
From: Matthew Van Dyke
To: MCP-Chair
Subject: Public Safety Training Academy
Date: Sunday, July 18, 2021 6:56:55 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Good evening,

I'm writing in reference to the article which I've linked below. The article indicates that your
board is expected to approve yet another mixed-use development, this time on the grounds of
the former Public Safety Training Academy.

https://bethesdamagazine.com/bethesda-beat/development/600-homes-could-replace-former-
public-safety-training-academy-in-rockville/

I won't mince words: This is absurd. 

This county already struggles to provide an array of services - particularly public safety
service - to the existing communities. Why stress an already overwhelmed system? For
example, the engine at fire station 32 is already the busiest in the county. Do you really
believe they can handle another mess of a mixed-use development?

Your police department is understaffed and suffering low morale. Yet you want to add another
630 homes to their plate?

My better half is a teacher here in Montgomery County, and it is an indisputable fact that our
public school system is stretched thin. Yet you plan to add more and more of these densely
populated mixed-use communities, which will undoubtedly stretch the school system even
more?

How do you plan to power these homes? If your answer is the incinerator in Dickerson, I can
tell you I'm furious.

I won't waste much time on the additional traffic this project will bring.

By the time your board is finished, there won't be an inch of green space left in Montgomery
County. Instead of ending your thought process at the kickbacks you undoubtedly receive
from the developers who push these plans, try thinking a few steps ahead and look at the long-
term impact that your rubber stamped approvals carry.

What's the harm in leaving this parcel undeveloped? It'd make a great spot for green space, not
another mixed-use, urban sprawl monstrosity. 

Literally across the street - adjacent to the GSK facility - it looks like you're planning yet
another development.

When does it end?

Item 7 - Correspondence
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Regards,

Matt Van Dyke



From: Sergey Lukashanets
To: MCP-Chair
Subject: PSTA site planning board hearing
Date: Monday, July 19, 2021 10:47:41 PM

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or
responding.

Dear Mr. Anderson,
 

We, the homeowners of the Wootton Crossing community, are highly concerned
about the Preliminary Plan No. 120200100 (PSTA Site, Item *7 of the July, 22
meeting agenda). We have already expressed our concerns to Mrs. Tamika Graham,
and want to make sure our objections are taken into account:

1.      We believe that the projected number of residential units (630) clearly
exceeds the physical capacity of the former PSTA site and should be
considerably decreased.
 
2.      The proposed plan lacks necessary recreational amenities such as large
green spaces, parks, walking promenades, playgrounds, etc. The projected
public open space is ridiculously small and insufficient for future residents.
The developer’s Plan should be amended in order to provide that.
 
3.      The planned construction intends to destroy the forested area adjacent
to our community. It is a wildlife habitat and has a natural water stream
(which was completely overlooked by the current plan). This forested area
could serve as a natural barrier between the Wootton Crossing and the
planned community and a prospective public park for current and future
residents.

We hope that our suggestions are heard and included in the approved development
plan.
 

Respectfully,

Serge Luakshanets,
The President of the Wootton Crossing HOA

mailto:serge.lukashanets@gmail.com
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From: Tallerico, Laura M.
To: MCP-Chair
Cc: Sears, Barbara A.; Kate Kubit; Graham, Tamika
Subject: PSTA Site: Preliminary Plan No. 120200100 - Item 7 on Planning Board Agenda of July 22, 2021 - Request of Applicant to Include Materials into the Record (Email 1/5)
Date: Tuesday, July 20, 2021 4:44:09 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
32-MCDOTLTR-120200100.pdf
PRELIMINARY PLAN #120200100.pdf
Road Grade Exhibit.pdf
Preliminary Forest Conservation Plan.pdf
01-SOJ-120200100.pdf

[EXTERNAL EMAIL] Exercise caution when opening attachments, clicking links, or responding.

Dear Chairman Anderson,
 
On behalf of the Applicant in the above-referenced plan, we wish to submit the following documents into the record of the Planning Board hearing.  The Preliminary Plan is
scheduled for hearing on July 22, 2021, as Item 7.
 

·       July 12, 2021 Staff report for Preliminary Plan No. 120200100 and its attachments https://montgomeryplanningboard.org/wp-content/uploads/2021/07/120200100-
PSTA-Preliminary-Plan-Staff-Report-Final-Draft-FINAL.pdf;
 

·       The Approved and adopted 2010 Great Seneca Science Corridor Master Plan
https://www.montgomeryplanning.org/community/gaithersburg/documents/GSSCApprovedandAdopted_web.pdf;

 
The below-listed documents will be sent in PDF form in a series of several emails, including this one, as a result of size limitations:

 
·       Letter from Barbara A. Sears and Laura M. Tallerico of Miles & Stockbridge PC dated April 22, 2021 to Rebecca Torma of the Montgomery County Department of

Transportation, with its exhibits, including a Traffic Analysis prepared by the Traffic Group dated April 20, 2021 for Medical Center Drive;
 

·       Memorandum from The Traffic Group dated June 4, 2021 regarding Impact of Not Having Access on Medical Center Drive;
 

·       Application Drawings, including:
o   Preliminary Plan (including Sheet 12 which shows the proposed road cross sections)
o   Preliminary Forest Conservation Plan
o   Road Grade Exhibit

 
·       Support Documents, including:

o   May 2021 Statement of Justification
o   March 25, 2021 Tree Variance Request and Justification
o   April 15, 2021 Traffic Impact Analysis
o   May 2021 Sight Distance Analysis
o   March 23, 2021 Design Exception Letter
o   April 1, 2021 Statement of Performance Based Design
o   Storm Drain Analysis Calculations
o   MPDU Count Exhibit
o   May 14, 2021 Comment Response Letter
o   April 14, 2021 Letter from The Traffic Group to Ms. Erica Rigby. Acting District Engineer, MDOT SHA, District 3
o   Traffic Signal Exhibit Prepared by The Traffic Group

 
·       Support Drawings, including

o   Fire Department Access Plan
o   Offsite Storm Drain Plan (Existing and Proposed Tie in Conditions)
o   Storm Drain Layout Overall
o   Color-Coded Utility Plan
o   Phasing Plan Exhibit
o   June 8, 2021 Preliminary Fire Access Approval
o   June 24, 2021 Approved Stormwater Management Concept Plan
o   June 2021 Approved Stormwater Management Concept Plan Report

 
Thank you for your attention to this matter. If you have any questions, please feel free to contact me.
 
Laura M. Tallerico
11 N. Washington Street | Suite 700 | Rockville, MD 20850-4229
D: +1 301.517.4833 | O: +1 301.762.1600 | F: +1 301.517.4833

bio | vCard | ltallerico@milesstockbridge.com

For COVID-19 information and resources, please visit our Coronavirus Task Force page.
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Apr|l22.202l


Ms. Rebecca Torma
Montgomery County Department of 'fransportation


101 Monroe Street. l01h Floor
Rockville. Maryland 20850


Preliminary Plan No. 120200100 ("Preliminary Ptan") - Medical Center Drive -
Justification for Construction of Two Travel Lanes as lnterim Condition


Dear Ms. Torma:


Property and Project


The property that is the subject ofthe Preliminary Plan comprises approximately 45 acres


located at 971 0 Great Seneca Highway anrl is known as the former Public Sal'ety Training


Academy site ("Propefiy"). Montgomer.v County owns the Property and has entered into a contract


of sale with the Applicant ("Contract"). fhe Property is zoned CR-1.0 C-0.5 R-1.0 H-150. The


Preliminary Plan proposes a total ol 630 units (276 townhouses, 56 2-ovet2 condominiums and


298 multi-family) and 2.607 square feet of retail using the standard method of development and


providing less than 0.5 l.-AR ("Project"). Thirty percent (30%) of the units. or 'l 89 units, will be


iV{pDUs as required by Montgomery County in the Contract. The density proposed by the Project,


including the unit number and mix and use of the standard method of development, is acceptable


to Montgomery County and complies with the Contract and requirements of the CSSC Master


Plan.


1'l N. WASHINCTON STREEI SUITE 700 I ROCKVILLE, MD 20A50-4276 3O1.7621600 I milesstockbridge.com


BALTIMOqT MD. EASTON MD . FR'DER]CX MD . RICHMONO,VA. TY9ONgCORNER VA WASI] NOION D'


On behalf of our client, Thc Elms at PSTA, LLC. Applicant for approval olthe Preliminary


Plan ("Applicant"). the purpose of this letter is to provide justification for the construction by


Applicant of Medical Center Drive with two rather than four travel lanes in a dedicated 15O-foot


right-of-way C'ROW'). Construction would also include related pedestrian, bicycle, sidewalk and


other streetscape improvements called for by the 2010 approved and odopted Greal Seneca


Sciences Corridor L,laster Plan ("GSSC Master Plan"). The dedicated ROW would permit future


construction of two additional travel lanes and the corridor cities 'rransitway ("ccT") by others.
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As explained in more detail below. construclion of Medical Center Drive with tw-o travel
lanes as proposed by Applicant is appropriate because: l) the Preliminary plan proposes
significantly less density than originalll contemplated tor the Property by the GSSC Master Plan
which was based on the use olthe optional nlethod ofthe cR zone at 1.0 FAR: 2; an analysis of
the traffic volumes projected to be generated by the Project and other background development on
the projected capacity of Medical Center Drive demonstrates that the Project will have minimal
impact and two travel lanes would easily accommodate the projected volumes; and 3) the cost of
construction ol the futl four lanes is disproportionate to the demand created by the Project and
constitutes an unreasonable and unlawlul exaction.


