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Statement in Support of Preliminary Plan
Creekside at Cabin Branch, Clarksburg, Maryland

Maryland National-Capital Park and Planning Commission, Planning Staff

Rodgers Consulting, Inc.

SUBJECT: Property (commonly known as the “Creekside at Cabin Branch”):

DATE:

Shiloh Parcels
1. 22300 Clarksburg Road, Boyds, MD 20841, +230.59 acres, and Apparent Deed Gap
+2.38 acres, Parcel P600, Tax Map EV13 (Tax ID #02-00028845)
2. Parcel P900, Tax Map DW61 (Tax ID #02-00029565), +43.65 acres
Parcel P900, Tax Map EV13 (Tax ID #02-00016871), +66.49 acres
3. Parcel P222, Tax Map EV12 (Tax ID #02-01592550), +59.51 acres

August 25, 2020

INTRODUCTION AND PROPERTY DESCRIPTION

Our clients, Shiloh Farm Investments, LLC and Pulte Home Corporation are the owners of
approximately 402 acres (gross tract area) of the (the "Property") located to the southwest of Interstate I-
270 and to the west of Maryland Route 121, in Clarksburg, MD. The Property is comprised of three
separate parcels, as described above, and the existing conditions include a mix of woodlands and farm
fields, with forest covering much of the stream valleys. The site is currently a mix of forest and active
agriculture preserve, bound by Clarksburg Road and single-family detached residential parcels to the east,
Ten Mile Creek to the west, forested land to the north and forested land and single-family detached
residential parcels to the south. The Property is zoned RNC (Rural Neighborhood Cluster). The Property is
also located with the Clarksburg West Environmental Overlay Zone (CWE), which was created via
Montgomery County Zoning Ordinance No. 18-28 and can be referenced by §4.9.6 of the Ordinance, the
Ten Mile Creek Area Limited Amendment Master Plan (“Master Plan”), which was adopted and approved
July 2014, as well as the Ten Mile Creek special protection area (SPA). There are no FEMA mapped
floodplains on or within 100' of the site. There is a historical resources on the site, as noted in the Master
Plan. The Cephas Summers House is a locally-designated property and includes a designated
environmental setting per the approved Master Plan, located along the eastern end of the site boundary.
Parcel 225, the 4-acre property owned by David and Danielle Delaney is currently contained within the
Property area, and accessed by access easement L.29581 F.499 (Parcel Two).

The Project was the subject of a Concept Plan review (No. 520190190 — Ten Mile Creek) in July
2019.

MASTER PLAN

The 1994 Clarksburg Master Plan (“the 1994 Plan”) amended the 1968 Clarksburg and Vicinity
Master Plan. The 1968 Master Plan provided policy guidance for the growth of Clarksburg from its present
rural character into a small town rather than a Corridor City as originally envisioned in the 1964 General
Plan. It also addressed the absence of public services, such as schools, parks, and roads. The 1994 Plan
also addressed new policy concerns that had emerged since 1968 such as the critical importance of
protecting environmental and historic resources, preserving farmland, transit-oriented land use patterns,
as well as land use pattern mixes.
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Preliminary Plan Statement of Justification
Creekside at Cabin Branch
August 25, 2020

In October 2012, the Montgomery County Council directed the Planning Board to undertake a
Limited Amendment of the 1994 Plan because environmental analyses showed continued uncertainty
about the ability to protect sensitive resources in Ten Mile Creek if full development occurred under the
original Plan recommendations. This Amendment includes the watershed of Ten Mile Creek.

The Ten Mile Creek Area Limited Amendment recommended the subject properties (and two
other parcels to the north) for residential development, with a number of guidelines for environmental
protection and housing unit mix. (The 1994 Master Plan had previously designated the Ten Mile Creek
area as a receiving area for transferable development rights, with a maximum of up to 900 units).

The Ten Mile Creek Area Limited Amendment provides for optional method development of the
Property under the RNC Zone, while providing flexibility in the mix of housing types, including a blend of
single-family and attached units as a means of achieving maximum development yields.

1. OVERVIEW OF PROJECT AND DESCRIPTION OF PROPOSED DEVELOPMENT

Development Proposal

In accordance with the Ten Mile Creek Limited Area Master Plan Amendment and Zoning Ordinance, the
Applicant proposes to develop the Property (“the Project”) with a walkable, pedestrian-friendly, environmentally
sensitive residential community totaling 326 dwelling units, including 117 single family detached units, 1 existing
house, 167 single family attached units and 41 MPDUs, associated amenities and parking to support The Creekside
at Cabin Branch development. The Preliminary Plan displays a clustered residential community, through an
interconnected grid of streets and greenways. The Preliminary Plan presents a combined single-family/townhouse
residential neighborhood that — although not as dense as envisioned by the Ten Mile Creek Area Limited
Amendment Master Plan, embraces the guidelines for environmental protection and housing unit mix.
Responding to market demands, a mix of 3-story townhouse and single- family detached homes, provide for
transitional land use from neighboring land uses to the nearby agricultural preserve.

. (1) Existing historical single-family detached lot with home (Cephas House)
(41) 16’ wide with rear-loaded garages
(25) 24’ wide with front-loaded garages
. (142) 20’ wide with rear-loaded garages
e +(117) two-story single-family detached lots
326 Total Units

Twelve and a half percent MPDUs (326 total units * 12.5% = 41 MPDUs) are proposed, to be co-located
within the townhouse community. The Project proposes processing the Preliminary Plan through the Optional
Method. The overall organization of the Preliminary Plan is established upon the main entrance of the community
from a fully improved Clarksburg Road. The multi-sized townhouses are anchored by single-family detached units
to the northwest, and the community center, as well as environmental features to the southwest. The single-
family detached units are tucked within the consolidated environmental buffer; allowing for expansive views to
existing natural features.

In order to provide a clear understanding of conformance with the Ten Mile Creek Limited Area Master
Plan Amendment, the Montgomery County Zoning Ordinance, as well as the Clarksburg West Environmental
Overlay Zone; various illustrative exhibits are included, in addition to this explanation. These include the
lllustrative Concept Plan, the Rural Open Space Exhibit, the Parkland Conveyance Exhibit, the Conservation
Management Area Exhibit, the Stream Restoration Exhibit, the Fire Access Exhibit, and the Lot and Street Diagram.

N:\MD-Montgomery\Ten Mile Creek\Documents\Technical\Preliminary Plan\SOJ\2020 08 25_SOJ_FINAL.Doc 2



Preliminary Plan Statement of Justification
Creekside at Cabin Branch
August 25, 2020

The Preliminary Plan is in accordance with the intent of the RNC Zone §4.3.5, to “...preserve open land,
environmentally sensitive natural resources, and rural character though clustering of residential neighborhoods...”,
as well as, “...to implement the recommendations of the applicable master plan...” The residences are clustered
away from environmentally sensitive resources, to provide a variety of unit types and lot sizes. The Preliminary
Plan illustrates existing environmental features, overall density, open space/forest preservation, amenities, and
the road network.

The Rural Open Space Exhibit clarifies how the open space within the Project, in terms of area and
percentage. Approximately 81% of the Property area will be used as Rural Open Space. Some of these open space
recommendations include forest preservation and afforestation, stream restoration area, a neighborhood park,
and conservation management plan area(s). Recommendations from the Ten Mile Creek Limited Area Master Plan
Amendment, Zoning Ordinance, and the Clarksburg West Environmental Overlay Zone have been taken into
careful consideration within this exhibit’s content. Specific recommendations from all of the above-mentioned
ordinances and regulations can be found in sections IV, V and VL.

The Parkland Conveyance Exhibit delineates approximately 280 acres of Park conveyance/dedication in
to two phases, whereas phase one areas are consistent with the master plan, and will not involve afforestation,
stream restoration or other forms of environmental enhancement. Phase two includes areas involving additional
development work for forest conservation afforestation requirements, banking or areas of required or elective
stream restoration. The Project is not proposing any afforestation beyond the limits of the Stream Valley Buffer.
There are afforestation areas surrounding the proposed 10 acre park area but all these areas correspond to the
limits of the buffer.

The Conservation Management Area Exhibit shows the areas that will allow the new development to
meet the performance goals of protecting natural resources within the Ten Mile Creek special protection area.
These goals include: the management of natural resources, preservation of pervious and compatibility with all
adjacent land uses. This plan is required to be approved with the Preliminary Plan.

The intent of The Stream Restoration Exhibit is to meet the requirements of the Approved and Adopted
Ten Mile Creek Area Limited Amendment, page 22, which requires the restoration of streams and wetlands
adversely affected by existing uses.

The Fire Access Exhibit illustrates compliance with the Department of Permitting Services’ Fire Code,
showing fire access routes within the townhouse cluster development, at a maximum of 150’ from a primary door
on each unit. All on-site private alleys are designed as a fire lane, with 20" minimum clear width. A 12’ emergency
vehicle access has been provided as a secondary connection to MD 121.

The Lot and Street Diagram shows proposed road types that meet MCDOT road standards, along with
anticipated MCDOT details, throughout the Project. It also delineates a limited number of proposed private
streets.

The Preliminary Water Quality Plan indicates how the Project will meet stormwater requirements and
the Preliminary/Final Forest Conservation Plan does so with respect to forest conservation requirements.

The Concept Plan. The Project was the subject of a concept application review by the Development
Review Committee (No. 520190190 — Ten Mile Creek) on July 9, 2019. This application addresses each of the
comments made at the DRC meeting.

The Preliminary Plan. The Project was the subject of a preliminary plan review by the Development

Review Committee (No. 120200050 — Creekside at Cabin Branch) on November 22, 2019. This application
continues to addresses the comments made at the DRC meeting that are applicable to the overall design.
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V.

PROJECT’S CONFORMANCE WITH THE MASTER PLAN

The proposed development directly implements the recommendations from the Ten Mile Creek Area

Limited Amendment Clarksburg Master Plan and Hyattstown Special Study Area. Set forth below in italics are the
Master Plan recommendations for the Property followed by an explanation of how the proposed development
conforms with each recommendation.

Ten Mile Creek Area Limited Amendment Master Plan Recommendations

Environmental Recommendations

Require development of the Pulte/King properties to include a conservation management plan for
areas outside the limits of disturbance that are not either dedicated to M-NCPPC for parkland or
placed in a Rural Open Space easement, if such areas are included in a development plan. This Plan
should be coordinated with the Planning Department and Department of Parks to address
management of natural resources, preservation of pervious land cover, and compatibility with all
adjacent land uses (both parks and development area). This conservation management plan must be
approved as part of the preliminary plan or site plan for the site. (Page 19)

Response: The Project does comply. Please see the Conservation Management Plan Area on the
Rural Open Space Exhibit. The Conservation Management Plan includes areas outside of the
Development Cluster Footprint and other uses programmed within the Rural Open Space of the
Project; including Forest Preservation and Forest Afforestation Areas. Pending further discussions
related to Parkland Conveyance, these areas consist of approximately 40.5 acres.

Reduce the development footprint and impervious cover, emphasizing reduced impacts to upland
forested areas and steep slopes. In particular, protect existing stream conditions in the high quality
headwater subwatersheds LSTM 110 (King Spring) and LSTM 111. (Page 19)

Response: The Project does comply with the reduction of the development footprint and
impervious cover limitations. Following delineation of all environmental features, the
Development Cluster Footprint was carefully arranged to avoid disturbances to such features. At
this time, no impacts to upland forest areas or steep slopes are proposed unless to address
specific Master Plan recommendations; such Step Pool Conveyance System outfalls or Stream
Restoration requirements. In both instances, the design and limits of these improvements has
been carefully coordinated with MNCPPC-Parks staff in order to minimize impacts and maximize
environmental benefits. .

Limit imperviousness to six percent of new development on properties recommended for the RNC
zone. (Page 19)

Response: The Project does comply with the imperviousness limitations found in the CWE. The
impervious area will not exceed 6%, see The Impervious Area Exhibits are contained within the
Preliminary Plan for reference.

Environmental buffers must be consistent with all regulations and guidelines. In addition, in all areas
in Ten Mile Creek other than the Historic District, on both sides of perennial and intermittent streams,
and adjacent to springs and seeps, buffers must be a minimum of 200 feet, and must be expanded to
include:
0 Allerodible soils (listed in the Planning Board’s Environmental Guidelines for Development, as
amended);
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0 Wetlands that extend beyond the buffer must have a minimum 50-foot wetland buffer;
0 Allephemeral streams, not including roadside drainage ditches, plus a 50-foot buffer;
0 Allslopes 15 percent or greater that begin within the buffers described above. (Page 19)

Response: The Project does comply with the environmental buffers and expanded buffers as
described in above and as reflected in the approved NRI/FSD. Each of these features has been
delineated and mapped as part of Project’s NRI/FSD #420190250; which was approved
September 10, 2019.

e Minimize disturbance of natural resources throughout the Ten Mile Creek Watershed, especially
forests in the headwater areas. Forest Conservation Plans for properties in the Ten Mile Creek
Watershed should protect:

0 All forest required by the Forest Conservation Law and Regulations (includes environmental
buffers as previously described and minimum retention requirements), as well as areas
defined in this Master Plan

O On the Pulte/King properties, all forest adjacent to environmental buffers;

0 All off-site forest planting for new development should be located in the Ten Mile Creek
Watershed as a first priority. (Page 19)

Response: The Project meets all aspects of the environmental protection requirements set forth
in The Master Plan. Please refer to Preliminary Plan and support drawings provided. In addition,
the Project will generate forest preservation and forest afforestation areas well beyond the
minimum mitigation requirements established by the Forest Conservation Law. As shown on
Preliminary / Final Forest Conservation Plan, approximately 253 acres in total will be preserved
or planted as part of the Project. Areas preserved or planted beyond the mitigation required for
the Project will be managed as a “Bank” and assist other Projects in the watershed, and beyond,
to comply with Forest Conservation requirements. This approach has required that the Parkland
Conveyance take place in two (2) phases; with the latter phase being the area of afforestation
that will make up the “Bank”. These areas will be dedicated following the establishment and
completion of the banking efforts.

