™ Montgomery Planning

MILES COPPOLA

PRELIMINARY PLAN NO. 120220010

Description

Application for up to 159 lots for a residential development consisting of 144 townhouse units and 192
multi-family units for a total of 336 dwelling units, including 15 percent MPDUs, with associated open

spaces and environmental protection.

No. 120220010 MCPB
Item No. 15

Completed: 7-11-2022
07-21-2022

Montgomeryplanning.org

Miles Coppola Preliminary Plan No. 120220010

Montgomery County
Planning Board

2425 Reedie Drive, Floor 14
Wheaton, MD 20902




Mary Jo Kishter, Environmental Planner Ill, Upcounty Planning, maryjo.kishter@montgomeryplanning.org, 301-495-4701

RS Ryan Sigworth AICP, Planner Il, Upcounty Planning, ryan.sigworth@montgomeryplanning.org, 301-495-2112

Sandra Pereira, Supervisor, Upcounty Planning, Sandra.Pereira@montgomeryplanning.org, 301-495-2186

Patrick Butler, Chief, Upcounty Planning, Patrick.Butler@montgomeryplanning.org, 301-495-4561

| LOCATION:
Along Clarksburg Road and Frederick
Road, north of Interstate 270

| MASTER PLAN / ZONE

11994 Clarksburg Master Plan & Hyattstown
Special Study Area & 2014 Ten Mile Creek Area
Limited Amendment /R-90, R-200, CRTZ2.0, C-2.0,
RZ.0, HA20, and Clarksburg East Environmental
Overlay Zone

| PROPERTY SIZE
' +/-98.35 acres

| APPLICANT
Brookfield Washington LLC

| ACCEPTANCE DATE:

September 9, 2021

REVIEW BASIS:

Chapter 19, Chapter 22A,
Chapter 50, and Chapter 59

Summary:

Staff recommends approval of Preliminary Plan No.
120220010 with conditions.

The Application includes a Preliminary Forest
Conservation Plan, Preliminary Special Protection
Area Water Quality Plan and a Preliminary Stream
and Wetland Restoration Plan.

This Application pursues the Clarksburg MD 355
Bypass alignment highlighted as Option 1 in the Pre-
Preliminary Plan, which intersects MD 355 through
an off-site property immediately to the north of the
future Clarksburg Fire Station.

The Application will protect approximately 60 acres
of forest on the Property in Category | Conservation
Easements.

A total of 80.32 percent of the Property will be
devoted to rural open space and 2 percent of the
building envelope includes additional open space for
recreation and amenities.

Impervious surfaces are limited to no more than 15
percent of the total area under the application for
development within the Clarksburg East Overlay
Zone.

The Application will provide Master Plan bike
improvements on Clarksburg Rd. as well as the
interim Clarksburg Bypass.

As conditioned, a traffic signal may be constructed at
the intersection of future MD-355 Bypass and
Frederick Road (MD 355) if required by SHA.

Staff supports the proposed road design
modifications: reduced standard centerline radius
and the use of curbs and gutters and use of private
roads.

Community correspondence related to this
Application was received and is discussed herein.
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SECTION 1: EXECUTIVE SUMMARY

—— =

Figure 1 — Illustrative Redrlng of Prelminary Plan

Staff is recommending approval with conditions of Preliminary Plan No. 120210010, Miles Coppola
(“Preliminary Plan” or “Application”). The Application includes a Preliminary Forest Conservation Plan,
a Special Protection Area Preliminary Water Quality Plan, and a Preliminary Stream and Wetland
Restoration Plan.

This Application follows Pre-Preliminary Plan N0.720210010, which was approved on July 20, 2021
(MCPB Resolution 21-051). This Application pursues the Clarksburg MD 355 Bypass alignment
highlighted as Option 1 in the Pre-Preliminary Plan, which intersects Frederick Road/MD 335 through
an off-site property immediately to the north of the property owned by Montgomery County for the
future Clarksburg Fire Station. This alignment limits both impacts to environmental resources as well
as the Clarksburg Historic District while providing a through road connection for vehicular, bicycle and
pedestrian movement. The proposal provides adequate protection to the Clarksburg Historic District
and its environmental setting as determined by the Planning Department’s Historic Preservation Staff.

