, DHCA approval
letter, any other agency approval letters, development program, and Site Plan
Resolution on the approval or cover sheet(s).

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.”

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

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

Modify data table to reflect any differing development standards approved by
the Planning Board.

Ensure consistency of all details and layout between Site and Landscape plans.
The Site Plan and Landscape Plan shall be updated to include the necessary
changes to implement the requirements of Site Plan condition 7e.

Update all Certified Site Plan drawings to include the increased lot area for
lots 19 — 24 and 58 — 61 in Block A, and lots 3 — 11 in Block B.

Update the Developed Area exhibit to reflect a 50% developed area as approved
by the Planning Board.
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J) Include in the Certified Site Plan Set a Green Area exhibit that matches the
Site Plan drawings and include the following notes:
a. Green Area shown on this exhibit is illustrative and subject to
refinement as development eccurs on the Subject Property.
b, The minimum Green Area requirement for the Subject Property is 78%.
¢. Green Area is defined as area that provides light and air, or scenic,
recreational or similar amenities. This space must generally be
available for entry and use by the occupants of the buildings or area
involved, but may include space so located and treated as to enhance
the amenity of the development by providing landscaping features or
screening for the benefit of the occupants or those in neighboring areas.
Green Area may include but is not limited to public and private lawns,
decorative plantings, sidewalks and walkways on private lots, swales
and sidewalks within rights-of-way, active and passive recreational
areas including children’s playgrounds, public plazas, fountains, public
open spaces, private patios and swimming pools, wooded areas and
watercourses. Green Area does not include parking lots, driveways,
roads or any other vehicular surface, primary structures, or accessory
structures other than pools.

k) Ensure all Certified Site Plan drawings, figures and tables that reference the
10, 10.05 or 10.1 -acre local park parcel refer to the area as a minimum 10-acre
local park, or as 10.05 acres +/-.

1) Update the Binding Element No. 13 data table on the Certified Site Plan to
reflect a proposed total area for Land Bay A of 14.7 acres, a proposed total area
for Land Bay B of 9.5 acres, and a proposed total area for Land Bay D of 131
acres.

BE IT FURTHER RESOLVED that all site development elements shown on the
latest electronic version of Site Plan No. 820170160, Mt Prospect, submitted via ePlans
to the M-NCPPC as of the date of the Staff Report, are required, except as modified by
the above conditions of approval; and

BE IT FURTHER RESOLVED, that having considered the recommendations and
findings of its Staff as presented at the hearing and as set forth in the Staff Report, which
the Beard hereby adopts and incorporates by reference (except as modified herein), and
upon consideration of the entire record, the Planning Board FINDS, with the conditions
of approval, that:
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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 subject to the binding elements of a Development Plan, associated
with LMA case No. G-884 approved on June 15, 2010 by County Council
Resolution No. 16-1393. The Development Plan contained a total of 13 binding
elements and the Site Plan conforms with each of them.

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

Requirements of the PD-2 Zone

The Site Plan meets all the requirements of the PD-2 Zone which the Subject
Property is located within. The PD zone allows flexibility in design, the
integration of compatible uses and optimum land planning. The following data
table sets forth the development standards approved by the Planning Board and
binding on the Applicant, and based on other evidence and testimony of record,
the Application meets all of the applicable requirements of the PD-2 Zone.
Included in the table are how the Site Plan meets the requirements for the
required unit mix between attached and detached dwellings, Green Area,
Setbacks from adjacent development, and the specific requirement that lots 63-66
Block A as shown on the Site Plan meet the zoning standards of the RE-2 zone.

Data Table
Zoning Data Table: PD - 2 with TDR
Required by
Development Standard Required Z O | Required by G-884 | 820170160
Tract Area
Gross Tract Area N/A 170.77 AC 170.77 AC
Public ROW Dedication N/A TBD @ Site Plan | 20.23 AC
MNCPPC SV Park Dedication | N/A TBD @ Site Plan | 48:92 19.56 AC
MNCPPC Local Park
Dedication N/A 10 AC min 10.05 AC
Net Developable Area N/A TBD @ Site Plan | 9457 120.93 AC
59-C-7.13 & 7.14 Uses and
Density
SFD Units 35% min 55% min 65%, 121 units
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35% min/ 45%
SFA Units 35% min max 35%, 66 units
Total Density N/A 187 Units max 187 Units
MPDU Units 12.5% min 12.5% min 12.5%, 24 units
17 units max
170 units + 17
TDR = 187 total
TDR Units N/A units® 17 units
§9-C-7.16 Green Area
Green Area 30% min 30% min 78%, 133.2 AC
Developed Area N/A 50% max 50%, 80.3 AC
Lots, Setbacks, Building
Placement (lots 1 — 62, Block A;
1-11,Block B,1- 24, Block D,
1-21Block E,1-25Block F, 1
- 22, Block G)
Minimum Lot Area
Single Family Detached
(SFD) N/A TBD @ Site Plan 1,750
Single Family Attached
(SFA) N/A TBD @ Site Plan | 5,500
Lot width at front lot line
SFD N/A TBD @ Site Plan | 25 ft min
SFA N/A TBD @ Site Plan 14 ft min
Frontage on streets or open space | Required Required Provided
Front setbacks from street or
open space, Principal Building
Only
SFD N/A TBD @ Site Plan 10 ft min
SFA N/A TBD @ Site Plan 10 ft min
Side Street Setbacks, Principal
Building Only
SFD N/A TBD @ Site Plan | 4 ft min
SFA N/A TBD @ Site Plan | 4 ft min
Side Setbacks, Principal and
Accessory Structures
SFD N/A TBD @ Site Plan | 4 ft min
SFA N/A TBD @ Site Plan | 4 ft min