Land Use & Zoning Recommendations

As mentioned in the development proposal, the Project proposes a walkable, pedestrian-friendly,
environmentally sensitive residential community totaling 326 dwelling units, (including MPDUs) associated
amenities and parking, which is approximately 0.80 units per acre. If developed at the maximum density of 1.22
units per acre, the Project would likely be limited to a single, townhome, unit type as suggested by the Master
Plan. Protection of environmental resources within Ten Mile Creek is the basis of the Project’s design approach.
Although the Project does not achieve maximum density for the site, the mix of unit types proposed allows the
clustered development footprint to more precisely respond to the Project’s environmental features, minimize
terra forming and is in keeping with the intent the RNC Zone.

e The stream impacts should be minimized by making preservation and protection of natural resources
a clear priority; maintaining natural drainage routes and patterns; minimizing imperviousness;
clustering development; planting all stream buffers in forest; and minimizing grading, soil disturbance
and soil compaction. (Page 42)

Response: The Project meets the aspects of the environmental protection requirements
described in this portion of the Master Plan. The implementation of both Montgomery County’s
Environmental Guidelines for Special Protection Areas (SPA) and Maryland Department of the
Environment’s (MDE) Environmental Site Design regulations (ESD) will further ensure compliance
to the Master Plan’s intent described above. Furthermore, the Applicant has coordinated the
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limits of direct stream restoration, as required by the Master Plan, and incorporated the
necessary provisions into the Preliminary Plan materials in order to complete these restoration
efforts in the future.

e The combination of reduced densities and cluster development could increase undeveloped open
space using privately owned conservation areas in addition to parkland. The Rural Neighborhood
Cluster (RNC) zone would allow a more precise percentage of open space to be required on the
properties. The RNC zone requires a significant portion of the open space to be undisturbed and
contiguous. It provides an optional method of development on public water and sewer service with a
range of allowable development densities up to a maximum of one dwelling unit per acre, and allows
master plans to make density recommendations, enabling a more precise density designation
appropriate to the properties. It also provides a standard method of development without sewer
service at one dwelling unit for every five acres, should that be determined more appropriate. (Page
42)

Response: The Master Plan requires that a minimum of 80% of usable space on the Property be
open space; specifically Rural Open Space as defined by §6.3.4 of the Zoning Ordinance. Per the
Rural Open Space Exhibit the Project consists of approximately 320 acres of Rural Open Space or
approximately 81% of the Property. This area of the Project will consist of multiple components,
as shown, and are to include:

- Forest Preservation

- Forest Afforestation (per Master Plan)

- Local Park (per Master Plan)

- Stream Restoration Area (per Master Plan)

- Conservation Management Area (per Master Plan)
- Environmental Banking Area

e The Cephas-Summers House, a locally-designated historic resource, is located on the property
proposed for development along Clarksburg Road. The current environmental setting includes the
whole property, but could be reduced to approximately five acres as part of the proposed
development. The house should be restored and become part of the adjacent development. (Page 42)
The house is in very poor condition and it may not be possible to save it. Applicant is working with
HPC staff on options.

Response: Applicant is currently working with Historic Preservation Commission (HPC) staff in
coordination with the status of the Cephas House. It was discovered at the July 2020 preliminary
meeting that the house could not be saved, and therefore the conclusion of the status of the
house and the setting shall be discussed at the September 2020 HPC meeting.

e Include these properties in the proposed Clarksburg West Environmental Overlay Zone, with a six
percent imperviousness limit and an 80 percent open space requirement. (Page 42)

Response: The Project does comply with the impervious surface limitations and open space
requirements found in the CWE; as discussed more thoroughly above.

e Allow optional method development in the RNC Zone with public sewer at a permitted density of one
unit per acre. Moderately priced dwelling units beyond the minimum 12.5 percent would be in
addition to the recommended density, in accord with Chapter 25A of the Montgomery County code, if
the development does not exceed the impervious surface cap. (Page 42)
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Response: The Project includes 12.5% Moderately Priced Dwelling Units. The Preliminary Plan
will be processed via the Optional Method though no additional, or “bonus”, density will be
requested.

e Provide flexibility in the mix of housing types; allow either a blend of single-family lots and attached
units, or exclusively attached units as a means of achieving maximum development yields. (Page 42)

Response: The Project proposes a blend of single-family and attached units consisting of 3-story
townhouses (16’ wide and 24’ wide with rear-loaded garages and 20’ wide with front-loaded
garages) and two-story single-family units. A development program consisting of exclusively
attached units and maximum development yields was considered, but ultimately, it was
determined that the current proposal provided the best means to address both environmental
protection and current market needs. Design techniques have been employed to help minimize
impervious cover, including:
e Cluster development with smaller building footprints on smaller lots; as well as
development within unforested areas
e The limitation of impervious cover for cul-de-sacs by reducing curve radii and providing
a green space within the turn-around area
e The preservation land with a high infiltration capacity to be used for storm water
infiltration or natural recharge area.

Legacy Open Space Recommendations

Montgomery County preserves its most significant undeveloped open space through its Legacy Open Space
program. The 2001 Legacy Open Space Functional Master Plan identifies natural resources, open space, farmland,
and historic places that can be conserved through a variety of protection tools, including easements, protection
through the regulatory process and, when appropriate, acquisition. The Plan includes the Special Protection Area
of the Ten Mile Creek Watershed as a Natural Resource site that meets Legacy Open Space criteria, but needs
further study to select specific properties.

e Protect the designated Natural Resource on an individual property basis using a variety of tools, which
may include easements, dedication through the development review process, and fee simple
acquisition. (Page 48)

Response: The Project does comply with the protection of designated natural resources by
including both areas dedicated to M-NCPPC for parkland/environmental protection and privately
owned conservation areas.

e To create the core of the Ten Mile Creek Conservation Park, dedicate the Rural Open Space outside of
the development envelope on the Pulte and King properties to the Department of Parks as a condition
of the development review process. Land unavailable through dedication during the development
review process may be acquired by the Department of Parks. (Page 48)

Response: The Project does comply with this element of the Master Plan by way of compliance
with and identification of the Rural Open Areas, as well of Parkland Conveyance by applicant,
please refer to the Rural Open Space and Parkland Conveyance exhibits found in the Preliminary
Plan. The Parkland Conveyance shall provide a new natural resource-based Neighborhood Park of
a minimum of 10 developable acres for close-to-home recreation for the Ten Mile Creek area,
designed to M-NCPPC Montgomery Parks standards.
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Parks & Trails Recommendations

The 1994 Plan created a park and open space system that designated general locations for new local parks serving
Clarksburg’s developing neighborhoods. Importantly, the 1994 Plan also made provisions for connections between
these local parks and the greenway network as prominent components of its overall vision. However, since park
planners did not anticipate the significant development west of I-270 that was ultimately approved as part of the
1994 Plan, no local park was included in the Ten Mile Creek Watershed. The Master Plan now calls for:

*  Provide a countywide natural surface trail, designed to M-NCPPC Montgomery Parks standards, in the
Ten Mile Creek area linking Little Bennett Regional Park and Black Hill Regional Park per the
Countywide Park Trails Plan (2008) and the 1994 Clarksburg Master Plan. (Page 49)

e Provide five trailheads, designed to M-NCPPC Montgomery Parks standards, to access the Ten Mile
Creek natural surface trail and nearby natural areas for park users and operations staff. (Page 49)

Response: The Project does comply with this portion of the Master Plan by providing its portion
(within the Project’s boundary) of the natural surface trail system and trailheads; refer to the
Preliminary Plan for proposed locations.

e Provide a new natural resource-based Neighborhood Park of at least 10 developable acres for close-
to-home recreation for the Ten Mile Creek area, designed to M-NCPPC Montgomery Parks standards.
The park, located outside of environmentally sensitive areas, is recommended as a platform for
walkable, close-to-home facilities and to serve as a trailhead for the Ten Mile Creek natural surface
trail. The park should have a natural resource theme and should be located adjacent to conservation
parkland. The proposed Preliminary Program of Requirements for the Neighborhood Park is as
follows:
O Access to the Conservation Park for trail users and operations, maintenance and police
functions from the planned development;
0 A trailhead with a small gravel parking area (6-8 spaces), with access through adjacent
development;
Picnic area;
Natural play area;
Community garden;
Community open space large enough for community festivals and pickup sports, of at least
15,000 square feet;
Adequate space to provide for Environmental Site Design, Stormwater Management, Forest
Conservation, and other regulatory requirements. Ensure that public infrastructure planning
for Clarksburg is fully coordinated with planning and implementation efforts for Clarksburg
Triangle Civic Green. (Page 49)

O O0OO0Oo

o

Response: The Project does comply with this element of the Master Plan. The Local Park is
proposed south of the clustered development footprint. The proposed location of the Local Park
differs slightly from that shown in the Master Plan but the proposed location provides access
directly from Clarksburg Road (Maryland Route 121), minimizes the impervious area needed to
provide vehicular access, and provides some distinction between the parkland area and the
proposed community. Meanwhile the location easily provides connectivity to the both the larger
Ten Mile Creek Park system and the proposed development via the proposed trailheads and
natural surface trail system. A minimum 10 acre area of the Property has been reserved for this
purpose. The allocation of impervious area towards the park, is being coordinated with the Parks
Department.
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Rural Open Space Requirements

e Include all land meeting the Environmental Buffer requirements, as well as forest protection, listed on

page 19;

Response: The Project does comply with this portion of the Master Plan as all environmentally
sensitive areas are proposed as part of the Rural Open Space; see the Rural Open Space Exhibit.

e The neighborhood park recommended for this portion of the watershed may be wholly or partially
within the Rural Open Space;

Response: The Project proposes the neighborhood park within the Rural Open Space; see the
Rural Open Space Exhibit.

e The following should be addressed when implementing the Rural Open Space Design Guidelines as
part of the development review process for these properties:

(0]

(0]

Concentrate cluster development in unforested upland areas; wooded stream valleys should
be left intact, undeveloped, and in their natural states as Rural Open Space;

Reduce environmental impacts and imperviousness during development by applying ESD
techniques;

Require a conservation management plan for areas outside the limits of disturbance that are
not dedicated to M-NCPPC for parkland or placed in a Rural Open Space easement, if such
areas are located in a development plan. The conservation management plan should be
coordinated with the Planning Department, the Department of Parks, and the Department of
Environmental Protection to address management of natural resources, preservation of
pervious land cover, and compatibility with adjacent land uses (both Parks and development
area). This conservation management plan must be approved as part of the site.

Direct new sewers away from Ten Mile Creek, utilizing proposed and existing roads; pump
stations may be required to make connections to sewer lines in Cabin Branch;

Size and locate lots to preserve rural views from Clarksburg Road and ensure an
environmental setting of five acres for the historic Cephas-Summers house. Include
restoration of the Cephas-Summers house in a development plan;

Incorporate open space into the clustered community to provide residents with recreational
opportunities;

Provide access from public roads within a development to the proposed Ten Mile Creek
Conservation Park to facilitate the creation of trailheads for natural surface trails and allow
park maintenance access.

Response: The Project does comply with this portion of the Master Plan by responding to each
point listed. The proposed Project:

- Has been designed to cluster development only in unforested areas;
- Reduce environmental and impervious area by various means including the
following application of ESD techniques;
=  The overall site layout has been designed to match
existing drainage divides
=  The water quality plan meets requirements of the Master
Plan by instituting the highest standards of protection for
proposed development areas, avoiding overflow
discharges onto steep slopes, managing discharges from
stormwater outfalls using step-pool storm drainage
conveyance systems, minimizing environmental buffer
impacts associated with ESD overflow outfalls.
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= Step pool conveyance to decrease runoff & erosion of
stream on site are being coordinated with parks

- Has been designed using individual Grinder Pumps and the proposed force main
sewer system will provide service without the need to be located near Ten Mile
Creek or cross its tributaries;

- Has been designed such that the Development footprint will provide
uninterrupted natural views from Clarksburg road by not placing housing units
directly along the roadway frontage, by screening the units placed in closest
proximity (with both the use of berms and natural landscaping), by placing no
housing units along the south side of the main primary street entrance for
expansive views into the adjacent stream valley, and by reserving the road
frontage south of the Cephas-Summers house for the natural resource based
neighborhood park;

- Has been designed to provide significant and integrated open space within the
development footprint to compliment the significant open space provided to the
exterior of the clustered development; and

- Will locate the natural-resource based park adjacent to Clarksburg Road to
provide for direct access from a public road.

