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Description

Limited Major Site Plan Amendment No. 81997014A:
Amendment to add a two-story community center
building including a leasing office; provide additional
ADA accessible parking; and provide new trash
enclosures; located at 2000 Harlequin Terrace; 5.57
acres zoned R-90; 1997 Fairland Master Plan.

Recommendation — Approval with conditions
Applicant: APAH Snowden LP

Submittal Date: 05/14/20
Review Basis: Chapter 22A, Chapter 59

Summary

e Staff recommends Approval of the Limited Major Site Plan Amendment, with conditions.

e This Amendment was reviewed under the standards and procedures of the Zoning Ordinance in
effect on October 29, 2014 and is subject to the grandfathering provisions of Section 59.7.7.1.B.3 of
the Zoning Ordinance.

e This Application proposes to add a two-story building, containing a community center and leasing
offices, to support the existing affordable housing development.

e No community correspondence received to date.
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SECTION 1: RECOMMENDATIONS AND CONDITIONS

Staff recommends approval of Site Plan Amendment No. 81979014A. The development must comply with
the conditions of approval for Preliminary Plan No. 119771710 and conditions of approval for Site Plan
No. 819790140, or as amended.

All site development elements shown on the latest electronic version as of the date of this Staff Report
submitted via ePlans to the M-NCPPC are required except as modified by the following conditions.?

Site Plan

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

substantially similar to the schematic elevations shown on the submitted architectural
drawings, or as determined by M-NCPPC Staff.

Environment

2. Forest Conservation & Tree Save

The Applicant must comply with the following conditions of approval for the Preliminary/Final

Forest Conservation Plan No. 81979014A, approved as part of this Site Plan:

a) The Applicant must schedule the required site inspections by M-NCPPC Forest Conservation
Inspection Staff per Section 22A.00.01.10 of the Forest Conservation Regulations.

b) The Limits of Disturbance (“LOD”) shown on the Final Sediment and Erosion Control Plan must
be consistent with the LOD shown on the approved Preliminary/Final Forest Conservation
Plan.

c) 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
Inspection Staff.

d) Prior to the start of any demolition, clearing, grading or construction for this development
Application, the Applicant must record a Category | Conservation Easement over all areas of
forest retention, forest planting, and portions of the environmental buffers as specified on
the approved Preliminary/Final Forest Conservation Plan. The Category | Conservation
Easement must be in a form approved by the M-NCPPC Office of the General Counsel and
must be recorded in the Montgomery County Land Records by deed.

e) Prior to the start of any demolition, clearing, grading, or construction for this development
Application, the Applicant must submit financial surety, in a form approved by Staff, to the
M-NCPPC Planning Department for the new forest planting credited toward meeting the
requirements of the approved Preliminary/Final Forest Conservation Plan.

f)  Prior to the start of any demolition, clearing, grading, or construction for this development
Application, the Applicant must record an M-NCPPC approved Certificate of Compliance in an
M-NCPPC approved off-site forest bank within the Anacostia River watershed to satisfy the
off-site reforestation requirement for a total of 0.55 acres of mitigation credit. The off-site

! For the purposes 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.



requirement may be met by purchasing credits from a mitigation bank elsewhere in the
County, subject to Staff approval, if forest is unavailable for purchase within the Anacostia
River watershed.

g) Prior to the start of any demolition, clearing, grading or construction for this development
Application, the Applicant must submit a Maintenance and Management Agreement
(“MMA”) approved by the M-NCPPC Office of the General Counsel. The MMA is required for
all forest planting areas credited towards meeting the requirements of the approved
Preliminary/Final Forest Conservation Plan.

h) Priorto the pre-planting inspection by the M-NCPPC Forest Conservation Inspection Staff, the
Applicant must remove any existing unnatural debris located within the proposed Category |
Conservation Easement area.

i) Prior to the initial planting acceptance inspection by the M-NCPPC Forest Conservation
Inspection Staff, the Applicant must install permanent conservation easement signage along
the perimeter of the Category | Conservation Easement as shown on the approved
Preliminary/Final Forest Conservation Plan or as determined by the M-NCPPC Forest
Conservation Inspection Staff. The M-NCPPC Forest Conservation Inspection Staff is
authorized to determine the timing of sign installation.