Proposed Dedication and Construction of N{edical Center Drive


The GSSC Master Plan recommends that Medical Center Drive be constructed as a
modification to the Montgomery County Standard 2004.10A for a Suburban Divided Arterial with
four travel lanes, 1o include a 50-ibot median for the future CC'I. and several enhanced pedestrian,
bicycle and streetscape improvemerrts within a 150-foot Row. Although Applicanl has proposed
to dedicate the f ull 150-foot ROW to accommodate the uhimate four travel lanes and the CCT. if
built. and to construct the enhanced improvements. it has requested a design modiilcation to
accommodate the Bicycle Master Plan requirements and CCT' right-of-way. as well as Io construct
two rather than fbur travel lanes as part ofthe Preliminary Plan.


Speciiically. the Master Plan Cross-Section includes: two l0-foot inner travel lanes. two
I l-foot outer lravel lanes, 50-foot median for the ccr, two l0-foot bike lanes. the l0-foot LSC
Loop Trail. a 6-foot sidewalk, and two 7-foot tree panels in a 150-foot Row. (See GSSC Master
Plan pp.84-85.' 88-90,2 201 8 Bicycle Master plan pp. 302 03) The Master plan cross-section is
depicted belou :


I See A.-26id (Medical Center Drive).
r At pages 88 90. the GSSC Master Plan calls for; l) SP-66. a shared use path along the length ofthe CCT including
along Medical Center Drive: and 2) LB-1, the LSC Loop Trail, "3.5-mile recreational path connecting majoi
destinations in the LSC districts. Portions coterminous with SP-66. the CCT shared use path." The LSC Loop Tiail
runs along Medical Center Driye coterminous with SP-66.
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Master Plan Cross-Section


As noted, the Master Plan Cross-Scction is a modification of the Suburban Ifivided Arterial
Road. Four Lanes with Bike l.anes ("Standard 2004.10A") shown below:


I ,
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Standard MC-2004.10A


Standard 2004.10A requires only' 100 I'eet of Row. a l7-fbot median. and S-fbot and 5.5-foot bike
paths. (GSSC Master Plan pp. 84-85.) Additionally. both the GSSC Masler plan and the 2018
Bicycle Master Plan recommend additional improvements within the Medical Center Drive ROW
as summarized above which lurther nrodify Standard 2004. l0A. These modifications result in the
Master Plan Cross-Section shown above.


1'he Applicant. through Rodgers Consulting, has requested a design exception to Standard
2004. I 0A to accommodate the GSSC Masler Plan and 201 8 Bicvcle Master Plan recommendations
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for Medical Center l)rive. by letter dated March 23.2021 to William Whelan ("Modification
Letter"). Applicant's requested modification to Standard 2004.10A is illustrated in the following
cross-section called "Modifi ed Interim Condition" ("Moditlcation"):


!q__


tg]!tr!!r4t{


I\lODIFIED MC-2004 1OA INTERIM CONDITION
I,IEOICAL CENlER ORIVE


Applicant proposes to dedicate the full 150 feet oIROW to public use lbr Medical Center
Drive. This dedication consists of approximately 7.3 acres. r,r,hich represents approximately l77o
of the Property. and will accommodate the Master Plan cross-Section. shou,n above, including
four travel lanes and the CCT. The Applicant proposes to construct the Interim Condition. The
Interim Condition, also depicted above, includes construction of all elements called for in the
Master Plan cross-Section with the exception of two of the fbur travel lanes and the CC'|.
Specifically. the Interim Condition will include two l2-foot travel lanes (two as 9-foot emergency
operation bays). two lO-foot bike lanes. the l0-foo1 LSC Loop Trail. a 6-foot sidewalk. two 7-foot
Iree panels. and a 70-lbot interim median.


Proposed Densitsr- and lmpact of Anticipated rraffic Volumes on Medical Center Drive


Circumstances regarding potentially high levels of anticipated density fbr the PSTA Site
under the CR optional method have failed to materialize since the GSSC Master Plan was adopted
nearly eleven years ago. The GSSC Master Plan anticipated the demand for a dense
commercial/residential development \4ith a potential yield of2,000 dwelling units and supporting
retail and sen'ices. (GSSC Master Plan. p.38). Market factors have never supported the high
levels of multilamily residential development reflected in the density assumptions or related levels
ofretail and service uses on the Propert). The Project proposal of630 dwelling units using the
standard method of development with the unit mix proposed and very limited new retail is
compliant with GSSC Master Plan zoning and represents the acceptable density f'easible lbr the
Property under realistic market circumstances.


This density level does no1 support the oonstruction of Medical Center Drive with four
travel lanes as demonstrated by the atlached April 20. 2021. transportation analysis prepared by
The Traffic Group regarding the impact of projected traffic volumes lrom the project and
background approvals on the projected capacity of Medical Center Drive ("Anatysis"). A copy of
the Analysis is attached as Exhibit "A". As part ol the Analysis. 'l'he 'IratTic Group reviewed
existing traffic volumes which would be impacted by the construction of Medical Center Drive in
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addition to approved background tralfic. As a lbur-lane divided roadway. Medical Center Drive
would be expected to have a capacity of4.200 vehicles per hour, or 1,050 per lane. Based on
background traffic. the proiected hourly traffic volume that w-ould be anticipared along Medical
Center Drive would be approximately 670 vehicles during the moming peak and 576 during the
evening peak. When applicable directional volumes were considered, only 24Yo of the capicity
southbound and lTYo northbound would be utilized based on four lanes.


In view oftheir analysis. The 1'raffic Group found that:


-. . . the future anticipated volumes along Medicat Center Drive
could clearly be accommodated by one thru lane of traffic in each
direction operating at a maximum of 48%o of capacity in the
southbound direction and 34Vo of capacity in the northbound
direction. 'Ihe addition of the traffic projected to have access lo
Medical Center Drive fiom the PSTA Site would utilize2.5o/o of the
capacity in the moming and approximately 2.4%o in the evening..,
(pp. l-2)


. Thus. considering all projecled volumes (background and pSTA). The Traf'fic Group
concluded that "Medical (lenler Drive would be more than capable of handling the projectei
volumes which would still only represenr a maximum of 4g% of the capacity w]th one lane of
traffic along Medical center Drive in each direction during the highest peak hour." (p. 2y


The Cost of Construction ofthe Full Four Lanes is Disproportionate to the
Demand Created by the Project and Constitutes an Unreasonable and Unlawful Exaction


Given that the Project will nol generate sufllcient tratlc to require the construction of four
travel lanes fbr Medical center Drive. requiring the Applicant to construct four lanes is
disproportionate to the burden the Pro.iect creates and hence bears no reasonable relationship to
the need created by the Projecl. Courts have held that requirements such as the requirement to
construct public road improvements like Medical Center Drive must have "an essentiil nexus and
rough proportionalitl, to the elfects of the proposed new use of the specific property at issue.'.
Koont: v. st. ,lohns River whrar il,lgmt. Di.st..570 u.s. 595 (2013). othtru,ise siated. tL pass legal
muster. an exaction must: (l ) have an essential nexus wilh a legitimate public purpose: and (2) be
"roughly proportional" to the impact on public services created by a developmen i project. Delun
v. CityolTiKrd.5l2 U.S.374.385.391 (1994). Even ifone accepts that construciion of Medical
center Drive as a fbur lane road serves a legitimate public purpose. requiring the Applicant to
construcl the Master Plan Cross-Section at a cost that Applicant's consultints hive deteimined to
be in excess olseveral million dollars. lacks proportionality to the Project's impact on the road.


Such an exaction talls squarel.v- within the Supreme Court's stated concern in r(porlz v. Sl.
Johns River Woter Mgml. Dlsl. regarding the "...risk that the govemment may use its substantial
power and discretion in land-use permitting to pursue govemmental ends that lack an essential
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Ms. Rebecca Torma
April22.2021
Page 6


Enclosure


Brenda Pardo
Carrie Sanders
Tamika Graham
John Clarke
David Flanagan
Doug Flanagan
Kate Kubit
Wes Guckert
Glenn Cook
Randall Rentfro
Gary Unterberg


M!
MILES &
STOCKBRIDGE ec


nexus and rough proportionality to lhe ellbcts ollhe proposed new use ofthe specific property at
issue, thereby diminishing without justitication the valuc ol'the property" . ld. at 597. As plain
from the very limited impact the Project has on Medical Center Drive as a tbur-lane divided a(erial
road. the requirement to construct all four lanes does not bear sufficient proportionality to the
demands created bv the proposed development. We fu(her note that. because the County requires
that 30% of the units must be MPDUs. there is no olliet fiom an impact tax credit for the cost of
constructing the road.


As discussed above. Applicant proposes to dedicale over 7.3 acres of lhe approximatel)'
44-acre Property to public use fbr Medical Center Drive. This ROW is approximately 50 feet
larger in width than a typical divided a(erial road with four lanes in order to permil the uncertain
future construction olthe CCT. The Project does not depend or rely on the CCT tbr adequacy.
Additionally. the CCT is not funded and has no knou,n timeline lbr funding or construction. It is.
therefore. Applicant's position that the dedication oi ROW over 100 leet is unreasonable.
However. in an ellbrt to rcsolve the continued objection of MCDOT Io reducing the ROW lrom
150 feet. Applicanl has agreed to dedicale the 150 lbet requested. 'lb require the construction of
four lanes of the road is unacceptable Io Applicant lbr the reasons slated above. Applicant.
therefore, requests that the Modillcation for Medical Center Drive be approved.


Thank you for your time and consideration. Please do not hesitale to contact us should you
have any questions olneed any further information.


Very truly yours.


