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LOCATION/ADDRESS 

12631 Circle Drive, Rockville, MD 20850 

MASTER PLAN  

2002 Potomac Subregion Master Plan 

ZONE 

RE-1 

PROPERTY SIZE 

3.79 Acres 

APPLICANT 

Norton Land Design, LLC 

ACCEPTANCE DATE 

June 26, 2024 

REVIEW BASIS 

Chapters 50, 59, 22A 

 

 

Summary: 
• Staff recommends approval with conditions 

of the Preliminary Plan and Final Forest 
Conservation Plan.  
 

• The Application will create four (4) lots for the 
construction of three (3) new single-family 
detached units and the retention of one (1) 
existing single-family detached unit.  

• A portion of the Property is located in the 
Piney Branch Special Protection Area, and as 
such, the Applicant minimized impervious 
areas proposed. 

• The Applicant will construct a six-foot wide 
sidewalk along the Property frontages on 
Circle Drive and Newgate Road. 

• Community correspondence has been 
received with concerns on possible violation 
of the sewer service policies within the Glen 
Hills Study Area and Piney Branch Special 
Protection Area.  Staff has responded to all 
inquiries, and a summary is included in 
Section 4 of this staff report.

Planning Staff 

 Mariah Clayborne, Planner II, Upcounty Planning, Mariah.Claybore@montgomeryplanning.org, 301-
495-4535 

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

 Patrick Butler, Chief, Upcounty Planning, Patrick.Butler@montgomeryplanning.org, 301-495-4561 
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SECTION 1: PRELIMINARY PLAN  

PRELIMINARY PLAN 120240150 

Staff recommends approval with conditions of the Preliminary Plan to create four (4) lots for three (3) 
new single-family detached units and the retention of one (1) existing single-family detached unit. All 
site development elements shown on the latest electronic version of the Preliminary Plan No. 
120240150 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 

 This Preliminary Plan is limited to four (4) lots for three (3) new single-family units and one (1) 
existing single-family detached unit.   

ADEQUATE PUBLIC FACILITIES  

 The Adequate Public Facilities (“APF”) review for the Preliminary Plan will remain valid for five 
(5) years from the initiation date (as defined in Montgomery County Code Section 50.4.3.J.5).  

PLAN VALIDITY PERIOD  

 The Preliminary Plan will remain valid for three (3) years from its initiation date (as defined in 
Montgomery County Code Section 50.4.2.G), and before 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. 

OUTSIDE AGENCIES 

 The Planning Board has reviewed and accepts the recommendations of the Montgomery 
County Department of Transportation (“MCDOT”) in its letter dated January 28, 2025, and 
incorporates them as conditions of the Preliminary Plan approval. The Applicant must comply 
with each of the recommendations in the letter, which may be amended by MCDOT if the 
amendment does not conflict with any other conditions of the Preliminary Plan approval. 

 Before recording a plat for the Subject Property, the Applicant must satisfy MCDOT’s 
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 
combined Preliminary and Final Water Quality Plan/Site Development Stormwater 
Management concept letter dated May 22, 2024, and incorporates them as conditions of the 
Preliminary Plan approval. The Applicant must comply with each of the recommendations in 
the letter, which may be amended by MCDPS, Water Resources Section if the amendment 
does not conflict with any other conditions of the Preliminary Plan approval. 
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 The Planning Board has reviewed and accepts the recommendations of the MCDPS, Well and 
Septic Section in its letter dated July 11, 2024, and incorporates them as conditions of the 
Preliminary Plan approval. The Applicant must comply with each of the recommendations in 
the letter, which may be amended by MCDPS, Well and Septic Section if the amendment does 
not conflict with any other conditions of the Preliminary Plan approval. 

 The Planning Board has reviewed and accepts the recommendations of the MCDPS, Fire 
Department Access, and Water Supply Section in its letter dated December 2, 2024, and 
incorporates them as conditions of approval. The Applicant must comply with each of the 
recommendations in the letter, which MCDPS may amend if the amendment does not conflict 
with other conditions of Preliminary Plan approval. 

OTHER APPROVALS 

 Before approval of a record plat or any demolition, clearing, or grading for the Subject 
Property, the Applicant must receive Staff certification of this Preliminary Plan. 

TRANSPORTATION 

Frontage Improvements on Existing Roads 

 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 thirty-seven (37) feet from the existing pavement 
centerline along the Subject Property frontage for Circle Drive.  

b. All land necessary to accommodate thirty-four (34) feet from the existing pavement 
centerline along the Subject Property frontage for Newgate Road.  

 Before the recordation of plat(s), the Applicant must satisfy all necessary requirements of 
MCDPS to ensure construction of a six-foot (6 ft) wide sidewalk with a fifteen-foot (15 ft) street 
buffer along the Property frontages on Circle Drive and Newgate Road. 

 Before final inspection for each lot, the Applicant must construct the public sidewalk along the 
respective frontage. 

RECORD PLATS 

 There shall be no clearing or grading of the site before recordation of plats.  

 Before record plat approval, the Applicant must abandon the existing well and septic system 
in accordance with MCDPS standards.  

 The record plat must show necessary easements. 

CERTIFIED PRELIMINARY PLAN 

 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 
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sidewalks shown on the Preliminary Plan are illustrative.  The final locations of buildings, 
structures, and hardscape will be determined at the time of issuance of building permits. 
Please refer to the zoning data table for development standards such as setbacks, building 
restriction lines, building height, and lot coverage for each lot.   

b) The Applicant must schedule an on-site preconstruction meeting with M-NCPPC inspection
staff before any demolition, clearing, or grading occurs on-site. The Applicant, along with
their representatives, must attend the pre-construction meeting with the M-NCPPC inspector.
A copy of the approved Certified Preliminary Plan is required to be on-site at all times.

 Before submittal of the Certified Preliminary Plan, the Applicant must make the following 
changes: 

a) Show resolutions and approval letters on the certified set

a) Include the approved Fire Department Access Plan on the certified set.

b) Show water and sewer house connections on the certified set.

c) Update the lot numbers and square footage calculations in the data table on the certified
set.

FINAL FOREST CONSERVATION PLAN F20240220 

Staff recommends approval of Final Forest Conservation Plan No. F20240220 (“FFCP”). All site 
development elements shown on the latest electronic version of the Final Forest Conservation Plan 
No. F20240220, as of the date of this Staff Report submitted via ePlans to the M-NCPPC, are required 
except as modified by the following conditionsi: 

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. 

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. 

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. 

Before the start of any demolition, clearing, grading, or construction, whichever comes first, 
for this development Application, the Applicant must: 
a) Execute a five-year Maintenance and Management Agreement (“MMA”) in a form approved

by the M-NCPPC Office of the General Counsel. The MMA is required for the variance tree 
mitigation plantings credited toward meeting the requirements of the FFCP. The MMA 
includes invasive species management control measures as deemed necessary by the 
M-NCPPC Forest Conservation Inspection Staff. 

i For the purpose of these conditions, the term “Applicant” shall also mean the developer, the owner, or any 
successor in interest to the terms of this approval. 
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b) Submit a cost estimate for variance mitigation trees, five years of maintenance including
invasive species management controls, staking, tree protection, and tree protection
removal credited toward meeting the requirements as shown on the FFCP. This cost
estimate must be reviewed and approved by the M-NCPPC Planning Department
Inspection Staff prior to the submission of financial surety to determine the amount of the
financial surety.

c) Submit financial surety, in a form approved by the M-NCPPC Office of the General Counsel,
to the M-NCPPC Planning Department Inspection Supervisor for the variance mitigation
trees and maintenance, including invasive species management controls, credited toward
meeting the requirements of the FFCP.

Within the first planting season following the release of the first Sediment and Erosion Control 
Permit from the Montgomery County Department of Permitting Services for the Subject 
Property, or as directed by the M-NCPPC Forest Conservation Inspection Staff, the Applicant 
must install the variance tree mitigation plantings on the Subject Property as shown on the 
approved FFCP. The variance tree mitigation plantings must be a minimum size of 3 caliper 
inches, totaling 24.5 caliper inches, as shown on the approved FCP. Adjustments to the 
planting locations of these trees are permitted with the approval of the M-NCPPC Forest 
Conservation Inspection Staff. 
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SECTION 2: SITE DESCRIPTION 

VICINITY 

The Subject Property (“Property”) is located at 12631 Circle Drive in Rockville and is within the 2002 
Potomac Subregion Master Plan area. The Subject Property is south of Circle Drive, west of Newgate 
Road, and east of Celtic Court (Figure 1). The Property lies within the Watts Branch and Lower 
Potomac watersheds. Surrounding properties consist of single-family residences within the RE-1 and 
R-200 zone.

Figure 1 – Vicinity Map 

PROPERTY DESCRIPTION 

The Subject Property (“Site” or “Property”) consists of Lot 8, which is 3.79 acres in the RE-1 zone with 
frontage on Circle Drive and Newgate Road (Figure 2). The Property is currently developed with a 
single-family detached residence. Access to the Property is from Circle Drive. The Site contains a 
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sizeable portion of tree cover, six (6) specimen trees, and other significant trees along the front and 
rear of the Property. There are no rare, threatened, or endangered species or habitats on the Property. 

 

Figure 2 – Subject Property outlined in blue 

SECTION 3: PROJECT DESCRIPTION 

PROPOSAL 

The Application proposes to create four (4) lots for three (3) new single-family detached units and the 
retention of one (1) existing single-family detached unit (Figure 3).  

TRANSPORTATION 

The Subject Property has frontage on both Circle Drive and Newgate Road. The Applicant will 
construct a six-foot (6 ft) sidewalk with a fifteen-foot (15 ft) buffer along the Property frontages on 
Circle Drive and Newgate Road. 
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The existing house currently has access from Circle Drive, but the existing driveway will be removed as 
a new driveway is proposed with access from Newgate Road along with the three (3) new driveways to 
serve each of the proposed new units. 

