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LOCATION/ADDRESS 
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PROPERTY SIZE 

1.96 acres 

APPLICANT 

Travilah-WHM, LP 

ACCEPTANCE DATE 

April 6, 2022 

REVIEW BASIS 

Ch.59, Ch. 22A 

Summary: 

 

 

• Staff recommends approval with conditions. 
 

• The Application proposes frontage improvements 
including upgrading an existing bus stop and a new 
six-foot wide sidewalk, which will be extended off-
site along Travilah Road to the intersection with 
Piney Meetinghouse Road. 
 

• A Site Plan is required because the Application 
proposes developing more than 10,000 square feet 
and abuts property zoned residential (R-200). 

 
• The Site Plan is consistent with the recently 

approved Preliminary Plan No. 120210090 (MCPB 
Resolution No. 21-096). 
 

• Staff received citizen correspondence on the 
Application with concerns regarding air quality and 
the Site’s proximity to the Travilah Quarry. 
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SECTION 1: RECOMMENDATIONS AND CONDITIONS 

 

SITE PLAN 820220140 

Staff recommends approval of Site Plan No. 820220140, for the construction of 18,608 square feet of 
non-residential development. The development must comply with the conditions of approval for 
Preliminary Plan No. 120210090 as listed in the MCPB Resolution No. 21-096 dated September 9, 2021.  
All site development elements shown on the latest electronic version of the Site Plan, as of the date of 
this Staff Report submitted via ePlans to the M-NCPPC, are required except as modified by the 
following conditions.1  

DENSITY & HEIGHT 

 Density 

The Site Plan is limited to a maximum of 18,608 square feet total of non-residential 
development on the Subject Property, including a 5,681 square foot retail /service 
establishment or restaurant building2 and a 12,927 square foot daycare center (over 30 
persons).  

 Height 

The development is limited to a maximum height of 24 feet, as measured from the building 
height measuring point, as illustrated on the Certified Site Plan. 

OPEN SPACE, FACILITIES AND AMENITIES  

 Amenity Open Space, Facilities, and Amenities 

a) The Applicant must provide a minimum of 10,318 square feet of amenity open space 
(12.5% of net lot area) on-site.   

b) Before the issuance of the first use and occupancy certificate for any commercial  
development, all amenity space areas associated with each building must be completed. 

c) Provide a variable width grass panel for street trees between the sidewalk and Travilah 
Road along the Subject Property frontage, as shown on the Certified Site Plan. 

 Maintenance of Public Amenities 

The Applicant is responsible for maintaining all publicly accessible amenities including, but 
not limited to the paver patio, outdoor seating and landscaping.  

 

1 For the purposes of these conditions, the term “Applicant” shall also mean the developer, the owner or any 
successor (s) in interest to the terms of this approval. 

2 The retail/service establishment or restaurant use space can be changed to other commercial uses if there is no 
adverse impact on the Site Plan and APF findings and it is approved by Staff.   
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ENVIRONMENT 

 Forest Conservation & Tree Save 

The Applicant must comply with the following conditions of approval for the Final Forest 
Conservation Plan (FFCP) No. 820220140, approved as part of this Site Plan: 

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

b) The Applicant must comply with all tree protection and tree save measures shown on the 
approved Final Forest Conservation Plan. Tree save measures not specified on the Final 
Forest Conservation Plan may be required by the M-NCPPC Forest Conservation 
Inspection Staff. 

c) Before to the start of any clearing, grading or construction for this development 
Application, the Applicant must submit the forest conservation fee-in-lieu payment to the 
M-NCPPC Planning Department for the 0.32 acres of afforestation/reforestation 
requirement. 

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

 Stormwater Management  

The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Permitting Service (MCDPS) Water Resources Section in its stormwater 
management concept letter dated November 4, 2022 and incorporates them as conditions of 
approval.  The Applicant must comply with each of the recommendations as set forth in the 
letter, which the MCDPS Water Resources Section may amend if the amendments do not 
conflict with other conditions of Site Plan approval.  The MCDPS Water Resources Section will 
review, approve, and inspect all landscaping within the Storm Water Management easements 
and facilities. 

TRANSPORTATION & CIRCULATION  

 Transportation 

The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Permitting Services Right-of-Way (MCDPS-ROW) Section in its memo 
dated August 29, 2022, as amended by the Montgomery County Department of Transportation 
(MCDOT) email dated November 16, 2022, and incorporates them as conditions of approval.  
The Applicant must comply with each of the recommendations as set forth in their memo, 
which MCDPS-ROW may amend if the amendments do not conflict with other conditions of 
Site Plan approval. 

 Pedestrian & Bicycle Circulation 

a) The Applicant must provide three long-term and two short-term bicycle parking spaces.  

b) The long-term spaces, located in the daycare building, must be in a secured, well-lit 
bicycle room on the ground floor, and the short-term spaces, located adjacent to the retail 
building, must be inverted-U racks (or approved equal) installed along the building’s retail 
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frontage or in a location convenient to the main entrance; weather protected location is 
preferred. The specific location(s) of the short-term bicycle rack(s) must be identified on 
the Certified Site Plan.  

c) Before to the release of the first above ground building permit, the Applicant must ensure 
construction of an offsite sidewalk connection from the Property’s frontage on Travilah 
Road to the intersection of Piney Meetinghouse Road, as shown on the Certified Site Plan 
and to the standards approved by Staff from Montgomery Planning and MCDOT. 

SITE PLAN 

 Site Design  

a) The exterior architectural character, proportion, materials, and articulation must be 
substantially similar to the schematic elevations shown on the submitted architectural 
drawings, as determined by M-NCPPC Staff. 

 Lighting 

a) Before to certified Site Plan, the Applicant must provide certification to Staff from a 
qualified professional that the exterior lighting in this Site Plan conforms to the latest 
Illuminating Engineering Society of North America (IESNA) recommendations (Model 
Lighting Ordinance-MLO: June 15, 2011, or as superseded) for a development of this type.  
All onsite exterior area lighting must be in accordance with the latest IESNA outdoor 
lighting recommendations (Model Lighting Ordinance-MLO: June 15, 2011, or as 
superseded). 

b) All onsite down-lights must have full cut-off or BUG-equivalent fixtures. 

c) Deflectors will be installed on all proposed fixtures to prevent excess illumination and 
glare. 

d) Illumination levels generated from on-site lighting must not exceed 0.5 footcandles (fc) at 
the lot line, excluding areas impacted by streetlights within the right-of-way. 

e) Streetlights and other pole-mounted lights must not exceed the height illustrated on the 
Certified Site Plan.  

 Site Plan Surety and Maintenance Agreement 

Before to issuance of any building permit, sediment control permit, or Use and Occupancy 
Certificate, whichever comes first, the Applicant must enter into a Site Plan Surety and 
Maintenance Agreement with the Planning Board in a form approved by the M-NCPPC Office of 
General Counsel that outlines the responsibilities of the Applicant.  The Agreement must 
include a performance bond(s) or other form of surety in accordance with Section 59.7.3.4.K.4 
of the Montgomery County Zoning Ordinance, with the following provisions: 

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

b) The cost estimate must include applicable Site Plan elements, including, but not limited 
to plant material, on-site lighting, site furniture, trash enclosures, fences, private utilities, 
paths, paved patio areas and associated improvements of development, including 
sidewalks, curb and gutter, parking areas, storm drainage facilities, street trees and 
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streetlights.  The surety must be posted before issuance of any building permit of 
development and will be tied to the development program. 

c) The bond or surety must be tied to the development program, and completion of all 
improvements covered by the surety for each phase of development will be followed by a 
site plan completion inspection.  The surety may be reduced based upon inspector 
recommendation.   

 Development Program  

The Applicant must construct the development in accordance with a development program 
table that will be reviewed and approved before to the approval of the Certified Site Plan.   

 Certified Site Plan 

Before approval of the Certified Site Plan the following revisions must be made and/or 
information provided subject to Staff review and approval: 

a) Include agency approval letters, and the MCDOT email dated November 16, 2022, the 
development program, and Site Plan resolution on the approval or cover sheet(s). 

b) Add the following notes: 

i. “M-NCPPC Staff must inspect all tree-save areas and protection devices before 
clearing and grading.” 

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

iii. “The Applicant must schedule a preconstruction meeting (pre-con), preferably on-site, 
with staff from the Montgomery County Department of Permitting Services (MCDPS) 
responsible for Certified Site Plan conformance and compliance, upon approval of the 
Certified Site Plan (CSP).  The pre-con must occur before to any site development 
work commencement and before any work that is covered by the site plan surety and 
maintenance agreement.  The Applicant, along with their representatives, must attend 
the pre-con with MCDPS CSP Staff. A copy of the approved Certified Site Plan along 
with any subsequent amendments is required to be on-site at all times.” 

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

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

e) Modify the Amenity Open Space diagram and calculations. 
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SECTION 2: SITE DESCRIPTION 

 

SITE LOCATION 

The Subject Property is a 1.96-acre Parcel (P160), identified on Tax Map FR32, located on the south 
side of Travilah Road, approximately 250 feet west of its intersection with Piney Meetinghouse Road, 
in the NR-0.75 H-45 Zone (“Subject Property” or “Property”) in the 2002 Potomac Subregion Master 
Plan (“Master Plan”) (Figure 1). 