S*/*--/ *u"7*r-


/-a/,u4--7a/ar-oa/a,a.-
Barbara A. Sears


l-aura M. 'fallerico
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.


NTS


NOTES AND DATA
TABLES


4


07-PREL-120200100-004
GROSS TRACT AREA EXHIBIT


Not to scale


GENERAL NOTES:


1. THIS PLAN IS COMPRISED OF ALL OF PARCEL 850, AS
SHOWN ON MONTGOMERY COUNTY TAX MAP GRID FS41
(TAX ACCOUNT NO. 00773933).


2. THE PROPERTY BOUNDARY IS BASED ON A FIELD
SURVEY PERFORMED BY RODGERS, INC. IN APRIL 2019.


3. THE TOPOGRAPHIC INFORMATION SHOWN IS FLOWN
TOPOGRAPHY BY MCKENZIE SNYDER (2019) AND IS
SHOWN AT A 2 FOOT CONTOUR INTERVAL.


4. THE SITE IS WITHIN THE UPPER MUDDY BRANCH
SUBWATERSHED OF THE LOWER POTOMAC DIRECT
WATERSHED, CLASS I-P.


5. THE SITE IS NOT WITHIN A SPECIAL PROTECTION AREA
(SPA). THERE ARE NO FEMA MAPPED FLOODPLAINS ON
OR WITHIN 100' OF THE SITE (FEMA FIRM MAP#
24031C0327D SEPT. 29, 2006).


6. PER THE GREATER SENECA SCIENCE CORRIDOR
MASTER PLAN APPROVED AND ADOPTED 2010, THERE
ARE NO HISTORIC RESOURCES OR RUSTIC ROADS ON
OR WITHIN 100' OF THE SITE.


7. THE PROJECT IS SERVED BY PUBLIC WATER AND
SEWER SYSTEMS, AND IS CURRENTLY IN SERVICE
CATEGORIES W-1 AND S-1, RESPECTIVELY.


8. PUBLIC UTILITY EASEMENT AND RIGHTS OF WAYS WILL
BE PROVIDED WHERE NEEDED ON SITE TO ALLOW FOR
WATER, SEWER, GAS, ELECTRIC, TELEPHONE, AND
CABLE SERVICE TO THE PROPOSED BUILDINGS.
LOCATIONS TO BE DETERMINED AT RECORD PLAT.


9. UTILITY SERVICE PROVIDERS:
- WATER AND SEWER: WSSC
- ELECTRIC: PEPCO
- GAS: WASHINGTON GAS
- PHONE:  VERIZON
- CABLE TV: COMCAST


10. PROPOSED UTILITIES SHALL BE UNDERGROUND AT
DIRECTION OF UTILITY COMPANIES.


11. THE SUBJECT PROPERTY IS NOT IN A SPECIAL TAXING
AREA.


12. PROJECT TO BE DEVELOPED UNDER THE CR-ZONE
STANDARD METHOD.


13. PUBLIC SIDEWALKS NEED TO MEET ADA-PROWAG
STANDARDS. SPECIFIC DETAILS ARE NOTED ON THE
DETAIL SHEET(S) PER MONTGOMERY COUNTY
STANDARDS. ALL HANDICAP RAMPS, SIDEWALKS, ETC.
(PER STANDARD OR AS MODIFIED) ARE SUBJECT TO
MCDPS APPROVAL AND PERMIT FOR IMPROVEMENTS IN
PUBLIC RIGHT OF WAY. DETAILS ARE SUBJECT TO
CHANGE PENDING MCDPS APPROVAL.


14. ALL ADA ACCESSIBLE RAMPS TO SHOW 1.5% SLOPES IN
LATERAL AND LONGITUDINAL DIRECTION.


15. THIS PROPERTY IS SUBJECT TO PREVIOUS
DEDICATIONS.


NOTE: PROPERTY TO BE
DEDICATED FOR MASTER


PLAN 100' ROW.
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PROFESSIONAL CERTIFICATION


"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."
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APPLICANT:
THE ELMS AT PSTA, LLC


ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


VICINITY MAP
1" = 2,000'
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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"I hereby certify that these documents were prepared or
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engineer under the laws of the State of Maryland, License
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THE ELMS AT PSTA, LLC


ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.
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Company Contact Person


Address: _______________________________
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Phone:


Signature __________________________________________________
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PARCEL B - FUTURE ROAD BY OTHERS. TO BE DEDICATED
WHEN CONNECTION TO DARNESTOWN ROAD OCCURS.
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PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________
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PARCEL B - FUTURE ROAD BY OTHERS. TO BE DEDICATED
WHEN CONNECTION TO DARNESTOWN ROAD OCCURS.
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ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850


NOTE: FINAL
CLUBHOUSE AND
POOL FOOTPRINT
TBD AT SITE PLAN.
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850
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APPLICANT:
THE ELMS AT PSTA, LLC


ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850
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"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."
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APPLICANT:
THE ELMS AT PSTA, LLC


ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND
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MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.


NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.


PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41


PROFESSIONAL CERTIFICATION


The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.


Developer: __________________________________________________
Company Contact Person


Address: _______________________________


_______________________


Phone:


Signature __________________________________________________


THE ELMS AT PSTA, LLC KATHRYN KUBIT


9710 GREAT SENECA HWY


ROCKVILLE 20850


NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.


NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50


NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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General Notes:
1. For additional property information, see NRI/FSD #4-20191570, approved May 29, 2019.


2. This plan is for the forest conservation purposes only.


3. Boundary information was taken from a Boundary Survey prepared by Rodgers Consulting, March,


2019.


4. The topography hereon is shown in 2' contour interval and was flown by McKenzie Snyder (2019).


5. The site is within the Muddy Branch watershed, Use I-P.


6. The site is not within a Special Protection Area (SPA).


7. For Specimen Tree removal specifics, see Variance Request and Justification Letter.


FOREST CONSERVATION TABLE
Acreage of tract (gross) 46.52
Acreage of tract remaining in agriculture use 0
Acreage of road and utility ROWs which will not be
improved as part of the development application 0


Acreage of stream valley buffer 3.35
Land Use Category from 22A-12


Conservation Threshold 20%
Afforestation Threshold 15%
Linear feet of stream  720 LF
Average width of stream buffer 100 feet
One side of stream of both one
Forest Details Retained Cleared Planted
Acreage of forest 2.97 5.87 0.00
Acreage of forest within wetlands 0.08 0.00 0.00
Acreage of forest within 100-year floodplain 0.00 0.00 0.00
Acreage of forest within stream valley buffer 2.32 0.41 0.00
Acreage of forest within priority area 2.32 0.41 0.00
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PSTA SITE
PRELIMINARY FOREST CONSERVATION PLAN


Note:


1) Planting requirements to be met through off-site forest banking credits.
2) If no forest banking credits are available, mitigation may be met via


payment of fee in lieu.


(44.75 on-site + 1.77 acres offsite)


(8.56 on-site + 0.28 acres offsite)


(5.59 on-site + 0.28 acres offsite)
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Significant and Specimen Tree Table


#
Diameter at


Breast Height Botanical Name Common Name Health Notes Status


1 27 Quercus coccinea scarlet oak good remove


2 24 Quercus coccinea scarlet oak poor dead branching remove


3 25 Zelkova serrata japanese zelkova good remove


4 31 Liriodendron tulipifera tulip poplar good remove


5 27 Quercus alba white oak fair leaning, dead branching remove


6 31 Quercus alba white oak fair dead and broken branches remove


7 31 Quercus alba white oak good remove


8 27 Quercus alba white oak good remove


9 27 Quercus alba white oak good remove


10 34 Acer saccharinum silver maple fair dead and broken branches remove


11 27 Quercus alba white oak fair leaning, broken branches remove


12 27 Quercus alba white oak good remove


13 26 Quercus alba white oak good remove


14 28 Quercus alba white oak good vines growing up trunk remove


15 24 Quercus alba white oak good vines growing up trunk remove


16 25 Quercus alba white oak good some broken branches remove


17 33 Quercus alba white oak good retain


18 26 Quercus alba white oak poor half dead, broken branches remove


19 31 Acer rubrum red maple good vines growing up trunk retain


20 31 Platanus occidentalis sycamore good retain


21 24 Liriodendron tulipifera tulip poplar good retain


22 25 Liriodendron tulipifera tulip poplar good retain


23 42 Quercus alba white oak good retain


24 25 Liriodendron tulipifera tulip poplar good retain


25 Skipped


26 27 Liriodendron tulipifera tulip poplar good retain


27 24 Liriodendron tulipifera tulip poplar good remove


28 25 Acer saccharum sugar maple fair
epicormic branching, severely pruned under


power lines retain


29 25 Ulmus rubra slippery elm fair vines, some broken branches retain


30 28 Quercus alba white oak fair vines growing up trunk retain


31 36 Quercus alba white oak fair vines growing up trunk retain


32 34 Quercus alba white oak good remove


2


No Scale 
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PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
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General Notes:
1. For additional property information, see NRI/FSD #4-20191570, approved May 29, 2019.


2. This plan is for the forest conservation purposes only.


3. Boundary information was taken from a Boundary Survey prepared by Rodgers Consulting, March,


2019.