The Application provides extensive frontage improvements along the three public road frontages:
sidewalk along the west side of Frederick Road / MD 355, a sidepath and bike lane along the north side
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of Clarksburg Rd., sidepath along the north side of the proposed interim bypass, and sidepath along the
south side of Redgrave Place along the frontage of Clarksburg Elementary.

Additionally, regional connectivity to Little Bennett Regional Park and Black Hill Regional Park is
provided with an extensive network of trails that link up to the neighboring properties to the north and
south.

The Application subdivides the existing 98.35-acre property, known as the Miles Coppola property, into
159 lots for 144 townhouses and 192 multi-family units (triplex) for a total of 336 residential dwelling
units, including 15 percent (or 51 units) moderately priced dwelling units (MPDUs). As part of the
Preliminary Plan, the Applicantis requesting a tree variance which is included as part of the Preliminary
Forest Conservation Plan.

The Application will retain approximately 55.87 acres of existing forest and plant approximately 4.12
acres of new forest, resulting in approximately 60 acres of forest on the Property that will be protected
in Category | Conservation Easements and maintained by the future Homeowners Association (HOA).
These areas will be accessible through proposed natural surface trails. The proposal also includes 80.32
percent rural open space to protect the environmental features located in these areas. A total of two
percent (80,150 square feet) of the buildable envelope will include open space for recreation and
amenities. In addition, the Application includes a Preliminary Stream and Wetland Restoration Plan for
areas on the property that have been adversely affected by previous land uses.

The Applicationis subject to Chapter 59, Section 4.9.5, the Clarksburg East Environmental Overlay Zone.
The requirements of the Overlay Zone include a limit on impervious surfaces of no more than 15 percent
(or 656,937 square feet) of the total area under application for development within the Clarksburg East
Environmental Overlay Zone.

SECTION 2: RECOMMENDATION AND CONDITIONS

PRELIMINARY PLAN NO. 120220010

Staff recommends approval with conditions of the Preliminary Plan to subdivide the existing 98.35-acre
property, known as the Miles Coppola property, into 159 lots for 144 townhouses and 192 multi-family
units (triplex) for a total of 336 residential dwelling units, including 15 percent (or 51 units) moderately
priced dwelling units (MPDUs) (Attachment 2). All site development elements shown on the latest
electronic version of the Miles Coppola Preliminary Plan No. 120220010, as of the date of this Staff
Report submitted via ePlans to the M-NCPPC, are required except as modified by the following
conditions.

GENERAL APPROVAL
1. This Preliminary Plan is limited to 159 lots for 336 new dwelling units, including 144 single-

family attached and 192 multi-family dwelling units, including a minimum of 15 percent
moderately priced dwelling units (MPDUs) for residential use.
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ADEQUATE PUBLIC FACILITIES AND OUTSIDE AGENCIES

2. The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain valid for eight
(8) years from the initiation date (as defined in Montgomery County Code Section 50.4.3.J.5).
The phasing schedule is as follows:

Phase A - Within 5 years up to a cumulative total of 70 dwellings across Development
Area 2 (CRT zone) and Development Area 1 (R-90 zone)

Phase B - Within 6 years up to a cumulative total of 188 dwelling units, split between a
subtotal of 88 dwelling units in development Area 2 (CRT zone) and subtotal of 100
dwelling units in Development Area 1 (R-90 zone)

Phase C - Within 8 years all remaining development

PLAN VALIDITY PERIOD

3. The Preliminary Plan will remain valid for eight (8) years from its initiation date (as defined in
Montgomery County Code Section 50.4.2.G), and prior to the expiration date of this validity
period, a final record plat for all property delineated on the approved Preliminary Plan must
be recorded in the Montgomery County Land Records or a request for an extension filed.

Phase |- 3years- 10 lots

Phase Il - 5 years - 50 lots

Phase Il - 6 years - 100 lots

Phase IV - 8 years - remaining lots

OUTSIDE AGENCIES

4. The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Transportation (“MCDOT”) in its letter dated July 7, 2022 and
incorporates them as conditions of the Preliminary Plan approval except for Condition 3ci listed
under Significant Preliminary Plan Review Comments and Conditions. This condition is
replaced with Condition 26.b of this approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which may be amended by MCDOT if the
amendment does not conflict with any other conditions of the Preliminary Plan approval.