 

VICINITY 

The Property is situated to the north of the Rockville Crushed Stone Quarry (owned by Baron Inc.), 
which is an active quarry (“Quarry”).  To the south and southwest of the Subject Property is land 
zoned IH-2.5 H-70, which is the active portion of the Quarry. To the east, the Subject Property is 
separated from Piney Meetinghouse Road by a vacant parcel zoned NR-0.75, which is also owned by 
the Quarry. The R-200/TDR-3 zoned parcel to the northwest of the Subject Property, also owned by the 
Quarry, is an undeveloped, forested property, which contains wetlands, and is encumbered by a 
Category I Conservation Easement. Travilah Road abuts the Property to the north.  The Primary Day 
Montessori School (Special Exception S-2500) and single- family detached dwellings in the R-200/TDR-
3 Zone confront the Property to the north across Travilah Road (Figure 2).  
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Figure 1 – Vicinity Map  
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Figure 2 – Zoning  

 

PROPERTY DESCRIPTION 

The Subject Property is Parcel 160 and consists of approximately 1.96 acres (85,338 square feet). The 
Subject Property has frontage on Travilah Road, a two-lane minor arterial road with a 26-foot 
pavement width. Currently, access to the Property is uncontrolled, with a continuous paved area. The 
Property is improved with 5,742 square feet of commercial uses; the primary building is a single-story 
cinder block retail building adjacent to Travilah Road. Other improvements on the Property include a 
single-story wood frame building, a metal warehouse, and a metal trailer. The Property is largely 
paved or covered with gravel and surrounded by chain link fences.  
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The 1.96-acre Property is located within the Muddy Branch watershed, which is classified by the State 
of Maryland as Use Class I-P waters. There are three existing structures on the Property and some piles 
of dirt and debris. There is no forest and no trees greater than 24 inches in diameter at breast height 
(DBH). There are no streams, wetlands, 100-year floodplain, highly erodible soils, or slopes greater 
than 25% located on the Property. However, there are two small areas of wetland buffer totaling 877 
square feet on the Property associated with an offsite stream; one located in the northwest corner of 
the Property, adjacent to Travilah Road, and the other in the southwest corner, at the rear of the 
Property. 

 

SECTION 3: PROJECT DESCRIPTION 

 

PREVIOUS APPROVALS 

Special Exception S-2803 was approved for a telecommunications facility on the rear of the Property, 
but the special exception was never implemented.   

Concept Plan No. 520200080 was submitted on October 2, 2019, for a 5,896 square foot retail building 
and a 12,762 square foot daycare with parking on either side of a drive aisle wrapping around the front 
and side of the proposed retail building. Staff provided layout and circulation comments to move the 
building closer to Travilah Road. 

On September 9, 2021, the Planning Board, by Resolution No. 21-096 (Attachment A), approved Shops 
at Travilah, Preliminary Plan No. 120210090 (“Preliminary Plan”), for one (1) lot for up to 18,443 square 
feet of non-residential uses, including a 5,681 square foot retail/service establishment building and a 
12,726 square foot daycare center use on 1.96 acres of land in the NR-0.75 Zone (Figure 3). A 
Preliminary Forest Conservation Plan (PFCP) was approved as part of the Preliminary Plan. 
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Figure 3 – Preliminary Plan 

 

PROPOSAL 

The Application proposes construction of two buildings: Building A is a 5,681 square-foot building with 
approximately four units/bays to be erected on the northern half of the Property and contains a mix of 
neighborhood serving retail uses and/or a restaurant. Building B is a 12,9273 square foot day care 
building to be located on the southern half of the Subject Property.  

 
3 The 12,927 SF daycare building includes 165 square feet dedicated to long-term bicycle storage. 
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Figure 4 – Site  Plan  

The Applicant is consolidating access from Travilah Road into a new single driveway apron on the east 
side of the Property which connects to an internal drive-aisle that loops around the retail/restaurant 
building. The two buildings will share access and internal drive aisles, as well as 68 surface parking 
spaces, which includes four ADA accessible spaces close to the entrance of each building, as well as 
bicycle parking and motorcycle parking spaces.   

The existing bus stop located at the western corner of the Property will be upgraded and a six-foot 
wide sidewalk will be installed along the Property’s frontage. As conditioned by the Preliminary Plan, 
the Applicant is also extending the sidewalk off-site from the proposed driveway east along the 
frontage of Parcel P113 (Tax Map FR32) to Piney Meetinghouse Road. 
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Figure 5 – Retail Building Front Elevation (North) 
 

 

Figure 6 – Retail Building Side Elevation (East) 

 

Figure 7 - Daycare Front Elevation (North) 

Approximately 10,318 square feet of outdoor amenity space is provided on site, including an outdoor 
seating area abutting the retail/restaurant building on three sides and pedestrian connection 
throughout the site that connect the daycare, and retail buildings to the proposed sidewalk on 
Travilah Road. Approximately 9,468 square feet of outdoor space behind the daycare will be fenced to 
provide a safe, enclosed playground/recreation area.  Stormwater will be managed via micro 
bioretention facilities, planter boxes and structural sand filters. 
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SECTION 4: COMMUNITY OUTREACH 

The Applicant held a pre-submittal public meeting on January 20, 2022, related to the Site Plan. The 
meeting was conducted virtually per COVID-19 Guidelines and has complied with all submittal and 
noticing requirements. No community members attended the pre-submittal meeting. 

During the review of the Site Plan, Staff received correspondence from a community member 
concerned that a daycare is permitted to operate adjacent to a quarry and potential health issues 
related to airborne silica dust generated by the Quarry (Attachment B). Concern about the 
transportation (proximity to the site) and use of explosives on the Quarry site was also raised. The 
same community member also requested an air quality study during the review of the Preliminary 
Plan. It is important to note, that the Site Plan review is limited to review of the development 
proposed on the Subject Property, not the neighboring Quarry or its operations, which are generally 
outside the Planning Board’s preview.  

 

Figure 8 – Quarry Map 

There are no known regulations forbidding or limiting a daycare from operating in close proximity to a 
quarry. As discussed in the correspondence from the Montgomery County Department of 
Environmental Protection, the Quarry is operated under a permit from the State of Maryland, which 
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required them to maintain dust suppression measures, which are inspected regularly (Attachment C). 
Neither State nor County law require the quarry to perform an air quality study (as requested) to 
operate. In addition to the State permitting requirements, the Quarry is required to obtain a valid 
surface mining license. The County and regular recertification requires the Quarry to provide a copy of 
all recent compliance documents (Attachment D). Similarly, an annual permit is required for the use 
and transport of explosives. A blasting contractor is responsible for the blasting operation on the 
Quarry site and blasting reports are required to be sent daily as a condition of the permit. 
Furthermore, the Subject Property is located over 2,600 feet from the closest active blasting area on 
the Quarry site (North Blast Area in Figure 8).  

 

SECTION 5: SITE PLAN 820220140 FINDINGS AND ANALYSIS 
 
Per Section 59.7.3.4, Site Plan review is required for this development, in addition to the approved 
Preliminary Plan, because the Application proposes developing more than 10,000 square feet and 
abuts residentially zoned property (R-200).     

1. When reviewing an application, the approval findings apply only to the site covered by the 
application. 

The findings herein apply only to the Subject Property. 

2. To approve a Site Plan, the Planning Board must find that the proposed development: 

a) satisfies any previous approval that applies to the site; 

The Site Plan satisfies the Preliminary Plan conditions of approval. As part of the Preliminary 
Plan approval, the Planning Board approved Condition No. 16 regarding off-site 
improvements: 

“16. Prior to the recordation of plat(s), the Applicant must ensure construction of the 
following off-site improvement(s) by satisfying MCDOT requirements to construct a 6-
foot-wide sidewalk on the south side of Travilah Road that extends approximately 
one hundred and sixty-five (165) feet, from the northeast corner of the Subject 
Property to Piney Meetinghouse Road. Final details including, but not limited to, 
dimensions, alignment, and cross-section of the offsite improvements to be 
determined at Site Plan approval.” 

The Site Plan specifically meets Preliminary Plan Condition No. 16 by providing a 6-foot-wide 
sidewalk between the Subject Property and Piney Meetinghouse Road. This was the result of 
extensive coordination between the Applicant, Staff, MCDCOT, MCDPS-ROW and a utility 
consultant to creatively address the constraints along the frontage of Parcel P113, including 
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existing utility poles, guywires, tie-ins, grade, and limited right-of-way. The MCDPS – Right-of-
Way Section has reviewed the Application and recommended approval in a letter dated 
August 29, 2022 (Attachment E).  