Future Water Quality Plan Requirements

“Water Quality Plans for development in the Ten Mile Creek Watershed must comply with the most
current water quality regulations that include ESD outfall and overflow management strategies, such as:

Avoiding overflow discharges onto steep slopes.

Ensuring that any overflow occurs as sheet flow to the floodplain and/or receiving streams.

Managing discharges from stormwater outfalls using step-pool storm drainage conveyance systems
or comparable designs, as appropriate.

Minimizing environmental buffer impacts associated with ESD overflow outfalls.

Minimizing the need to convey stormwater across steep slopes and forested areas, and ensuring such
conveyance is done in a non-erosive manner.

In addition to current SPA requirements, Water Quality Plans for development in the Ten Mile Creek
Watershed must demonstrate the application of the following principles and strategies:

Minimize disturbance of natural resources throughout the Ten Mile Creek Watershed, especially forest
over in the headwater areas.
Minimize direct impacts associated with new infrastructure, such as the MD 355 bypass and the
sanitary sewer extension on natural resources.
Minimize grading the thin and rocky soils in Ten Mile Creek, which helps sustain groundwater flows to
the many springs and seeps.
Indicate the importance of limiting grading and soil compaction as much as possible through creative
site design and development staging.
New development must employ planning and zoning options and design techniques that minimize
impervious cover, including;
0 Cluster development with smaller building footprints on smaller lots with shorter driveways;
0 Place houses near the front of a building envelope to reduce driveway length, and provide
shared driveways, where feasible;
0 Design narrower streets with limited sidewalks;
0 Use vegetated swales to guide runoff toward ESD facilities or pervious areas instead of curbs
and gutters on secondary streets unless they conflict with other requirements;
0 Limit impervious cover for cul-de-sacs by reducing curve radii and having a green space in the
turn-around areaq;
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0 Preserve land with a high infiltration capacity to be used for storm water infiltration or
natural recharge area.
0 Maintain natural drainage patterns, especially around zero order streams by:
= Preserving and designing around ephemeral streams within the limits of
disturbance, as much as possible;
=  Maintaining existing natural topography and vegetation within 50 feet of
ephemeral streams;
= De-compacting and amending soils within the limits of disturbance (LODs) with
organic matter to a greater depth than currently required (this measure would be
determined by the Department of Permitting Services as part of development plan
approvals).
0 Environmental Site Design (ESD)
= As a first step, apply appropriate ESD site planning techniques within proposed
development areas to maximize environmental benefits;
= Site planning and design must be guided by and integrated with the selection and
appropriate location of ESD practices to achieve the greatest watershed benefits
based on an evaluation of specific site and subwatershed considerations;
= To the extent feasible, ESD practices should minimize the concentration of flows
through sheet flow and dispersion and must ensure any such conveyance is done in
a non-erosive manner.
O Require restoration of streams and wetlands adversely affected by existing uses after all
development is completed in the drainage area so as to allow the hydrology to adjust to the
new landscape.”

Response: As stated in the previous response, the Project addresses these provisions. The
Project:

- Has been designed to cluster development only in unforested areas;

- reduce environmental and impervious area by various means including the
following application of ESD techniques;

= The overall site layout has been designed to match
existing drainage divides

=  The water quality plan meets requirements of the Master
Plan by instituting the highest standards of protection for
proposed development areas, avoiding overflow
discharges onto steep slopes, managing discharges from
stormwater outfalls using step-pool storm drainage
conveyance systems, minimizing environmental buffer
impacts associated with ESD overflow outfalls.

=  Step pool conveyance to decrease runoff & erosion of
stream on site are being coordinated with parks

- Has been designed using individual Grinder Pumps and the proposed force main
sewer system will provide service without the need to be located near Ten Mile
Creek or cross its tributaries;

- Has been designed such that the Development footprint will provide
uninterrupted natural views from Clarksburg road by not placing housing units
directly along the roadway frontage, by screening the units placed in closest
proximity (with both the use of berms and natural landscaping), by placing no
housing units along the south side of the main primary street entrance for
expansive views into the adjacent stream valley, and by reserving the road
frontage south of the Cephas-Summers house for the natural resource based
neighborhood park;
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- Has been designed to provide significant and integrated open space within the
development footprint to compliment the significant open space provided to the
exterior of the clustered development; and

- Will locate the natural-resource based park adjacent to Clarksburg Road to
provide for direct access from a public road.

V. PROJECT’S CONFORMANCE WITH ZONING ORDINANCE

The intent of the RNC Zone is to “...preserve open land, environmentally sensitive natural resources, and rural
character though clustering of residential neighborhoods...”, as well as, “...to implement the recommendations of
the applicable master plan...” Compliance with the intent of the RNC Zone is inherit with compliance to the Master
Plan. The Project does comply with both requirements.

“Townhouse Living” as well as “Single-Unit Living” are proposed for the Project, and are Permitted Uses in the
RNC Zone (see Use Table 3.1.6 below). The RNC zone also allows development under optional method MPDU
Development, and the Project will be applying for development under this method. This “optional method of
development is permitted where moderately priced dwelling units (MPDUs) are included in a development above
the minimum required by Chapter 25A, to facilitate the construction of those units. Optional method MPDU
development allows an increase in density above the total number of dwelling units allowed by the standard
method of development; allows additional building types; and provides more flexibility for certain dimensional
standards.” The Master Plan (Pg. 42) states the development program can contain “...exclusively attached units as
a means of achieving maximum development yields.” However, the Project currently proposes both detached and
attached residential unit types and is not seeking bonus density.

Section 3.1.6. Use Table

The following Use Table identifies uses allowed in 2ach zone. Uses may be modified in Overlay zones under Division 4.9.

Residential
Rural identi identi C /
and i .- i ) : i .' Dctat.hc.d ) | 'lm.vnhu..lsz | Mf.ll\iAU,\il identi; nt

USE OR USE GROUP Standards | AR R RC |IINC RE-2 |RE-2C| RE-1|R-200 R-90 R-60 | R-40 TLD TMD THD R-30 R-20 R-10|CRN CRT | CR |GR | NR |LSC [EOF | IL [ IM | IH
AGRICULTURAL
Agricultural Auction Facility 321 C
Agricultural Processing 322 |clclc] — 1T I T T 1 1 T 11 1 1 Pl PP
Community Garden 323 ool cfcfo ool ool elelelelelelelofoeloloefolololoele]
Equestrian Facility 324 |uclucluclucl e e el el T T 7T 1T 1T 1T 1T 1 (B 11 7
sy Macmesie | s [ e ue 3K v
Farming 326 |plepieplple| e p|® PP P
o 327 | I -

Nursery (Retail) 327a |[c[c|clc|clc [cc BEEEDE Lt

Nursery (Wholesale) 3278 |c|ciclclclciclc! | | 7 | | 17 711 (B 11 plp]
Slaughterhouse 328 |c|clc] | [ 1 1 T 1 1 [ 1 ]
Urban Farming 329 1 T oo oo e ool o oo oo o e o
ACCESSORY AGRICULTURAL Uses 3.2.10 I I I [ I [ I | l I I ] [ I

Farm Airstrip, Helistop 3210A | C C

Farm Alecohol Production 32108 |L/C|L/C L LC|LC LfC

Farm Market, On-site e I R I e I e e
TemPORARY AGRICULTURAL LIsES 3211 | | | | | | | | | | | | | |

Agricultural Vending 32114 [ N O T A VR A T A R A A A A AR TR

B e B T e B
RESIDENTIAL [ [
HousesoLn Living 331 | | [ | | | | | | | | | |

Single-Unit Living 3318 P P P P P P P P P P P P P P P P P P P P L L L L

Two-Unit Living 33.1.C e vl o lolelelielelelelelelrlelelL L]t

Townhouse Living 3310 IR [Uluclueluelue e el elelelriple|eic] L]t

Multi-Unit Living 331 ] T T T T T e e e el e L

Key: P = Permitted Use L= Limited Use C = Conditional Use Blank Cell = Use Not Allowed

N:\MD-Montgomery\Ten Mile Creek\Documents\Technical\Preliminary Plan\SOJ\2020 08 25_SOJ_FINAL.Doc 12



Preliminary Plan Statement of Justification
Creekside at Cabin Branch

August 25, 2020

RNC Zone, Optional Method Requirements

A diversity of lot sizes is required. The Planning Board must evaluate the range of lot sizes
provided and ensure that a proposed development is compatible with existing development on
adjoining properties and is consistent with the purpose and intent of the zone.

Response: The Master Plan establishes that a singular use is appropriate when reaching
maximum development densities. Despite this opportunity, the Project proposes a
blend of both attached and detached housing units. Each housing type will be offered in
various sizes and configuration providing for a diversity of lot sizes.

The Planning Board must favor diversity of house sizes where such diversity would be
substantially consistent with neighboring communities.

Response: The Project’s development program and unit mix is consistent with the
neighboring Cabin Branch community.

A lot developed under the optional method must be connected to a community water and
sewerage system, unless the applicant can demonstrate in a preliminary plan application that a
limited number of lots on a private well and septic facility within the cluster will provide a more
beneficial subdivision design because of environmental or compatibility reasons.

Response: The Project will to connect to public water and sewerage systems per the
approved Water/Sewer Category Map amendment (Montgomery County Resolution No.
18-66). As discussed, grinder pumps will be required to provide sewerage system service
to the Project.

The RNC zone also allows for an optional method of development without the provision of MPDUs
above those required by Chapter 25A, if recommended in the applicable master plan. The
maximum density for this type of optional method development is 1 dwelling unit per acre, unless
a lesser density is recommended by the applicable master plan.

Response: The Preliminary Plan intends to utilize the Optional Method, to provide the
required MPDU units, and achieve a density less than 1 dwelling unit per acre.
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RNC Zone, Standard Method Development Standards

Table 4.3.5C
E. RNC Zone, Optional Method Development Standards
MPDU
Development
Detached I I Section 4.3.5.E. RNC Zone, Optional Method Development Standards (cont’'d)
1. Site House | Duplex | Townh
Dimensions {min) Yooy
Usable area 10 acres -
Detached
~M%E‘§Tm's—-f: ] 1o e P—y G 3. Placement House Duplex Townhouse
e Planning Board may waive the 10 acre minimum where the property abuts an i
existing property developed under the provisions of optional method MPDU ___'!EL!E‘!;'!E.?_‘_"_’_E!’_L"_"_‘) = = o
Development, and the resulting development is a logical extension of the existing Front setback from public street 1 13 12
development. Front setback from private street or 15 15 15
_Density (max) .pen space . - .
Density, as recommended in the 15 15 13
master plan (unitsfacre of usable 1.22 Determined atsiteplan
area) sid . Equal to required setback for a detached house
e or rear setback, abutting P . X
Open Space (min) property not included in application building type in the abuttrlng zone under standard
Rural open space (% of usable area) % metho:
(See Section £.3.4) Rear setback, alley a4 : 4 1 4'
Common open space (% of usable 59 i i
area) (See Section 6.3.5)
Specification for Open Space
The minimum lot size for a developed lot intended to provide any portion of the
a. rural open space requirement is 10 acres, and a substantial majority of the lot must i . Equal to required setback for a detached house
be encumbered by the instrument regulating the rural gpen space. Slde or rear s_etbla?,:puttlnﬁ_ . building type in the abutting zone under standard
Site Coverage (max) property not included in application method
Site coverage ] n/a | n/a | 30% Rear setback, alley 4 i 4" i 4'
Specification for Site Coverage
In development with a t h building type, site ¢ ge is calculated based 4. Height
3 on the area of the site minus any area for detached house and duplex lots. Height {max)
Principal building, 35" ! 35 ! 35
2. Lot Accessory structure 25 i 25 i 25
_Dimensions {min) ,E }
Lot area A000SF | 3500SE | 1200SF 5. Buildings used for Agriculture Associated with Farming
Lot width st front building line Determinedatsiteplan . Specification for Bulldings used for Agriculture Assaciated with Farming __________
Lot width at front lot line 25 ; 25 ; pLS A building used for agriculture associated with Farming must satisfy the standards of
Frontage on street or open space Required a.  anaccessory structure, except a building used for agriculture is exempt from the
Coverage {max) i i height reguirements under Section 4.3.5.E.4.
Lot 3% | 3% | nia

(Legislative History: Ord. No. 18-08, § 8.)

In numerous locations within the RNC Standard Method Development Standards certain aspects, most notably
density, Rural Open Space is derived from the Project’s “Usable Area”. Per §1.4.2, Specific Terms and Phrases
Defined, the term Usable Area is defined as:

“The area upon which the density of development is calculated in optional method MPDU and
Cluster Development Projects. If more than 50% of the tract is within environmental buffers,
usable area is calculated by deducting from the tract the incremental area of the environmental
buffer that exceeds 50%.”