5. Before recording a plat for the Subject Property, the Applicant must satisfy MCDOT’s
requirements for access and improvements.

6. The Planning Board has reviewed and accepts the recommendations of the Maryland State
Highway Administration (“MDSHA”) in its letter dated June 23, 2022, and incorporates them as
conditions of the Preliminary Plan approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which may be amended by MDSHA if the
amendment does not conflict with any other conditions of the Preliminary Plan approval.
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10.

11.

Before the issuance of access permits, the Applicant must satisfy the Maryland State Highway
Administration’s (“MDSHA”) requirements for access and improvements.

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Permitting Services (“MCDPS”) - Water Resources Section in its
Preliminary Water Quality Plan approval letter dated June 6, 2022, and incorporates them as
conditions of the Preliminary Plan approval. The Applicant must comply with each of the
recommendations as set forth in the letter, which may be amended by MCDPS - Water
Resources Section provided that the amendments do not conflict with any other conditions of
the Preliminary Plan approval.

The Applicant must implement the Montgomery County Department of Permitting Service’s
requirements for soil preparation, top-soiling, soil stabilization and soil amendments for any
graded areas of 1,000 square feet or more that will be vegetated with grass. These requirements
must be reflected on the Final Water Quality Plan, subject to MCDPS approval.

The Planning Board has reviewed and accepts the recommendations of the MCDPS, Fire
Department Access and Water Supply Section in its letter dated March 1, 2022, and revised June
8, 2022, and incorporates them as conditions of the Preliminary Plan approval. The Applicant
must comply with each of the recommendations as set forth in the letter, which may be
amended by MCDPS provided that the amendments do not conflict with any other conditions
of the Preliminary Plan approval.

The Planning Board has reviewed and accepts the recommendations of the Montgomery
County Department of Housing and Community Affairs (“DHCA”) inits letter dated May 16,2022,
and incorporates them as conditions of the Preliminary Plan approval. The Applicant must
comply with each of the recommendations as set forth in the letter, which may be amended by
DHCA provided that the amendments do not conflict with any other conditions of the
Preliminary Plan approval.

FUTURE SITE PLAN APPROVAL REQUIRED

12.

13.

14.

Before clearing, grading, or recording a plat for the Subject Property, the Applicant must receive
Staff certification of a Planning Board approved site plan. The number and location of site
elements including but not limited to buildings, dwelling units, on-site parking, site circulation,
sidewalks, and bikepaths will be determined through site plan review and approval.

If an approved site plan or site plan amendment for the Subject Property substantially modifies
the lot or right-of-way configuration shown on this Preliminary Plan, the Applicant must obtain
approval of a Preliminary Plan amendment before certification of the Site Plan or Site Plan
Amendment.

The Applicant must submit a development schedule in table form to match the proposed
overall phasing plan set forth in the Preliminary Plan APF approval to include information on
proposed dwelling unit count and building permit by location as well as by proposed time of
construction.
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ENVIRONMENT AND NOISE

15. The Applicant must comply with the following conditions of approval for the Preliminary
Forest Conservation Plan No. 120200110, approved as part of this Preliminary Plan:

a.

Prior to recordation of any plats and the start of any demolition, clearing, grading, or
construction, whichever comes first, for this development Application, the Applicant
must record Category | Conservation Easements over all areas of forest retention, forest
planting, and environmental buffers as specified on the approved Final Forest
Conservation Plan. The Category | Conservation Easements must be in a form approved
by the M-NCPPC Office of the General Counsel and must be recorded in the Montgomery
County Land Records by deed. The Book/Page for the easement must be referenced on
the record plat.
The Applicant must plant the variance tree mitigation plantings on the Subject Property
with a minimum size of 3-inch caliper trees. The total amount of required mitigation will
be determined at time of Final Forest Conservation Plan approval with the Site Plan.
The Applicant must submit and obtain Planning Board approval of a Final Forest
Conservation Plan at the time of Site Plan. The Final Forest Conservation Plan must
include the following:

i. existing conditions information for areas of off-site limits of disturbance,

including the road connection to Frederick Road/MD 355;

ii. anupdated forest conservation worksheet to reflect the inclusion of all areas of
offsite limits of disturbance, including the proposed MD 355 Bypass connection
to Frederick Road/MD 355;

iii. an updated tree variance request to account for applicable trees impacted by
required frontage improvements, the off-site limits of disturbance, and any
impacted trees 1-inch caliper and larger that are located within the Historic
District (i.e., trees along Redgrave Road and the Clarksburg Elementary School).