 

Figure 3: Preliminary Plan Layout 

ENVIRONMENT 

The Final Forest Conservation Plan No. F20240220 (“FFCP”) shows no forest, streams, wetlands, or 
other environmentally sensitive elements on or adjacent to the property. The Subject Property has an 
afforestation requirement of 0.83 acres either within the same watershed/Priority Area or outside the 
same watershed/Priority Area. The Applicant will satisfy this requirement by purchasing 0.83 acres of 
credit in an M-MCPPC forest bank or paying a fee-in-lieu to the Forest Conservation Fund if no forest 
banks are available. 

SECTION 4: COMMUNITY OUTREACH 

The Applicant has complied with all submittals, noticing, and sign posting requirements under 
Division 7.5 of the Zoning Ordinance. The required hearing notice sign was adequately posted at the 
Subject Property. The Applicant mailed written notice of the Application to all required parties on July 
1, 2024.  
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 A pre-submittal community meeting was held on April 23, 2024, at 7:00 p.m. During the meeting, 
several questions were raised by the attendees, including:  

1. The impact of the new development on traffic;  
2. Provision of public water and sewer services to the properties;  
3. The effects of the development on the Piney Branch Special Protection Area;  
4. The square footage of each single-family unit; 
5.  Possibility of proposing larger units with fewer lots; 
6. The impact of the subdivision on current property values; 
7. Potential for shared driveway access; 
8. Tree removal plans; 
9. Construction timeline and duration; 
10. Whether the application had been approved before the community meeting. 

The Applicant’s summary notes of the meeting can be reviewed in Attachment D.    

On July 2, 2024, the Development Review Committee (“DRC”) discussed the Application with the 
Applicant and provided comments. The President of the West Montgomery County Citizens 
Association attended the meeting and later submitted written concerns via email on July 10, 2024 
(Attachment E).  

The community correspondence outlines concerns that the proposed plan violates established sewer 
service policies within the Glen Hills Study Area and the Piney Branch Special Protection Area. These 
policies generally prohibit public sewer extensions except in narrowly defined circumstances, such as 
documented septic failures. The proposal seeks to subdivide the lot into four new lots, each requiring 
a public sewer extension, which the correspondence asserts contradicts both the 2002 Potomac 
Subregion Master Plan and the Montgomery County Water and Sewer Plan. Additional concerns were 
raised regarding the basis for granting S-1 sewer status to the property, stating that such a 
designation cannot be used to justify subdivision. 

Staff communicated with the Montgomery County Department of Environmental Protection to 
confirm that the restrictions in the Water and Sewer Plan for the Glen Hills and Piney Branch areas do 
not apply to the Subject Property because the Property was already within the planned sewer 
envelope when the 2002 Potomac Subregion Master Plan was initiated (Attachment H). 

Some of the concerns raised during the community meeting, such as the provision of public water and 
sewer services and the impact of the subdivision on current property values, are beyond the authority 
of the Planning Board. These concerns are acknowledged. Others, such as the impact of the new 
development on traffic, effects of the development on the Piney Branch Special Protection Area, and 
the square footage of each unit, are covered in the findings section of this staff report.  

As of the published date of this Staff Report, no other community comments or correspondence has 
been received regarding this Application. 
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SECTION 5: PRELIMINARY PLAN FINDINGS AND ANALYSIS 

The Preliminary Plan would create four (4) lots for three (3) new single-family detached units and the 
retention of one (1) existing single-family detached unit. This Application has been reviewed for 
compliance with the Montgomery County Code, Chapter 50, Subdivision Regulations.  The Application 
has been reviewed by other applicable State, County, and City agencies.  

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

The Preliminary Plan meets all applicable sections of the Subdivision Regulations. The size, width, 
shape, and orientation of the proposed lots are appropriate for the location of the subdivision, 
considering the recommendations of the 2002 Potomac Subregion Master Plan, and for the residential 
use contemplated for the Property. All four lots meet the minimum lot size of 40,000 square feet as 
required by the RE-1 zone. The existing development patterns and street layouts within the 
surrounding area also dictated the proposed layout for the Preliminary Plan as the proposed layout is 
for lots for residential use with private driveway access.  

The lots were reviewed for compliance with the dimensional and density requirements for the RE-1 
zone as specified in the Zoning Ordinance. The lots will meet all the dimensional requirements and 
can accommodate houses with the width and setback requirements. A summary of this review is 
included in Table 1. The Application is proposed under the standard method in accordance with 
Section 4.4.6.B of the Zoning Ordinance. The Preliminary Plan has been reviewed by other applicable 
County agencies, all of whom have recommended approval.  

Table 1: Addition to Glen Hills Section 3 Preliminary Plan Tract Area Data Table for RE-1 Zone Standard Method, Section 
59.4.4.6.B 

Development Standard Permitted/Required Proposed 

Tract Area N/A 3.79 Acres / 165,092 SF 

Proposed Dedication N/A 0.10 Acres / 4, 143 SF 
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Table 2: Addition to Glen Hills Section 3 Preliminary Plan Lot Data Table for RE-1 Zone Standard Method, Section 59.4.4.6.B 

Development Standard Permitted/ 
Required 

Proposed 
Lot 1 

Proposed 
Lot 2 

Proposed 
Lot 3 

Proposed 
Lot 4 

Lot Area (min.) 40,000 SF 40,262 SF 40,216 SF 40,300 SF 40,163 SF 
Lot width at front 
building line (min.) 

125 feet 125 ft. or 
greater 

125 ft. or 
greater 

125 ft. or 
greater 

125 ft. or 
greater 

Lot width at front lot line 
(min.) 

25 feet 25 ft. or 
greater 

25 ft. or 
greater 

25 ft. or 
greater 

25 ft. or 
greater 

Frontage on street or 
open spaces  

Required, except 
as exempt under 
Chapter 50 

Yes Yes Yes Yes 

Density (max.) units/acre 1.09 1.05 1.05 1.05 1.05 
Lot Coverage (max.) 15% 15% or less 15% or 

less 
15% or less 15% or 

less 
Principle Building 
setbacks (min.) 

     

Front 50 feet 50 ft.  50 ft.  50 ft. 50 ft. 
Side street setback, 
abutting lot fronts on the 
side street and is in a 
Residential Detached 
zone 

50 feet N/A N/A N/A 50 ft. or 
greater 

Side setback 17 feet 17 ft. 17 ft. 17 ft. 17 ft. 
Sum of side setbacks 35 feet 35 ft. 35 ft. 35 ft. 35 ft. 
Rear setback 35 feet 35 ft. 35 ft. 35 ft. 35 ft. 

Principal Building Height 
(max.) 

50 feet 50 ft. 50 ft. 50 ft. 50 ft. 

 

2. The Preliminary Plan substantially conforms to the Master Plan. 

a) Land Use 
 
The 2002 Potomac Subregion Master Plan does not mention the Property specifically, yet the Master 
Plan does support “the retention and reconfiguration of existing zoning for all developed, 
underdeveloped, and undeveloped land in the subregion” (p. 40). The “Travilah” community, in which 
the Property is located, is planned for low-density residential housing and serves as a transitional area 
of the Master Plan between the more developed Potomac and North Potomac communities of the 
Subregion and more rural Darnestown community to the west. The proposed residential project 
supports the provision of needed housing development within the County while preserving a rural 
development pattern.  
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b) Environment  
 

The 2002 Potomac Subregion Master Plan emphasizes a need to maintain the environmental integrity 
of the plan area by protecting critical natural resources - forests, floodplains, wetlands, and stream 
valleys - while responding to an increased demand for homes in the area. Further, the environmental 
recommendation is to “maintain and reaffirm” a low-density residential 'green wedge' for most of the 
Subregion and to encourage development clustering to protect environmentally sensitive areas. While 
the Master Plan does not have specific environmental recommendations for the Subject Property, the 
Application does comply with the overarching goals and policies of the Master Plan. 

 
 
c) Transportation 

 
With regards to transportation, the 2002 Potomac Subregion Master Plan states a goal to preserve the 
Subregion’s existing character, which is described as semi-rural. Circle Drive and Newgate Road are 
classified as Neighborhood Streets. The Complete Streets Design Guide calls for a six-foot sidewalk with 
a 15-foot (9-foot minimum) street buffer for neighborhood streets that are in an open-section roadway, 
which the Applicant is conditioned to build.   

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

a) Roads and other Transportation Facilities 

 The Subject Property has frontage along Circle Drive and Newgate Road within the 
Travilah area; both roads currently have a total right-of-way width of 60 feet. As shown 
on the Preliminary Plan, an additional right-of-way dedication of seven feet (7 ft) from 
the roadway centerline is proposed along Circle Drive, and an additional four feet (4 ft) 
of right-of-way dedication from the roadway centerline is proposed along Newgate 
Road. Additionally, as shown on the Preliminary Plan, 4,143 square feet of dedication 
is proposed at the corner of Circle Drive and Newgate Road.  

 At present, there are no existing pedestrian or bicycle facilities along the frontage of 
the Property. A Ride On bus stop currently exists north of the Property along 
Darnestown Road (MD-28), intersecting with Glen Mill Road and Travilah Road, served 
by Ride On Route 76. Accessibility to the transit stop is hindered by a lack of 
pedestrian crossing, non-existent pedestrian connections, and thick foliage.  

b) Local Area Transportation Review (LATR) 

The 2024-2028 Growth and Infrastructure Policy requires a transportation impact study 
for any project that is estimated to generate a net increase of 30 or more vehicle trips 
in either the morning or evening peak hours. This Application is exempt from a Local 
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Area Transportation Review Study because the Project generates less than 30 net new 
weekday peak-hour vehicle trips.  

c) Schools 
 

Overview and Applicable School Test 
 

The FY2025 Annual School Test, approved by the Planning Board on December 19, 2024, and effective 
since January 1, 2025, applies to this Application. The project proposes to create four (4) lots for three 
(3) new single-family detached units and an existing single-family unit.  
 