The Usable Area is equivalent to the tract area except, as noted, when the portion tract within environmental
buffers exceed 50% of the total tract. Based on these regulations, the Stream Valley Protection area (or “stream
valley buffer” or “buffer”) are delineated based on stream classification and adjacent topography. Additionally the
“buffer” also includes non-tidal wetlands, wetland buffers, floodplain areas, and slopes greater than 15% (when on
highly erodible soils). The Project’s Usable Area is equivalent to the gross tract area, approximately 402 acres, since
the NRI/FSD established the Expanded Stream Valley Buffer area as approximately 209 acres.
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Development Table — RNC Zone Optional Method

RNC ZONE - OPTIONAL METHOD

Clarksburg West

(includes 1 existing house)

MPDU ~ Townhouse Units
(12.5% required)

(12.5% required)
MPDUs Required:

Clarksburg | . . Preliminary

Master Plan* Environmental Zoning Ordinance Plan

- Overlay Zone
ZONING:
Existing Zone | RNC RNC RNC RNC
GROSS TRACT AREA:
Gross Tract Area = 402.62 A.C.
Net Tract Area = 179.29 A.C.
Dedication - Public Roads = 12.68 A.C.
Dedication - Private Roads (alleys) 1.55 A.C.
Expanded Stream Valley Buffer = 209.10 A.C.
UNIT TYPE:
Single Family Detached Units = 118%* Units

(12.5% provided)
MPDUS Provided: Units

sub-total SFA Units = 41 41
Single Family Attached Units = 167 Units
Maximum Density: )
Total = A 326 Units
489 Units
OPEN SPACE**:
Rural open space
(% of usable area) = 80% of 394.83 A.C. 80% of 402.62 A.C. 65% of 394.83 A.C.
Usable area = GTA =402.62- (SVB = 315.864 A.C. 322,096 A.C. 256.639A.C. AL E
209.10- (1/2 of 402.62 =201.31) =
7.79) =394.83 A.C.
Rural open space = 320.69  81.2%
Conservation Management Area 40.51
(CMA) =
Parkland Conveyance = 280.18
Total = 320.69
Open Space for Recreation & 5% of of 394.83 A.C.
L 27.04 6.85%
Amenities = 19.741A.C.
Maximum total impervious = 6% of 402.62A.C./ 10% of 402.62 A.C. /
23.98 5.95%
surface area 24.157 A.C. 40.262 A.C.
LOTS: 326 Proposed Lots
Lot area:
Single Family Detached (SFD) 4,000 min S.F.| 5,400-10,260 S.F.
Townhouse (SFA) 1,200 min S.F. 1,200 - 3,000 S.F.
Lot width at front building line:
Single Family Detached (SFD) 40'- 60 40'- 60'
Townhouse (SFA) 16'- 40' 16'- 40'
Lot width at front line:
Single Family Detached (SFD) N/A N/A 25' 40' - 60'
Townhouse (SFA) N/A N/A 14' 16'- 40'
Frontage on street or open space:
Single Family Detached (SFD) Required Provided
Townhouse (SFA) Required Provided
Lot coverage (max):
Single Family Detached (SFD) 35% 35%
Townhouse (SFA) N/A N/A
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Development Table — RNC Zone Optional Method (con’t)

Clarksburg West

Clarksburg ) ) ) Preliminary
Environmental Zoning Ordinance
Master Plan* Plan
Overlay Zone
PRINCIPAL BUILDING SETBACKS (MIN):
Front setback from public street:
Single Family Detached (SFD) 15' 15'
Single Family Attached (SFA) 15' 15'
Front setback from private street or open space:
Single Family Detached (SFD) 15' 15'
Townhouse (SFA) 15' 15'
Side street setback:
Single Family Detached (SFD) 15' 20'
Townhouse (SFA) 15' 15'
Side or rear setback:
Single Family Detached (SFD) p|a:§;frzr2;?§:;:;i::nce 5'
Townhouse (SFA) plar]DSZf;r:;?::;:t:iir::nce 4
Rear setback, alley:
Single Family Detached (SFD) 4 16'
Townhouse (SFA) 4 4
Side or rear setback, abutting property not included in application:
Single Family Detached (SFD) Equal to required setback for a 15'
detached house building type in
Townhouse (SFA) the abutting zone under standard 10'
method
ACCESSORY STRUCTURE SETBACKS (MIN):
Side street setback:
Single Family Detached (SFD) Side street setback of principal 20'
Townhouse building 15'
Side or rear setback:
Single Family Detached (SFD) Determined atsite plan 5
Townhouse Determined atsite plan 4"
Side/rear setback, abutting prop.
not included in application:
Sing|e Fam”y Detached (SFD) Equal torequired setback fora 15'
detached house building type in
Townhouse the abutting zone under standard 10'
method
Rear setback, alley:
Single Family Detached (SFD) 4 4
Townhouse 4 4
HEIGHT:
Principal building: 35' 35'
Accessory structure: 25' 25'
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Development Table — RNC Zone Optional Method (con’t)

Clarksburg West

Clarksburg . . . Preliminary
Master Plan* Environmental Zoning Ordinance Plan
- Overlay Zone

PARKING:

Residential Uses:

SFD (Market Rate - 117 units) = 117 117 spaces

2.0 space/unit 234 468 spaces

SFA (Market Rate - 167 units) = 167 167 spaces

2.0 space/unit 334 643 spaces

Townhouse (MPDU - 41 units) = 41 41 spaces

2.0 space/unit 82 82 spaces

Cephas House (existing - 1 unit) = Existing 3 spaces

Swimming Pool (Community) =

1.0 space/ Every 7 Persons Legally 16

Permitted to Occupy Pool (max 110 16 (includes 1 ADA  spaces

occupants) space)

Sub-Total Residential:

Market Spaces*** = 1111 spaces

Cephus House ex. Spaces = 3 spaces

MPDU Spaces = 82 spaces

On street = 186 spaces

Clubhouse Spaces:

2.5 spaces 1,000 pf GFA (2,500 sf GFA) 7 7 spaces
On Street Spaces = 6 spaces
ADA On Street Spaces = 1 space

Total Parking = 285 spaces

Bicycle Parking:

Required = 0 0 spaces

Provided = 4shortterm spaces

12 long term spaces
16 total spaces

*Includes The Approved And Adopted July 2014 10 Mile Creek Area Limited Amendment Of The Clarksburg Master Plan &

Hyattstown Special Study Area.

**RNC Zone Open Space, As It Relates To Rural Open Space Is Subject Requirements Per Sect. 4.9.6.d.7 Pursuant To The
Clarksburg West Environmental Overlay Zone Requirement.

***Off Street Parking =

117 - One-family Detached Units = 234 Garage Spaces + 234 Tandem Spaces.
142 - 2 Car Garage Townhouses = 284 Garage Spaces + 284 Tandem Spaces.

25 - 2 Car Garage Townhouses (Front Loaded) = 50 Garage Spaces + 25 Tandem Spaces.

41 - 1 Car Garage Townhouses= 41 Garage Spaces + 41 Tandem Spaces.
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Open Space
Rural Open Space requirements for the Project are based on the
Feature Open combination of regulations found in the RNC, Master Plan and CWE.
Space Certain aspects of the Master Plan recommendations seemingly
modify the underlying intent for the Rural Open Space requirements
Conservation area.or land .trust. for of the RNC.
natural, archeological or historical A
resources

Within the RNC Zone, the term “open space” is inclusive of Rural
Open Space. The allowed features in Rural Open Space is shown in
Table 6.3.3(A) of the Zoning Ordinance (Right). The types of uses are
restrictive; especially for the Rural Open Space portion of the
requirement. Rural Open Space requirements are set forth in §6.3.4.
By nature of the RNC, Rural Open Space requirement is applicable
and the Master Plan (in conjunction with the CWE) sets the

Open space such as a lawn, garden,
ornamental planting area, patio, X
walk and pathway

Open space such as a plaza,
promenade, arcade, urban park, or X
town square

Pedestrian or non-motorized

multipurpose trail x* requirement to 80% of the Usable Area (or 320 acres). Per both the

Ordinance and the Master Plan, the Rural Open Space must include
Natural resource-based recreation x* all areas located within and environmental buffer and the Master
Facility-based recreation « Plan goes further to also include all “...forest protection”. The Project

exceeds the minimum 80% Rural Open Space requirement
established by the Master Plan while meeting all allocation and
configuration requirements of the RNC.

Public space or amenity
recommended by an approved X
urban renewal plan

Above-ground utility rights-of-way A Open Space - per governing document
Water body, such as a lake, pond, A Governing Division/Page Rural Open Space Amount
and floodway Document Reference
Master Plan Page 42 80%, including buffers and sensitive
Non-structural, natural, and ESD A areas
facili
stormwater management facility Zoning Ordinance RNC Zone 4.3 Determined at Master Plan
Utility A CWE (Zoning CWE Overlay 80% of the total area
Ordinance) 4.9.6.D.7.
Other conservation-oriented use
compatible with the purpose of A

Division 6.3

Where A = Allowed and x = Not Allowed
*Allowed per Master Plan

Rural Open Space Design Requirements

Rural open space means land that is managed as farmland or in a natural state as allowed under Section
6.3.4.B.1.d.

e The Planning Board may approve a minor variation in the master plan recommended Rural Open Space if
it finds that the variation would retain or enhance both the quality and character of the Rural Open Space,
but the Planning Board must not approve less Rural Open Space than the zone requires.

Response: Approximately 81% of the site area is delineated as Rural Open Space. Some of these open
space recommendations include forest preservation and afforestation, stream restoration area,

neighborhood park, and conservation management plan area(s).

e In addition to any other requirements of Division 6.3 and Chapter 50 (Section 50-39), Rural Open Space
must:
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(0]

Limit the disturbance of the area to become Rural Open Space to the maximum extent possible
during construction of residential lots and associated infrastructure; and

Response: Disturbances along the edge of the development footprint will be minimized and
limited to ancillary development activities which are allowed within the Rural Open Space area.
Such ancillary uses could include non-structural and ESD related stormwater management
facilities and associated utilities. Additionally, certain recreation facilities such the neighborhood
park, trail heads, and natural surface trail will also be placed within the Rural Open Space area
per specific Master Plan recommendations.

Be recorded within a separate lot or parcel with a protective easement or covenant recorded in
the land records.

Response: The limits of subdivision and protective covenants within the Rural Open Space area
shall be established via the Preliminary Plan.

e In the RNC zone, all publicly or privately held land in the Rural Open Space area must be preserved in
perpetuity, either by dedication as parkland or by application of an easement or covenant in a recordable
form approved by the Planning Board. The easement or covenant must:

O restrict uses in the Rural Open Space under Article 59-3 and Section 6.3.4.A.4;

0 provide for the management of any natural or agricultural features under the approved site plan;
and

0 prohibit any development or subdivision within the Rural Open Space area not expressly allowed.

Response: Per the Master Plan and discussions above, limits of Parkland Conveyance and
Conservation Management Plan application will provide preservation of the Rural Open Space
areas of the Project.

e Rural open space may be managed by:

0 reforestation;

0 woodland, meadow, wetland, or agricultural management;

O streambank or floodplain protection; or

O non-structural stormwater management; however, in the RNC zone, the Planning Board may

allow a structural stormwater management facility in the Rural Open Space if the location and
appearance of the facility is consistent with the general intent of the RNC zone, and substantially
conforms with the recommendations of the applicable master plan for use of the open space.

Response: Refer to the Rural Open Space Exhibit for further proposed details.

Rural Open Space Allocation

e Before adding other types of land areas in Rural Open Space, Rural Open Space must include:

~Se@T™oan T

floodplain;

stream buffer area;

jurisdictional wetland under federal law (Section 404) as defined by the Army Corps of Engineers;
habitat for state- or federally-listed endangered or threatened species;

historic, archaeological and cultural site, cemetery and burial ground;

agricultural land containing prime farmland soil or other soil of statewide importance;

an area containing existing healthy trees greater than 12 inches DBH;

an area that connects the site to neighboring Rural Open Space, trails, or greenways;

areas containing highly erodible soils or soils with severe limitations for development due to drainage

problems;
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j. forest areas not included in the environmental buffer; and
k. viewsheds recommended for preservation by the applicable master plan.

Response: The Project does comply with all Master Plan recommendations which are consistent
with this excerpt of the Zoning Ordinance.

Configuration of Rural Open Space

e The minimum width for any Rural Open Space is 75 feet unless the Planning Board grants an exception for
items such as a trail easement or linear park when their purpose meets the intent of Section 6.3.4.

Response: The Project does comply with the minimum width for Rural Open Space.
A minimum of 60% of the Rural Open Space must be contiguous or separated only by a residential street.

Response: The Project does comply. Subject to determination of Park dedication, the Project
allows for all Rural Open Space to be contiguous.