The Final Forest Conservation Plan must include an Environmental Impact Sheet
identifying all impacts to wetlands, streams, and the environmental buffer and
demonstrate efforts to avoid and minimize the impacts, including relocating
stormwater management facilities outside of the environmental buffers, consistent
with the approved MCDPS Water Quality/Stormwater Management Plan. Details of the
impacts to the environmental resources associated with the construction of the
intersection of the proposed MD 355 Bypass with Clarksburg Road must be included.
Mitigation for impacts may be required as part of the future Site Plan approval.

16. Impervious surfaces are limited to no more than fifteen (15) percent of the area under
application for development within the Clarksburg East Environmental Overlay Zone, pursuant
to Section 59-4.9.5 of the Zoning Ordinance.

17. The Applicant must submit and obtain Planning Board approval of a Final Stream and Wetland
Restoration Plan at the time of Site Plan, and the final plan must be reviewed by the MCDEP, the
M-NCPPC Department of Parks and the M-NCPPC Planning Department.
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18. The Applicant must submit and obtain Planning Board approval of a Final Water Quality Plan,
including an updated Impervious Surface Plan at the time of Site Plan. The Impervious Surface
Plan must demonstrate compliance with the Clarksburg East Environmental Overlay Zone.

19. Prior to submission of the Site Plan application, the Applicant must submit a Noise Analysis to
address the M-NCPPC Staff Guidelines for the Consideration of Transportation Noise Impacts in
Land Use Planning and Development. Recommendations based on the Noise Analysis must be
incorporated into the Site Plan.

TRANSPORTATION/ACCESS

Interim 355 Bypass

20. Priorto Certification of the Preliminary Plan, the Applicant must demonstrate that the Applicant
and/or County has officially filed for the acquisition of the adjoining property that is necessary
to provide the MD 355 Bypass connection to MD 355.

21. Priorto Site Plan application, the Applicant must demonstrate that the County is proceeding to
acquire the land needed for the MD 355 Bypass connection to MD 355; should that process not
be completed within 2 years of this Resolution, the Applicant may seek an amendment of this
approval for an alternative connection to MD 355.

22. If Conditions 20 and sub-condition A of condition 26 are not met, the approval will be limited to
no more than 100 dwelling units in Development Area 1 of Phase B. The Applicant may be able
to proceed with all units in Phase A as conditioned in the CRT-zoned portion of the property.

Frontage Improvements

23. The Applicant must provide the following dedications and show them on the record plat(s) for
the following existing roads:
a. All land necessary to accommodate public right-of-way along the Subject Property
frontage for the following roads:
i.  Thirty-five (35) feet from the existing centerline along Redgrave Place.
ii. ~ Forty (40) feet from the existing centerline along Clarksburg Road/MD 121.
iii.  Sixty-five (65) feet from the existing centerline along Frederick Road/MD 355.
b. All land necessary to accommodate one-hundred and thirty feet (130 ft) from the
opposite right-of-way line along the Subject Property frontage for master-planned MD
355 Bypass.

24. Prior to the release of the 88th building permit for Phase A or release of the 1st building permit
for Phase B, the Applicant must construct the following improvements and satisfy all necessary
requirements of MCDPS and/or MDSHA:

a. An 11-ft wide sidepath along the south side of Redgrave Place along the frontage of
Clarksburg Elementary School.

b. Reconstruction the Gateway Center Drive / Clarksburg Road intersection to
accommodate an extension of Private Street A.
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An 11-ft wide sidepath along the north side of Clarksburg Rd. along the frontage of the
Subject Property to the east of Gateway Center Drive.

A6 ft. wide separated bike lane along the north side of Clarksburg Rd. along the frontage
of the Subject Property to the east of Gateway Center Drive.

An 11-ft wide sidepath along the south side of Clarksburg Rd. to the west of Gateway
Center Drive to connect to the sidepath on Stringtown Road.

25. Prior to the release of the 1st building permit for Phase B, the Applicant must construct the
following improvements and satisfy all necessary requirements of MCDPS and/or MDSHA:

a.