School Adequacy Test 

 
The project is served by Fallsmead Elementary School, Robert Frost Middle School, and Thomas S. 
Wootton High School. The student enrollment and capacity projections used for these schools in the 
Updated FY2025 Annual School Test are noted in the following Table 3: 

 

Table 3. Updated FY2025 Annual School Test Projections (2028-2029 School Year) 

 
Program 
Capacity Enrollment % Utilization 

Seat Surplus or 
Deficit 

Fallsmead ES 571 502 87.9% +69 

Robert Frost MS 1,051 1,037 98.7% +14 

Thomas S. Wootton HS 2,120 2,031 95.8% +89 

 

Table 4. Updated FY2025 Annual School Test Results 

 Adequacy Status 
Tier 1 

Adequacy Ceiling 

Tier 2 

Adequacy Ceiling 

Tier 3 

Adequacy Ceiling  

Fallsmead ES No UPP 143 184 269 

Robert Frost MS No UPP 134 225 382 

Thomas S. Wootton HS No UPP 249 513 831 

 
The school adequacy test determines the extent to which an applicant is required to make a 
Utilization Premium Payment (UPP) based on each school’s adequacy status and ceilings, as 
determined in the Annual School Test. Under the updated FY2025 Annual School Test results, 
Fallsmead Elementary School, Robert Frost Middle School, and Thomas S. Wootton High School are 
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not placed in Utilization Premium Payment (UPP) tiers, as shown in Table 4. If the project is estimated 
to generate more students than the identified ceilings, then UPPs or partial payments at multiple tiers 
may still be required.  

Calculation of Student Enrollment Impacts 

To calculate the number of students generated by the Project, the number of dwelling units is 
multiplied by the applicable School Impact Area student generation rate for each school level. 
Dwelling units are categorized by structure type: single-family detached, single-family attached 
(townhouse), low-rise multifamily unit, or high-rise multifamily unit.  

With a net of three new single-family detached units that are not age-restricted, the proposed plan is 
estimated to generate no elementary school students, no middle school students, and no high school 
students in an average year during its life cycle based on the Subject Property’s location within a 
Turnover Impact Area, as shown in Table 5. The number of students generated does not exceed the 
adequacy ceilings identified for each school, therefore, no additional UPPs are required, and neither 
are partial payments across multiple UPP tiers.  

Table 5:  Student Enrollment Impact Estimate (reflects Updated FY2025 Student Generation Rates)  

Type of Unit 
Net 

Number 
of Units 

Turnover 
ES Student 
Generation 

Rate  

ES Student 
Estimate   

Turnover 
MS Student 
Generation 

Rate  

MS Student 
Estimate  

Turnover 
HS Student 
Generation 

Rate  

HS Student 
Estimate  

SF Detached 3 0.184 0.552 0.101 0.303 0.153 0.459 

SF Attached 0 0.217 0.000 0.118 0.000 0.167 0.000 

MF Low-rise 0 0.121 0.000 0.065 0.000 0.083 0.000 

MF High-rise 0 0.049 0.000 0.025 0.000 0.032 0.000 

TOTALS 3   0   0   0 

 
d) Other Public Facilities and Services 

 
The Property is served by public water and sewer and is classified in the W-1 and S-1 categories.  
Public water and sewer mains currently serve the Property, which will be adequate to serve the 
proposed subdivision. Staff communicated with the Montgomery County Department of 
Environmental Protection to confirm that the restrictions in the Water and Sewer Plan for the Glen 
Hills and Piney Branch areas do not apply to the Subject Property because the Property was already 
within the planned sewer envelope when the 2002 Potomac Subregion Master Plan was initiated. 
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The Preliminary Plan was reviewed by the MCDPS, Fire and Access and Water Supply Section, and a 
Fire Department Access Plan was approved on December 2, 2024 (Attachment C). Other utilities, 
public facilities, and services, such as electric, telecommunications, police stations, firehouses, and 
health services, are currently operating within the standards set by the Growth and Infrastructure 
Policy (GIP) in effect at the time that the Preliminary Plan was accepted.  

4. All Forest Conservation Law, Chapter 22A requirements are satisfied.

The Property is subject to the Montgomery County Forest Conservation Law, Chapter 22A of the 
County Code, and requires a Forest Conservation Plan. Included with the Forest Conservation Plan is a 
request for a tree variance for impacts and removal of subject trees. The Preliminary Plan complies 
with the Montgomery County Environmental Guidelines and the Forest Conservation Law, as 
conditioned and described below.  

5. All stormwater management, water quality plan, and floodplain requirements of Chapter
19 are satisfied.

DPS approved a Combined Preliminary and Final Water Quality Inventory/ Site Development 
Stormwater Management Concept Plan on May 22, 2024. The plan proposes to meet required 
stormwater management goals via Environmental Site Design to include drywells.  

Approximately 2.66 acres of the overall 3.79 acres of the Subject Property are located within the Piney 
Branch Special Protection Area (“SPA”). As such, the Applicant was required to hold a Water Quality 
Plan meeting with the Montgomery County Department of Permitting Services, Water Quality Plan 
Section. The Applicant scheduled and held this meeting on August 21, 2023, which was attended by 
DPS Water Resources, M-NCPPC, and the Applicant’s consultant Norton Land Design, LLC. 

During this meeting, the Applicant demonstrated that the impervious surfaces for the overall 
development would remain below 15%. As a result, DPS determined under Sec. 19-63(b)(1)(B) of 
Chapter 19 of the County Code that since the project size is less than 10 acres and the imperviousness 
is less than 15%, only a Water Quality Inventory is required, and no Water Quality Plan is necessary. 

Although no Water Quality Plan is required, in keeping with the Environmental Guideline’s 
recommendation that a land development project demonstrate that imperviousness be minimized, 
the Applicant has revised the layout of the proposed units, reduced some driveway lengths and widths 
and made other modifications to keep impervious surfaces significantly below the 15% target. The 
Applicant has submitted an Impervious Surface Plan as supporting data showing that total 
imperviousness is at 9% for the Subject Property. 
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6. Any burial site of which the applicant has actual notice or constructive notice or that is 
included in the Montgomery County Cemetery Inventory and located within the subdivision 
boundary is approved under Subsection 50-4.3.M. 

There is no evidence, actual notice, or constructive notice of a burial site on the Subject Property. The 
Subject Property is not included in the Montgomery County Inventory. 

7. Any other applicable provisions specific to the property and necessary for approval of the 
subdivision is satisfied. 

There are no other applicable provisions specific to the Preliminary Plan that are necessary for 
approval of this Application.  

 

SECTION 6: FINAL FOREST CONSERVATION PLAN FINDINGS AND ANALYSIS 

The Property is subject to the Montgomery County Forest Conservation Law, Chapter 22A of the 
County Code, and requires a Forest Conservation Plan. The Forest Conservation Plan complies with 
the Montgomery County Environmental Guidelines and the Forest Conservation Lawii, as conditioned 
and described further below. Included with the Forest Conservation Plan is a request for a tree 
variance for impacts to subject trees greater than 30 inches diameter breast height (“DBH”) per 
Section 22A-12(b)(3)(C). 

Natural Resource Inventory/Forest Stand Delineation Plan 

A Natural Resource Inventory/Forest Stand Delineation Plan No. 420250080 (“NRI/FSD”) was approved 
for the Subject Property on August 7, 2024. The Property has a high point at the southern property line 
and gently slopes to the north and northwest at an overall 5% slope. Approximately 70% of the 
Subject Property lies within the Piney Branch SPA. There are no forests, springs, seeps, streams, 
wetlands or other environmentally sensitive areas either on or adjacent to the Subject Property. 
However, the property does have a sizeable portion of tree cover and there are a number of significant 
sized trees, and six specimen sized trees scattered across the property. 

Final Forest Conservation Plan 

The Application meets the requirements of Chapter 22A of the Montgomery County Forest 
Conservation Law (“FCL”) and the Montgomery County Planning Department’s Environmental 
Guidelines. As required by Chapter 22A, an FFCP was submitted in conjunction with the Preliminary 
Plan of Subdivision No. 120240150 and to be reviewed concurrently. The total net tract area for forest 
conservation purposes is 4.15 acres, which includes the Subject Property of 3.79 acres, plus off-site 

 
ii Based on the initial acceptance date for the Subject Application, the Forest Conservation Plan is subject to the 
Forest Conservation Law in effect on April 4, 2023. 
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work of 0.36 acres for offsite work within the proposed right-of-way for Newgate Road and Circle 
Drive. The Subject Property is zoned RE-1 and is classified as Medium Density Residential (“MDR”) as 
defined in Section 22A-3 of the FCL and specified in the Trees Technical Manual. The Subject Property 
contains no forest. This results in a total afforestation requirement of 0.83 acres as calculated in both 
the Forest Conservation Worksheets. The Applicant proposes to meet this requirement by purchasing 
the appropriate credits in an M-NCPPC-approved forest mitigation bank, or if no forest banks are 
available, then submitting a fee-in-lieu payment into the Forest Conservation Fund. 

TREE VARIANCE REQUEST 

Section 22A-12(b)(3) of the Forest Conservation Law identifies certain individual trees as high priority 
for retention and protection (“Protected Trees”).  Any impact to these Protected Trees, including 
removal or any disturbance within a Protected Tree’s critical root zone (“CRZ”), requires a variance 
under Section 22A-21 (“Variance”).  Otherwise, such resources as defined under Section 22A-12(b)(3) 
must be left in an undisturbed condition. 

This Application will require the CRZ impact to one (1) Protected Tree and the removal of three (3) 
Protected Trees as identified in Table 6.  The Variance request is for impacts and removal of these 
Protected Trees for the construction of three new residential structures, driveway access to all four 
units, sidewalk installation along Newgate Road and Circle Drive, and the installation of the required 
utility connections to the proposed units. 

Tree 
ID 

Common 
Name 

Scientific Name DBH % 
Impact 

Status 

3 Tulip Poplar Liriodendron 
tulipifera 

32 in. 100% Remove Tree. Tree located within LOD, 
impacted by grading. 