 

Figure 9 – Off-site 6-foot-wide sidewalk connection 

b) satisfies under Section 7.7.1.B.5 the binding elements of any development plan or 
schematic development plan in effect on October 29, 2014; 

This section is not applicable since there are no approved development plans or 
schematic development plans associated with the Subject Property. 

c) satisfies under Section 7.7.1.B.5 any green area requirement in effect on October 29, 
2014 for a property where the zoning classification on October 29, 2014 was the result of 
a Local Map Amendment; 

This section is not applicable as the Subject Property’s zoning classification on October 
29, 2014 was not the result of a Local Map Amendment. 

d) satisfies applicable use standards, development standards, and general requirements 
under this Chapter; 

The Site Plan satisfies the use standards, development standards and general 
requirements in the NR Zone, under the Standard Method of Development. 

The Preliminary Plan approved one lot for a Retail/Service Establishment (5,001-15,000 SF) 
use and a Day Care Center (over 30 persons). As proposed, the Application substantially 
conforms to the Preliminary Plan, and the Site remains suitable for the proposed uses. 

The following table, Table 1, shows the Application’s conformance to the development 
standards of the zone. 

 Division 4.6.3.C - NR Zone 
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Table 1: Shops at Travilah, Site Plan Data Table for NR-0.75 H-45 Zone, Standard of 
Development, Section 59.4.6.3.C 

Development Standard Permitted/ 
Required 

Approved 
Preliminary Plan 

Proposed Site Plan 

Base Density  
 
 

0.75 FAR 
(61,763 SF) 

non-residential 
uses 

0.22 FAR (18,443 SF)  
 

5,681 SF 
(Retail/Restaurant) 

12,726 SF/195 children 
(Daycare Center) 

0.22 FAR (18,608 SF)  
 

5,681 SF 
(Retail/Restaurant) 

12,927 SF4/195 
children (Daycare 

Center) 
Site Area N/A 1.89 acres (82,351 SF) 1.89 acres (82,351 SF) 
Minimum Lot Area  N/A 1.89 acres (82,351 SF) 1.89 acres (82,351 SF) 
Minimum Lot Width at 
Front Lot Line 

N/A 203 ft. 203 ft. 

Principle Building, Min. 
Setback 

   

Front 0 ft. min. 77 ft. 77 ft. 
Side  0 ft. min. 16 ft. 16 ft. 
Side  

(Abutting R-200) 
18 ft. min. 29 ft. 29 ft. 

Rear  0 ft. min. 24 ft. 24 ft. 
Max. Building Height 

Retail/Restaurant 
Daycare Center                     

 
45 ft. 
45 ft. 

 
24 ft. 
21 ft. 

 
24 ft. 
21 ft. 

Min. Amenity Open 
Space (% of Site Area) 

Permeable Area  
 

Tree Canopy 

10% (8,235 SF) 
 

10% of 
provided 

10% of 
provided 

12.2% (10,132 SF) 
 

10% min. 
 

10% min. 

12.5% (10,318 SF) 
 

49% (5,081 SF) 
 

52% (5,446 SF) 

Vehicle Parking  
(Spaces per 1k GFA) 

Retail/Restaurant  
(5 per 1k GFA) 

Daycare  
(3 per 1k GFA) 

Compact (20%) 
ADA Accessible 

68 Total  
 

29 min. 
 

39 min. 
 

14 max. 
3 min. 

68 Total 
 

29  
 

39 
 

12  
3 

68 Total 
 

29  
 

39 
 

12  
3 

 
4 Pursuant to ZTA19-08, Ordinance 19-11, effective August 10, 2020, bike lockers no longer satisfy the Zoning 
Ordinance requirement to provide long term bicycle parking spaces. Thus, the long-term bicycle spaces required 
for the day care center will be provided interior to a day care building, requiring an increase of 165 square feet of 
gross floor area.  Per Section 59.1.4.2, Gross Floor Area (GFA) excludes “Parking”, which per correspondence 
dated March 29, 2022, MCDPS determined includes long-term bicycle parking (Attachment F). Therefore, the 
additional 165 square foot bicycle storage room is excluded from the GFA calculations. 
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Van Accessible 
Motorcycle (2%) 

1 min. 
2 min. 

3 
2 

3 
2 

Min. Vehicle Parking 
Setbacks 

   

Abutting R-200 10 ft. 10 ft.  10 ft.  
Abutting other 6 ft. 6 – 8 ft.  6 – 8 ft. 

Bicycle Parking  
Short-term Spaces 

(1 per 1k SF) 
Long-term Spaces 

(1 per 1k SF) 

 
1 min. 

 
3 min. 

 
2 min. 

 
3 min. (bike locker) 

 
2 min. 

 
3 min.5 

Loading Space  
(Retail up to 15 k GFA) 

0 0 0 

 

 Division 59-6 General Development Standards 

(1) Division 6.1 Site Access 

The Applicant is consolidating the existing access from Travilah Road into a new 
single driveway apron on the east side of the Property which connects to a 24-foot-
wide internal drive-aisle. The two buildings will share access and internal drive 
aisles, as well as 68 surface parking spaces, which includes four ADA accessible 
spaces close to the entrance of each building, and 2 motorcycle parking spaces. The 
drive-aisle provides full access for emergency vehicles. The new driveway is 
intentionally aligned with the Montessori School access to mitigate conflicting 
turning movements on Travilah Road. Vehicular access has been designed to limit 
crossing distance for pedestrians and slow incoming and outgoing vehicular speeds 
to improve pedestrian safety.  

The existing bus stop located at the western corner of the Property will be 
upgraded, and a six-foot wide sidewalk will be installed along the Property’s 
frontage and extended off-site to the intersection of Piney Meetinghouse Road. The 
sidewalk will be separated from the road by a variable width (4.5 to 12 foot wide) 
green panel. Vehicle and pedestrian access to and from the Site will be adequate 
with the proposed improvements. 

(2) Division 6.2 Parking, Queuing and Loading 

As indicated in the Site Plan Data Table, the Site Plan provides adequate vehicle, 
ADA, bicycle and motorcycle parking to serve the proposed uses. The minimum 
required parking is being provided on-site, and the minimum vehicle parking 

 
5 Long-term spaces are provided in a 165 SF storage room at the front of the Daycare Center building. 
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requirement for the Retail/Restaurant building was calculated using the Retail rate, 
which is higher than the restaurant rate. This allows flexibility in the future use of 
the commercial building. Each parking space meets the minimum 8.5 foot by 18-
foot dimensional requirements and are arranged in a location that allows for safe, 
efficient and orderly maneuvering. A loading space is not required for retail 
buildings under 15,000 square feet. 

(3) Division 6.3 Open Space and Recreation 

The Applicant is required to provide 10% or 8,235 square feet of amenity open space 
on-site because the Subject Property is being developed with General Building 
types under the standard method of development in the NR zone and the tract area 
is greater than 10,000 square feet.  

 

 Figure 10 – Conceptual Perspective – View of the Retail Building  Amenity Open Space from the entrance 
to the site 
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Figure 11 – Amenity Open Space 

The Application satisfies the open space requirements by providing approximately 
12.5% (10,318 square feet) of amenity space on the Site, exceeding the 10%  
minimum requirement. The primary amenity space is the 9,260 square foot paver 
patio that wraps around three sides of the retail building. The patio area is framed 
by the building face and linear vegetated stormwater planters around the 
periphery, which provides enclosure and softens the transition between the 
pedestrian realm and surrounding parking lot and drive-aisles. The space will be 
activated by seating, canopies/awnings, and vegetation. The amenity open space 
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arrangement provides amenities for the use and enjoyment of employees and 
visitors. 

The trees will shade approximately 52% or 5,446 square feet of the 10,318 square 
foot of the amenity open space, which exceeds the minimum 10% (1,031 square 
feet) open space shading requirement.  

(4) Division 6.4 General Landscaping and Outdoor lighting 

The Application includes a variety of new landscaping and lighting throughout the 
Property. Street trees are provided along Travilah Road to enhance the pedestrian 
environment, provide shade, and create an aesthetically pleasing presence on road.   

 

Figure 12 – Landscaping Plan 
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Additionally, the Applicant will be planting a variety of native deciduous and 
evergreen trees and shrubs throughout the Property. Red Maples and London Plain 
Trees planted along the perimeter of the parking lot and in the individual parking 
islands will provide visual interest and shade for the patio and parking lot.   

 

Figure 13 – Parking lot tree canopy cover diagram 

The trees will shade approximately 12,000 square feet of the surface parking lot, 
which exceeds the minimum 25% (6,316 square feet) shading requirement. 
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Lighting on-site consists of freestanding pole lights positioned on the perimeter of 
each parking area. Wall sconces on the side of the building will provide illumination 
to pedestrians entering and exiting each building.  

The photometric plan submitted by the Applicant shows that the proposed lighting 
will adequately illuminate the site creating a safe environment, without creating 
light spillage or excessive glare on adjacent properties or the rights-of-way.  As 
conditioned, all site lighting provides adequate, safe and efficient illumination. 

(5) Division 6.5. Screening Requirements 

The Site Plan proposes retail and daycare uses in two general buildings in the NR 
zone (Employment Zone) and abuts property zoned R-200 to the west. Under 
Section 59.6.5.2 of the Zoning Ordinance, screening is required between the 
proposed building and residentially zoned property.   