C.

Construct the full approved interim cross section of the MD 355 Bypass across the
Subject Property.

An 11-ft wide sidepath along the north (development) side of the interim MD 355
Bypass.

A 6-ft wide sidewalk along the frontage of the Subject Property with Frederick Road.

26. Prior to the release of the 1st building permit for Phase C, the Applicant must construct the
following improvements and satisfy all necessary requirements of MCDPS and/or MDSHA
triggers:

a.

New Streets

The extension of the interim MD 355 Bypass across the off-site parcel to connect from
the interim bypass to Frederick Road.

The provision of a preliminary (“30 percent”) design for a roundabout at the “L” bend
of the bypass adjacent to Development Area 1. If requested by MCDOT, this design
shall be improved until satisfaction to a final design as reviewed and approved by
MCDOT and Planning staff.

An 11-ft wide sidepath along the north side on the extension of the MD 355 Bypass on
the off-site parcel to connect to Frederick Road.

Sidewalk along the frontage with Frederick Rd. along the off-site parceland a
pedestrian crossing of the intersection between Frederick Rd. and the proposed MD
355 Bypass.

The Applicant shall submit information as requested by MCDOT and/or MD SHA to
determine the need for a traffic signal at the intersection between the MD 355 Bypass
and Frederick Road. A signal, if found to be necessary by staff of either MCDOT of SHA,
must be constructed by the applicant.

27. The Applicant must construct all private streets and alleys, including any storm drainage
facilities, private utility systems and other necessary improvements as shown on either the
Preliminary Plan or the subsequent Site Plan within the private street parcels.

Private Roads

28. The Applicant must provide Private Roads A, B, C, D, and Private Alleys 1, 2, 3,4, 5,6, 7, and 8,
including any sidewalks, bikeways, storm drainage facilities, street trees, streetlights, private
utility systems and other necessary improvements as required by either the Preliminary Plan or
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the subsequent Site Plan within the delineated private road area (collectively, the “Private
Road”), subject to the following conditions:

a) |If there are no structures above or below the Private Road, the record plat must show the
Private Road in a separate parcel.

b) The Private Road and Alleys must be subjected by reference on the plat to the Declaration
of Restrictive Covenant for Private Roads recorded among the Land Records of Montgomery
County, Maryland in Book 54062 at Page 338, and the terms and conditions as required by
the Montgomery County Code with regard to private roads set forth at § 50-4.3.E et seq. The
Covenantincludes, but is not limited to the following requirements/conditions:

i) The Applicant, at its expense, shall design, construct, and maintain the Private
Road.

ii) The Applicant, atits sole cost and expense, shall properly and continually maintain
(including ordinary and capital maintenance and removal of snow, ice, litter, and
other obstructions and hazards as soon as conditions reasonably allow), repair,
and replace any portion of the Private Road and all improvements located within
the Private Road, in good condition and repair for safe use and operation of the
Private Road. The Applicant must maintain a commercially reasonable budget
(operating and capital, as applicable) to address both short-term and long-term
maintenance, and reserves for capital repairs. The Applicant must provide
certification of the reserves to the Planning Board or its Staff every two (2) years (or
every five (5) years in the event there are no below-ground parking structures in
the Private Road). The reserves must be adequate to cover the costs of needed
repairs.

iii) The Applicant must post and retain signage to notify the public that the Private
Road is not publicly maintained and to provide contact information to handle
complaints, concerns, or questions regarding the Private Road.

c) Before issuance of the first above ground building permit excluding retaining walls, the
Applicant must deliver to the Planning Department, with a copy to MCDPS, certification by
a professional engineer licensed in the State of Maryland that the Private Road has been
designed and the applicable building permits will provide for construction in accordance
with the paving detail and cross-section specifications required by the Montgomery County
Road Code, as may be modified on this Preliminary Plan or a subsequent Site Plan, and that
the road has been designed for safe use including horizontal and vertical alignments for the
intended target speed, adequate typical section(s) for vehicles/pedestrians/bicyclists, ADA
compliance, drainage facilities, sight distances, points of access and parking, and all
necessary requirements for emergency access, egress, and apparatus as required by the
Montgomery County Fire Marshal.