4 Tulip Poplar Liriodendron 
tulipifera 

36 in. 54% Remove tree. Tree located within LOD, 
impacted by grading and construction 
of proposed unit. 

5 Tulip Poplar Liriodendron 
tulipifera 

30 in. 93% Remove tree. Tree located within LOD, 
impacted by grading and construction 
of driveway. 

11 Tulip Poplar Liriodendron 
tulipifera 

34 in. 15% CRZ Impacts Only.  

Table 6 –Removed and Impacted Protected Trees 
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Figure 4– FFCP, SPA, Variance Trees and Mitigation Plantings 

Section 22A-21 of the County Forest Conservation Law sets forth the findings that must be made for a 
Variance to be granted.  

Unwarranted Hardship 

In accordance with Section 22A-21(a), the Applicant has requested a Variance (Attachment F) from 
Sec. 22A-12(b)(3)(C) of the FCL in order to impact or remove four (4) Protected Trees. Without this 
variance from the FCL, the Applicant would suffer unwarranted hardship by being denied reasonable 
and significant use of the Subject Property for three new houses and one existing house, by being 
unable to develop this site under the RE-1 zone requirements and to also minimize impacts to the 
Piney Branch SPA. The proposed units on Lots 1 and 2 have been pulled out of the SPA and are located 
closer to Newgate Road. The four Protected Trees to be impacted or removed are located in this area 
as well. In an effort to reduce the environmental impacts of this development, the Applicant is faced 
with the necessity of impacting or removing four Protected Trees. The Applicant has demonstrated 
that the denial of the Variance request would cause an inability to subdivide this 3.79-acre property 
into four 40,000-square-foot lots and construct three new units as would be the reasonable 
expectation for this residential zone while at the same time reducing the environmental impacts of 
this project.  

TREE VARIANCE FINDINGS 

The following determinations are based on the required findings for granting of the requested 
variance:   
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1. Will not confer on the Applicant a special privilege that would be denied to other applicants.  

Granting the Variance to impact Tree 11, and to remove Trees 3, 4, and 5 will not confer a special 
privilege on the Applicant as the impacts or removals are due to necessary development requirements 
of this property in the RE-1 zone and the reduction of impacts to the Piney Branch SPA. These four 
Protected Trees are either being impacted or removed with the installation of the two units and 
driveways on Lots 1 and 2. Therefore, the granting of this Variance is not a special privilege for this 
Applicant or one that would be denied to other applicants. 

2. Is not based on conditions or circumstances which are the result of the actions by the 
Applicant.  

The requested Variance is not based on conditions or circumstances which are the result of actions by 
the Applicant. The requested Variance is based on the necessary development standards and 
requirements of subdividing this property into four (4) lots in the RE-1 zone, constructing 3 new units, 
utility connections, driveways, and sidewalks. 

3. Is not based on a condition relating to land or building use, either permitted or non-
conforming on a neighboring property. 

The requested Variance is a result of the existing conditions and the required improvements, and not 
as a result of land or building use on a neighboring property. 

4. Will not violate State water quality standards or cause measurable degradation in water 
quality.  

The Variance will not violate State water quality standards or cause measurable degradation in water 
quality. The Protected Trees being removed are not located within a stream buffer, wetland, or a 
special protection area. The three Protected Trees proposed to be removed are located on the 
property outside of the Piney Branch SPA. The Application proposes mitigation for the removal of 
these three Protected Trees by planting nine (9) three-inch caliper trees on-site. These trees will 
replace water quality functions that may be lost by the removed trees. Therefore, the Application will 
not violate State water quality standards or cause measurable degradation in water quality. 

Mitigation for Trees Subject to the Variance Provision 

There are three Protected Trees proposed for removal in this Variance request resulting in a total of 98 
inches of DBH being removed. The FFCP includes mitigation at a rate that approximates the form and 
function of the trees removed. These trees will be replaced at a ratio of approximately one-inch 
caliper for every four inches removed using trees that are a minimum of three-inch caliper in size. This 
results in a total mitigation of 24.5 inches which will be met with the installation of nine (9) three-inch 
caliper trees. 
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Although the installed mitigation trees will not be as large as the trees lost, they will provide some 
immediate benefit and ultimately replace the canopy lost by the removal of Trees 3, 4 and 5. These 
mitigation trees must be overstory trees native to the Piedmont Region of Maryland and must be 
installed on the Subject Property outside of any rights-of-way and/or utility easements. 

Recommendation on the Variance 

Staff recommends approval of the variance request, with individual tree mitigation plantings as 
conditioned to address the removal of subject trees. 

 

SECTION 7: CONCLUSION 

As conditioned, the Preliminary Plan No. 120240150 application substantially conforms to the 
recommendations of the 2002 Potomac Subregion and satisfies the findings of the Subdivision 
Regulations.  The Forest Conservation Plan No. F20240220 satisfies all of the applicable requirements 
of the Forest Conservation Law, Montgomery County Code, Chapter 22A, and is in compliance with the 
Montgomery County Planning Department’s Environmental Guidelines. Therefore, Staff recommends 
approval of Preliminary Plan No. 120240150 and Final Forest Conservation Plan No. F20240220 with 
the conditions specified at the beginning of this report. 

ATTACHMENTS 

Attachment A: Preliminary Plan Composite  

Attachment B:  Final Forest Conservation Plan Composite 

Attachment C: Agency Letters 

Attachment D: Community Meeting and Meeting Minutes 

Attachment E: Community Correspondence  

Attachment F: Tree Variance Letter, February 12, 2024 

Attachment G: Statement of Justification 

Attachment H: Montgomery County Department of Environmental Protection Correspondence 
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MINIMUM

(IF NEEDED)

FERTILIZER *

WATER **

PRUNING

ACTIVITIES DURING THESE MONTHS ARE DEPENDENT UPON GROUND CONDITIONS

DEPENDENT UPON SITE CONDITIONS; WEEKLY WATERING IS GREATLY 
RECOMMENDED FROM MAY THROUGH OCTOBER UNLESS WEEKLY RAINFALL 

The planting and care of trees is most successful when coordinated with the local
climatic conditions. This calendar summarizes some of the recommended time frames
for basic reforestation and stress reduction activities.

*

**

GREATLY RECOMMENDED

RECOMMENDED

DEPENDENT UPON SITE CONDITIONS

EQUALS 1"
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DEPARTMENT OF TRANSPORTATION 

Office of the Director 

101 Monroe Street, 10th Floor, Rockville, MD 20850   ꞏ  240-777-7170  ꞏ  240-777-7178 Fax 
www.montgomerycountymd.gov/mcdot 

Marc Elrich Christopher R. Conklin 
County Executive Director 

January 28, 2025 

Ms. Mariah Clayborne, Planner II 

UpCounty Planning Division 

The Maryland-National Capital 

Park & Planning Commission 

2425 Reedie Dr 

Wheaton, MD  20902 

RE:  Preliminary Plan No. 120240150 

    Addition to Glen Hills Section 3 

    Preliminary Plan Letter 

Dear Ms. Clayborne: 

We have completed our review of the revised preliminary plan uploaded to eplans on December 5, 

2024. A previous version of the plans was reviewed by the Development Review Committee at its July 16, 

2024, meeting.  This plan is tentatively scheduled for March 27, 2025 Planning Board meeting.  We 

recommend approval of the plans subject to the following comments:  

Significant Comments 

1. Circle Drive is classified as a Neighborhood Street with a minimum right-of-way (ROW) of 60 feet

(closed section). Plat #2116 shows the current ROW is 60-feet. Under the existing condition, Circle

Drive is an open-section roadway; therefore, the applicant must dedicate an additional 7 feet of

right-of-way to accommodate a swale, a 6-foot sidewalk, and a buffer along the site .

a. The certified site plan shall reflect a 74-foot ROW with the following proposed frontage

improvements extending from the edge of the centerline of the road to the edge of the

property line along the entirety of the project’s frontage (shown on Plan 07-120240150-003

V3):

 10-foot drive lane

Attachment C: Agency Letters
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 6-foot shoulder

 14-foot swale

 6-foot sidewalk

 1-foot maintenance buffer

b. The proposed 6-foot sidewalk may be waived by MCDPS during the ROW permit stage. If

waived, the applicant is responsible for paying a fee-in-lieu for the total cost of sidewalk

construction and for grading the area where the sidewalk would be built.

2. Newgate Road is classified as a Neighborhood Street with a minimum right-of-way (ROW) of 60

feet. Plat #10761 shows the current ROW is 60-feet. However, the applicant must dedicate an

additional 4 feet of right-of-way to accommodate a swale, a 6-foot sidewalk, and a buffer along the

frontage to accommodate an open-section roadway.

a. The certified site plan shall reflect a 68-foot ROW with the following proposed frontage

improvements extending from the edge of the centerline of the road to the edge of the

property line along the entirety of the project’s frontage (shown on Plan 07-120240150-003

V3):

 10-foot drive lane

 6-foot shoulder

 11-foot swale

 6-foot sidewalk

 1-foot maintenance buffer

b. The proposed 6-foot sidewalk may be waived by MCDPS during the ROW permit stage. If

waived, the applicant is responsible for paying a fee-in-lieu of the total cost of sidewalk

construction and for grading the area where the sidewalk would be built.

3. Sight Distance: A copy of the accepted Sight Distances Evaluation certification form is enclosed

for your information and reference. The applicant is responsible to ensure sight distance which

should be clear of any existing or proposed obstructions within the line of sight (tree trimming and/or

removal, relocation of existing utility pole, removal of street parking etc.) to achieve a minimum

sight distance in each direction.

4. Storm Drain Study: The storm drain analysis was reviewed and is acceptable to MCDOT.  No

improvements are needed to the downstream public storm drain system for this plan.

montgomerycountymd.gov/311 301-251-4850 TTY
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Standard Comments 

5. All Planning Board Opinions relating to this plan or any subsequent revision, project plans or site

plans should be submitted to the Department of Permitting Services (DPS) in the package for

record plats, storm drain, grading or paving plans, or application for access permit.  Include this

letter and all other correspondence from this department.