2 The Master Plan recommended 170 units maximum, with up to an additional 17 if TDRs are purchased. LMA G-
884 was approved assuming 17 TDRs for a total of 187 units.
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Rear Setbacks, abutting other
lots, Principal and Accessory
Structures

SFD N/A TBD @ Site Plan | 4 ft min
SFA N/A TBD @ Site Plan | 4 ft min
Rear Setbacks, alley, Principal
and Accessory Structures
SFD N/A TBD @ Site Plan | 4 ft min
SFA N/A TBD @ Site Plan | 4 ft min
Compatibility Section 59-C-7.15 | 100’ for SFA | TBD @ Site Plan | 220 ft min
Building Height, All Buildings | N/A TBD @ Site Plan | 40 ft max
Lots, Setbacks, Building
Placement RE-2 Zone (lots 63 —
66, Block A) 59-C-1.32
Minimum Lot Area 87,120 sq. ft. | 87,120 sq. ft. 87,120 sq. ft.
Lot Width at Front Building 150 ft min 150 ft. min 150 ft. min
Line
Front Yard Setback 50 ft min 50 ft. min 50 ft. min
Side Yard Setback (Principal 17 ft/35 ft 17 ft/35 ft total 17 fi/35 ft total
Building) total
Side Yard Setback (Accessory 15 ft min 15 ft. min 15 ft. min
Building)
Rear Yard Setback (Principal 35 ft min 35 ft. min 35 ft. min
Building)
Rear Yard Setback (Accessory | 10 ft min 10 ft. min 10 ft. min
Building)
Building Height 50 ft max 50 ft. max 50 ft. max
Lot Coverage 25% max 25% max 25% max
Parking (Entire Site Plan, lots 1
-187)
Vehicle Spaces On Lot, All
Dwelling Types 2 spaces/unit | 2 spaces/unit 374
Street Parking Local Park N/A 51 spaces min 52 spaces
Street Parking, All Others N/A 193 spaces max 164 spaces®
Total Site Parking N/A TBD @ Site Plan | 590 spaces

3 On-Street parallel parking spaces located on public roads is subject to MCDOT and MCDPS Right-of-Way
permitting review and approval at ROW permit.
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3. The locations of the buildings and structures, the open spaces, landscaping,
recreation facilities, and pedestrian and vehicular circulation systems are
adequate, safe, and efficient.

a.

Buildings and Structures

The location of buildings and structures is adequate, safe and efficient. The
design of the Site Plan establishes distinct hamlets of higher density
development and open spaces in the interior of the Property, with larger
lots and cul-de-sacs around the edges of the Property. This layout supports
compatibility with surrounding development, and locates development
away from environmentally sensitive resources. Within the dense hamlets,
most of the dwellings face the public streets or open spaces and have rear
loaded garages, framing the public realm with the front face of the
dwellings and reduces pedestrian/vehicle conflict along the sidewalks. The
placement of the dwellings on lots 63 — 66 on Block A are set back farther
from the road, consistent with the binding elements from the Development
Plan requiring these lots and dwellings comply with the RE-2 zone
standards.