4. The topography hereon is shown in 2' contour interval and was flown by McKenzie Snyder (2019).


5. The site is within the Muddy Branch watershed, Use I-P.


6. The site is not within a Special Protection Area (SPA).


7. For Specimen Tree removal specifics, see Variance Request and Justification Letter.


FOREST CONSERVATION TABLE
Acreage of tract (gross) 46.52
Acreage of tract remaining in agriculture use 0
Acreage of road and utility ROWs which will not be
improved as part of the development application 0


Acreage of stream valley buffer 3.35
Land Use Category from 22A-12


Conservation Threshold 20%
Afforestation Threshold 15%
Linear feet of stream  720 LF
Average width of stream buffer 100 feet
One side of stream of both one
Forest Details Retained Cleared Planted
Acreage of forest 2.97 5.87 0.00
Acreage of forest within wetlands 0.08 0.00 0.00
Acreage of forest within 100-year floodplain 0.00 0.00 0.00
Acreage of forest within stream valley buffer 2.32 0.41 0.00
Acreage of forest within priority area 2.32 0.41 0.00
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PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND
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1355 BEVERLY ROAD, SUITE 240
MCLEAN, VA 22101
PHONE: (703) 734-9730
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ROCKVILLE, MD 20850
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JANUARY 2020
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PSTA SITE
PRELIMINARY FOREST CONSERVATION PLAN


Note:


1) Planting requirements to be met through off-site forest banking credits.
2) If no forest banking credits are available, mitigation may be met via


payment of fee in lieu.


(44.75 on-site + 1.77 acres offsite)


(8.56 on-site + 0.28 acres offsite)


(5.59 on-site + 0.28 acres offsite)
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223


ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND


APPLICANT:
THE ELMS AT PSTA, LLC
1355 BEVERLY ROAD, SUITE 240
MCLEAN, VA 22101
PHONE: (703) 734-9730
CONTACT: Ms. KATHRYN KUBIT


OWNER:
MONTGOMERY COUNTY


EOB 101 MONROE STREET
ROCKVILLE, MD 20850


1302A


JANUARY 2020
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Significant and Specimen Tree Table


#
Diameter at


Breast Height Botanical Name Common Name Health Notes Status


1 27 Quercus coccinea scarlet oak good remove


2 24 Quercus coccinea scarlet oak poor dead branching remove


3 25 Zelkova serrata japanese zelkova good remove


4 31 Liriodendron tulipifera tulip poplar good remove


5 27 Quercus alba white oak fair leaning, dead branching remove


6 31 Quercus alba white oak fair dead and broken branches remove


7 31 Quercus alba white oak good remove


8 27 Quercus alba white oak good remove


9 27 Quercus alba white oak good remove


10 34 Acer saccharinum silver maple fair dead and broken branches remove


11 27 Quercus alba white oak fair leaning, broken branches remove


12 27 Quercus alba white oak good remove


13 26 Quercus alba white oak good remove


14 28 Quercus alba white oak good vines growing up trunk remove


15 24 Quercus alba white oak good vines growing up trunk remove


16 25 Quercus alba white oak good some broken branches remove


17 33 Quercus alba white oak good retain


18 26 Quercus alba white oak poor half dead, broken branches remove


19 31 Acer rubrum red maple good vines growing up trunk retain


20 31 Platanus occidentalis sycamore good retain


21 24 Liriodendron tulipifera tulip poplar good retain


22 25 Liriodendron tulipifera tulip poplar good retain


23 42 Quercus alba white oak good retain


24 25 Liriodendron tulipifera tulip poplar good retain


25 Skipped


26 27 Liriodendron tulipifera tulip poplar good retain


27 24 Liriodendron tulipifera tulip poplar good remove


28 25 Acer saccharum sugar maple fair
epicormic branching, severely pruned under


power lines retain


29 25 Ulmus rubra slippery elm fair vines, some broken branches retain


30 28 Quercus alba white oak fair vines growing up trunk retain


31 36 Quercus alba white oak fair vines growing up trunk retain


32 34 Quercus alba white oak good remove


2


No Scale 


THE ELMS AT PSTA, LLC


KATHRYN KUBIT








I. Introduction


Statement of Justification for Preliminary Plan No. 120200100 
Public Safety Training Academy Property 


May 2021 


The Elms at PST A, LLC, an Elm Street Community entity ("Applicant"), seeks the


approval of Preliminary Plan No. 120200100 ("Preliminary Plan" or "Application") for the Public 


Safety Training Academy ("PSTA") site in Rockville, Maryland. Located at 9710 Great Seneca 


Highway, the subject property contains approximately 45 acres and is situated southwest of the 


intersection of Key West A venue and Great Seneca Highway ("Property" or "Site"). Currently 


owned by Montgomery County, the Property is subject to a sales and purchase contract with the 


Applicant. For approximately 40 years, the Property was the home of Montgomery County's 


PST A, where police officers, fire fighters, and operators of large trucks received specialized 


training. In 2016, PST A moved to a new location to accommodate the planned redevelopment of 


the Property that was envisioned by the 2010 approved and adopted Great Seneca Sciences 


Corridor Master Plan ("GSSC Master Plan"). 


K 14426\000007\4850-4807-9292.v I 0 
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Barbara A. Sears
bsearsf@milesstockbridge.com
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Laura M. Tallerico
Itallerico@milesstockbridge.com
301 .5 r7.4833

Apr|l22.202l

Ms. Rebecca Torma
Montgomery County Department of 'fransportation

101 Monroe Street. l01h Floor
Rockville. Maryland 20850

Preliminary Plan No. 120200100 ("Preliminary Ptan") - Medical Center Drive -
Justification for Construction of Two Travel Lanes as lnterim Condition

Dear Ms. Torma:

Property and Project

The property that is the subject ofthe Preliminary Plan comprises approximately 45 acres

located at 971 0 Great Seneca Highway anrl is known as the former Public Sal'ety Training

Academy site ("Propefiy"). Montgomer.v County owns the Property and has entered into a contract

of sale with the Applicant ("Contract"). fhe Property is zoned CR-1.0 C-0.5 R-1.0 H-150. The

Preliminary Plan proposes a total ol 630 units (276 townhouses, 56 2-ovet2 condominiums and

298 multi-family) and 2.607 square feet of retail using the standard method of development and

providing less than 0.5 l.-AR ("Project"). Thirty percent (30%) of the units. or 'l 89 units, will be

iV{pDUs as required by Montgomery County in the Contract. The density proposed by the Project,

including the unit number and mix and use of the standard method of development, is acceptable

to Montgomery County and complies with the Contract and requirements of the CSSC Master

Plan.

1'l N. WASHINCTON STREEI SUITE 700 I ROCKVILLE, MD 20A50-4276 3O1.7621600 I milesstockbridge.com

BALTIMOqT MD. EASTON MD . FR'DER]CX MD . RICHMONO,VA. TY9ONgCORNER VA WASI] NOION D'

On behalf of our client, Thc Elms at PSTA, LLC. Applicant for approval olthe Preliminary

Plan ("Applicant"). the purpose of this letter is to provide justification for the construction by

Applicant of Medical Center Drive with two rather than four travel lanes in a dedicated 15O-foot

right-of-way C'ROW'). Construction would also include related pedestrian, bicycle, sidewalk and

other streetscape improvements called for by the 2010 approved and odopted Greal Seneca

Sciences Corridor L,laster Plan ("GSSC Master Plan"). The dedicated ROW would permit future

construction of two additional travel lanes and the corridor cities 'rransitway ("ccT") by others.
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As explained in more detail below. construclion of Medical Center Drive with tw-o travel
lanes as proposed by Applicant is appropriate because: l) the Preliminary plan proposes
significantly less density than originalll contemplated tor the Property by the GSSC Master Plan
which was based on the use olthe optional nlethod ofthe cR zone at 1.0 FAR: 2; an analysis of
the traffic volumes projected to be generated by the Project and other background development on
the projected capacity of Medical Center Drive demonstrates that the Project will have minimal
impact and two travel lanes would easily accommodate the projected volumes; and 3) the cost of
construction ol the futl four lanes is disproportionate to the demand created by the Project and
constitutes an unreasonable and unlawlul exaction.

Proposed Dedication and Construction of N{edical Center Drive

The GSSC Master Plan recommends that Medical Center Drive be constructed as a
modification to the Montgomery County Standard 2004.10A for a Suburban Divided Arterial with
four travel lanes, 1o include a 50-ibot median for the future CC'I. and several enhanced pedestrian,
bicycle and streetscape improvemerrts within a 150-foot Row. Although Applicanl has proposed
to dedicate the f ull 150-foot ROW to accommodate the uhimate four travel lanes and the CCT. if
built. and to construct the enhanced improvements. it has requested a design modiilcation to
accommodate the Bicycle Master Plan requirements and CCT' right-of-way. as well as Io construct
two rather than fbur travel lanes as part ofthe Preliminary Plan.

Speciiically. the Master Plan Cross-Section includes: two l0-foot inner travel lanes. two
I l-foot outer lravel lanes, 50-foot median for the ccr, two l0-foot bike lanes. the l0-foot LSC
Loop Trail. a 6-foot sidewalk, and two 7-foot tree panels in a 150-foot Row. (See GSSC Master
Plan pp.84-85.' 88-90,2 201 8 Bicycle Master plan pp. 302 03) The Master plan cross-section is
depicted belou :

I See A.-26id (Medical Center Drive).
r At pages 88 90. the GSSC Master Plan calls for; l) SP-66. a shared use path along the length ofthe CCT including
along Medical Center Drive: and 2) LB-1, the LSC Loop Trail, "3.5-mile recreational path connecting majoi
destinations in the LSC districts. Portions coterminous with SP-66. the CCT shared use path." The LSC Loop Tiail
runs along Medical Center Driye coterminous with SP-66.