j)  The Applicant must provide invasive species management control measures within the
proposed Category | Conservation Easement at the direction of the M-NCPPC Forest
Conservation Inspection Staff. All proposed measures should be chosen with consideration of
the proximity to the off-site stream and the sensitive nature of this watershed. The use of
herbicides should be avoided where possible.

k) The Applicant must install the on-site plantings as shown on the approved Preliminary/Final
Forest Conservation Plan, within the first planting season following the release of the
Sediment and Erosion Control Permit from the Montgomery County Department of
Permitting Services for the Subject Property, or as directed by the M-NCPPC Forest
Conservation Inspection Staff.

Stormwater Management

The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Service (MCDPS) Water Resources Section in its stormwater management concept
letter dated August 17, 2020 and incorporates them as conditions of approval. The Applicant
must comply with each of the recommendations as set forth in the letter, which the MCDPS Water
Resources Section may amend if the amendments do not conflict with other conditions of Site
Plan approval. The MCDPS Water Resources Section will review, approve, and inspect all
landscaping within the Storm Water Management easements and facilities.

Fire and Rescue

The Planning Board accepts the recommendations of the Montgomery County Department of
Permitting Services (MCDPS), Fire Department Access and Water Supply Section in its letter dated
June 30, 2020, and hereby incorporates them as conditions of approval. The Applicant must
comply with each of the recommendations as set forth in the letter, which MCDPS may amend if
the amendments do not conflict with other conditions of Preliminary Plan approval.

Site Plan Surety and Maintenance Agreement

Prior to issuance of the first above ground building permit, sediment control permit, or Use and
Occupancy Certificate, 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
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that outlines the responsibilities of the Applicant. The Agreement must include a performance
bond(s) or other form of surety in accordance with Section 59-D-3.5(d) of the Montgomery County
Zoning Ordinance, with the following provisions:

a)

b)

c)

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
new landscaping, trash enclosures, rear deck, associated infrastructure (sidewalks, private
utilities, and storm drainage facilities). The surety must be posted before the first above
ground building permit of development and will be tied to the development program.

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

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)

c)

d)

Include the stormwater management concept approval letter, 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 clearing and grading.”

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

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

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



SECTION 2: SITE DESCRIPTION

Site Vicinity and Analysis

Site Vicinity

The Subject Property is located at 2000 Harlequin Terrace, which is due north of the intersection of
Serpentine Way and Aventurine Way in Silver Spring (“Property” or “Subject Property”). The area around
the Subject Property is developed primarily with single-family residential uses, both attached and
detached, with a mix of R-90 and R-200 zoned properties. Looking northwest of the Subject Property is
West Fairland Local Park and due west is the Paint Branch trail and watershed. Moving to the south and
west of the Subject Property is a mix of churches, schools, and commercial development.
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Figure 1: Vicinity Map

Subject Property
The Subject Property totals 5.57 acres in size and is located well within the 1997 Fairland Master Plan

area. As illustrated below, the entirety of the Subject Property is zoned R-90.
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Figure 2: Zoning Map

Site Analysis

Currently, the Property is developed with 87 affordable multi-family townhouse dwelling units, surface
parking along private loop road Harlequin Terrace, infrastructure, and associated site improvements, such
as trash enclosures.

The 5.57-acre Property is located within the Paint Branch watershed, which is classified by the State of
Maryland as Use Class Ill waters and is currently developed with existing buildings and parking lots. There
is approximately 0.11 acres of forest on the Property as well as several large trees, including one specimen
tree. A stream flows in a westerly direction through M-NCPPC park property located adjacent to and north
of the Subject Property. The northern portion of the Property, including existing buildings and parking
areas, is located within the stream buffer associated with the off-site stream.
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SECTION 3: PROJECT DESCRIPTION

Previous Approvals

The Subject Property was included as a part of a larger multi-phase development constructed in the early
1980’s. The Subject Property is located at 2000 Harlequin Terrace and is also referred to Parcel CC within
the Snowden’s Mill subdivision and on Plat 12393 (Attachment F).