Open Spaces

The location of the open spaces is safe, adequate and efficient. The Site
Plan creates multiple different forms and functions of open spaces including
active amenity filled playground, open play and lawn areas, smaller greens
and sitting areas, stormwater management areas, passive green areas that
will be managed as meadow, and forested areas protected with forest
conservation easements. The existing farm pond that is centrally located
on the Property will serve as the center of the new community. The pond
is surrounded by open spaces activated through landscaping, sitting areas,
a fishing pier and artistic sculptures. Radiating out from the central pond
are roads that are each lined with linear open spaces on one side, that are
a mix of open green lawns and landscaped stormwater management
facilities. These linear spaces extend to the outer edges of the developed
area and provide continuous open space connections between the Hanson
Reserve, the farm pond, and areas of stream valley buffer. This visually
and physically connects the central amenity to the more natural open
spaces around the periphery, and ensures all future dwellings are located
close to open space. The Subject Property is able to take advantage of the
existing Muddy Branch Stream Valley Park, and also dedicates the new 10-
acre local park, which will serve as a second focal point for the development
once fully improved by MNCPPC Department of Parks.
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Landscaping and Lighting

The location and type of landscaping and lighting is safe, adequate and
efficient for the development. The landscaping serves multiple purposes
including providing tree canopy coverage within a new residential
development and creating visual interest and enjoyment within the
proposed open spaces without negatively blocking sight lines or hindering
their use. Much of the landscaping including street trees and stormwater
management planting is under the purview of County agencies but is still
integral in establishing the urban canopy. The open spaces include
additional plantings as a means of further enhancing tree cover over many
of the pedestrian routes while still leaving some lawn areas in part or full
sun. The two multi-age playgrounds also have a special landscape
treatment with a mix of shade and ornamental trees, and limited use of
shrubs to frame in the play areas without hiding them from public view.
The Site Plan takes advantage of existing vegetation in many areas such
as saving the trees and shrubs around the farm ponds, the 10-acre local
park, and along Quince Orchard Road. Because the Property is currently
mostly farmland, many of the unimproved open spaces will be maintained
as meadow, which will help maintain some of the agricultural history of the
land. The open space area at the southernmost portion of the Property
between Travilah Road and proposed Street A, is being enhanced with a
meadow seed mix of native perennial wild flowers and sporadic plantings
of new trees to maintain the existing pastoral views from Travilah Road
today. Additionally, native perennial wildflowers will be planted around
the existing farm pond in the center of the development to enhance
vegetation and interest around the pond without blocking views to this
central amenity.

The Lighting on the Site Plan is primarily street lighting which is under
the final review of MCDOT. The Applicant is however placing hip-height
bollards along some of the pedestrian pathways within the open spaces and
mid-block connections that will enhance nighttime safety on these more
heavily used pedestrian routes. These low bollards will have a negligible
impact on any new dwellings and will not have any impact on properties
not within this Application.

Recreation Facilities

The location and quantity of provided recreation facilities is safe, adequate
and efficient. The Site Plan is providing for a total of 187 total dwelling
units and is subject to the recreation guideline requirements. The provided
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4.

recreational amenities will include passive and active facilities. The
Applicant also receives limited off-site credit for the existing Muddy Branch
Stream Valley Park which the Site Plan provides for two separate
connections into. The Site Plan proposes development of the Property in
two phases, and the quantity and location of amenities has been designed
to allow each phase to stand alone in the supply requirements. Conditions
are in place to require certain major amenities be provided as the entire
Site Plan develops. The multi-age playgrounds are both centrally located
with one in each phase, providing easy access to the denser hamlets near
the center of the Property, and the farm pond amenities are centrally
located to the entire community and will be established within the first half
of the project. Village greens and lawn areas of various sizes will be
completed as the block they are located within is finalized. The Staff Report
details how the recreation demand and supply is calculated, verifying that
the Site Plan supplies an adequate amount of recreational amenities for the
number of units approved.

Vehicular and Pedestrian Circulation

Vehicular and pedestrian circulation within the Subject Property is safe,
adequate and efficient. The road layout of the Site Plan is a modified grid
of streets in the central hamlet areas that radiate out into two cul-de-sacs
in the western portion of the Subject Property. This layout allows for
adequate traffic distribution and follows the higher developable portion of
the terrain. Within the hamlet areas, private alleys provide rear vehicle
access to these dwellings which reduces curb cuts to the road, and on the
periphery of the development where the lots are larger, the vehicle access
is accommodated in the front of the units. Sidewalks are provided on both
sides of most of the streets to ensure equal and adequate pedestrian
circulation within the Site Plan. The sidewalks are upgraded to shared use
paths along sections of streets A and B that are adjacent to the 10-acre local
park, and street D between the local park and the main Muddy Branch
Stream Valley Park trailhead where pedestrian and bike traffic is
anticipated to be higher. Mid-block crossings are provided in some of the
hamlets to link parking, open spaces and dwelling units together, and most
of the larger amenity areas have sidewalks either encircling or crossing
through them, ensuring access to the front of all dwelling units and use of
the amenity space.