The Site Plan satisfies the screening requirement with a modified version of the 
planting plan in Section 59.6.5.3.C.7, which includes a 10-foot-wide area with 
deciduous trees, shrubs and plantings within the linear bio-retention facilities 
located between the western property line and interior drive-aisle. As proposed, the 
modified planting plant will provide adequate screening between the retail building 
and R-200 property.  Additional screening is being planted along the front of the 
Property to diminish the view of the single row of parking and drive-aisle between 
the retail building and Travilah Road.  

e) Satisfies the applicable requirements of: 

 Chapter 19, Erosion, Sediment Control, and Stormwater Management; and 

MCDPS approved a Combined Stormwater Management Concept/ Site Development 
Stormwater Management Plan (revised) on November 4, 2022 (Attachment G). The 
required stormwater management goals are being met on site via microbioretention 
and structural sand filters.  

 Chapter 22A, Forest Conservation. 

The Natural Resource Inventory/Forest Stand Delineation (“NRI/FSD”) No. 
420200480 for the Property was approved on October 24, 2019. The Property does 
not contain any forest. There are no streams, wetlands, 100-year floodplain, highly 
erodible soils, or slopes greater than 25% located on or immediately adjacent to the 
Property. There are two small areas of wetland buffer totaling 877 square feet on the 
Property; one located in the northwest corner of the Property, adjacent to Travilah 
Road, and the other in the southwest corner, at the rear of the Property. No trees 
greater than 24” Diameter at Breast Height (“DBH”) were identified on site; however, 
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seven trees greater than or equal to 24” DBH were identified adjacent to the site, 
three of which are 30” DBH and greater. 

The Application proposes to impact the wetland buffer located in the northwest 
corner of the Property, along Travilah Road. The impacts were identified on the 
previously approved Preliminary Forest Conservation, approved as part of the 
Preliminary Plan No. 120210090. The wetland buffer impacts are within the right-of-
way and public utility easement along Travilah Road and are unavoidable for the 
construction of a sidewalk, bus stop, and storm drain to serve the Property and the 
surrounding area. The impacts are minimal and within the right-of-way, and no 
mitigation is recommended. 

The Application meets the requirements of Chapter 22A of the Montgomery County 
Forest Conservation Law. As required by the County Forest Conservation Law 
(Chapter 22A of the County Code), a Preliminary Forest Conservation Plan was 
submitted and approved by Planning Board as part of the Preliminary Plan. A Final 
Forest Conservation Plan (“FFCP”) was submitted as part of this Site Plan 
Application (Attachment H). The FFCP is consistent with the approved Preliminary 
Forest Conservation Plan, as conditioned by the Planning Board. 

The net tract area for forest conservation is 2.15 acres. This is an increase from the 
net tract area of the approved Preliminary Forest Conservation Plan to account for 
the additional offsite disturbance for the construction of a more extensive 6-foot-
wide sidewalk along Travilah Road that was required as a condition of approval. The 
net tract area includes the 1.96-acre site and the 0.19 acres of offsite improvements 
along Travilah Road and utility connections. There is no forest on the Property and 
the resulting afforestation requirement of 0.32 acres will be satisfied through a fee-
in-lieu payment as noted on the FFCP. Per Section 22A-12(g)(2), an Application with 
a planting requirement of less than 0.5 acres with no on-site priority or other 
appropriate areas available for planting may meet the planting requirement via fee-
in-lieu. 

Consistent with the approved Preliminary Forest Conservation Plan, no trees subject 
to the tree variance provision of the Forest Conservation Law will be impacted, so a 
request for a tree variance is not included with this Application. 

f) Provides safe, well-integrated parking, circulation patterns, building massing and, 
where required, open spaces and site amenities; 

The Site Plan provides for safe and well-integrated parking and circulation patterns on the 
Subject Property. Vehicular access along the entirety of the Travilah Road frontage is 
being consolidated into a single driveway at the northeastern corner of the Property. The 
Applicant intentionally located the driveway in alignment with the Montessori School 
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access to mitigate conflicting turning movements. Two-way internal circulation is 
proposed throughout the site, except along the western side of the retail building, which is 
restricted to one-way movement to provide orderly and safe circulation and queuing for 
parent drop-off at the daycare center. 

A six-foot wide sidewalk will be installed along the Property’s frontage on Travilah Road to 
provide a pedestrian connection across the Subject Property.  The existing bus stop at the 
western corner of the Property will be upgraded and connected to the new sidewalks on 
the Travilah Road frontage.  

As conditioned by the Preliminary Plan, the Applicant is extending the 6-foot-wide 
sidewalk off-site from the right side of the Application frontage along Travilah Road to 
Piney Meetinghouse Road. This will connect with the existing sidewalk network which 
runs continuously from the eastern side of the Piney Meetinghouse Road intersection, 
which will accommodate pedestrian movement to and from the Site. 

Internally, a network of sidewalks and crossings will be constructed to provide safe, 
logical pedestrian circulations between the two new buildings and parking lots.  Two lead 
walks connect the public sidewalk along the frontage, creating a pedestrian corridor 
which leads from the sidewalk along the frontage directly through the center of the site to 
access the retail in the front and the daycare center in the back.  

Around the retail building, the patio and sidewalks and planting strips between the drive-
aisles and parking spaces provide safe pedestrian connections from the parked vehicle to 
the buildings and amenity open space. The open spaces and buildings are organized to 
complement one another, while lead walks provide clearly delineated safe connections 
between the sidewalk on Travilah Road and the retail building and daycare building 
entrances, minimizing the need for pedestrians to walk through the parking lot aisles. A 
raised curb also protects pedestrians on the patio and sidewalks from vehicles that are 
actively parking.    

Short term and long-term bicycle parking/storage are provided onsite. An inverted U-rack 
in a visible location adjacent the retail building will provide two short term bicycle parking 
spaces. Three long-term bicycle spaces will be located at the front of the daycare building 
in a bike room.  Parking space dimensions and drive aisle width meet the standards set by 
Section 6.2.5.G. of the Zoning Ordinance. Bicycle access to the Project will be via the 
existing paved shared use path located on the north side of Travilah Road, which connects 
to an existing bikeway network. 

The building massing for the Application is complementary towards the proposed uses 
and the surrounding developments.  The proposed retail building consists of a single-level 
building with three in-line retail spaces and an approximate height of 24 feet at the 
highest point.  The façades of the retail building include a material palette of stone, brick, 
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storefront glazing, and metal awnings and canopies located above openings.  The building 
incorporates a flat roof system with EIFS (“exterior insulation finish system”) parapet walls 
and metal coping.  The retail building is the closest building to front onto Travilah Road.  
The entrances to the retail spaces are all accessible from a hardscaped open space 
located along the north, east, and south façades of the building.  The proposed daycare 
center is located at the rear of the Subject Property and is configured with a U-shaped 
footprint.  The building is single story with a masonry base, fiber cement lap siding, and a 
gabled and hipped roof system with fiberglass shingles.  The proposed daycare center is 
approximately 20’-2” at the highest point of the ridge beam along the main hipped roof.  
The main roof is punctuated with two bays that are capped with cupolas, to mark the 
location of the building and identify the primary entrance along the north façade.  A 
portion of the daycare center will be clearly visible from the main entrance to the Subject 
Property from Travilah Road, with the eastern-most cupola serving as a landmark to 
distinguish and identify it from the adjacent proposed retail building.  The long façades of 
both building masses are broken up in a manner to reduce the overall scale and impact.  
Both buildings are further broken up by articulating and punctuating the façade with 
windows, awnings, and doors.  The relationship between the base, middle, and top is 
clearly defined by both proposed buildings. 

g) Substantially conforms with the recommendations of the applicable master plan and 
any guidelines approved by the Planning Board that implement the applicable plan; 

The Site Plan substantially conforms to the recommendations within the 2002 Potomac 
Subregion Master Plan (“Master Plan”). The Property is within the North Potomac 
Community Area (Figure 14) and the North Potomac policy area of the Master Plan, which 
is the most densely developed of all of the Potomac communities. The Master Plan 
confirmed the commercial (now NR-0.75) zoning for the Property but does not address it 
with specific recommendations.  

The Application substantially conforms to the Master Plan’s general design 
recommendations with the provision of attractive streetscaping, the installation of a 6-
foot-wide sidewalk along the Property frontage and the provision of shade trees within 
the parking areas. 

The plan provides stormwater management on a currently untreated site using 
bioretention, a structural filtering device and an overall reduction of site imperviousness. 
Providing stormwater management “according to current standards” to the maximum 
extent practicable is consistent with the Master Plan’s focus on sustainable development 
(Pg.33). In addition, the proposed sidewalk along Travilah Road will “encourage 
community access” to the surrounding neighborhoods and the Property. 
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Figure 14 – Master Plan Community Areas (Map 2) 

 

Noise Analysis  

A Traffic Noise Impact Analysis was prepared by Sullivan Environmental Consulting for the 
proposed daycare use on the Property due to its proximity to the nearby Rockville 
Crushed Stone Quarry and the truck traffic associated with its operation. The results were 
provided in a report dated November 12, 2021 (Attachment I). A noise analysis is necessary 
to demonstrate conformance with the 1983 Staff Guidelines For the Consideration of 
Transportation Noise Impacts in Land Use Planning and Development (“Noise Guidelines”) 
by determining the projected interior and exterior noise levels and whether or not 
mitigation for the proposed daycare building and outdoor recreation areas is required.  