Preliminary Plan No. 119771710

The Preliminary Plan was approved by the Planning Board on July 21, 1977 for the subdivision of over 157
acres into four neighborhoods. The development would be under the Cluster Optional Method of
Development. The Preliminary Plan required Site Plan approval for the neighborhoods with townhouse
units.

Site Plans

Site Plans were approved on March 1, 1979 for Site Plan No. 819790010 (Section VI) for 24 townhouse
units, Site Plan No. 819790140 (Section VII) for 87 townhouse units, Site Plan No. 819790020 (Section VIII)
for 46 townhouse units, and Site Plan No. 819780580 (Section IX). Section VIl was developed to satisfy
the MPDU requirement for the overall Snowden’s Mill development.



Proposal
The Applicant proposes to add a new two-story building that would provide both a community center and

of leasing offices for the existing affordable housing development on the Subject Property, and make the
following changes:

e add six additional handicap spaces, with associated ADA access aisles, sidewalks, and ramps,
resulting in a decrease of two parking spaces from 172 to 170 total parking spaces;
e replace the seven existing trash enclosures with new wood and chain-link enclosures.

o shain 2 = - REFLACE Fit . :
S g | s . ULPSTER o —
e Fiaty | — —|— f EMCLOSURE it
T SR w4 -..__ BEE ARCH "
'] . L ~ 1 =
HEPLAGE EX == s -
SEE ARGH Moy i

' aepLrCE D T
NEW ACCESSIELE PARKING DAMPSTER
SPAGE, 5IJEWALL RAMPS —~ ENC G5

AND SIGNAGE

N pAU MO ," /
/ /
g
iy 44 S8
L ‘—t—ﬁ g .Q:— ‘r‘y ;
INEES
E Y
\ <
R
) A
e
o b | /
\ A / I
\(v,\\ £ of
A &
%, /1
\ by ‘ /
A ’/
\ / 4
N\ N _'\ /
'
S } ! esce et ' i / / i S

Figure 5: Site Plan 81979014A



Building

The new two-story community building will be approximately 2,184 square feet in size. The building will
accommodate office space, for leasing and property management, and provide a community center for
new and existing residents of the development. The proposed community building will be located
between two existing townhouse buildings on an area with a steep grade change of approximately seven
feet. The steep change in grade allows for a deck at the rear and provides ‘at-grade’ entrances for both
the first and second levels of the community building.
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Figure 6: Community Building Elevations
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Figure 7: Community Building Floor Plans

Landscaping and Open Space

The proposed landscaping and open space are primarily located along the sides and to the rear of the
community building, surrounding the deck and near the storm water management area. The new
sidewalks connecting to the community building are also located within the proposed landscaped areas.
The plant materials are a mix of ornamentals, shrubs, and groundcover.
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Figure 8: Planting Plan at the Proposed Community Building

Circulation

The proposed layout for pedestrians and vehicles does not make any substantial changes to the existing
conditions. The parking is proposed to include six new handicap-accessible parking stalls, with associated
striping and ramps, thus reducing the parking count from 172 spaces to 170 spaces. The parking and drive
lanes will continue to function as it currently exists. There are two sidewalks being added to the front and
the rear of the proposed community building to provide access from the parking areas and existing
townhouse buildings.

Community Outreach

The Applicant has complied with all submittal and noticing requirements, and Staff has not received
correspondence from any citizens or community groups as of the date of this report.
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SECTION 4: ANALYSIS AND FINDINGS

The Site Plan Amendment is being reviewed under the old Zoning Ordinance in effect on and prior to
October 29, 2014 because it is subject to grandfathering under Section 7.7.1.B.1. Unless explicitly
discussed below, all previous Planning Board findings from the previous Site Plan approvals remain in full
force and effect.

Findings — Chapter 59 D 3.4(C)

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 Subject Property is located within the R-90 zone and the proposed building is an accessory use,
to the existing residential use, and is allowed within the zone. The proposed building would provide
much needed community space for existing and future residents, while also providing a small leasing
office for the development. As discussed below, the Application continues to comply with the
development standards of the R-90 zone.