L t .ut6\000007\1{i"16-?.rr)2 -6 I t{i v5
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Master Plan Cross-Section

As noted, the Master Plan Cross-Scction is a modification of the Suburban Ifivided Arterial
Road. Four Lanes with Bike l.anes ("Standard 2004.10A") shown below:

I ,

? | lrrx
(. 1 rrrr I
.u)

a

i

1
\ - cu.crcri sfi.rru(

a' 1rt6( (r'Ai crt?Jtfilrs)

suBuR6ari ofirof 0 rRlaxl,lr RoaD
a u{5 llln }nr urq,5

Standard MC-2004.10A

Standard 2004.10A requires only' 100 I'eet of Row. a l7-fbot median. and S-fbot and 5.5-foot bike
paths. (GSSC Master Plan pp. 84-85.) Additionally. both the GSSC Masler plan and the 2018
Bicycle Master Plan recommend additional improvements within the Medical Center Drive ROW
as summarized above which lurther nrodify Standard 2004. l0A. These modifications result in the
Master Plan Cross-Section shown above.

1'he Applicant. through Rodgers Consulting, has requested a design exception to Standard
2004. I 0A to accommodate the GSSC Masler Plan and 201 8 Bicvcle Master Plan recommendations

K I 4-12 6\000007\.18,16-7392{ | I8 r,5
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for Medical Center l)rive. by letter dated March 23.2021 to William Whelan ("Modification
Letter"). Applicant's requested modification to Standard 2004.10A is illustrated in the following
cross-section called "Modifi ed Interim Condition" ("Moditlcation"):

!q__

tg]!tr!!r4t{

I\lODIFIED MC-2004 1OA INTERIM CONDITION
I,IEOICAL CENlER ORIVE

Applicant proposes to dedicate the full 150 feet oIROW to public use lbr Medical Center
Drive. This dedication consists of approximately 7.3 acres. r,r,hich represents approximately l77o
of the Property. and will accommodate the Master Plan cross-Section. shou,n above, including
four travel lanes and the CCT. The Applicant proposes to construct the Interim Condition. The
Interim Condition, also depicted above, includes construction of all elements called for in the
Master Plan cross-Section with the exception of two of the fbur travel lanes and the CC'|.
Specifically. the Interim Condition will include two l2-foot travel lanes (two as 9-foot emergency
operation bays). two lO-foot bike lanes. the l0-foo1 LSC Loop Trail. a 6-foot sidewalk. two 7-foot
Iree panels. and a 70-lbot interim median.

Proposed Densitsr- and lmpact of Anticipated rraffic Volumes on Medical Center Drive

Circumstances regarding potentially high levels of anticipated density fbr the PSTA Site
under the CR optional method have failed to materialize since the GSSC Master Plan was adopted
nearly eleven years ago. The GSSC Master Plan anticipated the demand for a dense
commercial/residential development \4ith a potential yield of2,000 dwelling units and supporting
retail and sen'ices. (GSSC Master Plan. p.38). Market factors have never supported the high
levels of multilamily residential development reflected in the density assumptions or related levels
ofretail and service uses on the Propert). The Project proposal of630 dwelling units using the
standard method of development with the unit mix proposed and very limited new retail is
compliant with GSSC Master Plan zoning and represents the acceptable density f'easible lbr the
Property under realistic market circumstances.

This density level does no1 support the oonstruction of Medical Center Drive with four
travel lanes as demonstrated by the atlached April 20. 2021. transportation analysis prepared by
The Traffic Group regarding the impact of projected traffic volumes lrom the project and
background approvals on the projected capacity of Medical Center Drive ("Anatysis"). A copy of
the Analysis is attached as Exhibit "A". As part ol the Analysis. 'l'he 'IratTic Group reviewed
existing traffic volumes which would be impacted by the construction of Medical Center Drive in

K I 4,126\000007\48.16-7192-6 I l8 vs
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addition to approved background tralfic. As a lbur-lane divided roadway. Medical Center Drive
would be expected to have a capacity of4.200 vehicles per hour, or 1,050 per lane. Based on
background traffic. the proiected hourly traffic volume that w-ould be anticipared along Medical
Center Drive would be approximately 670 vehicles during the moming peak and 576 during the
evening peak. When applicable directional volumes were considered, only 24Yo of the capicity
southbound and lTYo northbound would be utilized based on four lanes.

In view oftheir analysis. The 1'raffic Group found that:

-. . . the future anticipated volumes along Medicat Center Drive
could clearly be accommodated by one thru lane of traffic in each
direction operating at a maximum of 48%o of capacity in the
southbound direction and 34Vo of capacity in the northbound
direction. 'Ihe addition of the traffic projected to have access lo
Medical Center Drive fiom the PSTA Site would utilize2.5o/o of the
capacity in the moming and approximately 2.4%o in the evening..,
(pp. l-2)

. Thus. considering all projecled volumes (background and pSTA). The Traf'fic Group
concluded that "Medical (lenler Drive would be more than capable of handling the projectei
volumes which would still only represenr a maximum of 4g% of the capacity w]th one lane of
traffic along Medical center Drive in each direction during the highest peak hour." (p. 2y

The Cost of Construction ofthe Full Four Lanes is Disproportionate to the
Demand Created by the Project and Constitutes an Unreasonable and Unlawful Exaction

Given that the Project will nol generate sufllcient tratlc to require the construction of four
travel lanes fbr Medical center Drive. requiring the Applicant to construct four lanes is
disproportionate to the burden the Pro.iect creates and hence bears no reasonable relationship to
the need created by the Projecl. Courts have held that requirements such as the requirement to
construct public road improvements like Medical Center Drive must have "an essentiil nexus and
rough proportionalitl, to the elfects of the proposed new use of the specific property at issue.'.
Koont: v. st. ,lohns River whrar il,lgmt. Di.st..570 u.s. 595 (2013). othtru,ise siated. tL pass legal
muster. an exaction must: (l ) have an essential nexus wilh a legitimate public purpose: and (2) be
"roughly proportional" to the impact on public services created by a developmen i project. Delun
v. CityolTiKrd.5l2 U.S.374.385.391 (1994). Even ifone accepts that construciion of Medical
center Drive as a fbur lane road serves a legitimate public purpose. requiring the Applicant to
construcl the Master Plan Cross-Section at a cost that Applicant's consultints hive deteimined to
be in excess olseveral million dollars. lacks proportionality to the Project's impact on the road.

Such an exaction talls squarel.v- within the Supreme Court's stated concern in r(porlz v. Sl.
Johns River Woter Mgml. Dlsl. regarding the "...risk that the govemment may use its substantial
power and discretion in land-use permitting to pursue govemmental ends that lack an essential

K 14426\UXm07\4846-7192-61 I 8.!5
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nexus and rough proportionality to lhe ellbcts ollhe proposed new use ofthe specific property at
issue, thereby diminishing without justitication the valuc ol'the property" . ld. at 597. As plain
from the very limited impact the Project has on Medical Center Drive as a tbur-lane divided a(erial
road. the requirement to construct all four lanes does not bear sufficient proportionality to the
demands created bv the proposed development. We fu(her note that. because the County requires
that 30% of the units must be MPDUs. there is no olliet fiom an impact tax credit for the cost of
constructing the road.

As discussed above. Applicant proposes to dedicale over 7.3 acres of lhe approximatel)'
44-acre Property to public use fbr Medical Center Drive. This ROW is approximately 50 feet
larger in width than a typical divided a(erial road with four lanes in order to permil the uncertain
future construction olthe CCT. The Project does not depend or rely on the CCT tbr adequacy.
Additionally. the CCT is not funded and has no knou,n timeline lbr funding or construction. It is.
therefore. Applicant's position that the dedication oi ROW over 100 leet is unreasonable.
However. in an ellbrt to rcsolve the continued objection of MCDOT Io reducing the ROW lrom
150 feet. Applicanl has agreed to dedicale the 150 lbet requested. 'lb require the construction of
four lanes of the road is unacceptable Io Applicant lbr the reasons slated above. Applicant.
therefore, requests that the Modillcation for Medical Center Drive be approved.

Thank you for your time and consideration. Please do not hesitale to contact us should you
have any questions olneed any further information.

Very truly yours.

S*/*--/ *u"7*r-

/-a/,u4--7a/ar-oa/a,a.-
Barbara A. Sears

l-aura M. 'fallerico

K I 4,126\000007\{846-719l -6 I I 8 ! 5
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"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."
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APPLICANT:
THE ELMS AT PSTA, LLC

ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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MONTGOMERY COUNTY
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ROCKVILLE, MD 20850

APPLICANT:
THE ELMS AT PSTA, LLC
1355 BEVERLY ROAD, SUITE 240
MCCLEAN, VA 22101

ATTORNEY:
MILES & STOCKBRIDGE PC
11 N WASHINGTON ST # 700,
ROCKVILLE, MD 20850
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THE TRAFFIC GROUP
9900 FRANKLIN SQUARE DRIVE, SUITE H
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LANDSCAPE ARCHITECT/CIVIL ENGINEER:
RODGERS CONSULTING, INC.
19847 CENTURY BOULEVARD, SUITE 200
GERMANTOWN, MD 20874
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BASE DATA

19847 Century Boulevard, Suite 200, Germantown, Maryland 20874
Ph: 301.948.4700    Fx: 301.948.6256    www.rodgers.com

PROFESSIONAL CERTIFICATION

"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."

0643T

APPLICANT:
THE ELMS AT PSTA, LLC

ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.

N/A

RESOLUTION
2

07-PREL-120200100-002
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PROFESSIONAL CERTIFICATION

"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."
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APPLICANT:
THE ELMS AT PSTA, LLC

ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.

N/A

APPROVALS
3

07-PREL-120200100-003



STREET

ALLEY

16'

40.5'

2' MIN BRL

2' MIN BRL

TYPICAL 16' WIDE (MPDU)
TOWNHOUSE LOTS

68'

5' PUE/
BRL (TYP.)