The Montgomery County Noise Guidelines stipulate a 60 dBA Ldn maximum noise level for 
outdoor recreation areas within this suburban residential area of the County and 45 dBA 
Ldn for indoor areas.  The analysis provided utilized only the daytime readings and did not 
include average nighttime readings since the proposed use is for a daycare facility, which 
differs from a residential use in that it only operates during the daytime hours. Staff agrees 
with this interpretation for the analysis. 

The results of the analysis indicate that future unmitigated traffic noise levels related to 
truck and other quarry-related operations were between 50-55 dBA, and below the 60 dBA 
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threshold during the daytime when the daycare center is inhabited. Since standard 
construction materials typically yield a 20 dB reduction in noise, the interior noise levels 
will be below the 45 dBA threshold. Therefore, this Application conforms to the Noise 
Guidelines and no mitigation is necessary for the indoor areas or the exterior recreation 
areas. 

h) will be served by adequate public services and facilities including schools, police and 
fire protection, water, sanitary sewer, public roads, storm drainage, and other public 
facilities. If an approved adequate public facilities test is currently valid and the impact 
of the development is equal to or less than what was approved, a new adequate public 
facilities test is not required. If an adequate public facilities test is required the 
Planning Board must find that the proposed development will be served by adequate 
public services and facilities, including schools, police and fire protection, water, 
sanitary sewer, public roads, and storm drainage; 

On September 9, 2021, the Planning Board, by Resolution No. 21-096 (Attachment A), 
approved Shops at Travilah, Preliminary Plan No. 120210090, including a finding that 
there are adequate public facilities to serve this development, including schools, police 
and fire protection, water, sanitary sewer, public roads, storm drainage, and other public 
facilities.  A traffic study was also reviewed, and the Planning Board found that no 
mitigation is required to satisfy the Local Area Transportation Review. The 5-year 
Adequate Public Facilities (APF) validity period is valid until November 15, 2026. 

i) on a property in all other zones, is compatible with existing, approved or pending 
adjacent development. 

The proposed buildings are compatible with the existing adjacent development, including 
the Quarry to the south, and the residential neighborhood and Montessori School across 
Travilah Road.  The proposed retail and daycare center are neighborhood-serving uses 
which provide convenient services for the surrounding community. Additionally, the 
frontage improvements and new development will transform the existing dated retail site 
into a welcoming and attractive destination along this section of Travilah Road.  The 
proposed buildings are 24 feet tall or less, which is within the prescribed height limits of 
the NR zone and consistent with the adjacent residential and institutional developments. 

3. For a property zoned C-1 or C-2 on October 29, 2014 that has not been rezoned by Sectional 
Map Amendment or Local Map Amendment after October 30, 2014, if the proposed 
development includes less gross floor area for Retail/Service Establishment uses than the 
existing development, the Planning Board must consider if the decrease in gross floor area 
will have an adverse impact on the surrounding area. 
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Not applicable. The Subject Property was zoned C-1 on October 29, 2014; however, the 
development includes more gross floor area for Retail/Service Establishment uses than the 
existing development. 

 

SECTION 6: CONCLUSION 

As conditioned, the Site Plan Application satisfies the findings under Sections 59.7.3.3 & 7.3.4 and the 
applicable standards of the Zoning Ordinance, substantially conform to the recommendations of the 
2002 Potomac Subregion Sector Plan. Applications have been reviewed by other applicable county 
agencies, all of whom have recommended approval of the plan.  Therefore, Staff recommends 
approval of the Site Plan with the conditions specified at the beginning of this Staff Report.   
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Casey, Jonathan

From: Glen Ireland <gireland@endmail.net>
Sent: Saturday, April 9, 2022 8:22 PM
To: Casey, Jonathan
Subject: Submitting concerns about Shops at Travilah Day Care Center plan

Follow Up Flag: Follow up
Flag Status: Completed

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

Hi Jonathan:  

I am going to be out of town on August 4th which is the tentative date for the Shops at Travilah site plan hearing. 

I have major concerns about this plan and do not think it should be approved: 

1. Silica dust generated by rock crushing activities in the quarry coats cars and deck furniture in neighborhoods
bordering the quarry year round.  Children going in and out of the proposed day care center at Shops at Travilah will be
exposed to that silica dust on a regular basis.  I don't think it's appropriate for Montgomery County to approve a site
plan that will jeopardize the respiratory health of young toddlers.

2. A significant amount of high explosives are transported into the quarry on a regular basis and used to blast 50,000
tons of rock twice a week.  At times these explosives will be under 1000ft from the toddlers in the proposed day care
center at Shops At Travilah.  Is it appropriate for Montgomery County to approve a plan that involves young children
being in close proximity to high explosives on a regular basis?

Please put my comments on the record or let me know where to submit them to get them on the record. 

Thank you 
Glen Ireland 

Attachment B
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Casey, Jonathan

From: Edwards, Stan <Stan.Edwards@montgomerycountymd.gov>
Sent: Sunday, September 12, 2021 5:38 PM
To: Kishter, Mary Jo; Martin, Steve
Cc: Casey, Jonathan
Subject: RE: Travilah Quarry - Shops at Travilah Development application

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

Mary Jo, 

I apologize for the delay in responding. 

Mr. Ireland is correct that I said an air quality study could be done, but to my knowledge, no air quality study has been 
done around the Quarry. The County’s quarry law is not definitive about when the County is able to require the operator 
of the Quarry to conduct monitoring. The County does not have the ability or resources to conduct such a study without 
obtaining outside expertise and, because such a study is not specifically required by either State or County law as a 
condition to operate, we have not had a compelling reason to pursue one or direct that one be done. Under its State 
permit, the Quarry is required to maintain dust suppression measures, which are inspected regularly.  

The bottom line is this is a grey area. What action does the Planning Department take with regard to a daycare facility 
proposed to be built adjacent to a major highway, for example? Is there any requirement that the applicant provide 
information on air quality in the area of the proposed facility? 

Stan Edwards 
Energy, Climate, & Compliance Division 
Department of Environmental Protection 
Montgomery County, MD 
Office: 240-777-7748 

From: Kishter, Mary Jo <maryjo.kishter@montgomeryplanning.org>  
Sent: Tuesday, September 07, 2021 2:03 PM 
To: Edwards, Stan <Stan.Edwards@montgomerycountymd.gov>; Martin, Steve 
<Steve.Martin@montgomerycountymd.gov> 
Cc: Casey, Jonathan <Jonathan.Casey@montgomeryplanning.org> 
Subject: Travilah Quarry - Shops at Travilah Development application 
Importance: High 

[EXTERNAL EMAIL] 

Good afternoon, 

Attachment C
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I am with the Planning Department at M-NCPPC and we have a development application that is 
scheduled for a  public hearing with the Planning Board this Thursday. The property is located on Parcel 
160 on Travilah Road, approximately 235 feet west of Piney Meetinghouse Road. 
 

                                              

 
 
 
The application includes a daycare facility for children which is the building located in the rear on this 
development plan (see above).  We received correspondence from the community expressing concerns 
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about a daycare being located in close proximity to the existing Travilah Quarry. The comments 
provided are below.  We’d like to be able to respond to these concerns and appreciate any information 
you may be able to provide to assist with this. 
 
Comments Provided: 

 
Thank you, 
Mary Jo 
 

 

 Mary Jo Kishter 
Environmental Planner Coordinator| Upcounty Division 
 
Montgomery County Planning Department 
2425 Reedie Drive, 13th Floor, Wheaton, MD 20902 
maryjo.kishter@montgomeryplanning.org 
o: 301-495-4701 
www.montgomeryplanning.org 
 

                

 

 

 
 
Due the COVID-19 pandemic, our office is closed to the public, but we are still open for business through online services. 
I’m teleworking and have full access to emails and voicemail. 
 

 
To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 
this pictu re  
from the  
In ternet. 
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For COVID-19 Information and resources, visit: www.montgomerycountymd.gov/COVID19 
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DEPARTMENT OF PERMITTING SERVICES

GENERAL PERMIT

Marc Elrich
County Executive

Mitra Pedoeem
Director

Expires:

Permit No.:
Issue Date: 03/15/2021

03/15/2022

379423
Start Date: 03/15/2021

1346621Customer ID:

This is to certify permit has been granted to: _ AGGREGATE INDUSTRIES
13900 PINEY MEETHOUSE RD
ROCKVILLE, MD 20850

This permit is limited to the following:

EXPLOSIVES-ANNUAL

To manufacture, dispose, purchase, store, use, possess, or transport explosives within the jurisdiction. For additional permit 
requirements for blasting operations, see 65.9.2

PREMISE ADDRESS: 13900  PINEY MEETINGHOUSE RD, ROCKVILLE, MD, 20850

This permit is issued under the authority of the Montgomery County Code ("the Code") and may be forfeited, revoked, or 
suspended for violation of the  provisions of the Code.  This license does not constitute an endorsement of this business by 
Montgomery County.