29. The Applicant must provide a natural surface trail along the northern Property line that is
designed to connect to the adjacent Ashford Woods (Preliminary Plan No. 120200110) natural

surface trail network.

30. All trails associated with the development are to allow public access with the intent of future
area connectivity. The Applicant must enter into a reciprocal access easement with M-NCPPC
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to allow access for the residents and visitors to the natural surface trails within HOA control.
The easement shall be for the sole purpose of public access to the trail system and must be
compatible with the overall site layout of the Applicant’s property. The public access easement
may be reasonably relocated by the Applicant with Department of Planning Staff’s review and
approval.

SCHOOLS

31. Prior to issuance of each building permit for a residential dwelling unit, the Applicant must
obtain an assessment from Montgomery County Department of Permitting Services (MCDPS)
for Utilization Premium Payments (UPPs) consistent with the 2020-2024 Growth and
Infrastructure Policy, as follows:

a) 1.00 of a Tier 2 high school UPP per unit.
RECORD PLATS
32. There shall be no clearing or grading of the site prior to recordation of plat(s).
33. The Record Plat must show all private streets and alleys within their own parcel(s).

Easements

34. The record plat must show all necessary easements.

35. The Record Plat must reflect an ingress/egress easement over all private streets and alleys,
designated for the benefit of all properties with access to the alleys. All private streets and alleys
shall be bound to the standard covenant recorded in Book 54062 at Page 338 for private streets
and alleys

36. The Record Plat must ensure the recording of Public Utility Easements along all street segments
or locations as identified on the Certified Preliminary Plan.

Notes and Labels

37. The record plat must reflect all areas under common ownership.

The record plat must reflect all areas to be conveyed to a Homeowners Association (“HOA”) and
specifically identify stormwater management parcels.

38. Prior to recordation of any plat, the Site Plan must be certified by M-NCPPC Staff.

39. Before recordation of a plat for the Subject Property, the Applicant must grant to M-NCPPC a
rural open space easement over no less than 80 percent (73.90 acres) of the net tract area of
the Subject Property as shown on the Preliminary Plan. The Applicant must record the
easement, in a form approved by the M-NCPPC Office of General Counsel, among the
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Montgomery County Land Records. Reference to the recorded easement must be noted on
the record plat(s).

MODERATELY PRICED DWELLING UNITS (MPDU’S)

40. The Application must provide a minimum of 12.5 percent MPDUs or MCDHCA-approved
equivalent consistent with the requirements of Chapter 25A and the applicable Master Plan in
both the R-90 and CRT Zones, and a cumulative total of 15 percent MPDUs or MCDHCA-
approved equivalent for the entire development.

41. The final number of MPDUS as required by Conditions #1 and #40 above will be determined at
the time of site plan approval.

CERTIFIED PRELIMINARY PLAN

42. The Certified Preliminary Plan must contain the following notes:

a. Unless specifically noted on this plan drawing or in the Planning Board conditions of
approval, 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, building height, and lot coverage for each
lot. Other limitations for site development may also be included in the conditions of
the Planning Board’s approval.

43. Prior to submittal of the Certified Preliminary Plan, the Applicant must make the following

changes:

a. Include resolution for this Preliminary Plan, and all applicable Agency approval
letters on the approval sheets.

b. Include a Phasing Exhibit illustrating the construction phasing for the MD 355
Bypass with associated units and improvements in each phase, in the certified
set.

c. Revise the Data Table provided on (Sheet 1a) to calculate MPDU’s on area (in square
feet) based on the area of each zone in compliance with Section 4.4.2. of the
Montgomery County Zoning Ordinance.

d. Illustrate a connection of Private Street A to intersect with Gateway Center Drive.

e. lllustrate a 6-ft wide sidewalk along the west side of off-site MD 355 Bypass segment,
connecting from the onsite sidewalk through the off-site parcel and connecting to MD-
355.

f. Illustrate a complete connection of the sidepath on Clarksburg Rd. to Stringtown Rd.

g. Widen the crossing ramps across Clarksburg Road at the Gateway Center Drive
intersection to a bikeable 11 ft in width.

h. Illustrate one additional trailhead along Street A to connect to the trail network

between lots 3 and 4.

