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VIA: Rose Krasnow, Chie t%\
Michael Ma, Supervisor
Development Review Division
FROM: Laxmi Srinivas, Senior Planner
Development Review Division
(307) 4554584

REVIEW TYPE: Site Plan Review

CASE #: 20060160

PROJECT NAME: Danshes Property

APPLYING FOR:  Approval of 40 dwelling units including 34 one-family detached dwelling
units and six MPDUs (townhouses) on 92 acres of land in the RNC Zone.

REVIEW BASIS: Div. 59-D-3 of Montgomery County Zoning Ordinance

ZONE: RNC

LOCATION: Located on the east side of Brooke Road, spproximately S00 feet north of the
intersection with Olney Sandy Spring Road (MD 108)

MASTER PLAN:  Sandy Spring-Ashton
APPLICANT: Sonia Danshes
FILING DATE:  October 18, 2005
HEARING DATE:  September 21, 2006

STAFF RECOMMENDATION: Approval of Site Plan 820060160 for 40 dwelling units
including 34 one-family detached dwelling units and six MPDUs (townhouses) on 92 acres of
land in the RNC Zone. All site development elements as shown on Danshes Property Residential plans
stamped by the M-NCPPC on March 30, 2006 and the Forest Conservation Plan stamped by the M-
NCPPC on May 2. 2006, shall be required except as modified by the following conditions:

1. Preliminary Plan Conformance
The proposed development shall comply with the conditions of approval for Preliminary
Plan 120030810, [Appendix A].
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The data table on the site plan shall be revised to match the data table in the staff
report.

The recreation wble on the site plan shall be revised to maich the recreation table in
the staff report.

The fiarm style wire fence shall be provided along the northern property line only on
the north side of the residential units and the east side of the stormwater management
parcel (Parcel *B").

An sccess point in an ares in between the forest retention areas shall be provided
along the northern portion of Parcel 'G” to the adjacent farm.

A note shall be added on the record plat stating the following: ‘No recreational use is
permitted on Parcel ‘G'. All easements for Parcel *G' must clearly indicate that
Parcel *G" is limited to open space or agricultural uses only.’

. Provide a building height table and street level references on the site plan.

Indicate the location of the play area on the landscape plan and the landscape details,
Indicate the location of the nature trail on the site and landscape plans.

I Revise the acreage of Parcel 'G° to 35.78 acres as shown on the Preliminary Plan.
. Revise the rear yard setback for one-family detached dwelling units to be a minimum

of 20 feet.

Light
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All hight fixtures shall be full cut-off fixtures or be able 10 be equipped with refractors,
reflectors or shields,

Deflectors shall be installed on all fixtures cousing potential glare or excess
illumination, especially on the perimeter fixtures abutting the adjacent properties,
Mumination levels shall not exceed 0.5 footcandles (fc) at any property line.

The height of the light poles shall not exceed 16 feet including the mounting base.
Minimize outdoor lighting at night 10 the extent feasible to meet dark sky standards.

Provide the width and material specifications for the nature trail.

Provide information regarding the maintenance of the “Rache]l Carson Greenway™ trail
along the subject property and along the adjacent property to the north within the
HOA parcel on Brooke Road.

Provide signage identifying the “Rachel Carson Greenway™ truil. The signage must be
approved by the Parks Division staff,

Forest Conservation
The applicant shall comply with the following conditions of approval from M-NCPPC-
Environmental Planning in the memorandum dated June 16, 2006: [APPENDIX B)
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Forest retention areas and environmental buffers shall be placed in Category |

conservalion easements. Easements shall be shown on record piats.

The final forest conservation plan shall be revised to show the following:

o Forest Stands 3 and 5 added to the Invasive Plant Species Management Plan
dated April 2006,

b. The split reil fencing for the two forest retention areas in the northeastern
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portion of proposed Parcel G reconfigured to allow access between the two
forest retention areas.