The permit fee is calculated based on the approved Executive Regulations multiplied by the Enterprise Fund Stabilization 
Factor for the current fiscal year.

NOTES : Blasting at Rockville Quarry - Blasting reports are required to be sent daily to <a 
href="mailto:Patsy.Warnick@montgomerycountymd.gov">Patsy.Warnick@montgomerycountymd.gov</a> - An 
individual&nbsp;with a non-expired State blaster's permit must be on site any time blasting occurs.&nbsp; Any 
changes to general blasting area must be submitted for review.&nbsp; This permit is not renewable.

Director, Department of Permitting Services

2425 Reedie Drive, 7th Floor  ∙  Wheaton, MD 20902  ∙  (240)777-0311  ∙  (240)777-6256  TTY
www.montgomerycountymd.gov/dps

















DPS-ROW CONDITIONS OF APPROVAL  August 29, 2022 

820220140 Shops at Travilah 
Contact: Sam Farhadi at 240 777-6333 

We have reviewed site plan files: 

“07-SITE-820220140-004.pdf V4” uploaded on/ dated “8/25/2022”, 
“07-SITE-820220140-005.pdf V3” uploaded on/ dated “8/25/2022” and 

The followings need to be addressed prior to the certification of site plan: 

1. Please address MCDOT preliminary plan 120210090 approval letter dated August
13, 2021 conditions below:

a. 1: sidewalk construction (also condition 16 of Planning Board preliminary
plan resolution). Please note, any adjustment to the existing curb and
gutter locations would require MCDOT approval.

b. 2: Conduit and hand boxes installation. Provide MCDOT
acknowledgement accordingly.

c. 5: Storm drain improvements.
2. Access points on public roads:

a. Ensure of the minimum curb radii that will accommodate the site traffic.
b. Provide truck turning movement for all (especially right turn) movements.

3. Provide public sidewalk:
a. ensure all sidewalks/ handicap ramps have matching receiving

counterparts and are aligned with them. Show/ label the existing sidewalks
where connection is made.

b. The material and design of the proposed retaining wall in ROW need to be
acceptable for MCDOT maintenance.

c. Please remove the sidewalk that does not connect to any existing/
proposed facilities.

4. Ensure LOD in ROW has been depicted only where is needed and covers the
scope of above comments.

5. On landscaping plan, provide street trees per approved tree species list at the
required spacing and clearances.
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Casey, Jonathan

From: Wolford, Patricia <Patricia.Wolford@montgomerycountymd.gov>
Sent: Tuesday, March 29, 2022 8:22 AM
To: Cirner, Casey L.
Cc: Nichols, Greg
Subject: [EXTERNAL] RE: GFA - Bicycle Parking Exclusion

EXTERNAL 

Casey, 

Yes DPS would not consider the long term bicycle parking as part of the gross floor area calculation.  So based upon our 
conversation DPS would not consider the additional bicycle parking area would not be counted as part of the gross floor 
area. 

Patricia D. Wolford 
Senior Permitting Services Specialist 
Department of Permitting Services 
Division of Zoning and Site Plan Enforcement 
2425 Reedie Drive, 6th Floor 
Wheaton, Maryland 20902 
240-777-6245

From: Cirner, Casey L. <ccirner@milesstockbridge.com>  
Sent: Thursday, March 24, 2022 11:00 AM 
To: Wolford, Patricia <Patricia.Wolford@montgomerycountymd.gov> 
Subject: GFA - Bicycle Parking Exclusion 

[EXTERNAL EMAIL] 

Tricia, 

Thank you for speaking to me on March 22, 2022 regarding the parking exclusion in the definition (calculation) of gross 
floor area. Specifically, that the term “parking,”  as excluded from the gross floor area calculation, also excludes bicycle 
parking.  

To summarize our conversation, bicycle parking and vehicle parking are both excluded from the definition of gross floor 
area in § 59.1.4.2 of the Montgomery County Zoning Ordinance.  

To reiterate the background we discussed, my client is seeking entitlements to develop 14119 Travilah Road in Rockville 
with a retail building and a day care center building with surface parking.  

During preliminary plan review, long term bicycle parking was added to the day care center building via a bump out on 
its building façade.  This additional 200 +/- square feet of long term bicycle parking was not included in the overall gross 
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floor area for the overall site and the total gross floor area for the day care center building on the plan and therefore, 
the preliminary plan was approved subject to the following condition:  
  

This Preliminary Plan is limited to one (1) lot for up to 18,443 square feet of non-residential uses, to 
include 5,681 square feet of retail or restaurant uses and 12,762 square feet of day care for up to 195 
children. 

  
I had assumed that the increase in square footage for the long term bicycle parking would require my client to 
amend the preliminary plan to increase the building gross floor area.  However, upon further consideration and 
review of the Zoning Ordinance, it appears to me that long term bicycle parking should be exempt from the 
gross floor area of the site and day care building, for the following reasons: 
  
Section 59.1.4.2 of the Zoning Ordinance defines “gross floor area” as “[t]he sum of the gross horizontal areas of 
all floors of all buildings on a tract, measured from exterior faces of exterior walls and from the center line of 
walls separate buildings. Gross floor area includes:…Gross floor area excludes…4. parking…” 
  
The definition of “Parking” in § 59.1.4.2 of the Zoning Ordinance is the definition in § 59.3.5.9.A of the Zoning 
Ordinance, which is “[p]arking means a lot or structure that provides parking for motor vehicles where the 
facility is the principal use and a fee may be charged.”   
  
However, it does not make sense to defined parking in the gross floor area definition as the § 59.3.5.9.A parking 
definition because § 59.3.5.9.A defines parking as a principal use on the property.  This is contrary to the 
historical interpretation of the meaning of parking when calculating the gross floor area, which is on-site parking 
for the subject building, where parking is not the principal use.   
  
As such, it is appropriate under the principles of statutory construction to rely on the ordinary definition of 
parking and the remainder of the Zoning Ordinance (Division 6.2) refers to and requires, both vehicle parking 
and bicycle parking.  As such, the definition of “parking” in gross floor area should include bicycle parking, which 
is  consistent with the purposes of gross floor area.  
  
As such, could you please confirm that bicycle parking is excluded from the definition of gross floor area.  
  
Let me know if you have any further questions.  
  
Regards, 
Casey  
  
  
Casey L. Cirner 
Principal 
11 N. Washington Street | Suite 700 | Rockville, MD 20850-4229  
D: +1 301.517.4817 | C: +1 301.642.3450 | F: +1 301.841.7986  

 

vCard | ccirner@MilesStockbridge.com 

 

 

For COVID-19 information and resources, please visit our Coronavirus Task Force page. 

  
 
 
_________________________________________________________________________________________________________________________
____________________________________________________________________________  
Confidentiality Notice:  
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This e-mail, including any attachment(s), is intended for receipt and use by the intended addressee(s), and may contain confidential and privileged 
information. If you are not an intended recipient of this e-mail, you are hereby notified that any unauthorized use or distribution of this e-mail is strictly 
prohibited, and requested to delete this communication and its attachment(s) without making any copies thereof and to contact the sender of this e-
mail immediately. Nothing contained in the body and/or header of this e-mail is intended as a signature or intended to bind the addressor or any person 
represented by the addressor to the terms of any agreement that may be the subject of this e-mail or its attachment(s), except where such intent is 
expressly indicated.  
 
Any federal tax advice provided in this communication is not intended or written by the author to be used, and cannot be used by the recipient, for the 
purpose of avoiding penalties which may be imposed on the recipient by the IRS. Please contact the author if you would like to receive written advice in 
a format which complies with IRS rules and may be relied upon to avoid penalties.  
_________________________________________________________________________________________________________________________
____________________________________________________________________________  

Secure Upload/Download files click here.  
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protect your 
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DEPARTMENT OF PERMITTING SERVICES 

     Marc Elrich Mitra Pedoeem 
 County Executive       Director 

2425 Reedie Drive, 7th Floor, Wheaton, Maryland 20902 | 240-777-0311
www.montgomerycountymd.gov/permittingservices 

November 4, 2022 
Mr. Robert Pease, P.E. 
Colliers Engineering and Design 
22375 Broderick Drive, Suite 110 
Sterling, VA 20166 

Re: SITE DEVELOPMENT STORMWATER 
MANAGEMENT PLAN for  
The Shops at Travilah 
Preliminary Plan #:  120210090 
Site Plan #: 820220140 
SM File #:  286489 
Tract Size/Zone:  1.96 Acres NR-0.75, H-45 
Total Concept Area:  2.06 Acres 
Lots/Block:  NA  
Parcel(s):  NA 
Watershed:  Muddy Branch I  

Dear Mr. Pease: 

Based on a review by the Department of Permitting Services Review Staff, the Site Development 
Stormwater Management Plan for the above-mentioned site is acceptable.  The stormwater 
management concept Revision proposes to meet required stormwater management goals via 
Microbioretention and Structural Sand Filter.    

The following items will need to be addressed during the detailed sediment control/stormwater 
management plan stage:     

1. A detailed review of the stormwater management computations will occur at the time of detailed
plan review.

2. An engineered sediment control plan must be submitted for this development.

3. All filtration media for manufactured best management practices, whether for new development or
redevelopment, must consist of MDE approved material.