6. Residential driveway to comply with Montgomery County Standard No. MC-301.03.

7. Design all access points and alleys to be at-grade with the sidewalk, dropping down to street level

between the sidewalk and roadway.

8. Ensure that the curve radii are 15 feet or as small as practicable to accommodate target design

vehicles without intrusion into bicycle or pedestrian travel ways.

9. Forest Conservation Easements are NOT ALLOWED to overlap any easement.

10. Stop sign locations, crosswalks and markings will be shown on the signing and marking plans

and be reviewed and approved at the right-of-way permit stage.

11. The owner will be required to submit a recorded covenant for the operation and maintenance of

any private storm drain systems, and/or open space areas prior to MCDPS approval of the record

plat. The deed reference for this document is to be provided on the record plat.

12. Relocation of utilities along existing roads to accommodate the required roadway improvements

shall be the responsibility of the applicant.

13. Trees in the County rights of way – spacing and species to be in accordance with the applicable

MCDOT standards.  Tree planting within the public right of way must be coordinated with DPS

Right-of-Way Plan Review Section.

14. Erosion and sediment control measures as required by Chapter 19 and on-site stormwater

management where applicable shall be provided by the Developer (at no cost to the County) at

such locations deemed necessary by MCDPS and will comply with their specifications.  Erosion

and sediment control measures are to be built prior to construction of streets, houses and/or site

grading and are to remain in operation (including maintenance) as long as deemed necessary by

MCDPS.

15. Posting of a right-of-way permit bond is a prerequisite to DPS approval of the record plat.  The

right-of-way permit will include, but not necessarily be limited to, the following improvements:

a. Buffers, sidewalks, side drainage ditches and appurtenances, and street trees along Circle

Drive and Newgate Road per Significant Plan Review Comments.

b. Enclosed storm drainage and/or engineered channel (in accordance with the MCDOT

Storm Drain Design Criteria) within the County rights-of-way and all drainage easements.
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Thank you for the opportunity to review this preliminary plan.  If you have any questions or comments 

regarding this letter, please contact me for this project at brenda.pardo@montgomerycountymd.gov or at 

(240) 777-7170.

Sincerely, 

Brenda M. Pardo, Engineer III 

Development Review Team 

Office to Transportation Policy 

SharePoint\teams\DOT\Director’s Office\Development Review\Brenda\Preliminary Plan\PP120240150 Addition to Glen Hills 
Section\120240150-Addition to Glen Hills Section-DOT Preliminary Plan Letter_1.28.25 

Attachments: Approved Sight Distance Study 

cc:  Correspondence folder FY 2025 

cc-e: Mark Terry MCDOT DTEO 
Atiq Panjshiri MCDPS RWPR 

 Sam Farhadi MCDPS RWPR 
 Rebecca Torma MCDOT OTP 

c. Permanent monuments and property line markers, as required by Section 50.4.3(G) of the

Subdivision Regulations.



x

1/28/2025



x

1/28/2025



MONTGOMERY COUNTY, MARYLAND 
DEPARTMENT OF TRANSPORTATION 

DEPARTMENT OF PERMITTING SERVICES 

Plan Number: 

Project Name: 

ENGINEER/ SURVEYOR CERTIFICATE 

I hereby certify that this information is 
accurate and was collected in accordance 
with these guidelines. 

Signature 

PLS/PE MD Reg. N!! 

I 
Date 

D Approved

D Disapproved:

By:        1/28/25

Date: _______ _ 

FORM APPROVED 

Chief, (:?ivlslon of Tran ortation ngineering 
Monlg�mery Coun� DepL of Transportation 

Chl f, Land pevelorn,ent 
MontgomeJ County Dept. of Permitting Services 

REVISED Montgomery County 
Department of Transportation 

Sight Distance 
Review Form 

x



x

1/28/2025
Measurement goes to the end of the road 
for the left sight distance

HP AIO
Typewriter
*

HP AIO
Typewriter
*LEFT SITE DISTANCE FAILED BECAUSE THE ROAD ENDS AT THE INTERSECTION*
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Department of Permitting Services
Fire Department Access and Water Supply Comments

DATE: 10-Dec-23

RE: Addition to Glen Hills, 12631 Circle Drive
620230170

TO: Shawn Benjaminson

FROM: Marie LaBaw

PLAN APPROVED

��������	�
���
�������������������������������
���������������
�����
�������������������������	���
����������
��������������

������������������������������������������������������������������������������������������
���������
��������������������

���������������������������������������������	����
���������
�������������������
�������������������������������������������

������������
��������������������

07-Dec-23

*** 12/2/2024 Move one driveway ***

Norton Land Design, LLC

*** 12/2/2024 Move one driveway ***
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I HEREBY CERTIFY THAT THESE DOCUMENTS AREPREPARED OR 
APPROVED BY ME, AND THAT I AM A DULY LICENSED 
PROFESSIONAL ENGINEER UNDERTHE LAWS OF THE STATE OF 
MARYLAND, LICENSE NO 26524, EXPIRATION DATE: 19 JULY 
2025.

25 Nov 24

43 12/2/2024



DEPARTMENT OF PERMITTING SERVICES 

     Marc Elrich Rabbiah Sabbakhan 
 County Executive       Director 

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

May 22, 2024 
Mr. Michael Norton, L.A. 
Norton Land Design 
5146 Dorsey Hall Drive 
Ellicott City, MD 21042 

Re: REVISED COMBINED PRELIMINARY AND 
FINAL WATER QUALITY PLAN/SITE 
DEVELOPMENT STORMWATER 
MANAGEMENT PLAN for  
Glen Hills Section 3. 12631 Circle Drive 
Preliminary Plan #:  620230170 120240150 
SM File #:  290044 
Tract Size/Zone:  3.79 Acres  
Total Concept Area:  2.21 Acres 
Lots/Block:  Lot 8, Block 7  
Parcel(s):  na 
Watershed:  Piney Branch, SPA  
Redevelopment: No 

Dear Mr. Norton: 

Based on a review by the Department of Permitting Services Review Staff, the REVISED 
Preliminary/Final Water Quality Inventory for the for the above-mentioned site is acceptable.  The 
Preliminary/Final Water Quality Inventory proposes to meet required stormwater management goals via 
Environmental Site Design to include drywells. This approval is for the elements of the Water Quality Plan 
of Which DPS has the lead agency and does not include limits on the imperviousness or buffer 
encroachments.  

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

1. This revision is to change the preliminary plan number referenced above, as shown. There
are no other revisions to this approval.

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

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

4. 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. 
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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 
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 
240-777-6275.

Sincerely, 

Mark C. Etheridge, Manager 
Water Resources Section 
Division of Land Development Services 

MCE: 290044 

cc: N. Braunstein
SM File # 290044

Lot 101 
ESD: Required/Provided 375 cf / 400 cf 
PE: Target/Achieved:  1.0”/1.0” 
STRUCTURAL: 0 cf 
WAIVED: 0 cf. 

Lot 102 
ESD: Required/Provided 399 cf / 400 cf 
PE: Target/Achieved:  1.0”/1.0” 
STRUCTURAL: 0 cf 
WAIVED: 0 cf. 

Lot 103 
ESD: Required/Provided 274 cf / 274 cf 
PE: Target/Achieved:  1.0”/1.0” 
STRUCTURAL: 0 cf 
WAIVED: 0 cf. 

Lot 104 
ESD: Required/Provided 572 cf / 610 cf 
PE: Target/Achieved:  1.0”/1.0” 
STRUCTURAL: 0 cf 
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WAIVED: 0 cf. 



 
  
 

 
 
 

 
DEPARTMENT OF PERMITTING SERVICES 

 
     Marc Elrich                            Rabbiah Sabbakhan 
  County Executive                                                                                                                                     Director 

M E M O R A N D U M 

July 11, 2024 

TO:  Mariah Clayborne, Lead Reviewer 
  Development Review 
  Maryland National Capital Park and Planning Commission 
 
FROM:  Heidi Benham, Manager 
  Well and Septic Section 
  Department of Permitting Services 
 
SUBJECT: ADDITION TO GLEN HILLS SECTION 3 - 120240150  
             
This is to notify you that the Well & Septic Section of MCDPS will approve the record plat for 
the subject property when the following items have been completed: 
 

• The existing dwelling at 12631 Circle Drive is 
connected to public water and sewer. 

• The existing well must be properly sealed and 
abandoned by a licensed well driller. A Well 
Abandonment Report must be forwarded to DPS 
Well and Septic. 

• The existing septic system must be properly 
abandoned by a qualified contractor. 
Documentation stating the details of the septic 
abandonment must be forwarded to DPS Well and 
Septic. 

 
 
 
If you have any questions, please contact Heidi 
Benham at (240) 777-6318. 

 

 



November 20, 2024 

Zhixiong Shi 
13408 Ridge Drive 
Rockville, MD  20850 

Re: Letter of Findings, WSSC Project No. DA7856Z25, Addition to Glen Hills, Section 3 

Dear Zhixiong Shi: 

A hydraulic planning analysis has been completed on the Addition to Glen Hills Section 3 
project.  The project has been conceptually approved.  Please refer to the enclosed sketch along with 
the summary table and list of conditions included in this letter, which provide the results of our 
analysis.   

HYDRAULIC SUMMARY TABLE 
Proposed Development: 3 SFDU 
200-ft Sheet:  216NW10 
SEWER WATER 
WRRF Service Area:  Blue Plains  Hydraulic Zone Group:  Montgomery Main 
Mini-Basin Number:     16-021 Pressure Zone:  

High Grade:  560 feet 
Low Grade:   480 feet 
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The following is a list of conditions that apply to this project and must be met before a 
Systems Extension Permit (SEP) will be issued. 