Provide an updated Impervious Surface Plan, signed by a Professional Engineer, that
includes all required improvements and demonstrates compliance with the 15 percent
impervious surface limit for the Clarksburg East Environmental Overlay Zone.
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SECTION 3: SITE DESCRIPTION

VICINITY AND PROPERTY DESCRIPTION

The Subject Property consists of four (4) parcels identified as Parcel P033 (“Parcel A”) on Tax Map EW21,
totaling 17.9 acres, Parcel P303 (“Parcel B”) on Tax Map EW21 totaling 63.4 acres, Parcel 570 (“Parcel
C”) on Tax Map EW21 totaling 15.82 acres, and Parcel P484 (“Parcel D”) on Tax Map EW31 totaling 1.2
acres (“Subject Property” or “Property”). The Subject Property under Application totals +/-98.35 acres
and is bisected by Clarksburg Road (MD 121) as shown in Figure 2 below. The Subject Property is located
on Clarksburg Road (MD 121) and north of Interstate 270 (I-270). The Property is zoned R-90, R-200 and
CRT2.0, C-2.0, R2.0, HA20 and is located within the Clarksburg East Environmental Overlay Zone as
shown in Figure 3. The Subject Property is within the 1994 Clarksburg Master Plan & Hyattstown Special
Study Area and the 2014 Ten Mile Creek Area Limited Amendment master plan area.

The Subject Property is undeveloped with approximately 74 acres of forest and the remaining land in
agricultural production. The Property is within the Little Seneca Creek - Ten Mile Creek Watershed,
which is classified by the State of Maryland as Use Class I-P waters. It is located within the LSTM 206
subwatershed, as identified in the Ten Mile Creek Area Limited Amendment, and within the Ten Mile
Creek Special Protection Area. There are streams, wetlands, and areas of 100-year floodplain within the
environmental buffers, and areas with slopes that are fifteen percent and greater. There are no mapped
highly erodible soils on the Property.
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Figure 3 - Zoning Map

A portion of the Subject Property is currently vacant (Parcels A and C) and the remaining portion served
in the past as agricultural use (Parcel B) as shown in Figure 2. The portion of the Subject Property
located west of Clarksburg Road is currently accessed from Clarksburg Road through the adjacent
Liberty Gas Station property. There is no existing access to the portion of the Property east of Clarksburg
Road.

A single-family detached residential dwelling unit and vacant land in the R-90 zone are located to the
northwest of the Property. A catering facility is also located northwest of the Property that was recently
approved for a residential townhouse and multi-family development known as Ashford Woods
(Preliminary Plan No. 120210110). Single-family detached residential dwelling units, vacant land, a
service station, institutional facility, and the future Firehouse #35 are located to the northeast of the
Property in the CRN-0.25, C-0.25, R-0.25, H-35 and CRT-0.5, C-0.5, R-0.5, H-45 zones. Vacant land, open
space, and an institutional facility are located to the southeast in the R-200 and CRT-0.5, C-0.5, R-0.5, H-
45 zones. The Property is bounded by 1-270 on the southwest side of the Property and Montgomery
County owned parkland and the Montgomery County Correctional Facility, in the EOF-0.75 H-100T zone,
are located across and on the west side of I-270. Northeast of the Property includes several properties
located within the Clarksburg Historic District; one of which is the Clarksburg School identified as an
historic site.
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SECTION 4: PROJECT DESCRIPTION

PREVIOUS APPROVALS

Pre-Preliminary Plan No. 720210010

The Property is subject to the Planning Board conditions of approval for Pre-Preliminary Plan
N0.720210010, which was approved on July 20, 2021 (MCPB Resolution 21-051) to request a binding
decision on the alignment of the portion of the future MD 355 Bypass which travels through the Subject
Property and out to MD 355. The Planning Board determined that the MD 355 Bypass alignment referred
to as “Option 2” which extends from Gateway Center Drive at Stringtown Road, along Clarksburg Road,
through the Subject Property, and intersects Fredrick Road approximately 1,200 feet to the northwest
of the existing Clarksburg Road/Frederick Road intersection was acceptable. The Planning Board
determined that the MD 355 Bypass alignment referred to as “Option 1” was also acceptable if the
intervening properties to the north and immediately adjacent to the Clarksburg Fire Station #35 could
either be acquired or the ability to construct on these properties was obtained. The Planning Board also
agreed that the details and responsibilities would be determined at the time of preliminary plan
application. The Pre-Preliminary was subject to conditions/binding elements as noted in MCPB
Resolution 21-051 (Attachment 1) and discussed in the findings section of this Application.