This list may not be all-inclusive and may change based on available information at the time.

Payment of a stormwater management contribution in accordance with Section 2 of the
Stormwater Management Regulation 4-90 is not required. 

This letter must appear on the sediment control/stormwater management plan at its initial 
submittal.  The concept approval is based on all stormwater management structures being located 
outside of the Public Utility Easement, the Public Improvement Easement, and the Public Right of Way 
unless specifically approved on the concept plan.  Any divergence from the information provided to this 
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Mr. Robert Pease, P.E. 
November 4, 2022 
Page 2 of 2 
 

 

 
office; or additional information received during the development process; or a change in an applicable 
Executive Regulation may constitute grounds to rescind or amend any approval actions taken, and to 
reevaluate the site for additional or amended stormwater management requirements.  If there are 
subsequent additions or modifications to the development, a separate concept request shall be required. 
 
 If you have any questions regarding these actions, please feel free to contact Andrew Kohler at 
240-777-6725. 
 
       Sincerely, 
 
 
 
 
       Mark C. Etheridge, Manager 
       Water Resources Section 
       Division of Land Development Services 
 
MCE: CN 286489  
    
cc: N. Braunstein 
 SM File # 286489 
 
 
ESD: Required/Provided 10160 cf / 8290 cf 
PE: Target/Achieved:  2.6”/1.63” 
STRUCTURAL: 1870 cf / 2100 cf 
WAIVED: N/A cf. 
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Sound Study Findings:  Opinion and Conclusion 

The noises related to truck and other quarry-related operations were well below 60 dBA during 

the daytime at all locations that were monitored.  These monitoring locations were representative 

of the proposed construction location at 14119 Travilah Road in Rockville, MD.  Noises related 

to quarry operations, including its truck traffic, were well below the recommended noise levels 

that provide for quarry traffic to be under 60 dBA in areas of the County where suburban 

densities predominate, as set forth in the Staff Guidelines of the Consideration of Transportation 

Noise Impacts in Land Use Planning and Development, dated June 1983 (the “Guidelines”), and 

county regulations (https://www.montgomerycountymd.gov/DEP/contact/noise.html). The 

average daytime dBA readings were well below these standards for all monitoring locations and 

the daytime quarry operation noise emissions, based on the sampling conducted, do not exceed 

the guidelines or county regulations and will, therefore, not impact the proposed facility at this 

site.  Natural artificially elevated readings during nocturnal periods are related to insects and 

were not due to quarry operations.  They are included and explained in this report and again, are 

unrelated to the operations of the quarry near the proposed facility at the site.  The daytime 

average dBA readings related to quarry operations or any other source of noise at the proposed 

site were within the range of approximately 50-55 dBA which is well below any standard for 

daytime operations for any type of proposed construction site in the state of Maryland.  The 

quarry operations did not exceed any noise ordinance or the guidelines in terms of daytime 

operation during the time of the sampling at the location of the proposed facility at the site.  The 

noise sampling was conducted on a weekday and is representative of typical quarry operations.  

The quarry was operating during the time of the noise sampling.  Historical meteorological data 

representative of the research site (sourced from wunderground.com) records that the wind speed 

and wind direction on 9/14/2021 indicates that the winds were primarily flowing from the south 

with wind speeds ranging from calm (or 0 mph) to approximately 10 mph.  On 9/15/2021, 

historical records indicate that at the research site, the wind flow was flowing primarily from the 

south, with wind speeds ranging from 7-16 mph.  During both days of the study, the wind flow 

was primarily flowing from the south (approximately flowing from the direction of 180 degrees, 

on average) during this research study. 
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Summary of Study Results 

The location of the noise monitors was close to a wooded area (generally near the property line 

of the facility).  At night the readings were artificially and consistently elevated by insects in the 

woods near the property (primarily nocturnal insects).  The readings during the day were as 

expected, with peaks related to industrial noises coming from the quarry but were significantly 

below the standard of 60 dBA.  At night, and in the morning the natural impacts of wooded 

insects likely led to an artificial peak in the readings since consistent decibel readings in the mid 

50’s at night cannot be attributed to any other source on the property or near the property.  There 

is video documentation of the interference of these insects, which is available upon request.   The 

average dBA readings near the woods where the insects were located were higher than the 

location slightly further from the woods, which further proves the impact of these insects during 

the night monitoring period.  The site plan of the property and the monitoring locations, as 

instrumented, are presented in the following figures. 

Monitoring Site Plan 
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Noise Sampling Locations 1

 

 

Study Description and Documentation  

Four data-logging noise monitors were instrumented on the property of the proposed 

construction site for the purpose of monitoring the noise coming from nearby sources prior to the 

potential construction of a facility that is proposed to be built at this location.  The study was 

conducted during the week when typical industrial practice south of the facility was occurring.  

The noise monitors were instrumented at the proposed site and were programmed to log the 

decibel readings every five seconds for a period of 24 hours.  These units were all calibrated to 

                                                           

1 Note that the monitor with the serial number ending with 714 was instrumented at the level of 1 foot level (AGL) 

as a backup monitor and is not included in this report.  All other noise monitoring equipment was instrumented at 

approximately 5 feet AGL. 
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94.0 decibels before the study (on the day of the study).  The sound meters were established on 

tripods above ground level and instrumented per manufacture instrumentation instructions. The 

four data logging sound decibel recorders were all within manufacture calibration standards 

during the time of the study.  Documentation of instrument factory calibration is available, upon 

request.  Video documentation of instrument siting and the location of research was recorded 

during aspects of the study and video documentation is available, upon request.  In terms of 

potential sources for noises, during the study, there were industrial operations beyond the tree 

line of the address studied.  The noises were intermittent and somewhat distant from the facility.  

There were no other significant sources of noise related to the study research site aside from 

some insect noises and some aircraft passing overhead during the day.  There was no significant 

vehicular traffic on Travilah Road that would lead to noise impacts above the noise standards 

and the noise monitors were therefore located near the industrial facility to the south of the 

property, which is the largest source of potential noise contamination on the property.  The 

results obtained by the noise monitors are representative of the noise at this location, based on 

typical weekday traffic and nearby industrial operations (operational during the daytime hours).   

 

All of the noise monitors started recording noise data at 11:51 am on 9/14/2021.  All of the units 

were then walked onto the study location site.  Readings before 12:05 pm were ignored in 

interpreting the study since the equipment was during this time being transported to the study 

site.  The active noise monitoring period or study initiation time during which subsequent 

readings should be interpreted as valid occurs starting at 12:05 pm on 9/14/2021 and ending at 

12:05 pm on 9/15/2021.   

 

Upon instrumentation of the noise monitors, a GPS reading was taken (with approximately 16 

feet of accuracy) at each of the four monitoring locations.  All of the noise monitors used for this 

study were Extech HD600 noise monitors within factory calibration standards.  The data logger 

with the serial number Z337935 was instrumented at approximately 39.085333 degrees latitude 

and -77.219584 degrees longitude.  The noise monitor with the serial number 130613714 was 

instrumented at approximately 39.085362 degrees latitude and -77.219372 degrees longitude.  
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The noise monitor with the serial number 130613706 was instrumented at the approximate 

location of 39.085054 degrees latitude and -77.219677 degrees longitude.  The noise monitor 

with the serial number 10115680 was instrumented at approximately 39.085192 degrees latitude 

and -77.219301 degrees longitude.  The noise monitors were set to the expected dBA level of 30-

80 decibels, which was the expected range of most samples.  The noise monitors were also set to 

the “slow response” feature which is recommended by the manufacture for most applications and 

is what was used in this study.   

 

The monitors were checked during the day and evening and in the morning to ensure that the 

units were operating and recording properly.  Upon the completion of the 24-hour monitoring 

period, the decibel recording was stopped on all four units and the data from the units was 

downloaded for processing.  The weather conditions during the study were not a factor in terms 

of potential impacts to the study in terms of high wind or rain and the conditions during the study 

should be interpreted as typical conditions at the study site during the weekdays (during the day). 

Upon completion of the study, the decibel readings were recorded for each of the noise monitors 

to determine if the calibration had changed during the course of the 24-hour study.  The average 

of the pre-study and post-study calibration was used to assess the decibel readings.  (Note that 

per Map 2-1 of the “Staff Guidelines for the Consideration of Transportation Noise Impacts in 

Land Use Planning and Development”, dated June 1983, the exterior noise for residential areas 

and other noise-sensitive land uses cannot exceed 60 dBA. According to Montgomery County 

Code the nighttime average noise level cannot exceed 55 dBA, including a 10 dBA penalty).  As 

stated in the summary of this report, the night-time readings were skewed due to primarily 

nocturnal insects in the woods but the daytime readings should be assessed as representative of 

the conditions at the property with no lesser natural (insect) sound interference.  The Ldn 

assessment, which accounts for daytime and night time noise readings, including 10 dBA added 

to the night-time readings is included in this report, however, due to insect interference, these 

readings are skewed far higher than noises attributed to the conditions related to traffic or 

industrial sources of noise. 
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The post-study calibration readings and study average dBA including nighttime and daytime 

readings over the 24-hour monitoring period were used to assess the average dBA reading for 

each noise meter.  The last 3 digits of the serial number of the three monitors included in this 

report and the pre and post-study calibration readings are displayed below. 