MANDATORY REFERRAL PROCESS 
This project may be subject to the Maryland-National Capital Park and Planning 
Commission’s Mandatory Referral Program, depending on its planned water / sewer 
infrastructures and associated appurtenances.  It is the Applicant’s responsibility to contact 
the appropriate County’s Department of Park and Planning for specific guidance and their 
standards for Mandatory Referral Review.  During Phase 2 Design Review, WSSC must be 
notified, if the project is subject to the Mandatory Referral Process.   

SANITARY SEWER CONDITIONS 

SEWER AVAILABLE  
An existing sanitary sewer is available to provide service to this project.  Sanitary sewer 
service may be obtained by constructing service connections without a public extension. 

WATER MAIN EXTENSION CONDITIONS 

WATER AVAILABLE  
An existing water main is available to provide service to this project.  Water service may be 
obtained by constructing service connections without a public extension.   

EXCESSIVE WATER PRESSURE 
Pressure reducing valve/regulator may be required. Static pressure may exceed 80 psi below 
an elevation of 375 feet.  

INSUFFICIENT WATER PRESSURE 
Booster pumps may be required. Water main pressures fluctuate. The pressure may be lower 
than 40 psi at elevations greater than 388 feet.  

OUTSIDE METERS 
WSSC prefers outside meters, however indoor meters may be allowed under certain 
conditions.  See WSSC Plumbing and Fuel Gas Code Section 112.5.2. 

EASEMENT CONDITIONS 

COORDINATION WITH OTHER BURIED UTILITIES 
Refer to the latest approved WSSC Pipeline Design Manual, pages G-7 and G-8 for utility 
coordination requirements.  No structures or utilities (manholes, vaults, pipelines, poles, 
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conduits, etc.) are permitted in the WSSC easement unless specifically approved by WSSC. 
Longitudinal occupancy of WSSC easements (by other utilities) is not permitted.  Proposed 
utility crossings of WSSC pipelines or easements that do not adhere to WSSC’s pipeline 
crossing and clearance standards will be rejected at the design plan review phase.  Refer to 
the latest approved WSSC Pipeline Design Manual, Section 3.  Failure to adhere to WSSC 
crossing and clearance standards may result in significant impacts to the development plan 
including impacts to proposed street and building layouts.   

IMPACTS DUE TO GRADING / PIPE LOADING CHANGES 
Any grading, change in pipe loading (including but not limited to proposed fill or 
excavation), adjustment to manhole rims, fire hydrant relocations, placement of access roads 
or temporary haul roads, temporary sediment control devices, paving construction or 
construction related activity of any kind over an existing WSSC water or sewer main or 
within an existing WSSC easement requires advance approval by WSSC.  Any proposed 
public street grade establishment plan (GEP) with an existing WSSC water or sewer main of 
any size located within the existing or proposed public street easement requires WSSC 
approval directly on the original GEP prior to approval of the GEP by the County 
Department of Public Works and Transportation.  Any work (design, inspection, repair, 
adjustment, relocation, or abandonment) of existing WSSC facilities is done at the sole 
expense of the applicant / builder / developer.  For Relocations work associated with a 
Systems Extension Project or a Site Utility Project, contact the Development Services 
Division.  Please arrange for this review before plan submittal.  See WSSC Design Manual 
C-11.

CONNECTION AND SITE UTILITY CONDITIONS 

SERVICE CONNECTION PERMIT FOR NEW AND ABANDONMENT 
REQUIREMENTS 
Individual permit numbers will be required for both new service connections and the 
abandonment of existing service connections, whether for new, replacement and/or 
relocation service mains as well as for non-SEP projects. 

MINIMIZE CONNECTION LENGTHS 
The length of all connections should be minimized. 

ENVIRONMENTAL CONDITIONS 
The applicant must resolve all environmental issues directly with the Environmental 
reviewer.  All outstanding environmental issues must be resolved prior to the Design Phase.  

The next step in the process is applying for service connections at our Permit Services 
Counter at the WSSC Headquarters at 14501 Sweitzer Lane, Laurel, MD  20707, 301-206-4003.  
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This Letter of Findings will expire if no “actions” are taken by the applicant over the 3-year 
period following the date of this letter. For definition of “actions”, see the latest Development 
Services Code, Section 405.1.1.  

If you have any questions or concerns, please feel free to contact me at 301-206-8823 or 
ann.russell@wsscwater.com.   

Sincerely, 

Ann M. Russell 
Project Manager 
Development Services Division 

Enclosure: sketch 

cc: Shawn Benjaminson – Adtek Engineers, Inc. 
Mr. Fred Mejias (Fred.Mejias@wsscwater.com) - Development Section Manager 
Mr.  Alan Soukup (alan.soukup@montgomerycountymd.  gov) - Department of 
Environmental Protection - Montgomery County Government 

mailto:alan.soukup@montgomerycountymd.%20%20gov
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MEETING MINUTES 

Pre-submittal Meeting for Addition to Glen Hills Section 3 

12631 Circle Drive, Rockville, MD 20850 

Preliminary Plan Application 120240150  
NLD #21-148 

Meeting Date: Tuesday, April 23, 2024 

Meeting Time: 7:00-8:45PM 

Michael Norton began the meeting at 7:05 PM 

A project overview was provided and a full size preliminary plan drawing was available through the 

duration of the meeting for community review.   

An explanation that a community meeting as required by the Preliminary Plan process and that 

additional signs and notifications will be provided along with how to participate in the process. 

Community discussion topics and were addressed: 

• How will the new houses impact traffic in their community – a traffic study is not required for

this project.

• Is there sewer available to the property – there is public sewer in the road.

• The property is partially within the special protection area – that is correct, and a Water

Quality Inventory has been approved by DPS.

• How large will the houses be and what will the houses look like – currently estimated to be

approximately 2,000 SF but could vary in size depending on the owner.  An architect is not on

board at this point.

• Can fewer lots and largers houses be proposed – these lot sizes meet zoning requirements

and house size will depend on the owner.

• How will this project affect property values – a study has not been done on property values

but this use is consistent with the zoning.

• Can the driveways be combined in one driveway – shared driveways are not proposed as

shared driveways lead to wider driveways for fire access and more impervious on the site.

• How many trees will removed and can we mark them for the community to see – three (3)

specimen trees are to be removed and a variance request has been included in the submittal.

Trees will not be marked onsite but will be shown on the approved Forest Conservation Plan.

• When will construction start and how long will it take – the project should go to the Planning

Board in Fall 2024, with plat approval in 2025.  Construction could be at any point after plat

approval.

• Are the plans already approved – the plans are not approved.

Due to the informal conversation format of the meeting and questions asked, we tried to capture and 

document what we believe the community was most concerned with.   

Meeting Minutes Prepared by: 

Michael Norton

Attachment D: PMTG Minutes



From: Susanne Lee
To: Alan.Soukup@montgomerycountymd.gov
Cc: Clayborne, Mariah; Brown, Angela
Subject: 12631 Circle Drive; Preliminary Plan 120240150, Addition to Glen Hills Section 3
Date: Wednesday, July 10, 2024 6:47:04 PM

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

Hi Alan -

I mentioned to you during the recent Cleveland Ct. category change discussion that we could
really use help from you or a member of your staff to help clarify and confirm the issues
presented by this proposed development. We recently received notice that the application
was submitted on June 26, 2024 and is now on the agenda for the Development Review
Committee on July 16th.

The lot is developed with a single family house and is located entirely within the Glen Hills
Sewer Service Policy Area.  Approximately 80% of the lot is also within the Piney Branch
Special Protection Area.  As a result, we believe the sewer service is governed by the
restrictions and requirements set forth in the County's Comprehensive Water Supply and
Sewerage Systems Plan,  in particular Appendix C: Exceptional Service Policies and
Recommendations, Section II.E.Glen Hills Study Area and Section II. L.  Piney Branch
Watershed.

The lot is designated S-1 on the County maps, but we are not very handy with the County and
WSSC data bases and have been unable to determine when and on what basis the S-1 was
granted.  We also cannot tell whether, and if so when, sewer has already been extended to
the lot and the existing house. Any help you or your staff could provide us regarding  those
details would be very helpful. 

The developer had an information session for the neighbors in the yard of the property in April
and I attended. He said he has sewer and is going to subdivide from 1 to 4 lots and that each
lot will receive its own sewer line from the street. When asked about the Piney Branch Special
Protection Area restrictions his consultant said the property was not in a special protection
area - but we then pointed out the SPA boundary that was delineated on his own map. We
also asked about how it is consistent with the Glen Hills Sewer Policy and they appeared
clueless.  We asked that they work through all those issues before going forward, but it
appears they have not.

As you are well aware, the Glen Hills provisions state that "[i]ndividual, on-site septic systems
are the primary wastewater disposal method consistent with the area's standard-type
development under the RE-1 Zone."  Community sewer service can be provided only in 4

Attachment E: Community Correspondence
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specific situations, e.g. public health problem, abutting main.  And of particular importance
here: "Property owners shall not use the provision for a single sewer hook-up under any of the
4 Glen Hills area sewer policy provisions cited above to support subdivision or resubdivision of
existing properties into more than one lot." Appendix at pp.  C-4-C-6. 

Likewise sewer can be provided to properties within the Piney Branch Watershed only when
they meet one of six very specific conditions. Appendix at p. C-18.   Included is the following
restriction regarding abutting mains that is similar to the Glen Hills provision: "Applicants shall
not use the provision of a single sewer hookup to support subdivision or resubdivision of these
properties into more than one lot."

We think there is no way the developer can subdivide this lot into 4 on sewer just because he
evidently has approval for S-1 for the lot. Are we missing something?  Could you or your staff
help us out ?  Thanks so much as always.

I'm ccing Mariah Clayborne who is listed as the reviewer and Angel Brown with Development
Review so they are aware of the issue.  I am going to try to be at the DR Committee Meeting in
person or at the very least on zoom.  I assume no public comments can be made at the
meeting but depending on the facts we learn we will submit written comments and perhaps
ask for a meeting with Park and Planning staff. 

Thanks again.
Susanne Lee
President, West Montgomery County Citizens Association
301-956-4535

.