Each structure and use is compatible with other uses and other site plans and with

existing and proposed adjacent development.
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The uses and structures are compatible with other uses, Site Plans, existing, and
proposed development on adjacent properties. The mix of attached and detached
dwellings on smaller lots in the central hamlets, immediately surrounded by
larger lots, helps the development integrate different lot and dwelling sizes in
close proximity while achieving the necessary compatibility around the edges.
Compatibility was also a major component of Zoning Case G-884 which approved
the rezoning from RE-2 to PD-2 and informed many of the binding elements on
the associated Development Plan. The four, two-acre lots located near the
Property’s southern entrance conform to the development standards of the RE-2
zone standards to ensure that the lot size and placement of dwellings is similar to
that of the existing RE-2 development located west and south of the Property. The
11 lots in the southeastern portion of the Property on Block B and adjacent to the
Versailes development are also on larger lots, and include an open space parcel
and landscaping to buffer the new development from the existing dwellings. The
placement of the 10-acre local park along Quince Orchard Road helps maintain
the low density feel experienced from that road, and it also places the new local
park adjacent to the Muddy Branch Stream Valley Park and opposite from the
Potomac Horse Center. The remainder of the Property is bordered by MNCPPC-
Stream Valley Park property which placed high priority on ensuring the protection
of forest resources.

The PD zone, under Zoning Ordinance Section 59-C-7.15 requires that no units
other than one-family detached be placed within 100 feet of the Subject Property
boundary to ensure compatible development types between new and existing
homes. Because the Site Plan design establishes a development pattern with the
densest portion of the development kept to the interior of the Property including
the attached dwelling units, and only one-family detached dwellings on larger lots
located closest to existing and proposed park resources, the Site Plan meets the
zoning ordinance requirement. The closest one-family attached dwelling to the
Property boundary is approximately 230 feet as shown.

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation, Chapter 19 regarding water resource protection, and any other
applicable law.

A. Forest Conservation
The Board finds that as conditioned, the Forest Conservation Plan (“FCP”}
complies with the requirements of the Forest Conservation Law. The
Preliminary FCP, No. 120170130 analyzed at a request by the Applicant to
have stream buffer encroachment, under Section IV-A1l of the Environmental
Guidelines, including five factors the Board must consider when evaluating the
request. The request for stream buffer encroachment has not changed with



MCPB No. 18-017

Site Plan No. 820170160
Mt Prospect

Page 20

the Final FCP and the Planning Board still finds the encroachment with
provided mitigation acceptable and conforming with the Environmental
Guidelines.

The Final FCP has the same net tract area of 173.57 acres, with 53.19 acres of
existing forest, 38.21 acres of forest retention and 14.98 acres of forest clearing.
Section 22A-12(f) requires a minimum retention of 34.71 acres which is equal
to the conservation threshold which the Final FCP meets. In total, the Final
FCP worksheet generates a 0.25 acre reforestation requirement which is being
met through upland planting on the Subject Property. The Final FCP also
shows 7.02 acres of stream valley reforestation to meet Master Plan
requirements, and includes a request by the Applicant to consider forest
banking the reforested stream valley areas.

B. Forest Conservation Variance

Section 22A-12(b)(3) of the Montgomery County Forest Conservation Law
identifies certain individual trees as high priority for retention and protection
(“Protected Trees”). Any impact to these Protected Trees, including removal or
any disturbance within a Protected Tree’s critical root zone (“CRZ”), requires a
variance under Section 22A-12(b)(3) (“Variance”). Otherwise such resources
must be left in an undisturbed condition.

During review of the Preliminary FCP, the Planning Board considered a
Variance for this Application. The Applicant requested the removal of 85
Protected Trees and CRZ impact to 49 Protected Trees as identified in the Staff
Report. No change to the limits of disturbance or impacts to Protected Trees
is being shown on the Final FCP. In accordance with Section 22A-21(a), the
Applicant has requested a Variance and the Board agreed that the Applicant
would suffer unwarranted hardship by being denied reasonable and significant
use of the Subject Property without the Variance.

The Board made the findings necessary to grant the Variance as part of the
Preliminary FCP, and because no changes are made to the Final FCP, the
Planning Board re-confirms approval of the Variance, with the mitigation of
263 new caliper inches of native canopy trees.

BE IT FURTHER RESOLVED, that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE IT FURTHER RESOLVED, that this Site Plan shall remain valid as provided
in Montgomery County Code § 59-D-3.8; and
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BE IT FURTHER RESOLVED, that this Resolution constitutes the written
opinion of the Board in this matter, and the date of this Resolution is March 16, 2018
(which is the date that the original Resolution was mailed to all parties of record); and

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

* * * * * * * * * ® *

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of the Maryland-National Capital Park and
Planning Commission on motion of Commissioner Patterson, seconded by Vice Chair
Dreyfuss, with Chair Anderson, Vice Chair Dreyfuss, and Commissioners Fani-Gonzalez,
Cichy, and Patterson voting in favor at its regular meeting held on Thursday, April 26,

2018, in Silver Spring, Maryland.

Casey Andé';(on, Chair
Montgomery County Planning Board