 

Calibration Readings 

Last 3 Digits of S/N Pre-Study Calibration 

(dBA) 

Post-Study 

Calibration (dBA) 

Adjustment Factor 

706 94.0 93.1 0.45 

680 94.0 92.1 0.95 

935 94.0 92.3 0.85 

 

Study Results 

The results of the study in terms of the raw data are presented in the following graphs.  The excel 

spreadsheets used to average the decibel readings based on daytime and nighttime readings and 

to calculate the Ldn are available, upon request. 
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Monitor Serial No. Ending in 680 Decibel Readings for the Duration of the Study 2 

 

Average Reading Results 

Daytime 50.4169477 

Nighttime 56.1393672 

Ldn 62.0692962 

 

 

                                                           

2 Note that Adjusted dBA includes adding the adjustment factor to each reading to account for the slight changes in 

instrument calibration during the study.  Note that during the week, “nighttime” is defined as the time period 

between 9pm - 7am, and hours outside of these times are considered “daytime” in  Montgomery County, MD. 
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Monitor Serial No. Ending in 935 Decibel Readings for the Duration of the Study  

 

Average Reading Results 

Daytime 50.4918039 

Nighttime 54.3253408 

Ldn 60.3552021 
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Monitor Serial No. Ending in 706 Decibel Readings for the Duration of the Study 

 

 

Average Reading Results 

Daytime 55.29893882 

Nighttime 59.76197961 

Ldn 65.75387969 
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Appendix A.  Study Documentation 

The electronic video files, pictures, and worksheets used to complete this assessment are 

available upon request. 
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Cirner, Casey L.

From: Whelan, William <William.Whelan@montgomerycountymd.gov>

Sent: Wednesday, November 16, 2022 11:43 AM

To: Cirner, Casey L.

Cc: 'Bill Magruder'; 'Scott Wolford'; Robert Pease; Mike Magruder; 'Casey, Jonathan'; 

Farhadi, Sam; Torma, Rebecca

Subject: [EXTERNAL] RE: Shops at Travilah - 11/16 Staff Report Posting - Request for 

Confirmation of Storm Drain Improvements

Attachments: 221116 - MDOT STORM DRAIN IMPR PLAN.pdf

[EXTERNAL]

Hi All, 

Yes, the attached storm drain alignment revisions are acceptable. 

Thank you, 

Billy Whelan, PE 
Engineer III 
Department of Transportation 
Development Review Team 
101 Monroe Street, 10th Floor 
Rockville, MD  20850 
240-777-2173 office
240-507-8504 cell

*******Please see the link below for new application process********** 
https://www.montgomerycountymd.gov/dot-dir/Resources/Files/DevRevApplication.pdf

From: Cirner, Casey L. <ccirner@milesstockbridge.com>  
Sent: Wednesday, November 16, 2022 11:37 AM 
To: Whelan, William <William.Whelan@montgomerycountymd.gov> 
Cc: 'Bill Magruder' <bill@magrudercos.com>; 'Scott Wolford' <scott.wolford@collierseng.com>; Robert Pease 
<robert.pease@collierseng.com>; Mike Magruder <mmagruder@magrudercos.com>; 'Casey, Jonathan' 
<Jonathan.Casey@montgomeryplanning.org>; Farhadi, Sam <Sam.Farhadi@montgomerycountymd.gov>; Torma, 
Rebecca <Rebecca.Torma-Kim@montgomerycountymd.gov> 
Subject: RE: Shops at Travilah - 11/16 Staff Report Posting - Request for Confirmation of Storm Drain Improvements 

[EXTERNAL EMAIL]

Good morning Billy and Sam, 

Please find attached for your review an updated storm drain exhibit with the revisions requested in the November 15, 
2022 e-mail directly below.  

Attachment J
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If you would be so kind as to confirm the attached exhibit amends the storm drain obligations set forth in the DOT 
August 13, 2021 letter, I would greatly appreciate it.  

Regards, 
Casey  

Casey L. Cirner (She/Her/Hers) | Principal
Miles & Stockbridge
direct: +1 (301) 517-4817 | cell: +1 (301) 642-3450 

From: Whelan, William <William.Whelan@montgomerycountymd.gov>  
Sent: Tuesday, November 15, 2022 5:15 PM 
To: Cirner, Casey L. <ccirner@milesstockbridge.com> 
Cc: 'Bill Magruder' <bill@magrudercos.com>; 'Scott Wolford' <scott.wolford@collierseng.com>; Robert Pease 
<robert.pease@collierseng.com>; Mike Magruder <mmagruder@magrudercos.com>; 'Casey, Jonathan' 
<Jonathan.Casey@montgomeryplanning.org>; Farhadi, Sam <Sam.Farhadi@montgomerycountymd.gov>; Torma, 
Rebecca <Rebecca.Torma-Kim@montgomerycountymd.gov> 
Subject: [EXTERNAL] RE: Shops at Travilah - 11/16 Staff Report Posting - Request for Confirmation of Storm Drain 
Improvements 

[EXTERNAL]

Hi Casey, 

After our conversation this morning, I had a Teams call with Sam to discuss the storm drain revisions.  Please see the 
attached sketch and have the engineering team make the slight modifications.  To summarize: 

 show a manhole at the existing field connection and relabel as MANHOLE rather than J-INLET 

 relocate the proposed manhole near the bus stop as shown for a better angle to the other proposed manhole 
that replaces the field connection 

 realign the pipes and HEADWALL accordingly 

 change ENDWALL label to HEADWALL 

Thank you, 

Billy Whelan, PE 
Engineer III 
Department of Transportation 
Development Review Team 
101 Monroe Street, 10th Floor 
Rockville, MD  20850 
240-777-2173 office 
240-507-8504 cell 

*******Please see the link below for new application process********** 
https://www.montgomerycountymd.gov/dot-dir/Resources/Files/DevRevApplication.pdf

From: Cirner, Casey L. <ccirner@milesstockbridge.com>  
Sent: Monday, November 14, 2022 10:52 AM 
To: Whelan, William <William.Whelan@montgomerycountymd.gov> 
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Cc: 'Bill Magruder' <bill@magrudercos.com>; 'Scott Wolford' <scott.wolford@collierseng.com>; Robert Pease 
<robert.pease@collierseng.com>; Mike Magruder <mmagruder@magrudercos.com>; 'Casey, Jonathan' 
<Jonathan.Casey@montgomeryplanning.org>; Farhadi, Sam <Sam.Farhadi@montgomerycountymd.gov>; Torma, 
Rebecca <Rebecca.Torma-Kim@montgomerycountymd.gov> 
Subject: RE: Shops at Travilah - 11/16 Staff Report Posting - Request for Confirmation of Storm Drain Improvements 
Importance: High 

[EXTERNAL EMAIL]

Good morning Billy, 

Please find attached for your review and confirmation an exhibit that outlines the amended scope of the Applicant’s 
storm drain improvements for completing Shops at Travilah Preliminary Plan 120210090 and Site Plan 820220140 per 
your below e-mail dated September 16, 2022.  

If you could kindly confirm that the attached exhibit is consistent with the scope of storm drain improvements outlined 
in your below e-mail before Jonathan has to post his staff report on 11/16 this week, we would greatly appreciate it.  

The September 16th e-mail raised many requests for clarification now and in anticipation of permits when contrasted 
with DOT’s original 8/13/2021 recommendation letter.  

Accordingly, the most efficient way to articulate the Applicant’s amended scope of storm drain improvements was to 
prepare the attached exhibit.  We hope to incorporate this exhibit into the Site Plan record, but need your confirmation 
to do so.  

Please let me know if you have any questions.  

Regards, 
Casey   

Casey L. Cirner (She/Her/Hers) | Principal
Miles & Stockbridge
direct: +1 (301) 517-4817 | cell: +1 (301) 642-3450 

From: Whelan, William <William.Whelan@montgomerycountymd.gov>  
Sent: Friday, September 16, 2022 10:10 AM 
To: Cirner, Casey L. <ccirner@milesstockbridge.com> 
Cc: 'Bill Magruder' <bill@magrudercos.com>; 'Scott Wolford' <scott.wolford@collierseng.com>; Robert Pease 
<robert.pease@collierseng.com>; Mike Magruder <mmagruder@magrudercos.com> 
Subject: [EXTERNAL] RE: Shops at Travilah 

[EXTERNAL]

Hi Casey, 

I’ll let you know as soon as I hear back from our Traffic section re: the curb/sidewalk.  As far as the storm drain, as I 
mentioned the last time we spoke, we will not be amending our letter since this is the site plan stage, which is handled 
by DPS.  I’ll communicate to them that storm drain layout shown below is acceptable.  Basically, all the storm drain 
shown in RED will be the developer’s responsibility, including Structures J-1, EW-1, MH-13, MH-14 and INL-1.  The final 
location of Inlet INL-1 will depend upon the sidewalk/curb location, but these details will be finalized at the permit stage.
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