Development Standards

The following Project Data Table indicates the proposal’s compliance with the Zoning Ordinance. Only
the standards that are affected by this Amendment are listed; a comprehensive modified data table
will be included on the Certified Site Plan. In accordance with Zoning Ordinance Sections 59-E-3.7 and
59-C-1.32, the modifications are shown below.

Table 1: Project Data Table for the R-90 Zone, Optional Method Cluster Development

Development Standard? Zoning Ordinance Previously Proposed for
Permitted / Required | Approved / Built Approval by
Site Plan

Community Building Size NA NA 2,184 SF
Accessory Building Setbacks

—  Front Determined at NA 182 ft. min.

—  Side Site Plan 188 ft. min.

— Rear 283 ft. min.
Building height 35 ft. max. 35 ft. max. 35 ft. max.
Parking (Sec. 59-E)
Parking Spaces

- Standard NA 166 spaces (exist.) 160 spaces

- Accessible NA 6 spaces (exist.) 10 spaces

- Total 155 spaces? 172 spaces (exist.) 170 spaces

2 There was not an increase to the previously approved residential density or building height, as well as retaining the
approved minimum setbacks. Additionally, the property was originally developed under a cluster method which
included properties that are currently subdivided. The previously approved development standards are taken from
the staff report for Site Plan No. 819790140 and the existing as-built conditions.

3 per Staff Report for Site Plan No. 819790140, dated February 26, 1979.
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The locations of buildings and structures, open spaces, landscaping, recreation facilities, and
pedestrian and vehicular circulation systems are adequate, safe, and efficient.

Location of Buildings and Structures

The proposed community building is centrally located within the Subject Property. The centralized
location provides convenient access for the public and residents. The community building is oriented
so that the front facade faces out to Harlequin Terrace, while the rear facade faces out to existing
open space/amenity area internal to the block. The proposed building would have direct access from
Harlequin Terrace, as well as from the rear deck. The two proposed lead walkways improve visibility
and wayfinding for the proposed building. In addition, it provides a circulation pattern that safely
balances the accessibility of pedestrians walking on the Property or from the parking and handicap
parking areas. The locations of the buildings and structures are adequate, safe, and efficient.

Open Spaces, Landscaping, and Lighting

The open space and landscaping will remain safe, adequate, and efficient. The Amendment proposes
landscaping around the perimeter of the proposed community building and rear deck. The
landscaping provides adequate screening and visual interest for the existing buildings, transformer,
and stormwater management facility located behind the community building. Additionally, the
landscaping helps to improve the open space around and behind the proposed community building
as they increase the amount and variety of plantings and are a response to the new pedestrian paths
and new building footprint.

Pedestrian and Vehicular Circulation

The pedestrian and vehicular circulation will remain safe, adequate, and efficient. Vehicular access to
the Subject Property will remain unchanged via Aventurine Way. The Amendment proposes minor
modifications to parking and the addition of two lead sidewalks to connect with the proposed
community building. The parking modifications are focused on providing six handicap-accessible
parking stalls, with associated striping and ramps, which reduces the total parking count from 172
spaces to 170 spaces. The loss of the two parking spaces is de minimis as the parking is still adequate
and well above what was required for the original approval. To connect with the existing pedestrian
network, new concrete sidewalks will be installed, including a direct exterior, at-grade entrance from
the rear of the building. The new lead walkways serve to provide adequate pedestrian connections
for the public and residents to the proposed community building at the front and rear entrances. The
Fire Marshall’s office has reviewed and recommended approval of the modifications.

Transportation

Master Plan Transportation Facilities

Aventurine Way is an unclassified residential street road with a 60-ft right-of-way. Harlequin Terrace
is a private road. There are no bicycle facilities recommended. Transportation access is safe and
adequate for the proposed use. This application is consistent with the 2018 Master Plan of Highways
and Transitways, the 2018 Bicycle Master Plan and the 1997 Fairland Master Plan.