43' MIN.
BETWEEN
BUILDINGS

16-20' ALLEY
PARCEL AND

PAVING

30' WSSC
ESM'T

5' PUE

5' PUE

21.5'

STREET

ALLEY

20'

40.5'

2' MIN BRL

2' MIN BRL

TYPICAL 20' X 20'
TOWNHOUSE LOTS

68'

5' PUE/
BRL (TYP.)

43' MIN.
BETWEEN
BUILDINGS

17'-20' ALLEY
PARCEL AND

PAVING

20'-30'
WSSC
ESM'T

5' PUE

5' PUE

20.5'

STREET

ALLEY

24'

42.5'

2' MIN BRL

2' MIN BRL

TYPICAL 24' WIDE, REAR
LOAD TOWNHOUSE LOTS

70.5'

5' PUE/
BRL (TYP.)

43' MIN.
BETWEEN
BUILDINGS

18'-20' ALLEY
PARCEL AND

PAVING

20'-30'
WSSC
ESM'T

5' PUE

5' PUE

24.5'

STREET

24'

42.67'
STD

2' MIN BRL

2' MIN BRL

TYPICAL 24' WIDE, FRONT
LOAD TOWNHOUSE LOTS

80'

5' PUE/
BRL (TYP.)

29.5'

STREET

ALLEY

24'
32.33'

TYPICAL 24' WIDE,
2 OVER 2 CONDO UNITS (MPDU)

72.5'

5' PUE/
BRL (TYP.)

55' MIN.
BETWEEN
BUILDINGS

20' ALLEY PARCEL
AND PAVING

20'-30'
WSSC
ESM'T

5' PUE

5' PUE

24.5'

5'

18'

STREET

ALLEY

24'

48.5'

TYPICAL 24' WIDE,
2 OVER 2 CONDO UNITS

72.5'

5' PUE/
BRL (TYP.)

45' MIN.
BETWEEN
BUILDINGS

20' ALLEY PARCEL
AND PAVING

20' WSSC
ESM'T

5' PUE

5' PUE

29.5'

±13'

±11.5'

±11.5'

34.5'

UTILIITY
CLOSET ON
ONE ENDUTILIITY

CLOSET ON
ONE END

46.67'
W/ OPT.

EXT.

±11.5'

STREET

ALLEY

20'

40.5'

2' MIN BRL

2' MIN BRL

TYPICAL 20' X 48'
TOWNHOUSE LOTS

68'

5' PUE/
BRL (TYP.)

17'-20' ALLEY
PARCEL AND

PAVING

20'-30'
WSSC
ESM'T

5' PUE

20.5'

RODGERS CONTACT:

DATEBY

REVISION DATE

PR
EL

IM
IN

AR
Y 

N
O

T 
FO

R
 C

O
N

ST
R

U
C

TI
O

N

DATEREVISIONDATEREVISION

RELEASE FOR

OF
SHEET No.

DATE:

JOB No.

SCALE:DATEBY

REVIEWED

DRAWN

DESIGNED

BASE DATA

19847 Century Boulevard, Suite 200, Germantown, Maryland 20874
Ph: 301.948.4700    Fx: 301.948.6256    www.rodgers.com

PROFESSIONAL CERTIFICATION

"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."
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APPLICANT:
THE ELMS AT PSTA, LLC

ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.

NTS

NOTES AND DATA
TABLES

4

07-PREL-120200100-004
GROSS TRACT AREA EXHIBIT

Not to scale

GENERAL NOTES:

1. THIS PLAN IS COMPRISED OF ALL OF PARCEL 850, AS
SHOWN ON MONTGOMERY COUNTY TAX MAP GRID FS41
(TAX ACCOUNT NO. 00773933).

2. THE PROPERTY BOUNDARY IS BASED ON A FIELD
SURVEY PERFORMED BY RODGERS, INC. IN APRIL 2019.

3. THE TOPOGRAPHIC INFORMATION SHOWN IS FLOWN
TOPOGRAPHY BY MCKENZIE SNYDER (2019) AND IS
SHOWN AT A 2 FOOT CONTOUR INTERVAL.

4. THE SITE IS WITHIN THE UPPER MUDDY BRANCH
SUBWATERSHED OF THE LOWER POTOMAC DIRECT
WATERSHED, CLASS I-P.

5. THE SITE IS NOT WITHIN A SPECIAL PROTECTION AREA
(SPA). THERE ARE NO FEMA MAPPED FLOODPLAINS ON
OR WITHIN 100' OF THE SITE (FEMA FIRM MAP#
24031C0327D SEPT. 29, 2006).

6. PER THE GREATER SENECA SCIENCE CORRIDOR
MASTER PLAN APPROVED AND ADOPTED 2010, THERE
ARE NO HISTORIC RESOURCES OR RUSTIC ROADS ON
OR WITHIN 100' OF THE SITE.

7. THE PROJECT IS SERVED BY PUBLIC WATER AND
SEWER SYSTEMS, AND IS CURRENTLY IN SERVICE
CATEGORIES W-1 AND S-1, RESPECTIVELY.

8. PUBLIC UTILITY EASEMENT AND RIGHTS OF WAYS WILL
BE PROVIDED WHERE NEEDED ON SITE TO ALLOW FOR
WATER, SEWER, GAS, ELECTRIC, TELEPHONE, AND
CABLE SERVICE TO THE PROPOSED BUILDINGS.
LOCATIONS TO BE DETERMINED AT RECORD PLAT.

9. UTILITY SERVICE PROVIDERS:
- WATER AND SEWER: WSSC
- ELECTRIC: PEPCO
- GAS: WASHINGTON GAS
- PHONE:  VERIZON
- CABLE TV: COMCAST

10. PROPOSED UTILITIES SHALL BE UNDERGROUND AT
DIRECTION OF UTILITY COMPANIES.

11. THE SUBJECT PROPERTY IS NOT IN A SPECIAL TAXING
AREA.

12. PROJECT TO BE DEVELOPED UNDER THE CR-ZONE
STANDARD METHOD.

13. PUBLIC SIDEWALKS NEED TO MEET ADA-PROWAG
STANDARDS. SPECIFIC DETAILS ARE NOTED ON THE
DETAIL SHEET(S) PER MONTGOMERY COUNTY
STANDARDS. ALL HANDICAP RAMPS, SIDEWALKS, ETC.
(PER STANDARD OR AS MODIFIED) ARE SUBJECT TO
MCDPS APPROVAL AND PERMIT FOR IMPROVEMENTS IN
PUBLIC RIGHT OF WAY. DETAILS ARE SUBJECT TO
CHANGE PENDING MCDPS APPROVAL.

14. ALL ADA ACCESSIBLE RAMPS TO SHOW 1.5% SLOPES IN
LATERAL AND LONGITUDINAL DIRECTION.

15. THIS PROPERTY IS SUBJECT TO PREVIOUS
DEDICATIONS.

NOTE: PROPERTY TO BE
DEDICATED FOR MASTER

PLAN 100' ROW.
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"I hereby certify that these documents were prepared or
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1355 BEVERLY ROAD, SUITE 240
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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THE ELMS AT PSTA, LLC

ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

PARCEL B - FUTURE ROAD BY OTHERS. TO BE DEDICATED
WHEN CONNECTION TO DARNESTOWN ROAD OCCURS.
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

PARCEL B - FUTURE ROAD BY OTHERS. TO BE DEDICATED
WHEN CONNECTION TO DARNESTOWN ROAD OCCURS.
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: FINAL
CLUBHOUSE AND
POOL FOOTPRINT
TBD AT SITE PLAN.
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No. 32599, Expiration Date: 1/22/22."
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: FINAL
CONFIGURATION
TO BE DETERMINED
AT SITE PLAN
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PROFESSIONAL CERTIFICATION

"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."
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1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730

N
:\M

D
-M

on
tg

om
er

y\
PS

TA
\a

ut
oc

ad
\P

lo
t P

la
ns

\P
re

lim
in

ar
y 

Pl
an

\P
ST

A 
Pr

el
im

in
ar

y 
Pl

an
.d

w
g 

La
yo

ut
6 

M
ay

 1
4,

 2
02

1,
 4

:4
2p

m

MARCH,  2021

13

PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850
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SUBJECT TO M.C. DPS APPROVAL
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MODIFIED MC-2005.02
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MEDICAL CENTER DR
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STREET C WEST OF MEDICAL CENTER DR
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FUTURE TRAVEL LANES (2)
AND CCT LANES TO

BE CONSTRUCTED BY OTHERS

2'

PROPOSED
ROADWAYS

PROPOSED BIKE
FACILITIES

1 12" BITUMINOUS CONCRETE SURFACE
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PROFESSIONAL CERTIFICATION

"I hereby certify that these documents were prepared or
approved by me, and that I am a duly licensed professional
engineer under the laws of the State of Maryland, License
No. 32599, Expiration Date: 1/22/22."
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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engineer under the laws of the State of Maryland, License
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0643T

APPLICANT:
THE ELMS AT PSTA, LLC

ATTN: KATHRYN KUBIT
1355 BEVERLY ROAD, SUITE 240
McLEAN, VA 22101
PHONE: (703) 734-9730

N
:\M

D
-M

on
tg

om
er

y\
PS

TA
\a

ut
oc

ad
\P

lo
t P

la
ns

\P
re

lim
in

ar
y 

Pl
an

\P
ST

A 
Pr

el
im

in
ar

y 
Pl

an
 O

pe
n 

Sp
ac

e 
Ex

hi
bi

t -
 E

R
.d

w
g 

La
yo

ut
1 

M
ay

 1
4,

 2
02

1,
 4

:4
4p

m

MARCH,  2021

13

PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

NOTE: FINAL LOT SIZES AND DIMENSIONS TO BE
DETERMINED AT SITE PLAN.