¢. Permanent markers {such as permanent fences or signs) along all boundaries of
the Category | conservation easements.

d. Sewer line from the rear of Lots 15 and 16 to the offsite forest boundary
reforested.

Slormwater Management
The proposed development is subject to Stormwater Management Concept approval

canditions dated September 7, 2003 unless amended and approved by DPS. [Appendix C]

Lommeon Open Space Covenant
Record plat of subdivision shall reference the Common Open Space Covenant recorded at

Liber 28043 Folio 578 (“Covenant™). Applicant shall provide verification to M-NCPPC
staff prior 1o issuance of the first building permit that Applicant’s recorded Homeowners
Association Documenis incorporate by reference the Covenant,

Development Program

Applicant shall construct the propased development in accordance with the Development

Program. The Development Program shall be reviewed and approved by M-NCPPC stafl

prior to approval of the certified site plan. The Development Program shall include a

phasing schedule as follows:

o On-site landscaping and sidewalks shall be installed along with the construction
of units but no later than six months following completion of adjscent units.

b.  All remining walls, sidewalks within public rights-of-way, community-wide
pedestrian pathways, the eight-foot-wide bike path, the four-foot-wide equestrian
path and recreational facilities shall be compleied prior to issuance of the 34"
building permit {85% of the project) for the proposed units,

€. Clearing and grading shall correspond to the construction phasing, 1o minimize
501l erosion.

Cleari | Gradi
No clearing or grading prior to M-NCPPC approval of the certified plans.

a The applicant shall provide 14.25% or six MPDUs on-site, consistent with the
optional method of development.
b. The MPDU agreement shall be executed prior 1o the issuance of the first building

Prior to approval of the certified site plans, the following revisions shall be included
and/or information provided, subject to staff review and approval:

o Development program, inspection schedule, and Site Plan Opinion.

b. Limits of disturbance.

c. Methods and locations of tree protection.
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Note stuting the M-NCPPC staff must inspect tree-save areas and protection
devices prior to ¢learing and grading.

MPDU calculations.

Cormrect building restriction line (BRL) on individual lots,

Maintenance information regarding the “Rachel Carson Greenway™.

A minimum 20-foot rear yard setback for one-family detached dwelling umt.



DEVELOPMENT ISSUES

On April 21, 2006, the Planning Board denied a reconsideration request for Danshes Property.
The reconsideration application requested the Planning Board to reconsider its decision
approving Preliminary Plan 120050810 without requiring the developer to retain an east-wesl
equestrian trail connection through the property.

Community Input

On April 6, 2006, staff received a letter from Elsie L. Reid on behalf of Francine M. Hayward
expressing concems about the boundary for Parcel *G° and possible encroachment of other uses
on Parcel *G'. [APPENDIX E)

On June 15, 2006, staff received a letter from the Bentley Road Civic Association expressing
concems about the boundary for Parcel *G°, the proposed lighting and alternative design
solutions for energy and sewer systems and community garden space. [APPENDIX E]

Staff has added conditions of approval to retain agricultural uses for Parcel *G° and minimize
lighting to the extent feasible. Since agricultural uses are encouraged on the property, there is no
designated area provided for community gardening. Alternative energy and sewer systems are
not discussed in the staff repor,



PROJECT DESCRIPTION: Site Vicinity

The proposed development is located on the east side of Brooke Road. approximately 300 feet
north of the intersection with Olney Sandy Spring Road (MD 108). The property is surrounded
by the Brooke Run Tree Farm zoned RG to the north, the Sandy Spring Fire Station and the
Washington Suburban Sanitary Commission zoned R-200, and single-family residential
properties zoned RC to the south, single-family residential properties zoned RC to the east and
Brooke Road 10 the west. Single-family residentinl properties zoned R-200 are across Brooke
Road to the west. Access (o the subject property is from Brookes Road.
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FROJECT DESCRIPTION: Site Description