Building Height and associated Fire Access Requirements

The Project does comply with the height requirement of 35’ as established in the RNC. Additionally, many of
the proposed Townhome variants will be “height-restricted” from a Fire Access standpoint. The Fire Access exhibit
demonstrates proposed locations of Fire Lanes and compliance with the maximum 150’ separation from a Fire
Lane to a primary door on each Unit.

Parking Requirements

The RNC, see Table 6.2.4B below, establishes a minimum baseline of 2.0 parking spaces for each
townhouse unit, as well as each single-family detached unit. The Project meets or exceeds the minimum
base line on the individual lot of each unit type. Additionally, the Project accommodates visitor parking at
a ratio of approximately 0.5 spaces per unit. Ultimately, the Project exceeds the minimum parking
requirements by providing 4.0 spaces on-lot for each market rate unit and sufficient off-lot visitor parking
areas. The existing Cephas house requires (3) parking spaces, which has been met as existing. Also,
multiple bike parking areas have been provided at seating areas, pocket parks and the clubhouse, to
include approximately (12) spaces. See the development table for reference.

The Project includes a community swimming pool and clubhouse for the exclusive use of residents of
the Project. The intent is to not provide a separate parking lot for the swimming pool and clubhouse
(recreation zone), with the recognition that it is centrally located within the community. The recreation
zone is only a short walk from all of the homes, which encourages neighborhood engagement while
providing the residents with safe, pedestrian travel ways. The Project is designed to minimize impervious
area, and the elimination of the off-street parking lot provide more green space as well as provides
various elements to the recreation zone. Under Division 6.2, any use must provide off-street parking that
permits a vehicle to enter and exit the property. Parking required for Swimming Pool (Community) within
the RNC Zone is 1.0 spaces per every seven persons legally permitted to occupy the pool. The legal
occupancy of the proposed swimming pool is ten, requiring (16) parking spaces. Parking required for
Private Club, Service Organization (Community) within the RNC Zone is 2.5 spaces 1,000 pf GFA. The
community clubhouse is approximately 2,500 GFA, generating (7) parking spaces, for a total of (23)
spaces. On-street visitor and resident parking along Pika Court (11 spaces) and Creekside Boulevard (13
spaces) provides a combination of (24) spaces, in order to accommodate the clubhouse and pool. The
community is designed as exceptionally walkable with sidewalks and trail-connections, which can
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encourage residents to walk or ride bicycles to the centrally-located clubhouse and seasonally-operated

pool.

Table 6.2.4B

B. Vehicle Parking Spaces

AGRICULTURAL,
RuRaL RESIDENTIAL,
RESIDENTIAL, AND
InpusTRIAL ZONES

CommeraiaL/ RESIDENTIAL AND EMPLOYMENT ZONES

Within a Parking Lot District

Outside a Parking Lot
District or Reduced

ar Parking Area Parking Area
Baseline Baseline Baseline
USE or USE GROUP Metric Baseli Mini
AGRICULTURAL
_Agricultural Auction Facility 1,000 5F of GFA 5.00 -
_Agricultural Processing 1,000 5F of GFA 1.50 -- - -
Farm Supply, Machinery Sales, Storage, and Service | 1,000 SF of GFA, excluding storage area 5.00 1.00 2.00 2.00
MNuaseay
Nursery (Retail} 1,000 SF of Sales Area 5.00 3.00 6.00 6.00
Nursery [Whaolesale) 1,000 5F of Total Floor Area 1.50 -
laughtert 1,000 5F of GFA 1.50 -
1,000 SF of GFA, and 1.50
Winery If the winery conducts public tours 10.00
ACCESSORY AGRICULTURAL USES
Farm Market, On-site Market 3.00 0.00 0.00 3.00
RESIDENTIAL
Housesow Lving
Single-Unit Living
Two-Unit Living Dwelling Unit 2.00 1.00 2.00 2.00
Townhouse Living
Efficiency Dwelling Unit 1.00 1.00 1.00 1.00
Multi-Unit Living 1 Bedroom Dwelling Unit 1.25 1.00 1.2% 1.2%
' 2 Bedroom Dwelling Unit 1.50 1.00 1.50 1.50
3+ Bedroom Dwelling Unit 2.00 1.00 2.00 2.00
AGRICULTURAL ,
B ALIRESINENTYAL CommMERCIAL/RESIDENTIAL AND EMPLOYMENT ZONES
RESIDENTIAL, AND
INpUSTRIAL ZONES
Outside a Parking Lot
‘Within a Parking Lot District District or Reduced
or Reduced Parking Area Parking Area
Baseline Baseline Baseline
USE or USE GROUP Metric Base| I Minimum Maximum Minimum
Home Health Practitioner 1.00 1.00 1.00 1.00
Home Health Practitioner (Low Impact) Non-Resident Employee 1.00 1.00 1.00 1.00
Home Health Practitioner (Major Impact) plus, Each Client Allowed per Hour 1.00 1.00 1.00 1.00
{in addition to residential spaces)
Live/Work Units Accessory Dwelling Unit 1.00 1.00 1.00
CIVICAND INSTITUTIONAL
Employee 1.00 0.50 1.00 1.00
i lus, Each Vehicle Operated in
Ambulance, Rescue Squad (Private) P Connection with the Use 100 100 1.00 1.00
(adeguately sized space)
Resident and Employee 1.00 0.50 1.00 1.00
Charitable, Philanthropic Institution OR: 1,000 5F of Recreational GFA 5.00 1.00 3.50 3.50
OR: 1,000 SF of Office GFA 4.00 2.00 4.00 4.00
Cultural Institution 1,000 5F of GFA 125 0.50 2.00 1.25
Dav Care Faciimy
Mon-Resident Employee
Family Day Care (in addition to residential spaces)
Group Day Care Reguired spaces may be allowed on the oo 050 130 1.00
street abutting the site
Day Care Center 1,000 SF of GFA 3.00 3.00 4.00 3.00
Educational Institution (Private] Student (Grades 9 - 12 or age 16+) 0.25 0.15 0.25 0.25
Employee 1.00 0.25 0.50 0.50
Hospital 1,000 5F of GFA 1.75 1.75 5.00 1.75
Private Club, Service Organization 1,000 SF of GFA 2,50 150 2.25 2.25
Religi A bl Fixed Seat 0.25 0.15 0.25 0.25
eliplous Assemialy OR: 1,000 SF of Assembly Area 20.00 10.00 14.00 14,00
Swimming Pool (Community) Every 7 Persans Legally Permitted to 100 050 1.00 1.00
Occupy Pool
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VI. PROJECT’S CONFORMANCE WITH THE CLARKSBURG WEST ENVIRONMENTAL (CWE) OVERLAY ZONE

Per Zoning Ordinance §4.9.6, the purpose of the CWE Overlay zone is to: protect the water
qguantity, water quality, habitat, and biological diversity of the Ten Mile Creek watershed and its
tributaries; regulate the amount and location of impervious surfaces to maintain levels of groundwater,
control erosion and water temperature, and retain as many of the functions provided by natural land as
possible; regulate development that could adversely affect this high quality stream system; and
implement the recommendations of the 2014 Ten Mile Creek Area Limited Amendment to the Clarksburg
Master Plan and Hyattstown Special Study Area. The land uses and use standards of the underlying
zoning apply, which is RNC. Set forth below in italics are the CWE requirements for the Property followed
by an explanation of how the proposed development conforms with each recommendation.

Development Standards

e Except for County owned land or land under a conservation easement granted to the benefit of the County
and development exempted under Section 4.9.6.B, the maximum total impervious surface area for any
development after August 4, 2014 is 6% of the total area under application for development.

Response: The Project does comply with the impervious surface limitations found in the CWE.

The impervious area associated with the proposed sewer-line extension, located beyond the
subject property, is considered exempt from impervious surface limitations per Section 4.9.6.B.1.
The utility extension will require an existing roadway (Old MD 121) to be

disturbed, reconstructed with the same impervious footprint, and without introducing any
additional runoff within the Ten Mile Creek Watershed. Per Section 4.9.6.B.1 “Any Impervious
surface lawfully existing under a building permit or sediment control permit issued before August
4, 2014 that exceeds the applicable impervious surface restriction may continue or be
reconstructed with the same or less impervious surface area under the development standards
in effect when the building permit or sediment control Permit was issued.

e County owned land or land under a conservation easement granted to the benefit of the County that is not
managed as parkland by the Maryland-National Capital Park and Planning Commission may not add any

impervious surface.

Response: The Project does not contain County owned land or land under a conservation
easement.

* Lotsize requirements in the underlying zone do not apply.
Response: The Plan notes that certain Lot Size requirements of the RNC do not apply.
e When site plan approval is required, the minimum lot area, lot dimensions, building coverage, and building
setbacks of the underlying zone do not apply. Such requirements are determined during the site plan

approval process under Section 7.3.4.

Response: In addition to Lot Size noted above, other development standards do not apply but
rather are established, at the time of Site Plan approval.

e All environmental buffer areas or natural resources recommended for protection in the Ten Mile Creek

Area Limited Amendment to the Clarksburg Master Plan and Hyattstown Special Study Area must be
regulated as environmentally sensitive areas, just as other areas identified environmentally sensitive in
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law, regulations, or in the Planning Board's Guidelines for the Environmental Management of
Development, as amended.

Response: The Project does comply with all environmental protection requirements.

All environmentally sensitive areas must be included in the required open space area.

Response: The Project does comply; refer to the Rural Open Space exhibit.

The minimum area devoted to open space must be 80% of the total area under application for
development. For the purpose of this Overlay zone, open space is defined as Rural Open Space as described
and managed under Section 6.3.4.A.2, Section 6.3.4.A.4.b, and Section 6.3.4.B.

Response: The Project does comply be exceeding the minimum open space requirement of 80%;
refer to the Rural Open Space exhibit.

PROJECT’S CONFORMANCE WITH SUBDIVISION REGULATIONS

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

Response: The RNC zone provides for broad flexibility in lot design under the optional method of
development. As noted above, the Project meets all of the requirements including those in
section 59.4.3.5E of the Zoning Ordinance. The Project has a usable area greater than 10 acres, is
within the density recommended by the Master Plan, and includes a minimum of 65% Rural
Open Space. The lot sizes and coverage, as well as height and setbacks, meet all applicable
requirements. The location and design of roads has been reviewed with M-NCPPC Staff, MCDOT
staff and Fire and Rescue Services for compliance.

Preliminary Plan substantially conforms to the Master Plan standards.

Response: Compliance with the Master Plan is noted in Section IV above.

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

Response: Included with a previous the submittal was a Transportation Impact Statement dated
July 16, 2019, and most currently, September 26, 2019, performed by Wells and Associates,
which is conditionally accepted. The Statement documents existing conditions, background
conditions and total future conditions including trip generation from the proposed Project. The
operational analysis indicates that all relevant intersections will operate within applicable
standards. The analysis also describes the adequacy of pedestrian, bicycle and transit services.

Based on the most recent subdivision staging policy annual schools test (FY 2020) the Clarksburg
Elementary and Clarksburg High School are both “conditionally open” and the Rocky Hill Middle
School is deemed adequate.

Water and sewer will be provided to the Property under the approved water and sewer category
change. The on-site components will connect to existing water and sewer services in the area
which are adequate to accommodate the Project.

All forest conservation law requirements are satisfied.
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Response: The Project satisfies all forest conservation requirements including the extensive
provisions set forth in the Ten Mile Creek Limited Master Plan Amendment.

e All storm water management, water quality plan and floodplain requirements of Chapter 19 are satisfied.

Response: Submitted with the Application are the necessary documents demonstrating
compliance with these requirements.

VIIL. WAIVER REQUESTS
On behalf of the applicant for Preliminary Plan 120200050, Shiloh Farm Investments, LLC and Pulte Home
Corporation, we are requesting waivers to Chapter 49 and Chapter 50 regulations,
i Modification of standard centerline radius

ii. Modification of open section road

iii. Modification of public roads which end in a cul-de-sac for road lengths greater than 500 feet

iv. Modification of the off-street vehicle parking requirement for community swimming pool

V. Modification of the off-street vehicle parking requirement for community clubhouse

The requested waivers are outline below and conform to the improvements shown on the Preliminary Plan.

1. Existing zoning requirements
i. Waiver of the standard centerline radius
Code Reference: COMCOR 49.28.01, Standard No. 020.01, Target and Design Speed

1. The intent of the Target and Design Speed Standard is to provide consistency

among the design characteristics of the roadway, its operating speed, the

speed limit, and the required safety and mobility for all roadway users. It is

expected that the complete range of target speeds contained in this standard is

reasonable for different locations and roadways within the county. The
application guidance identifies situations in which the designer may select a

target speed at the lower end of the range, in the middle of the range, and

from the higher end of the range. The target and design speed ranges

identified in this

standard are intended to

capture a broad range of

Target Speed
Urban -[ Suburban T Rural*

Road Classification/Area Type

conditions and — Refer to AASHTO Interstate

. . . raeway Design Guide
applications, but will not Controlled Major Highway 30-50 | 40-55 | 45-55
be suitable to every Parkway A0-AG | 3h- =

. ] X Major Highway 25-40 | 30-50 | 43-35
pOSS|b|e situation. Road Classification/Area Tyvpe Urban Suburban | Rural®

Country Arterial == =

Therefore, it is expected
that variances from the
standards and guidance
provided will be
necessary on a case-by-
case basis. Per the table
below, the minimum
centerline radius for a
secondary residential
street is 150’.