February 12, 2024 

Montgomery County 
Planning Department 
2425 Reedie Drive, 14th Floor 
Wheaton, MD 20902 

Addition to Glen Hills Section 3 
Request for Specimen Tree Variance F20240220 
MNCPPC NRI-FSD# 420222050 

On behalf of the property owner and pursuant to Section 22A-21 Variance provisions of the Montgomery County 
Forest Conservation Ordinance and revisions to the State Forest Conservation Law enacted by S.B. 666, we are 
writing to request a variance(s) to allow impacts to, or the removal of, the following trees identified on the 
approved Natural Resource Inventory/Forest Stand Delineation for the above-named residential construction 
project. 

Project Description: 

The Subject Properties 

The subject property is 3.79 acres.  The site is currently developed with one single family detached house and is 
going through the administrative subdivision process to create four (4) single family lots.  The site is bordered by 
residential property on all sides. 

Forest Conservation 

A Natural Resources Inventory/Forest Stand Delineation has been approved for the Subject Property.  A Final 
Forest Conservation Plan is filed with this application.  There is no forest on the Subject Property.  The 
afforestation requirement for the property is 0.82 acres.  The afforestation requirement is being met through 
offsite afforestation. 

There are freestanding specimen trees located sporadically around the area to be developed with (3) specimen 
trees on the east side of the property to be removed.  Variance trees are distinguished from Specimen trees in the 
variance based on the state definition of trees 30” and greater.  The FCP mitigates for all specimen trees such as 
Virginia Pine, that are smaller than the definition of variance, however this report only reflects removals and 
impacts to trees 30” and greater. 

The following specimen trees require a variance: 

Tree Species Species D.B.H Percent of CRZ Tree Comments Disposition

# (Scientific Name) (Common Name) (inches) Impacted (SF) Condition

3 Liriodendron tulipifera Tulip Poplar 32 100% Good Grading REMOVE

4 Liriodendron tulipifera Tulip Poplar 36 54% Good Grading REMOVE

5 Liriodendron tulipifera Tulip Poplar 30 93% Fair Grading, utilities, house REMOVAL

11 Liriodendron tulipifera Tulip Poplar 34 15% Good Grading IMPACTS ONLY

VARIANCE TREES

Attachment F: Tree Variance Letter



Requirements for Justification of Variance: 

Section 22A-21(b) Application requirements states that the applicant must: 

(1) Describe the special conditions peculiar to the property which would cause the unwarranted hardship;

(2) Describe how enforcement of these rules will deprive the landowner of rights commonly enjoyed by
others in similar areas;

(3) Verify that State water quality standards will not be violated or that a measurable degradation in water
quality will not occur as a result of the granting of the variance; and

(4) Provide any other information appropriate to support the request.

Justification of Variance 

(1) Describe the special conditions peculiar to the property which would cause the unwarranted hardship;

Response:  This work will require disturbance of the root zones of a total of four (4) specimen trees.  
Three (3) of the impacted trees will be required to be removed. Each of the existing variance trees lies 
within or very near the footprints of a detached house, existing infrastructure to be removed, grading 
due to topographic conditions, or proposed utilities.  The trees that require removal to develop the 
proposed lots are the only obstacle to a development proposal that furthers the county’s housing goal 
of avoiding sprawl by locating greater density in developed, urban communities. 

Unwarranted hardship is demonstrated, for the purpose of obtaining a Specimen Tree Variance, when 
an applicant presents evidence that denial of the Variance would deprive the Applicant of the 
reasonable and substantial use of the property.  The subdivision of existing properties into conforming 
and compatible lots ina fully developed urban transition community of residential lots is clearly within 
the class of reasonable and substantial uses that justify the approval of Specimen Tree Variance for the 
Subject Property.  If the requested Variance were denied the Applicant would be precluded from 
developing the Subject Property for a reasonable and significant use commonly enjoyed by virtually all 
homeowners in this community. 

(2) Describe how enforcement of these rules will deprive the landowner of rights commonly enjoyed by
others in similar areas;

Response:  If the requested Variance were denied, the Applicant would suffer unwarranted hardship 
and would be deprived of rights commonly enjoyed by other property owners in the RE-1 zone and 
adjoining areas similar to the location of the Property. If the requested variance were denied, the 
Applicant would be denied the right enjoyed by other similarly situated property owners to develop 
their RE-1 zoned property in a manner permitted by the zoning ordinance that is consistent with the 
development history of the neighborhood.  

If the variance were not granted for the trees identified on the attached chart would have to remain 
and the Applicant would be unable to develop the property with any houses in the disparate treatment 
of the Applicant in comparison the exercise of rights commonly enjoyed by others in the same area and 
in similar RE-1 zoned areas. 



(3) Verify that State water quality standards will not be violated or that a measurable degradation in water
quality will not occur as a result of the granting of the variance;

Response:  Tree removals have been minimized by careful design of the layout ensuring the
preservation of as many specimen trees as possible.  In addition, this property will be developed in
accordance with the latest Maryland Department of the Environment criteria for stormwater
management.  This includes Environmental Site Design to provide for protecting the natural resources
to the Maximum Extent Practicable. This includes removing excess impervious areas and providing on-
site stormwater management systems. A Stormwater Management Concept is currently under review
by the Montgomery County Department of Permitting Services to ensure that this criterion is enforced.
Therefore, the proposed activity will not degrade the water quality of the downstream areas and will
not result in measurable degradation in water quality.

Specimen tree removals are proposed to be mitigated for onsite through new plantings as depicted on
the FCP.  Additional canopy planting will serve to create greater ecological quality while establishing
further buffering of adjacent land uses (residential).

(4) Provide any other information appropriate to support the request.

Response:  The Approved and Adopted Trees Technical Manual lists several factors for consideration
when reviewing applications for clearing that now require the approval of a Specimen Tree Variance.
Generally, the Technical Manual recognizes that clearing is appropriate for street and driveway
construction to provide access to new development and to create a building envelope for development.
Among the development factors that the Technical manual considers appropriate for consideration
when a Variance request is before the Planning Board is whether an urban form of development is
desired at a particular location

The Technical Manual also acknowledges that well planned clearing balances the public policies of
preserving forest and funneling development into appropriate locations.  The Technical Manual
provides that one factor to be considered.

“The extent to which the actual or intended use of the property, as developed or as proposed to be
developed in accordance with the regulations of the Zoning Ordinance and/or area master plans,
require clearing of trees.”

As further basis for its variance request, the applicant can demonstrate that it meets the Section 22A-21(d) 
Minimum criteria, which states that a variance must not be granted if granting the request: 

(1) Will confer on the applicant a special privilege that would be denied to other applicants;

Response:  The construction of the residence onsite is in conformance with the subdivision regulations
and zoning code.  As such, this is not a special privilege to be conferred on the applicant.

(2) Is based on conditions or circumstances which are the result of the actions by the applicant;

Response:  The Applicant has taken no actions leading to the conditions or circumstances that are the
subject of this variance request.



(3) Arises from a condition relating to land or building use, either permitted or nonconforming, on a
neighboring property; or

Response:  The surrounding land uses (residences) do not have any inherent characteristics or
conditions that have created or contributed to this particular need for a variance.

(4) Will violate State water quality standards or cause measurable degradation in water quality.

Response:  Granting this variance request will not violate State water quality standards or cause
measurable degradation in water quality.  The specimen tree removal is further proposed to be
mitigated through the installation of 13 – 3” caliper trees.

Conclusion: 

For the above reasons, the applicant respectfully requests that the MNCPPC Staff APPROVE its request for a 
variance from the provisions of Section 22A of the Montgomery County Forest Conservation Ordinance, and 
thereby, GRANTS permission to impact/remove the specimen trees to allow the construction of this project.  

The recommendations in this report are based on tree conditions noted at the time the NRI/FSD field work was 
conducted.  Tree condition can be influenced by many environmental factors, such as wind, ice and heavy snow, 
drought conditions, heavy rainfall, rapid or prolonged freezing temperatures, and insect/disease infestation. 
Therefore, tree conditions are subject to change without notice. 

The site plans and plotting of tree locations were furnished for the purpose of creating a detailed Tree Protection 
Plan.  All information is true and accurate to the best of my knowledge and experience.  All conclusions are based 
on professional opinion and were not influenced by any other party. 

Sincerely, 

Michael Norton 



Area Three, Upcounty Planning Division of the Montgomery County Planning 
Department  

The Maryland National Capital Park & Planning Commission 

Property: Lot 8, Block 7 
Preliminary Plan:  120240150, Addition to Glen Hills Section 3 
Forest Conservation Plan: F20240220, Addition to Glen Hills Section 3 

Tax Map: FQ43 
Zone: RE-1 
Contract Owner/Applicant: Shi Zhixiong 

Submission Date: May 7, 2024 

STATEMENT OF JUSTIFICATION 
& SUMMARY OF APPLICATION 

PRELIMINARY PLAN SUBMITTAL  
Existing Lot 8, Block 7 Glen Hills Section 3 
12631 Circle Drive, Rockville, MD 20850 

Proposed 4 Lot Subdivision 
Addition to Glen Hills Section 3 

Preliminary Plan Application 
MNCPPC FILE NO. 120240150, F20240220 

Pursuant to the Manual of Development Review Procedures, the Applicant, Shi Zhixiong, 
hereby submits this Statement of Justification setting forth the facts and reasons in support of 
Planning Board approval of the proposed Preliminary Plan Application No. 120240150 (“the 
Plan”), an original subdivision of Existing Lot 8, Block 7, among the Land Records for 
Montgomery County, Maryland (“the Subject Property”). The Subject Property, containing 
approximately 3.79 acres, has frontage on Circle Drive and Newgate Road in Rockville, 
Maryland and is currently zoned RE-1.  The proposed four lot subdivision meets the 
requirements of the RE-1 zone. 