The site is undeveloped and is currently under agricultural production. It is located within the
Patuxent River watershed. The Patuxent River Primary Mmnagement Area (PMA) covers
approximately 81.7 scres of the property. Tributary streams to the Hawlings River, a major
stream in the Patuxent River watershed, flow through the site. Wetlands and environmental
buffers, most of which are forested, also exist on the property,




FROJECT DESCRIPTION: Proposal

The applicant is proposing a total of 40 residential units on 92 acres of land. The residential units
are proposed in the northwestern portion of the property to avoid impacts to the two stream
valley buffers on the site. A homeowner's association recreational open space is proposed in the
central portion of the residential area. Six MPDUs (townhouses) are proposed adjacent to the
homeowner's association open space. Two stormwater management parcels are propoesed along
the northern property line. Homeowners association rural open space is proposed on the north,
south and east sides of the residential area.

Two access points are proposed to the site from Brooke Road. A private street maintained by the
homeowners association will serve seven units in the central portion of the site. Public streets
will serve the rest of the units. A decorative stonewall with a concrete panel sign is proposed at
each entrance 1o the development. A split rail fence is proposed along the residential areas of the
development. The applicant has provided an eight-foot-wide asphalt bike trail and a four-foot-
wide equestrian path with landscaping on each side to provide a sense of enclosure and o natural
setting along Brooke Road. The bike trail will provide & continuation for the Rachel Carson
Greenway along Brooke Road and connect to the existing bike path in front of the Sandy Spring
Fire Sution on the south side of the subject property. The hike trail, the equestrian path and the
landscaping are within a common homeowners association open space along Brooke Road. The
bike trail, the equestrian path and the landscaping will also continue along the north of the
subject property along a property not owned by the owner of the subject property. This portion of
the trail will also be within a common homeowners association open space.

The plan proposed 66.09 acres (71.8%) of the site 1o be kept open as rural open space. Most of
the rural open space is currently used for agricultural purposes, The plan shows a 35.78-acre
rural open space parcel “Parcel G” on the eastern portion of the property that is accessible 1o the
existing farm to the north. This would provide continuity with the adjacent farm and encourage
the agricultural use of the rural open space. The applicant intends to allow the continued use of
the rural open space for agriculural purposes. Parcel *G* would either be HOA or private rural
open space. The proposed acreage of Parcel *G" does not match the acreage shown on the
Preliminary Plan. A condition of approval has been added to revise the acreage of Parcel ‘G’ to
maich the acreage on the Preliminary Plan.

The applicant is providing a landscape buffer with a mixture of tree types and a variable width
ranging from 50 feet to 200 feet along the northern property line. A farm style wire fence will be
provided along the northern property ling. The landscape buffer and the fence are being proposed
to meet the requirements of the Agricultural Preservation Advisory Board (APAB). The APAB
had requested a landscape buffer between the existing agriculturn] use on the adjacent property to
the north and the proposed residential use on the subject property.

About 40.46acres of the subject property is forest. The final forest conservation plan proposes 10
clear 7.97 acres and retain 32.02 acres of forest. This is significantly more than the break-even
point of 26.51 acres, It also exceeds the minimum 25 percent forest retention threshold (23.02
acres) for subdivisions in the RNC zone. Much of the forest retention areas are within proposed

HOA open space areas or the private rural open space parcel.



Permanent split rail fencing is proposed along the boundaries of the environmental buffers and
forest retention areas that sre adjacent to proposed lots and in the interior of proposed Parcel *G°

(HOA or private rural open space parcel),

The forest conservation plan includes an invasive plant species management plan to reduce the
growth of invasive plants within existing forest on the western part of the property.

Most of the 21.4 acres of environmental buffers on the property is forested. Most of the buffers
will be located within Category | conservation easements on HOA or private rural open space
arefs.

About 0,72 mcre of wetland and its buffer will be graded and cleared for improvements along
Brooke Road.