Arterial

Minor Arterial

30-40

25

Business District Street

Industrial Street

alralrafra

Arterial 30-

Minor Arterial 25 25.3

Business District Street 25 25-35 25-35
Industrial Street 25-35 25-35 30-35
Country Road - 25-40 25-40

Primary and Principal Secondary Residential
Streets

Mimmum 300-foot centerline
radius (Mintmum Sight distance fo
30 mph)

T

Secondary Residential Street

Minimum §50-foot centerline
radius (Minimum Sight distance fo
25 mph)

T

Tertiary Residential Street

Mimmum 100-foot centerline
radius (Minimum Sight distance fo
25 mph)
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Waiver of the RNC zone open section road standard

Code Reference: Per the Ten Mile Creek Area Limited Amendment: Ten Mile Creek
Special Protection Area (SPA), it is the intent to use vegetated swales to guide runoff
toward ESD facilities or pervious areas instead of curbs and gutters on secondary streets
unless they conflict with other requirements. The Master Plan in combination with the
Zoning Code Section 4.3.5.A.2,, it is also the intent of the RNC zone to implement the
recommendations of the applicable master plan, such as maintaining broad vistas of
open space, preserving agrarian character, or preserving environmentally sensitive
natural resources to the maximum extent possible, and to ensure that new
development is in harmony with the policies and guidelines of the applicable master
plan and is compatible with existing development in adjoining communities.

Waiver of a public road ending in a cul-de-sac for road lengths greater than 500 feet
Code Reference: Per Chapter 50.4.d.viii. A tertiary road, when a cul-de-sac, must be less
than 500 feet in length, measured along its centerline to the nearest through street,
unless the Board determines that a longer length is necessary because of the unusual
shape, size, topography, or environmentally sensitive areas of the subdivision.

Waiver of the off-street vehicle parking requirement for community swimming pool
Code Reference: Under Division 6.2, any use must provide off-street parking that
permits a vehicle to enter and exit the property. Per Section 6.2.4.B. Parking required
for Swimming Pool (Community) within the RNC Zone is 1.0 spaces per every 7 persons
legally permitted to occupy the pool. The legal occupancy of this swimming pool is 10,
requiring (16) parking spaces.

AGRICULTURAL,
RURAL RESIDENTIAL, COMMERCIAL/RESIDENTIAL AND EMPLOYMENT ZONES
RESIDENTIAL, AND.
InDUSTRIAL ZONES
Qutside a Parking Lot
‘Within a Parking Lot District District or Reduced
or Reduced Parking Area Parking Area
Baseline Baseline Baseline
USE or USE GROUP Metric Baseline Minimum Minimum Maximum Minimum
Home Health Practitioner 100 100 100 1.00
Home Health Practitioner (Low Impact) Non-Resident Employee 100 1.00 1.00 1.00
Home Health Practitioner (Major Impact] plus, Each Client Allowed per Hour 100 100 1.00 1.00
(in addition to residential spaces)
Live/Work Units Accessory Dwelling Unit - 1.00 1.00 1.00
CIVIC AND INSTITUTIONAL
Employee 1.00 050 1,00 1.00
Ambulance, Rescue Squad (Private) Pls, Each Vehide Operated in
Connection with the Use 100 100 1.00 1.00
(adequately sized space)
Resident and Employee 100 0.50 1.00 1.00
Charitable, Philanthropic Institution OR: 1,000 SF of Recreational GFA 5.00 1.00 3.50 3.50
OR: 1,000 SF of Office GFA 4.00 200 4.00 4.00
Cultural Institution 1,000 SF of GFA 125 0.50 2.00 1.25
Dav CARE FACILITY
. Non-Resident Employee
Family Day Care in addition to residential spaces)
Group Day Care Required spaces may be allowed on the oo 030 130 100
street abutting the site
Day Care Center 1,000 SF of GFA 3.00 3.00 4.00 3.00
Educational Institution (Private) Student (Grades 9 - 12 or age 16+) 0.25 0.15 0.25 0.25
Employee 1.00 0.25 0.50 0.50
Hospital 1,000 SF of GFA 175 175 5.00 175
Private Club, Service Organization 1,000 SF of GFA 250 150 225 2.25
Religious Assembly Fixed Seat Q.25 Ql1s 0.25 0.25
OR: 1,000 SF of Assembly Area 2000 10.00 14.00 14.00
Swimming Pool (Community) Every 7 Persons Legally Permkted to 1.00 050 1.00 1.00
Occupy Pool

Waiver of the off-street vehicle parking requirement for community clubhouse
Code Reference: Under Division 6.2, any use must provide off-street parking that
permits a vehicle to enter and exit the property. Per Section 6.2.4.B. Parking required
for Private Club, Service Organization (Community) within the RNC Zone is 2.5 spaces
1,000 pf GFA. The community clubhouse is approximately 2,500 GFA, generating 7
parking spaces.
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AGRICULTURAL,
R;::;:‘N?I':l[,":!:‘nh CommERCIAL/RESIDENTIAL AND EMPLOYMENT ZONES
INDUSTRIAL ZONES.
Outside a Parking Lot
Within a Parking Lot District District or Reduced
or Reduced Parking Area Parking Area
Baseline Baseline Baseline
USE or USE GROUP Metric Baseline Minimum
Home Health Practitioner 1.00 1.00 1.00 1.00
Home Health Practitioner (Low Impact) Mon-Resident Employee 1.00 1.00 1.00 1.00
Home Health Practitioner (Major Impact) pius, Each Client Aliowed per Hour |7 80" e g T g
(in addition to residential spaces)
Live/Work Units Accessory Dwelling Unit - 1.00 1.00 1.00
CIVIC AND INSTITUTIONAL
SN LSRN NSV .c NS N SN SRS . NN RSN <.
Ambulance, Rescue Squad (Private) P metton with toe Use " 1.00 1.00 1.00 1.00
(i y sized space)
Resident and Employee 1.00 0.50 1.00 1.00
Charitable, Philanthropic Institution OR: 1,000 SF of Recreational GFA 5.00 1.00 3.50 3.50
OR: 1,000 SF of Office GFA 4.00 2.00 4.00 4.00
Cultural Institution 1,000 5F of GFA 1.25 0.50 2.00 1.25
Day Care FaciLmy
MNon-Resident Employee
Family Day Care (in addition to residential spaces)
G“)UF‘; Dﬂ: Care Required spaces may be allowed on the 100 0.50 150 Loo
street abutting the site
Day Care Center 1,000 SF of GFA 3.00 3.00 4.00 3.00
Educational Institution (Private) Student (Grades 9 - 12 or age 16+) 0.25 0.15 0.25 0.25
Employee 1.00 0.25 0.50 0.50
Hospital 1,000 SF of GFA 175 175 5.00 175
Private Club, Service Organization 1,000 SF of GFA . 1.50 2.25 2.25
Religious Assembly
Swimming Pool (Community) Every? PE’ESQ'C‘“L;E;'L\‘;”""““ o 100 0.50 1.00 1.00
COMMERCIAL
Animal Services
ot Boarding and Care Emploge 100 100 EL N O
plus 3 plus 3
Employee 1.00 1.00 2.50 1.00
; " lus, Each Doctor Practicin
Veterinary Offce/Hossita I Simateousy | 2% S SR R
(Minimum of 5) - - (Minimum of 5)

2. Proposed Modifications

Waiver of the standard centerline radius
Modification of COMCOR 49.28.01, Standard No. 020.01, Target and Design
Speed, for Proposed Public Street Lindsay Drive (near STA: +6+00) allowing a
minimum centerline radius of less than 150’.

Waiver of the RNC zone open section road standard
Modification to all public roads proposed as closed section.

Waiver of a public road ending in a cul-de-sac for road lengths greater than 500 feet
Connor Street and Creekside Boulevard which end in elongated cul-de-sacs for
road lengths greater than 500-feet.

Waiver of the off-street vehicle parking requirement for community swimming pool
The off street parking lot required for the community swimming pool to be
waived, and on-street parking to provide spaces for swimming pool users.

Waiver of the off-street vehicle parking requirement for community clubhouse
The off-street parking lot to be waived, providing adjacent on-street parking for
clubhouse and recreation zone users.

3. Justification for Modifications

Waiver of the standard centerline radius
As noted above, per COMCOR 49.28.01, this waiver request indeed provides
consistency among the design characteristics of the roadway, its operating
speed, the speed limit, and the required safety and mobility for all roadway
users. The standard centerline radius for Lindsay Drive station +/- 6+00 is
decreased from 150’ to 100’ in order to decrease disturbance of the stream
valley buffer and decrease impervious area. Benefits of the modification
include the reduction of impervious area and a division within usage. The
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standard centerline radius reduction minimizes the development footprint as
well as impervious cover, emphasizing reduced impacts to upland forested
areas and steep slopes, which protects existing stream conditions. When
considering usage, this area of the site will not be as heavily traveled as
Creekside Boulevard, which is the main thoroughfare. The majority of trips
south of this portion of the community road will go south, and trips generated
from the east will go east along Lindsay Drive. With the above considered, the
modification responds to and reinforces County initiatives, including the ability
to keep the roads safe and adequate by meeting minimum design standards
while maintaining the Project’s existing site characteristics. As noted, denial of
the waiver would result in the increase of impervious surface, while an
approval would allow the proposed helps to promote a walkable, pedestrian
friendly, environmentally sensitive residential community.

Waiver of the RNC zone open section road standard

It is the intent of the master plan to provide vegetated swales to guide runoff
toward ESD facilities or pervious areas. Alternatively, this waive request
proposes that the street section standards are consistent with current
Montgomery County Standards for secondary roads. As a matter of safety, the
closed sections roads will keep the vehicles on the roadway, by proposing the
concrete curb and gutter. This also helps to inhibit visitors and residents of the
community from parking in front lawns, which in turn, can cause erosion to
undisturbed areas. Lastly, the closed section can assist in maintaining fire
department access, as vehicles will not be parked half on grass, half on
pavement in areas where no parking is allowed.

Waiver of a public road ending in a cul-de-sac for road lengths greater than 500 feet.

As noted, per Chapter 50.4.d.viii, a tertiary road, when a cul-de-sac, must be
less than 500 feet in length. This request is to lengthen the cul-de-sac beyond
500 feet due to the environmentally sensitive areas of the Project. If the
request is granted, it will help the Project to meet the performance goals of
protecting natural resources within the Ten Mile Creek special protection area
(SPA). These goals include: the management of natural resources, preservation
of pervious and compatibility with all adjacent land uses.

The lengthening of the cul-de-sac slowly transitions into parkland and forest
stands intertwined within the community. The modification is being made
through a DOT exception to MC-222.01 which softens the edge and generates
additional green space central to the terminus of Creekside Boulevard and
Connor Street. The waiver is now required to implement this design exception,
as the elongated cul-de-sac spans further than the allowable 500 feet.

Waiver of the off-street vehicle parking requirement for community swimming pool

The Project is designed to minimize impervious area, and the elimination of the
off-street parking lot provide more green space. As stated above, the parking
requirement is 1.0 spaces per every 7 persons legally permitted to occupy the
pool. The legal occupancy of this swimming pool is 10, requiring (16) parking
spaces. Noted in the Lot and Street Diagram, the visitor and resident parking
along Pika Court (11 spaces, including one ADA space) and Creekside Boulevard
(5 spaces) provides a combination of (16) spaces. This scenario encourages that
residents to walk or ride bicycles to the pool, eliminating the need for an off-
street parking lot. The intent is two-fold, to provide existing on-street parking
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for seasonal swimming pool users, while reducing the development’s
impervious cover by eliminating the addition of a surface parking lot, which
aids in protecting the unique environmental resources in the Ten Mile Creek
Watershed by to combining the advanced stormwater management techniques
of Environmental Site Design with actions to significantly reducing the amount
of land disturbed by development. Please note that this is subject to change at
time of site plan.

v. Waiver of the off-street vehicle parking requirement for the community clubhouse
The clubhouse is centrally located within the community, providing both a brief
bike and/or walk from adjacent homes. Parking required for the clubhouse is
2.5 spaces 1,000 pf GFA. The community clubhouse is approximately 2,500
GFA, generating (7) parking spaces. Please see the Lot and Street Diagram for
on-street parking spaces on Creekside Boulevard to include (8) parallel parking
spaces, including one ADA space). The spaces shall be available for both
community residents and visitors.. The adjacent on-street parking spaces
provide a safe, direct route to the clubhouse, while also decreasing potential
impervious cover by eliminating the addition of a surface parking lot.
Additionally, the community clubhouse also includes (4) short term bicycle
parking spaces. Please note that this is subject to change at time of site plan.