Local Area Transportation Review (LATR)

The proposed application is for a new two-story building that will provide needed office space for
leasing and property management activities, as well as a community center to serve existing and new
residents (ITE code 495, Recreational Community Center). This amendment will not change the
approved residential use or density. According to the Institute of Transportation Engineer’s (ITE) 10th
Edition Trip Generation Manual adjusted for the Fairland/Colesville Transportation Policy Area, this
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project will result six (6) AM peak-hour person trips and seven (7) PM peak-hour person trips. As a
result, this project is exempt from additional Local Area Transportation Policy Review (LATR) because
the proposed land use generates fewer than 50 peak-hour net new person trips within the weekday
morning and evening peak periods. The Applicant included a Transportation Statement as part of this
Application. Access and circulation will be adequate for the proposed use.

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

The proposed community building is compatible with the existing structures on-site, as well as the
existing developments adjacent to the Property. The proposed community building would be two
levels and designed to match the scale and architectural character of the existing buildings on-site.
The site for the proposed community building includes steep grades, which the building would
incorporate by providing direct access to each floor with a front and rear entrance. The front
entrance would be directly accessible from the parking area for the first level, while the second level
would be accessible via the rear entrance from the deck. The proposed community building would
incorporate a mix of brick masonry and wood lap siding to visually connect it with the existing
development. The roofline would be varied with a mix of gables and hipped roofs to provide visual
interest and reinforce the existing residential architectural aesthetic. The proposed landscaping and
setbacks are compatible with the existing development. The landscaping provides adequate
screening and visual interest to connect the proposed building and architecture with the
surrounding residential townhouse units and existing plant materials. Additionally, the landscaping
accentuates the centralized location of the proposed community building, while the setbacks
provide compatibility by allowing adequate distance between the existing residential buildings.

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

Forest Conservation

Natural Resource Inventory/Forest Stand Delineation

The Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) #420201850 for the Property was
approved on May 22, 2020. The NRI/FSD identifies the environmental features and forest resources
on the Property. The Property contains approximately 0.11 acres of forest, including approximately
0.10 acres of forested stream valley buffer associated with an off-site stream located on the adjacent
park property to the north. There are no wetlands, 100-year floodplain, or highly erodible soils on the
Property. There are several areas on the Property that contain slopes greater than 25 percent. There
are nine trees greater than or equal to 24” Diameter at Breast Height (DBH) that were identified on
or adjacent to the Subject Property, one of which is 30” DBH and greater.

Forest Conservation Plan

The Application meets the requirements of the Montgomery County Forest Conservation Law
(Chapter 22A of the County Code). A combined Preliminary and Final Forest Conservation Plan (“FCP”)
was submitted for review as part of the Site Plan Amendment application (Attachment B). The
previous development plan approvals pre-date the Forest Conservation Law, therefore, the FCP is not
amending a prior plan. The FCP includes 0.11 acres of existing forest located on the northern side of
the Property. The existing forest is contiguous with forest located on the adjacent M-NCPPC park
property. The Application proposes to retain the 0.11 acres of forest, the majority of which is located
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within the stream buffer. The Applicant proposes to meet the 0.72-acre afforestation planting
requirement by reforesting 0.17 acres on-site within the unforested portion of the stream buffer and
the remaining 0.55 acres off-site at an M-NCPPC approved forest bank. The on-site retained and
planted forest will be protected in a Category | conservation easement (Figure 9). There are existing
encroachments with the on-site stream buffer which include buildings and parking lots that will
remain and will not be included within a conservation easement. Three significant trees (24-29.9
inches in Diameter at Breast Height), identified as Trees #1, 2, and 3 of the FCP will be removed for
the proposed development activity. The Application does not propose to impact or remove any trees
subject to Section 22A-12(b)(3), including any trees > 30 inches in diameter at breast height, so a tree
variance is not required.

Proposed Conservation Easements
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CONCLUSION

The Application meets all development standards and findings established in the Zoning Ordinance for
the R-90 zone. The locations of buildings and structures, open spaces, landscaping, and pedestrian and
vehicular circulation systems are adequate, safe, and efficient. Therefore, Staff recommends approval of
this Limited Major Site Plan Amendment subject to the conditions contained at the beginning of this
report.

ATTACHMENTS

Attachment A — Site Plan Composite

Attachment B — Forest Conservation Plan Composite
Attachment C — MC Fire and Rescue Approval

Attachment D — Stormwater Management Concept Approval
Attachment E — Statement of Justification

Attachment F — Previous Approval
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