Since the approval of the Pre-Preliminary Plan, the Applicant has worked with the Montgomery County
Department of Transportation to secure a way forward to pursue “Option 1”7, which was also supported
by the Planning Board. This alignment for the MD 355 Bypass achieves the objectives to provide a
connection to MD 355, while also preserving the sensitive environmental features located within the
alignment known as “Option 2”. The Ten Mile Creek Area Limited Amendment emphasizes the protection
of environmental features that preserve the water quality within this watershed, and the proposed
Option 1 alignment for the MD 355 Bypass achieves those objectives as well.

| PROPOSAL

Preliminary Plan No. 120220010 was accepted on September 9, 2021, to create 159 lots for 144
townhouse units and 192 multi-family (triplex) dwelling units for a total of 336 residential dwelling units
(Figure 4). The Preliminary Plan proposes to provide at least 15 percent (or 51) MPDUs. This Application
was reviewed under the Optional Method in the R-90 Zone per Section 59.4.4.8.C, Standard Method in
the CRTZ2.0, C-2.0, R2.0, HZ20 Zone under Section 59.4.5.3, and Standard Method in the R-200 Zone
under Sect 59.4.4.7 of the Zoning Ordinance. The Application has also been reviewed under the
requirements of the Clarksburg East Environmental Overlay Zone. The Preliminary Plan provides
dedication along the Subject Property frontage on existing roads as well as dedication of right-of-way
for the master-planned Clarksburg MD 355 Bypass. The Preliminary Plan also provides dedication to the
State Highway Administration (SHA) along MD 355 for a sidewalk along the frontage of the Subject
Property. A new internal network of private streets and private alleys are proposed to serve the
residential development.
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Development Layout

The Application development area is approximately 98.35 acres. The layout of the proposed
development responds to the topography, environmental features, impervious surface limitations,
master plan guidelines and open space requirements.

!

®%

Figure 4 — Proposed Preliminary Plan

The 336-unit residential development will be clustered within two separate development areas. The
larger area (“Development Area 1), includes the portion of the master-planned MD 355 Bypass that
extends from Clarksburg Road/MD 121 to MD 355, providing access to the residential units proposed in
this area. The development includes two primary types of housing: multi-family tri-plex residential,
which are permitted as multi-family units in the Zoning Ordinance, and single-family attached
(townhouse) units. The <mzller development area (“Development Area 2”) of residential units will have
access from the existing Clarksburg Road/MD 121. Both unit types are distributed throughout the
Property between the two development areas. In Development Area 1, front-loaded townhouse units
make up the entirety of the periphery of the development area with rear-loaded townhouses and rear-
loaded multi-family tri-plex units located in the center of the development area that are served by a
network of private alleys. Development Area 2 has the same mix of building types with a mix of front
loaded and rear loaded units served by private alleys.
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Figure 5 — Open Space Exhibit
Rural Open Space and Open Space for Recreation and Amenities

The Application is providing a wide variety of open space and on-site amenities ranging from passive
resource protection and lawn space to active recreation amenity space (Figure 5). Outside of the
development area, 74.19 acres or 80.32 percent of the net area of development within the Application
area will be protected as rural open space (dark green areas on Figure 5). The designated rural open
space includes natural surface trails accessed from the residential development that will link the two
development areas together, connect to the trail network that was recently approved as part of the
Ashford Woods development (Preliminary Plan No. 120200110) on the adjacent Property to the north,
which collectively link to Little Bennett Regional Park and Black Hill Regional Park beyond this Property,
and connect to Clarksburg Road/MD 121 as well as the MD 355 Bypass. Two percent of the development
envelope willinclude open space for recreation and amenities (light green areas on Figure 5) consisting
of open play fields, playground space, and gathering space within the buildable area.

TRANSPORTATION
Vehicular Circulation

The Subject Property has frontage on three public roads - Frederick Road/MD 355, Clarksburg Road/MD
121, and Redgrave Place. Primary access to Development Area 1 will come from two new access points
on the proposed master-planned MD 355 Bypass.

The
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