IX. CONCLUSION

In summary, this Preliminary Plan seeks to transform the subject Properties — i.e., Creekside at Cabin
Branch — in a manner that fulfills the vision of the Master Plan for this prominent location within the Clarksburg
West Overlay Zone. The proposed Project will provide a community that blends townhomes and single-family
detached homes, along with related site amenities, in a rich and enhanced environmental setting providing
desirable new housing options in the RNC and Clarksburg region. At the same time, the Project will “...preserve
open land, environmentally sensitive natural resources, and rural character though clustering of residential
neighborhoods...”, as well as, “...to implement the recommendations of the applicable master plan...”
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Addendum to the Statement in Support of Preliminary Plan
Creekside at Cabin Branch, Clarksburg, Maryland

TO: Maryland National-Capital Park and Planning Commission, Planning Staff
FROM: Rodgers Consulting, Inc.
SUBJECT: Property (commonly known as the “Creekside at Cabin Branch”):

Shiloh Parcels
1. 22300 Clarksburg Road, Boyds, MD 20841, +230.59 acres, and Apparent Deed Gap
+2.38 acres, Parcel P600, Tax Map EV13 (Tax ID #02-00028845)
2. Parcel P900, Tax Map DW61 (Tax ID #02-00029565), +43.65 acres
Parcel P900, Tax Map EV13 (Tax ID #02-00016871), +66.49 acres
3. Parcel P222, Tax Map EV12 (Tax ID #02-01592550), +59.51 acres

DATE: November 16, 2020

Shiloh Farm Investments, LLC and Pulte Home Corporation submits this Addendum to the Statement in Support
of the Preliminary Plan for the above-mentioned project. As discussed in the October 1, 2020 meeting with M-
NCPPC, it is the intent of the applicant to move forward with the Creekside at Cabin Branch project as a whole, to
include:

e One-phase development, subject to change at Site Plan

e School capacity approval in two steps

Comments were received and plans/documents have been update per requests. Particular discussion points from

comments are as follows. Please see summaries and addendum attachments for each County department or
agency for further clarification.

Area Environmental

Additional Plantings

Native trees and shrubs have been added to both the Forest Conservation Plan and Conservation Management
Area Exhibit. Please note that several of the areas designated within the mowed areas of the CMP are within
stormwater easements. Planting will be provided and approved by DPS for those areas. Any remaining unplanted
areas are to provide a transect between the developed area to the forested areas by transitioning from mowed
lawn to meadow panted with pollinator species to meadow with native trees and shrubs to forest. The forest plan
has been updated to include all trees within and adjacent to the stream restoration LOD's. It is the intention of the
applicant to not remove any trees or cause any impacts to CRZ's significant enough to require a removal within the
stream restoration LOD. Refinements may be required at Final FCP when the design is further along.

Tree Variance

The variance request has been updated based on the current design. Specifically, trees along MD 121 were
checked, and no specimen trees are impacted by the LOD in this area. There is one tree (ST-61) impacted by the
proposed development grading. The variance request has been updated to include this tree. Three significant
trees are present and have been shown on the forest plan. None of these trees are proposed to be removed. All
specimen trees within the stream restoration LOD have been added to the variance request. Variance trees
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Addendum to Preliminary Plan Statement of Justification
Creekside at Cabin Branch
November 16, 2020

associated with historic structures will be determined at Final FCP based on the final disposition of the historic
house.

Impervious Cover

As explained further below, the Impervious Cover Exhibit has been updated to show provide approximately 4,300
sf (0.10 ac) of dedication to the Cephas-Summers House and 26,100 sf (0.60 ac) dedicated to the local park, with a
grand total of 6% of total impervious coverage. Please refer to the Impervious Area Exhibit for detailed
information.

Limits of Disturbance (LOD)
There are various locations mentioned where the LOD is shown within planted forest and meadow. The intent of
the LOD is provide temporary access, which will take place before planting occurs.

Noise Analysis

As noted in the 1983 Staff Noise Guidelines specific criteria is provided on pages 6-8, the residential noise level of
60 to 65 dBA is the outside residential noise guideline. Generally applied to rear outside spaces for residential
homes. Creekside is zoned residential with residential development proposed. On page 8 there is reference to Map
2-1, with language that subsequent Master Plans may update the 1983 information.

The areas where these exterior guideline values would apply are shown on Map 2-1. This map should be used for
general reference purposes only. Recommended exterior noise levels shown for specific areas in subsequent
sector and master plans may differ from Map 2-1 due to updated, more detailed traffic information for existing
and future.

The 1994 Clarksburg Master Plan, Roadway Noise Impact Areas (Figure 47, attached) established the 60 dBA and
65 dBA impact areas.

The Creekside residential development is west of Clarksburg Road (A-27), therefore outside the noise impact area
established by the 1994 Master Plan and is below the basic residential noise dBA level. With no further noise study
required.

In addition to the Master Plan the land plan mitigates noise for rear yards similar to the approvals for Cabin Branch
east of MD Rte. 121. No specific noise studies were required for Cabin Branch based on the Master Plan finding.
Cabin was approved with units facing the road. The residential unit, or building is the noise mitigation so that the
rear yard is below the 65 dBA outside criteria. The interior noise level of 45 dBA is mitigated by building materials
to meet the standard at building permit. As the Cabin Branch homes are close to MD Rte. 121, the Creekside
homes are a minimum of 140’ or farther from the road, with grade changes and landscaping. The homes face MD
Rte. 121, with the rear outdoor spaces behind the buildings.
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Addendum to Preliminary Plan Statement of Justification

Creekside at Cabin Branch
November 16, 2020

Data Table
RNC ZONE - OPTIONAL METHOD
Clarksburg Clarlfsburg West i . Preliminary
Master Plan® Environmental Zoning Ordinance Plan
- Overlay Zone

ZONING:

Existing Zone RNC RNC RNC RNC

GROSS TRACT AREA:

Gross Tract Area = 402.62 A.C.

Net Tract Area = 122.44 A.C.

Dedication - Public Roads = 12.68 A.C.

Dedication - Private Roads (alleys) = 1.55 A.C.

Expanded Stream Valley Buffer = 209.10 A.C.

Land to be conveyed to Parks = 280.18 A.C.

Total A.C. Proposed = 503.51 A.C.

No. Parcels Proposed 22 parcels|

No. Lots Proposed 326 parcels|

Usable Area Per Sect. 4.3.5-

Usable area =GTA=402.62 - (SVB=209.10 - 394.83 A.C.

(1/2 0f402.62 =201.31)=7.79) =394.83 A.C.

UNIT TYPE:

Sjngle Family Detached Units = 118%* Units

(includes 1 the Cephas-Summers house)

MPDU ~ Townhouse Units (12.5% required) (12.5% provided)

(12.5% required) MPDUs Required: MPDUS Provided: Units

sub-total SFA Units = 41 41

Single Family Attached Units = 167 Units
Maximum Density: )

Total = B 326 Units

490 Units

OPEN SPACE**;

Rural open space

(% of usable area) = 80% 80% 65% A.C. %

Rural open space =
Conservation Management Area

320.69 81.2%

40.51
(CMA) =
Parkland Conveyance = 280.18
Total = 320.69
Open Space for Recreation & ***5% of 394.83 A.C.
. 27.04 6.85%
Amenities = 19.741A.C.
less
Maximum total impervious = 6% of 402.62 A.C./ 10% of 402.62 A.C./ 2415 thanor
surface area 24.157A.C. 40.262 A.C. 77 equalto
6%
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Addendum to Preliminary Plan Statement of Justification

Creekside at Cabin Branch
November 16, 2020

Clarksburg West L.
Clarksburg ) . . Preliminary
Master Plan* Environmental Zoning Ordinance Plan
- Overlay Zone —
LOTS: 326 Proposed Lots
Lot area:
Single Family Detached (SFD) 4,000 min S.F. 5,400- 10,260  S.F.
Townhouse (SFA) 1,200 min S.F. 1,200 - 3,000 S.F.
Lot width at front building line:
Single Family Detached (SFD) 40' - 60' 40'- 60'
Townhouse (SFA) 16'- 40' 16'- 40'
Lot width at front line:
Single Family Detached (SFD) 25' 40' - 60'
Townhouse (SFA) 14' 16'- 40'
Frontage on street or open space:
Single Family Detached (SFD) Required Provided
Townhouse (SFA) Required Provided
Lot coverage (max):
Single Family Detached (SFD) 35% 35%
Townhouse (SFA) N/A N/A
Site coverage (max):
Single Family Detached (SFD) 10% 2%
Townhouse (SFA) N/A N/A
PRINCIPAL BUILDING SETBACKS (MIN):
Front setback from public street:
Single Family Detached (SFD) 15' 15'
Single Family Attached (SFA) 15' 15'
Front setback from private street or open space:
Single Family Detached (SFD) 15' 15'
Townhouse (SFA) 15' 15'
Side street setback:
Single Family Detached (SFD) 15' 20'
Townhouse (SFA) 15' 15'
Side or rear setback:
. . Determined atsite '
Single Family Detached (SFD) plan per Zoning Ordinance 5
Determined at site '
Townhouse (SFA) plan per Zoning Ordinance 4
Cephas-Summers side setback 17'
Cephas-Summers rear setback 35'
Side setback adjacent to trailhead--:
Single Family Detached (SFD) min 5'
Townhouse min 5'
Rear setback, alley:
Single Family Detached (SFD) 4 16'
Townhouse (SFA) 4 4'
Side or rear setback, abutting property not included in application:
Single Family Detached (SFD) 15'
Equal to required setback fora
Townhouse (SFA) detached house building type in N/A
Cephas-Summers side setback the abutting zone under standard 15'
Cephas-Summers rear setback method 10'
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Addendum to Preliminary Plan Statement of Justification

Creekside at Cabin Branch
November 16, 2020

Clarksburg

Master Plan*

Clarksburg West
Environmental
Overlay Zone

Zoning Ordinance

Preliminary
Plan

ACCESSORY STRUCTURE SETBACKS (MIN):

Side street setback:
Single Family Detached (SFD)
Townhouse

Side street setback:

5' behind front building line
5'behind front building line

5'behind front building line
5'behind front building line

Single Family Detached (SFD) Side street setback of principal 20'
Townhouse building 15'
Side or rear setback:
Single Family Detached (SFD) Determined atsite plan 5'
Townhouse Determined atsite plan 4
Side/rear setback, abutting prop.
not included in application:
Single Family Detached (SFD) Equal to required setback for a 15'

detached house building type in
Townhouse the abutting zone under standard 10'

method

Rear setback, alley:
Single Family Detached (SFD) 4 4
Townhouse 4 4'
HEIGHT:
Principal building: 35' 35'
Accessory structure: 25' 25'
PARKING:
Residential Uses:
SFD (Market Rate - 117 units) = 117 117 spaces
2.0 space/unit** i 234 468 spaces
SFA (Market Rate - 167 units) = 167 167 spaces
2.0 space/unit** f 334 643 spaces
Townhouse (MPDU - 41 units) = 41 41 spaces
2.0 space/unit 82 82 spaces
Cephas House (existing - 1 unit) = Existing 3 spaces
Swimming Pool (Community) =
1.0 space/ Every 7 Persons Legally 16°
Permitted to Occupy Pool (max 110 16 (includes 1ADA  spaces
occupants) space)
Sub-Total Residential:
Market Spaces*** = 1111 spaces
Cephas House ex. Spaces = 3 spaces
MPDU Spaces = 82 spaces
On street = 180 spaces
Clubhouse Spaces (on street spaces): 7 7° spaces
2.5 spaces 1,000 pf GFA (2,500 sf GFA)
(Inclsdes 1 ADA szace) ( ) 7 7 spaces
Total Parking = 272 spaces
Bicycle Parking:
Required = 0 16 total spaces
Provided = 4short term spaces

12 long term spaces

THE HISTORIC CEPHAS HOUSE WILL BE COORDINATED WITH THE HPC DURING FUTURE CONSTRUCTION AND IS INCLUDED AS PART OF THE 118 UNITS.

*MINIMUM SIDE SETBACK SHOWN, WITH A MINIMUM OF 40" BETWEEN BUILDINGS AT TRAILHEAD.

**ON-LOT DRIVEWAYS ARE 18'IN LENGTH.

**RNC-OPTIONAL METHOD COMMON OPEN SPACE REQUIREMENT, NOT APPLICABLE TO OPEN SPACE FOR RECREATION AND AMENITIES (% OF USABLE AREA) (SEE

SECTION 4.3.5E).

-USABLE AREA IS CALCULATED BY DEDUCTING FROM THE TRACT THE INCREMENTAL AREA OF THE ENVIRONMENTAL BUFFER THAT EXCEEDS 50% (SEE SECTION 59

DEFINITIONS).
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Addendum to Preliminary Plan Statement of Justification
Creekside at Cabin Branch
November 16, 2020

--REFERENCE THE CERTIFIED PRELIMINARY PLAN FOR SPECIFIC BUILDING RESTRICTION LINES FOR SIDE YARD SETBACKS FOR THE FOLLOWING UNITS: 21, 22, 55,
56,76 & 77."