This Preliminary Plan application is being filed pursuant to Chapter 5, Montgomery County 
Subdivision Regulations, effective February 3, 2017, and the development standards set forth in 
the 2014 Montgomery County Zoning Ordinance applicable to property classified in the RE-1 
zone. The proposed Plan is in accordance with all applicable Subdivision Regulations and 
provides a form of development consistent with the approved and adopted 2002 Potomac 
Subregion Master Plan. 

Attachment G: Statement of Justification



The Subject Property 

The Subject Property consists of one lot, fronting on Circle Drive and Newgate Road, on the 

southwest corner. The four lots proposed by this Plan will reflect the character of the 

surrounding neighborhood by implementing the RE-1 zoning.   

Forest Conservation 

Simplified Natural Resources Inventory/Forest Stand Delineation 420222050 was approved for 

the Subject Property on May 9, 2022.   

There are six specimen trees identified that will be impacted or removed by impacts associated 

with the limits of disturbance (“LOD”) during construction. The removed specimen trees will be 

mitigated for onsite. 

Tree Variance 

In order to secure approval of the removal of certain trees identified for removal on the 

Forest Conservation Plan and to disturb the critical root zones of other identified trees that 

are listed as priority for retention and protection under the Natural Resources Article of the 

Maryland Annotated Code and Chapter 22A of the County Code, a Variance from the 

requirements of Chapter 22A has been requested pursuant to Section 22A-21 and Section 

5-1607(c) and Section 5-1611 of Title 5 of the Natural Resources Article of the Maryland

Annotated Code. A Variance Request accompanies this submission.

Adequate Public Facilities 

The Subject Property is in water and sewer categories W-1 and S-1 and both lots will be 

served by public water and sewer.  All other required public facilities are adequate to serve 

the four lots proposed by this subdivision application. 

Adequacy of public water and sewer service is in review by the WSSC. 

PEPCO, Verizon and Comcast all have existing facilities serving the neighborhood, 

including the Subject Properties, and each has capacity to serve the additional lots 

proposed by this subdivision.    

The Subject Property is exempt from Transportation Impact Study due to 5 or less trips. 



Conclusion 

For the foregoing reasons, the Applicant respectfully request that the proposed Preliminary Plan 

be approved.  Further, on behalf of the Applicants, the undersigned certifies that the information 

set forth in this Statement of Justification is true, complete, and correct to the best of his 

knowledge, information, and belief. 

Sincerely, 

Michael Norton 



From: Pratt, Jamey
To: Clayborne, Mariah
Cc: Estes, Phillip; Butler, Patrick; Pereira, Sandra
Subject: RE: 12631 Circle Drive; Preliminary Plan 120240150, Addition to Glen Hills Section 3
Date: Monday, July 15, 2024 11:23:39 AM

Hi, team.

I heard back from Alan Soukup from MC DEP on this one. Here is his response:

This parcel at 12631 Circle Dr. is within the planned public sewer service area (see the map below).  It had been
designated as sewer category S-1 before the 2002 master plan was initiated.

There’s no restriction on the S-1 category for this property.  Even within the Piney Branch sewer policy area, we can
only impose sewer service restrictions through the Water and Sewer Plan on properties that were outside the planned
sewer envelope (and therefore in need a of sewer category change) when the master plan was approved.

The adjacent property 12615 Circle Dr. was outside the planned sewer envelope and was approved for S-1 due to a
health problem.  Sewer service there is restricted to a single sewer connection.

Attachment H: MCDEP Correspondence
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Because the property was already within the planned sewer envelope when the 2002 Potomac Subregion Master Plan was
initiated, the restrictions in the Water and Sewer Plan for the Glen Hills and Piney Branch areas do not apply.
 
I have followed up with Alan to verify that he will not be able to make it to DRC for this item, but since the inquiry is not
coming from the applicant, I’m not sure it would even come up at the meeting. I’ll let you know if Alan thinks we should
postpone our conflicting meeting so we can attend, though.
 
Thanks!
Jamey



 
 
 

From: Pereira, Sandra <sandra.pereira@montgomeryplanning.org> 
Sent: Friday, July 12, 2024 4:28 PM
To: Pratt, Jamey <jamey.pratt@montgomeryplanning.org>
Cc: Estes, Phillip <Phillip.Estes@montgomeryplanning.org>; Butler, Patrick <patrick.butler@montgomeryplanning.org>;
Clayborne, Mariah <mariah.clayborne@montgomeryplanning.org>
Subject: FW: 12631 Circle Drive; Preliminary Plan 120240150, Addition to Glen Hills Section 3
 
Jamey,
Are you able to attend DRC next Tuesday for Addition to Glen Hills (Item #2) and help address some of the questions below re:
sewer service?
 
Thank you,
Sandra
 

From: Susanne Lee <susannelee1@hotmail.com> 
Sent: Wednesday, July 10, 2024 6:47 PM
To: Alan.Soukup@montgomerycountymd.gov
Cc: Clayborne, Mariah <mariah.clayborne@montgomeryplanning.org>; Brown, Angela
<angela.brown@montgomeryplanning.org>
Subject: 12631 Circle Drive; Preliminary Plan 120240150, Addition to Glen Hills Section 3
 
 
I mentioned to you during the recent Cleveland Ct. category change discussion that we could really use help from you
or a member of your staff to help clarify and confirm the issues presented by this proposed development. We recently
received notice that the application was submitted on June 26, 2024 and is now on the agenda for the Development
Review Committee on July 16th.
 
The lot is developed with a single family house and is located entirely within the Glen Hills Sewer Service Policy Area. 
Approximately 80% of the lot is also within the Piney Branch Special Protection Area.  As a result, we believe the sewer
service is governed by the restrictions and requirements set forth in the County's Comprehensive Water Supply and
Sewerage Systems Plan,  in particular Appendix C: Exceptional Service Policies and Recommendations, Section II.E.Glen
Hills Study Area and Section II. L.  Piney Branch Watershed.
 
The lot is designated S-1 on the County maps, but we are not very handy with the County and WSSC data bases and
have been unable to determine when and on what basis the S-1 was granted.  We also cannot tell whether, and if so
when, sewer has already been extended to the lot and the existing house. Any help you or your staff could provide us
regarding  those details would be very helpful. 
 
The developer had an information session for the neighbors in the yard of the property in April and I attended. He said
he has sewer and is going to subdivide from 1 to 4 lots and that each lot will receive its own sewer line from the street.
When asked about the Piney Branch Special Protection Area restrictions his consultant said the property was not in a
special protection area - but we then pointed out the SPA boundary that was delineated on his own map. We also
asked about how it is consistent with the Glen Hills Sewer Policy and they appeared clueless.  We asked that they work
through all those issues before going forward, but it appears they have not.
 
As you are well aware, the Glen Hills provisions state that "[i]ndividual, on-site septic systems are the primary
wastewater disposal method consistent with the area's standard-type development under the RE-1 Zone." 
Community sewer service can be provided only in 4 specific situations, e.g. public health problem, abutting main.  And
of particular importance here: "Property owners shall not use the provision for a single sewer hook-up under any of
the 4 Glen Hills area sewer policy provisions cited above to support subdivision or resubdivision of existing properties
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into more than one lot." Appendix at pp.  C-4-C-6. 
 
Likewise sewer can be provided to properties within the Piney Branch Watershed only when they meet one of six very
specific conditions. Appendix at p. C-18.   Included is the following restriction regarding abutting mains that is similar
to the Glen Hills provision: "Applicants shall not use the provision of a single sewer hookup to support subdivision or
resubdivision of these properties into more than one lot."
 
We think there is no way the developer can subdivide this lot into 4 on sewer just because he evidently has approval
for S-1 for the lot. Are we missing something?  Could you or your staff help us out ?  Thanks so much as always.
 
I'm ccing Mariah Clayborne who is listed as the reviewer and Angel Brown with Development Review so they are aware
of the issue.  I am going to try to be at the DR Committee Meeting in person or at the very least on zoom.  I assume no
public comments can be made at the meeting but depending on the facts we learn we will submit written comments
and perhaps ask for a meeting with Park and Planning staff. 
 
Thanks again.
Susanne Lee
President, West Montgomery County Citizens Association
301-956-4535 
 
.
 


	Section 1: Preliminary Plan
	Preliminary Plan 120240150
	General Approval
	Adequate Public Facilities
	Plan Validity Period
	Outside Agencies
	Other Approvals
	Transportation
	Frontage Improvements on Existing Roads

	Record Plats
	Certified Preliminary Plan

	Final Forest Conservation Plan F20240220

	Section 2: Site Description
	Vicinity
	Property Description

	Section 3: Project Description
	Proposal
	Transportation
	Environment


	Section 4: Community Outreach
	Section 5: Preliminary Plan Findings and Analysis
	Section 6: Final Forest Conservation Plan Findings and Analysis
	Natural Resource Inventory/Forest Stand Delineation Plan
	Final Forest Conservation Plan
	TREE VARIANCE REQUEST
	Unwarranted Hardship
	TREE VARIANCE FINDINGS
	Mitigation for Trees Subject to the Variance Provision
	Recommendation on the Variance

	Section 7: Conclusion
	Attachments

	Attachments [Combined]_PB 3.27.25.pdf
	Sheets and Views
	L-1.3
	2


	Attachment B [FFCP]_PB 3.27.25.pdf
	FFCP A
	FFCP B

	Attachment C [Agency Letters]_PB 3.27.25.pdf
	Hydraulic Planning Analysis - Approval.pdf
	EASEMENT CONDITIONS
	COORDINATION WITH OTHER BURIED UTILITIES
	CONNECTION AND SITE UTILITY CONDITIONS

	SERVICE CONNECTION PERMIT FOR NEW AND ABANDONMENT REQUIREMENTS
	Individual permit numbers will be required for both new service connections and the abandonment of existing service connections, whether for new, replacement and/or relocation service mains as well as for non-SEP projects.
	Ann M. Russell

	Enclosure: sketch


	Memo_Glen Hills Addition_Circle Drive.pdf
	County Executive                                                                                                                                     Director