Landscaping consisting of a combination of shade trees, evergreen trees, omamental trees,
shrubs and ground cover are proposed along Brooke Road, the northern property line, the
internal streets and the recreational open space area. Pole mounted light fixtures are proposed
along the private street and the recreational open space.

Recreational amenities like sitting areas. open play areas and pedestrian areas are provided in the
recreational open space. Noture tmils, natural areas and sitting arcas are provided in the rural
Open space area.

MPDUs Rural Opem Space Aren  Pureel *G' for sgricublural sreas  Proposed sceen to
narthern properry




PROJECT DESCRIPTION: Prior Approvals
Preliminary Plan

On January 12, 2006, the Planning Board approved Preliminary Plan 120050810 for creating 40
residential units including six MPDUs for the Danshes Property.

The following conditions of approval of the Preliminary Plan are applicable at site plan review:

#3.c At site plan, the following information shall be submined for review and approval;
Detailed conflguration of forest retention areas. Include a survey and critical root
zone analyis for trees along the limits of disturbance that are adfacent to
prapased foresi refention areas and environmental huffers.

- Detailed impervious surface calcularions

- Final location and construction method for sewer line through stream valley to be
determined to minimize disturbance of wetland, steep slopes, and large trées.
Survey and a critical root zone analysix of trees alang the limits of disturbance 1o
be suhmitied.

The applicant has submirted the ahove information.

212 Arthe time of site plan, applicant fo investigate opportunities fo move single driveway
access for Lot 22, ay shown on prelimingry plan, from Brooke Road ro an internal streer,

Applicant has moved the access for this lot 1o an internal street,

817 Final approval of the number and location of dwelling units, sidewalks, and bikepaths
will be determined at site plan,

The applicant will be providing a total of 40 residential units including six MPDUs.

=18 A landscape and lighting plar must be submitted as part of the site plan application for
review and approval by rechnical staffl

The applicant has submitted a landscape and lighting plan.

419 Final member of MPDUS5 as per condirion 817 above to be determined af the time of site
plan.

The applicant will be providing six MPDUs,

The Preliminary Plan opinion section " Agricultural Buffer " states that the design of the
tandscape buffer and fence along the northern portion of the property must be finalized ar the
time of Site Plan review,

The applicant has provided the design of the fence and the landscape buffer.
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The Preliminary Plan apinion section " Rochel Carson Greenway " stares that the maintenance of
the bike path, equestrian path and landscaping will be finalized at the time of Site Plan review.
The extension of the rrail along the adiacent property to the novth not owned by the applicant

was also fo be finalized at xite plan review.

The applicant has placed the bike path, equestrian path and the landscaping in a separate HOA
parcel, The trail has been extended along the adiacent propenty 1o the north. A condition of
approval has been added to require the applicant to provide information regarding the
maintenance of the “Rachel Carson Greenway™ trail along Brooke Road. The Parks Division
siaff has requested n condition of approval requiring signage 1o identify the trail. A condition of
approval has been added.

ANALYSIS: Conformance to Development Standards
DATA TABLE (RNC ZONE)

Proposed for Approval
Giross Tract Ares {ac/sf ) 10 meres . 92 acres
Development Density 358 DU J/Ag = density boos 434 DU Ac
Maximum 33 D.LI. + density bonus 40 B,
neconding 1o the Masier Plan M single-family detached unita
Text Amendment o the RNC mnd & MPDUs for a total of 40 units
Fone allowed mors than 13 unin
if MPDUs are provided
MPDHs & MPTH.Is & MPDUs
Mfimiernem Lot Area
SF matmched Mot Specified 1,500 ag.fi
5F detnched 4,000 sq.ft. 16,000 aq.ft.
Mimimizm Lot Width
AF sitmched
At strest froni Mot specifizd 16
EF dernchad
At sirest froot Ly 25"
Minmmum Building Setbacks
SF demched
From Public Sireet 15 5
From Adjoining Lot - Side g L)