NOTE: UTILITIES  SHOWN ARE FOR INFORMATIONAL
PURPOSES AND ARE SUBJECT TO CHANGE AT FINAL
ENGINEERING. PUE'S SUBJECT TO COORDINATION WITH
UTILITY.

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

NOTE: UNLESS SPECIFICALLY NOTED ON THIS PLAN
DRAWING, THE BUILDING FOOTPRINTS, BUILDING HEIGHTS,
ON-SITE PARKING, SITE CIRCULATION, AND SIDEWALKS
SHOWN ON THE PRELIMINARY PLAN ARE ILLUSTRATIVE.
THE FINAL LOCATIONS OF BUILDINGS, STRUCTURES AND
HARDSCAPE WILL BE DETERMINED AT THE TIME OF SITE
PLAN APPROVAL. PLEASE REFER TO THE ZONING DATA
TABLE FOR DEVELOPMENT STANDARDS SUCH AS
SETBACKS, BUILDING RESTRICTION LINES, AND BUILDING
HEIGHT, FOR EACH LOT.

NOTE: FINAL FAR TO BE DETERMINED AT SITE PLAN NOT
TO EXCEED 0.50

NOTE: FINAL NUMBER OF PARKING SPACES, ELECTRIC
SPACES, SIDEWALK AND BIKE PATH TIE-INS AT
INTERSECTIONS WILL BE FINALIZED AT SITE PLAN.
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General Notes:
1. For additional property information, see NRI/FSD #4-20191570, approved May 29, 2019.

2. This plan is for the forest conservation purposes only.

3. Boundary information was taken from a Boundary Survey prepared by Rodgers Consulting, March,

2019.

4. The topography hereon is shown in 2' contour interval and was flown by McKenzie Snyder (2019).

5. The site is within the Muddy Branch watershed, Use I-P.

6. The site is not within a Special Protection Area (SPA).

7. For Specimen Tree removal specifics, see Variance Request and Justification Letter.

FOREST CONSERVATION TABLE
Acreage of tract (gross) 46.52
Acreage of tract remaining in agriculture use 0
Acreage of road and utility ROWs which will not be
improved as part of the development application 0

Acreage of stream valley buffer 3.35
Land Use Category from 22A-12

Conservation Threshold 20%
Afforestation Threshold 15%
Linear feet of stream  720 LF
Average width of stream buffer 100 feet
One side of stream of both one
Forest Details Retained Cleared Planted
Acreage of forest 2.97 5.87 0.00
Acreage of forest within wetlands 0.08 0.00 0.00
Acreage of forest within 100-year floodplain 0.00 0.00 0.00
Acreage of forest within stream valley buffer 2.32 0.41 0.00
Acreage of forest within priority area 2.32 0.41 0.00
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1" = 100'

PSTA SITE
PRELIMINARY FOREST CONSERVATION PLAN

Note:

1) Planting requirements to be met through off-site forest banking credits.
2) If no forest banking credits are available, mitigation may be met via

payment of fee in lieu.

(44.75 on-site + 1.77 acres offsite)

(8.56 on-site + 0.28 acres offsite)

(5.59 on-site + 0.28 acres offsite)
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Significant and Specimen Tree Table

#
Diameter at

Breast Height Botanical Name Common Name Health Notes Status

1 27 Quercus coccinea scarlet oak good remove

2 24 Quercus coccinea scarlet oak poor dead branching remove

3 25 Zelkova serrata japanese zelkova good remove

4 31 Liriodendron tulipifera tulip poplar good remove

5 27 Quercus alba white oak fair leaning, dead branching remove

6 31 Quercus alba white oak fair dead and broken branches remove

7 31 Quercus alba white oak good remove

8 27 Quercus alba white oak good remove

9 27 Quercus alba white oak good remove

10 34 Acer saccharinum silver maple fair dead and broken branches remove

11 27 Quercus alba white oak fair leaning, broken branches remove

12 27 Quercus alba white oak good remove

13 26 Quercus alba white oak good remove

14 28 Quercus alba white oak good vines growing up trunk remove

15 24 Quercus alba white oak good vines growing up trunk remove

16 25 Quercus alba white oak good some broken branches remove

17 33 Quercus alba white oak good retain

18 26 Quercus alba white oak poor half dead, broken branches remove

19 31 Acer rubrum red maple good vines growing up trunk retain

20 31 Platanus occidentalis sycamore good retain

21 24 Liriodendron tulipifera tulip poplar good retain

22 25 Liriodendron tulipifera tulip poplar good retain

23 42 Quercus alba white oak good retain

24 25 Liriodendron tulipifera tulip poplar good retain

25 Skipped

26 27 Liriodendron tulipifera tulip poplar good retain

27 24 Liriodendron tulipifera tulip poplar good remove

28 25 Acer saccharum sugar maple fair
epicormic branching, severely pruned under

power lines retain

29 25 Ulmus rubra slippery elm fair vines, some broken branches retain

30 28 Quercus alba white oak fair vines growing up trunk retain

31 36 Quercus alba white oak fair vines growing up trunk retain

32 34 Quercus alba white oak good remove

2

No Scale 

THE ELMS AT PSTA, LLC

KATHRYN KUBIT
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approved by me, and that I am a duly licensed professional
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THE ELMS AT PSTA, LLC
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

H: 1" = 100'
V: 1" = 10'
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PSTA SITE
PARCEL 850, L.4047 F.003, PARCEL 925, L.3862 F. 772 AND PART A, L.16172 F.223

ELECTION DISTRICT No. 9
MONTGOMERY COUNTY, MARYLAND

OWNER:
MONTGOMERY COUNTY

EOB 101 MONROE STREET
ROCKVILLE, MD 20850

PRELIMINARY PLAN #120200100
WSSC MAP 220NW10
TAX MAP FS341, GRID FS41

PROFESSIONAL CERTIFICATION

The undersigned agrees not to exceed the number of lots set forth on Preliminary Plan
Approved No.______________, to adhere to the adequate public facility findings and to
comply with all Approval Conditions.

Developer: __________________________________________________
Company Contact Person

Address: _______________________________

_______________________

Phone:

Signature __________________________________________________

THE ELMS AT PSTA, LLC KATHRYN KUBIT

9710 GREAT SENECA HWY

ROCKVILLE 20850

H: 1" = 100'
V: 1" = 10'
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1

21-RG-120200100-001

1

STREET LOCATIONS
NTS



W
OO

TT
ON

   
CR

OS
SI

NG
   

CO
UR

T

W
OO

TT
ON

  M
AN

OR
  C

T

WOOTTON  CREST  WAY

KEY  WEST  AVENUE

(MD RTE 28)

BLACKWELL

ROAD

JO
HNS HO

PKINS DRIVE

MEDICAL

CENTER DRIVE

DARNESTOWN   ROAD

TR
AV

IL
AH

RO
AD

PINTO

TREBLE  COURT

LANE

PINTO COURT

G
REAT SENECA HIG

HW
AY

GOOD 
EA

RT
H 

CO
UR

T

CHARIOT  COURT

DARNESTOWN AT TRAVILAH

TRAVILAH HEIGHTS

SHADY GROVE LIFE

SCIENCES CENTER

SHADY GROVE LIFE
SCIENCES CENTER

THE JOHNS HOPKINS BELWARD RESEARCH CAMPUS

HUNTING HILL

TAX ID# 03095247
FS41 N901

TREATMENT AND LEARNING
CENTERS INC

±187,189 SF

TAX ID#03210078
FR43 NO66

MONTGOMERY COUNTY
±272,685 SF

TAX ID# 02747866
N102 FR43

POTOMAC ELECTRIC
POWER CO

±0.9 AC

TAX ID #03671432
FR43 N059

RLL & C CORP
±61,621 SF

N786
HSRE-CAPMED SHADY GROVE

MED VILLAGE
L.48028 F.0413
±199,500 S.F.

TAX ID #03691612
FIFTY LLC

FS41
3.08 AC

TAX ID #00775896
P050

LOLATCHY SCHAIN
L.16371 F.00300

±18,720 SF

TAX ID# 03095258
FS41 N826

MONTGOMERY COUNTY
±184,258 SF

TAX ID# 03095271
FS41 N770

MONTGOMERY COUNTY
±96,578 SF

TAX ID# 01741192
FS41 P607

STATE OF MD TO THE USE OF
L.04804 F.00149

±261,360 SF

TAX ID# 03315078
FS31

HUMAN GENOME SCIENCES INC
L.56100 F.00050

±131.171 SF

TAX ID# 03777744
FR43 N075

ARE-MARYLAND NO 31 LLC
±189,491 SF

TAX ID#03210078
FR43 NO66

MONTGOMERY COUNTY
±272,685 SF

S

W

W

W

S

S

W

W

W

S

S

W

S

S

W

W

W

W

S

S

W

W

FD
C

FD
C

FD
C

FDC

FDC

W

FDC

FDC

FD
C

FD
C

W

W

W

S

FD
C

FD
C

FDC

FD
C

FDC

FDC FD
C

FDC

FDC

FDC

FDC

FDC

FDC

FD
C

FDC

FD
C

FDC
FDC

FD
C

FD
C

FD
C

FD
C

FD
C

FD
C

FD
C

FD
C

FDC

FD
C

FDC

FD
C

FD
C

FD
C

FDC

FD
C

FD
C

FDC

FD
C

FD
C

FD
C

FD
C

X

X

X

X

X

X

X

X

X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
X

X
X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

XX

S

W

G
U

Y

S

S

D

W

E
E

S

S

S

S

S

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W

W
W

W

W

W

W

W

W

W

W

S

S

S

S

S

S

S

S

S

S

S

SS

S
S

S

S

S

S

S

S

S

S

W

W

W

W

D

D

D

D

S

E

E

E

E

E

E

E

E

E

E

E

EE
E

E
E

E

E

CTV
CTV

CTV

CTV

CTV

TT
T

T
T

T

T
T

T

E

E

E

E

E

C
TV

C
TV

CT
V

E
E

E
E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E
E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO
E