*INCLUDES THE APPROVED AND ADOPTED JULY 2014 10 MILE CREEK AREA LIMITED AMENDMENT OF THE CLARKSBURG MASTER PLAN & HYATTSTOWN SPECIAL
STUDY AREA.
**RNC ZONE OPEN SPACE, AS IT RELATES TO RURAL OPEN SPACE IS SUBJECT REQUIREMENTS PER SECT. 4.9.6.D.7 PURSUANT TO THE CLARKSBURG WEST
ENVIRONMENTAL OVERLAY ZONE REQUIREMENT.
***OFF STREET PARKING = 117 - ONE-FAMILY DETACHED UNITS = 234 GARAGE SPACES + 234 TANDEM SPACES.

142 - 2 CAR GARAGE TOWNHOUSES = 284 GARAGE SPACES + 284 TANDEM SPACES.

25 - 2 CAR GARAGE TOWNHOUSES (FRONT LOADED) = 50 GARAGE SPACES + 25 TANDEM SPACES.

41 -1 CAR GARAGE TOWNHOUSES= 41 GARAGE SPACES + 41 TANDEM SPACES.

°SWIMMING POOL AND CLUBHOUSE PARKING SPACES ARE SPECIFICALLY ACCOMMODATED BY ON STREET PARKING, NOT OFF-STREET PARKING. AS PART OF THE
APPLICATION, A PARKING WAIVER IS REQUESTED.

Area Site Plan

School Capacity

At the time this Preliminary Plan application was filed, there was sufficient school capacity at all levels for approval
of the full project. While awaiting Planning Board action, however, the Planning Board has adopted new capacity
numbers based on the FY21 Annual School Test results effective July 1, 2020. These test results demonstrate
adequate school capacity at the elementary and middle school levels for approval of the full Creekside Preliminary
Plan. School capacity also exists at the high school level but not for the full number of units proposed at Creekside.
More specifically, the FY2021 test indicates that Clarksburg High School will have a utilization of 118.5% meaning it
is open but that there will be a moratorium threshold at 30 high school students. Based on the new student
generation rates adopted as part of the FY21 annual school test, this would accommodate either 145 single-family
detached homes, 189 single-family attached units or a proportionate combination of detached and attached units.

Section S7.2 of the 2016 — 2020 Subdivision Staging Policy allows the Planning Board to "approve part of the
project for which there is sufficient capacity, leaving the remainder of the project in the queue until additional
capacity becomes available." We are asking that the Preliminary Plan be approved with a condition that the
number of units is limited to that which would generate no more than 30 high school students, until additional
high school capacity exists. This would include Preliminary Plan approval for the entire site including APFO
approval (subject to the high school capacity limit), general site layout, lot arrangement, roadways, open space,
project amenities, forest conservation , stormwater management, etc. Applicant would be in the queue and would
seek full site APFO approval for school capacity, for the remaining dwelling units when such capacity is made
available. Moving forward, the applicant proposes the following:

Unit Type Proposed Units Regional Student Generation | Total Seats
Rate (upcounty) (multiplier)

Single Family Detached 60 units 0.169 10.14 seats

Townhouse 127 units 0.157 19.94 seats

Total 187 units 30.08 seats

Thirty out of the (30) available seats are requested. Of those, 12.5% will be MPDUS = 24 (16’ TH), with the addition
of the existing Cephas-Summers house, for a total of 187 proposed units. We are requesting that all (187) units be
approved now, with the balance of (139) units, to be conditioned to be approved later subject to school capacity
being available. Park conveyance to be phased as shown on the Parkland Conveyance Exhibit.

Impervious Cover

As mentioned above, proposed imperviousness has been finalized, demonstrating that the impervious surface
limits are below 6%.
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Addendum to Preliminary Plan Statement of Justification
Creekside at Cabin Branch
November 16, 2020

Cephas-Summers House and Environmental Setting

The Preliminary Plan has been updated to demonstrate the ultimate conditions for the historic Cephas property.
Further detail shall be provided by MNCPPC Staff subject to October or November HPC confirmation. Specific
details to be a condition of the preliminary plan and included on time of Site Plan

Approval Letters
Approval letters have been listed below, as well as attached to this addendum.

Area Transportation

Bike Lane, Sidewalks and Crosswalk Ramps
The plan has been update to show the MD Rte. 121 bike path. This is subject to change with the SHA entrance
permit review.

Validity Period
Request 5 years to record plats and 7 years for APF. Details on phasing of plats to be provided at site plan.

Transportation Study
Please see the latest Local Area Traffic Study and a response to comments letter, dated January 23, 2020
(attached). There is no change to the information in the study.

Park Planning

Conveyance of Future Parkland

The conveyance schedule is as follows:
Phase 1: approximately 131 acres of park conveyance that is consistent with the master plan. Phase | will
not involve afforestation, stream restoration or other forms of environmental enhancement. Conveyance
of Phase 1 is proposed to occur after the fifth (5%") building permit is issued.

Phase 2: approximately 148 acres of park conveyance, which involves additional developer work to meet
forest conservation afforestation requirements, forest banking efforts or areas of stream restoration
required to meet environmental master plan obligations. Phase 2 conveyance to occur after project
completion and stabilization. No further environmental banking will be permitted on land dedicated to
Parks following its conveyance.

Forest Planting/Banking/Meadows

It is understood that Phase 2 proposed forest banking sale of credits must be complete within 10 years from date
of record plat recordation and conveyed to MNCPPC. As mentioned above, Phase 2 conveyance shall occur after
project completion and stabilization.

Natural Resources-Based Neighborhood Park

The Preliminary Plan allocates 26,136 square feet (6 percent of 10 acres) of impervious credit to allow future Park
construction of a major parking area, hard surface trails, pavilion and other improvements not listed in the Master
Plan.

N:\MD-Montgomery\Ten Mile Creek\Documents\Technical\Preliminary Plan\SOJ\2020 11 16_SOJ_ADDENDUM.Doc 7



Addendum to Preliminary Plan Statement of Justification
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November 16, 2020

Area Master Plan
Recommended for approval

County Arborist
Recommended for approval

County Transportation
Approval letter pending

Fire & Rescue
Recommended for approval

Historic Preservation
Pending

Housing & Community Affairs
Recommended for approval

Sediment & Stormwater
Recommended for approval

State Highway Administration
Traffic Study has been approved

Water & Wastewater Policy
Approval letter issued 9/03/2020

WSSC
Recommended for approval

Zoning & Enforcement
Recommended for approval

We thank the Planning Staff and Planning Board for considering this Application. If you have any questions or need
any additional information, please do not hesitate to contact us. Thank you for your favorable consideration.
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[ TACHMENT 3

The Conservation Management areas will allow the new development to meet the performance goals of
protecting natural resources within the Ten Mile Creek special protection area.

Conservation Management Area: 62 acres +/-

1) Management of Natural Resources
a) Minimize Erosion and Sediment Transport

i) Establish vegetative cover over the entire CMP area.
i) Provide Urban to Woodland transect between the developed area and the forested area.

(1) Establish mow areas within the CMP area surrounding the development.
(2) The remainder of the CMP area shall be designated as a no mow area and be planted
with a native pollinator friendly seed mix.
iii) Maintain existing drainage patterns.
b) Minimize pollution to Receiving Waters )\/
i) Stormwater from development is treated using ESD BMP’s prior to discharging.

discharge is subject to the Maryland General Discharge Permit No. 1251.
(1) All water discharge will be treated before being discharged to any stream, or will be

trucked off-site for disposal.
c) Forest Management
i) ldentify trees impacted by disease or pests such as Emerald Ash Borer (EAB) and remove if

located near a trail or other area of potential hazard.
i) Develop and implement invasive species management plan.

2) Preservation of Pervious Land Cover
a) No new impervious pavement allowed within CMP area.
i) All trails shall be natural surface.
b) Removal and revegetation of impervious areas within CMP area previously used for agricultural

activities.

3) Compatibility with All Adjacent Land Uses
a) Develop Urban to Woodland Transect Between Developed Area and Forested Areas
i) Developed Area — Lawn — Meadow - Edge Woodlands - Dense Woodlands

Conservation Management Plan Seed Mix (or approved alternative)

Mesic to Dry Native Pollinator Mix

Mix Composition

30.2% Schizachyrium scoparium, 'Camper’ (Little Bluestem, 'Camper’)

22.0% Sorghastrum nutans, 'Tomahawk' (Indiangrass, 'Tomahawk')

15.0% Elymus virginicus, PA Ecotype (Virginia Wildrye, PA Ecotype)

5.0% Echinacea purpurea (Purple Coneflower)

5.0% Panicum clandestinum, Tioga (Deertongue, Tioga)

3.0% Chamaecrista fasciculata, PA Ecotype (Partridge Pea, PA Ecotype)

3.0% Coreopsis lanceolata (Lanceleaf Coreopsis)

3.0% Rudbeckia hirta, Coastal Plain NC Ecotype (Blackeyed Susan, Coastal Plain NC Ecotype)
3.0% Verbena hastata, PA Ecotype (Blue Vervain, PA Ecotype)

2.0% Heliopsis helianthoides, PA Ecotype (Oxeye Sunflower, PA Ecotype)

1.5% Asclepias incarnata, PA Ecotype (Swamp Milkweed, PA Ecotype)

1.0% Aster novae-angliae, PA Ecotype (New England Aster, PA Ecotype) /
1.0% Senna hebecarpa, VA & WV Ecotype (Wild Senna, VA & WV Ecotype)

0.7% Pycnanthemum tenuifolium (Narrowleaf Mountainmint)

0.7% Solidago nemoralis, PA Ecotype (Gray Goldenrod, PA Ecotype)

0.6% Eupatorium perfoliatum, PA Ecotype (Boneset, PA Ecotype)

0.5% Baptisia australis, Southern WV Ecotype (Blue False Indigo, Southern WV Ecotype)

0.5% Geum canadense, PA Ecotype (White Avens, PA Ecotype)

0.5% Monarda fistulosa, Fort Indiantown Gap-PA Ecotype (Wild Bergamot, Fort Indiantown Gap-PA Ecotype)
0.5% Tradescantia ohiensis, PA Ecotype (Ohio Spiderwort, PA Ecotype)

0.5% Zizia aurea, PA Ecotype (Golden Alexanders, PA Ecotype)

0.3% Asclepias syriaca (Common Milkweed)

0.3% Penstemon digitalis, PA Ecotype (Tall White Beardtongue, PA Ecotype)

0.2% Aster umbellatus, PA Ecotype (Flat Topped White Aster, PA Ecotype)
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General Product Information:

The native wildflowers and grasses in this mix provide an attractive display of color from spring to fall.
Designed for mesic to upland sites and full sun to lightly shaded areas. This mix will attract a variety of
pollinators and songbirds. Mix formulations are subject to change without notice depending on the
availability of existing and new products. While the formula may change, the guiding philosophy and
function of the mix will not.

Item Number: ERNMX-105

Product Categories:
Pollinator Favorites, Uplands & Meadows

Height: 1.0 - 6.0 Ft

Seeding Rate: Expect to apply about 20 |b per acre.

ii) Ban herbicides and fertilizers from use in the CMP area. _Sf;fé
iii) Reestablish forest within the expanded riparian stream buffers adjacent to CMP area. '25/51:5
iv) A community swimming pool will be installed as part of the new development. Water k /}
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Source:Maryland Environmental Resource Land Information Network (MERLIN)
(http://dnrweb.dnr.state.md.us/MERLIN/)
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FOREST CONSERVATION AREA PER

MOW/LAWN

Plant List

EXISTING CONTOURS

(O EXISTING TREE
~
@ NATIVE TREE
o NATIVE SHRUB

Native Tree Species

Acer saccharum- Sugar Maple

Cercis canadensis- Eastern Redbud
Cornus florida- Flowering Dogwood
Chionanthus virginicus- White FringeTree
Diopyros virginiana- Persimmon

llex opaca- American Holly
Juniperus virginiana- Red Cedar

Ostrya virginiana- Hophornbeam
Magnolia virginiana- Sweetbay Magnolia
Pinus virginiana- Virginia Pine
Prunus serotina- Black Cherry

Salix nigra- Black Willow

Tsuga canadensis- Canadian Hemlock

Native Shrub Species

Alnus serrulata- Smooth alder
Clethra alnifolia- Sweet Pepperbush
Hamamelis virginiana-  Witch-Hazel

llex verticillata- Winterberry

Lindera benzoin- Spicebush

Rhus glabra- Smooth sumac

Rhus typhina- Staghorn sumac
Rubus allegheniensis-  Allegheny Blackberry
Sassafras albidum- Sassafras

Vaccinium atrococcum- Highbush Blueberry
Viburnum prunifolium- Black Haw Viburnum
Viburnum dentatum-  Arrow-wood

Notes:

1.
2.
3.

Planting sizes, details, and notes shall be specified at final site plan.
Trees and shrubs shall be provided with deer protection.
See sheets 2 and 3 for enlarged plans of the CMP Area.
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