From Adjoining Lot = Rear

i



SF attnched
From Public Sirest 5 (5
For end unit - Side & B’
From Adjoining Lot - Rear 0 10’
Maxmmam Building Height
Main dwelling g ¥
(s’ measured from the level of
spproved siréel grade opposite the
middle of the front of a building o
the highest point of roof surfice of
& flai roof; to the mean height kevel
between eaves and ridge of a gable,
hip, mansard. or gambrel roof;
wreet grade AND 22 referenced in
the bullding beight table and on the
site plams. A condition of approval
has Been added |0 add & building
height table and street  level
references on the sife plen)
Accessdry Building £ for rear und side virds and 60° 5 for rear and side vards and &0°
from the street frem the street
Muximum Building Coverage
5F arnched Moy specified By
SF demched 15 5%
Rurn] Open Spoce G545 10 B5% (598 10 78.2 ocres) T1.8% (approxinisiely 66 acres)
Muster Plan pecienmsnded T0% 1o T5% (6.4 1o 69 scres)
Parking 2 per onit 2 per unit
Bl fior 40 unizs B0 for 40 wnins

A condition of approval has been added to roguired 1 minimuam near yurd setback of 20 fest for the single-fumily
detnched units.
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Tots Children Teens Adults Senbors
Demund Moints
Demunad per_ 100 d.u,
SFDI (20,000 sq.ft) [0.00 20,00 jrae B ] #5.00 #.00
SFDII (7,000 1o 19,999 sg.ft) R 24.00 2500 115, (4] 11.00
TH 1700 2200 | &.06 12%.00 7.00
Demansd fov 40 unis
SFDI {26 umits} 16 52 L7 i1 1.08
SFDII (% omies) 104 1.92 i} K54 .58
™ 1.02 | 3 0% .74 42
Total Demand .66 B4d K.6d 3568 338
Supply Points
Pedestrisn System 0,1 O ol 0 2xf. 44 2% 60 Bha3g3E BH 045x5% 38
047 160 1.712 1741 1.52
Moture Trail 00554 64 0,108 44 0, 15x8.60 0 13x38.68 0,153 38
024 0. 5 133 L ¥l .54
Picnic/Sitting Area {2) ixl x| 2x1.5 Ink L
2 2 3 {1} 4
Open Play Ares 11 3 4 4 £ 1
Total Supply Paints 57 B.54 10,05 43.13 T.06

Recreational Demund is met on site.
A condition of approval has been added to indicate the location of the open play area on the landseape plan

and landscape details.

MPDU CALCULATIONS

Base Drensity allowed by the Master Plan -

Propased Density — 40

Density Bonus requested — T or 17.5%

MPDU required for 17.8% bonus - 14.258%
No. of MPDUs required {40x14.28%) = &7 = 6

No. of MPDUs provided = 6
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ANALYSIS:

Conformance to Master Plan

The subject property lies within the boundaries of the 1998 Approved and Adopted Sandy
Spring/Ashion Master Plan. The property is zoned Rural Neighborhood Cluster (RNC). The
fundamental concept of the Master Plan was to maintain a critical mass of rural open space on
key properties. The rural open space is set-aside primarily by clustering new development onto a
portion of the land and leaving the rest as cropland, pastureland meadow or woodlands. The
Master Plan recommended a pedestrian path/trail and a bikeway along Brooke Road and capped
the density on the site with the optional method of development te 33 units. The County Couneil
approved a text amendment to the RNC Zone after the Master Plan was approved to provide for
MPDUs.