E

E

E

E

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO
FOFO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

FO

G

G

G

G

G

G

G

G

G

G

FO

FO

FO

FO

FO

E

E

E

E

E

E

E

E

E

E

E

E

E

E

E

C
TV

CTV

CTV

CTV

E

E

E

E

E
E

E

E

E

E

E

E

E

D

D

D

D

D

D

D

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G

G
G

G G
G

G
G

G

G

G

G

G

D

D

429.9

429.9

EX. 60" RCP

EX. 48" RCP

EX. 60" RCP

EX. 48" RCP

EX. 42" R
C

P

EX. 21" RCP

EX. 42" R
C

P

EX. 42" R
C

P

EX. 15" RCP

EX. 42" RCP

EX. 15" RCP

EX. 24" RCP

EX. 47"x87" RCP

EX. 42" R
C

P

EX. 15" RCP EX. 30" RCP

EX. 33" R
C

P

EX. 18" RCP
EX. 18" RCP

EX. 18" RCP

EX. 33" R
C

P

EX. 18" RCP

EX. 30" RCP
EX. 30" RCP

EX. 27" R
C

P

EX. 18" RCP

EX. 27" R
C

P

EX. 18" R
C

P

EX. 18" RCP
EX. 24"

RCP

EX
. 2

4"
 R

CP

EX
. 2

4"
 R

CP

EX. 15" R
C

P

EX. 18" RCP

STREET A

STREET B

STREET C W
EST

STREET C EAST

ST
RE

ET
 D

ST
R

EE
T 

A

M
EDICAL CENTER DRIVE

BLACKWELL ROAD

A

A

B

B

D

E
F

F

C

B

1,740 SF±

115 UNITS

185,000 SF±

POOL

OUTDOOR

LOUNGE

48 UNITS

82,000 SF±

45 UNITS

65,000 SF±

90 UNITS

130,000 SF±

TR
AS

H
/

R
EC

YC
LE

TOT
LOT

45'±

70
'±

330'±

55'±

130'±

70'±

55'±

115'±

70'±

18
5'±

70'±

75'±

75'±

395'±

385'±

120' x 180'

SOCCER FIELD

C

X

X

X

X

C

G

CLUBHOUSE

POOL

10
0'±

110'±

55'±

40'±

70'±

315'±

33'±41'±

430

470

470

47
0

460

450

LP
: 5

4.
4

LP
: 5

4.
4

HP: 70.9

HP: 70.9

LP: 65.8

LP: 65.8

HP: 70.3

HP: 70.3

470

470

470

460

45
0

HP: 74.9

HP: 75.0

440

460

450

440

450

450

440

450

H
P:

 5
7.

6

H
P:

 5
7.

6

LP
: 5

6.
4

LP
: 5

6.
3

450

470

450

450

440

470

450

46
0

45
0

TW: 49.0

BW: 46.4

HP: 74.4

HP:

63.7

HP: 65.9

46
4

460

HP:

68.7

450

TW: 78.8

BW: 72.4

470

470

460

TW
: 7

1.
5

BW
: 6

7.
7

470

47
0

460

460

46
0

LP:
51.7

470

HP
: 6

2.
0

TW
: 6

7.
9

BW
: 6

5.
5

460

470

470

46
0

440

45
0

450

440

430

BW: 26.5

TW: 35.6

LO
D

LO
D

LO
D

LO
D

LOD

LO
D

LOD

LOD

LOD

LOD

LOD

LOD

LOD

LO
D

LO
D

LOD

LOD
LO

D

LO
D

LO
D

LO
D

LOD

LOD

LO
D

LO
D

LO
D

LO
D

LOD

470
HP: 51.8

67
65

30
63

BW: 60.5

TW: 65.0

BW: xx.x

TW: xx.x

BW: xx.xTW: xx.x

BW: xx.xTW: xx.x

BW
: 65.0

TW
: 69.0

45
0

11
45

97
44

46
0

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

TPF

XX

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

ST-20

ST-7

ST-6

ST-17

Sewer MH

Sewer MH

Edge of Weir

POND

ST-1

ST-2

ST-3

ST-5

ST-9

ST-8

ST-10

ST-11

ST-12

ST-13

ST-14

ST-15

ST-16

ST-18

ST-19

ST-21

ST-22

ST-24

ST-23

ST-26

ST-28

ST-30

ST-31

ST-29

ST-32

ST-27

ST-4

FOREST
REMOVE
0.61 ACRES

FOREST
REMOVE
0.85 ACRES

FOREST
REMOVE
0.75 ACRES

FOREST SAVE
2.55 ACRES

FOREST
SAVE
0.42 ACRES

FOREST
REMOVE
0.08 ACRES

OFF-SITE FOREST
REMOVE
0.28 ACRES

FOREST
REMOVE
3.30 ACRES

M
ar

yl
an

d 
C

oo
rd

in
at

e 
S

ys
te

m

0

GRAPHIC SCALE
100' 100' 200' 400' 800'

1 INCH = 100 FT

1" = 2000'

VICINITY MAP

M
ar

yl
an

d 
C

oo
rd

in
at

e 
S

ys
te

m

SITE

Key West

Avenue

Great
Seneca

Hw
y

MD

119
Darnestown

Road

Tr
av

ila
h

Ro
ad

Stonebridge

View
Drive

Shady Grove

Ro
ad

M
ed

ic
al

Ce
nt

er

Drive

Diam
ondback

Drive

Br
os

ch
ar

t
Ro

adM
ud

dy
 B

ra
nc

h 
Ro

ad

General Notes:
1. For additional property information, see NRI/FSD #4-20191570, approved May 29, 2019.

2. This plan is for the forest conservation purposes only.

3. Boundary information was taken from a Boundary Survey prepared by Rodgers Consulting, March,

2019.

4. The topography hereon is shown in 2' contour interval and was flown by McKenzie Snyder (2019).

5. The site is within the Muddy Branch watershed, Use I-P.

6. The site is not within a Special Protection Area (SPA).

7. For Specimen Tree removal specifics, see Variance Request and Justification Letter.

FOREST CONSERVATION TABLE
Acreage of tract (gross) 46.52
Acreage of tract remaining in agriculture use 0
Acreage of road and utility ROWs which will not be
improved as part of the development application 0

Acreage of stream valley buffer 3.35
Land Use Category from 22A-12

Conservation Threshold 20%
Afforestation Threshold 15%
Linear feet of stream  720 LF
Average width of stream buffer 100 feet
One side of stream of both one
Forest Details Retained Cleared Planted
Acreage of forest 2.97 5.87 0.00
Acreage of forest within wetlands 0.08 0.00 0.00
Acreage of forest within 100-year floodplain 0.00 0.00 0.00
Acreage of forest within stream valley buffer 2.32 0.41 0.00
Acreage of forest within priority area 2.32 0.41 0.00
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1" = 100'

PSTA SITE
PRELIMINARY FOREST CONSERVATION PLAN

Note:

1) Planting requirements to be met through off-site forest banking credits.
2) If no forest banking credits are available, mitigation may be met via

payment of fee in lieu.

(44.75 on-site + 1.77 acres offsite)

(8.56 on-site + 0.28 acres offsite)

(5.59 on-site + 0.28 acres offsite)
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Significant and Specimen Tree Table

#
Diameter at

Breast Height Botanical Name Common Name Health Notes Status

1 27 Quercus coccinea scarlet oak good remove

2 24 Quercus coccinea scarlet oak poor dead branching remove

3 25 Zelkova serrata japanese zelkova good remove

4 31 Liriodendron tulipifera tulip poplar good remove

5 27 Quercus alba white oak fair leaning, dead branching remove

6 31 Quercus alba white oak fair dead and broken branches remove

7 31 Quercus alba white oak good remove

8 27 Quercus alba white oak good remove

9 27 Quercus alba white oak good remove

10 34 Acer saccharinum silver maple fair dead and broken branches remove

11 27 Quercus alba white oak fair leaning, broken branches remove

12 27 Quercus alba white oak good remove

13 26 Quercus alba white oak good remove

14 28 Quercus alba white oak good vines growing up trunk remove

15 24 Quercus alba white oak good vines growing up trunk remove

16 25 Quercus alba white oak good some broken branches remove

17 33 Quercus alba white oak good retain

18 26 Quercus alba white oak poor half dead, broken branches remove

19 31 Acer rubrum red maple good vines growing up trunk retain

20 31 Platanus occidentalis sycamore good retain

21 24 Liriodendron tulipifera tulip poplar good retain

22 25 Liriodendron tulipifera tulip poplar good retain

23 42 Quercus alba white oak good retain

24 25 Liriodendron tulipifera tulip poplar good retain

25 Skipped

26 27 Liriodendron tulipifera tulip poplar good retain

27 24 Liriodendron tulipifera tulip poplar good remove

28 25 Acer saccharum sugar maple fair
epicormic branching, severely pruned under

power lines retain

29 25 Ulmus rubra slippery elm fair vines, some broken branches retain

30 28 Quercus alba white oak fair vines growing up trunk retain

31 36 Quercus alba white oak fair vines growing up trunk retain

32 34 Quercus alba white oak good remove

2

No Scale 
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