The applicant is proposing a total of 40 residential units on 92 acres of land. The residential units
are proposed in the northwestern portion of the propenty 1o avoid impacts to the two stream
valley buffers on the site and create a large expanse of rural open space. The applicant has
retained 71.8% of the property as rural open space. Most of the rural open space is currently used
for agricultural purposes. The plan shows a 33.78-acre rural open space parcel “Parcel G™ that is
accessible to the existing farm to the north. This would provide continuity with the adjacent farm
and encourage the agricultural use of the rural open space. The applicant intends 1o allow the
continued use of the rural open space for agricultural purposes. Parcel *G" would either be HOA
or private rural open space. The proposed farm style wire fence along the northern property line
extends along a substantial portion of Parcel ‘G°. The proposed fence along Parcel 'G°
discourages continuity with the adjacent farm 1o the north. The forest conservation along the
northern portion of Parcel *G* also discourages continuity with the adjacent farm. In order to
provide continuity, conditions of approval have been added to require the termination of the farm
style wire fence along the casiern portion of the stormwater management parcel (Parcel ‘B') and
provision of an sccess point along the northern portion of Parcel ‘G" to the adjscent farm.

Condition of approval #9 of the Preliminary Plan requires a note on the record plat stating the
following:

“Parcel *G° is limited 1o open space or agricultural uses only. No building permits may be issoed
for any residential structure or farm tenant house on this parcel, but building permits may be
issued for agricultural structures and accessory buildings supporting agricultural activities.'

A condition of approval has been added to reguire the following addition to the above note 1o
further clarify the continued agricultural use of Parcel *G":

‘No recreational use is permitted on Parcel *G’. All easements for Parcel *G" must clearly
indicate that Parcel (3" is limited 10 open space or agricultural uses only.”

Since the applicant has included MPDUs according to the text amendment for the RNC Zone, the

development exceeds the master plan limit of 33 units. The applicant has provided a bike path
and equestrian path along Brooke Road.
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With the proposed conditions, the proposal will be consistent with the intent of the master plan.
The Community Planning Division has recommended spproval of the site plan application
{attached memo dated March 20, 2006). [Appendix D]

FINDINGS: For Site Plan Review

1,

b

The Site Plan conforms to all non-illusirarive elemems of a development plan or
diggrammatic plan, and all binding elements of a schematic development plan, Ceriified
by the Hearing Examiner under Section 59-D-].64, or is consistemt with an approved
project plan for the optional method of developmens, §f required, unless the Planning
Board expressly modifies any element of the profect plan;.

This section is not applicable because there is no development plan or project plan for
this development.

The Site Plan meets all of the requirements of the zone In which it is located, and where
applicable, conforms fo an urban remewal plan approved under Chaprer 56;

The Site Plan meets all of the requirements of the RNC zone as demonstrated in the
project Data Table above,

The locarion of the bullding and siructures, the open spaces, the landscaping, recreation
facilities, and the pedesirian and vehicular circulation systems are adequare, yafe and
efficient

a. Buildings

The applicant is proposing a total of 40 residential units including six MPDUs on
92 acres of land. The residential units are proposed in the northwestern portion of
the property to avoid impacts to the two stream valley buffers on the site and
create & large expanse of rural open space. The MPDUs are proposed adjacent to
the recreational open space. The proposed MPDU's will be integrated with the
design of the market rate units. The height, scale and design of the MPDUs will
match the height, scale and design of the market rate units. The maximum height
of the residential units will be 35 feet.

b. Open Spaces

The plan proposed 66.09 acres (71.8%) of the site to be kept open as rural open
space, Most of the rural open space is currently used for agricultural purposes.
The plan shows a 35.78-acre rural open space parcel “Parcel G* that is sccessible
1o the existing farm to the north. This would provide continuity with the adjacent
farm and encourage the agricultural use of the rural open space, The applicant
intends 1o allow the continued use of the rural open space for agricultural
purposes. Parcel "G would either be HOA or private rural open space.



Conditions of approval have been added 1o ensure the agricultural use of Parcel
0.

A homeowners association recreational open space is proposed in the central
portion of the residential area. Six MPDUs (townhouses) are proposed adjacent to
the homeowner's association open space. Two stormwater management parcels
are proposed along the northern property line. Homeowners association rural open
space is proposed on the north, south and east sides of the residential area.

About 40.7 acres of the subject properiy is forest. The final forest conservation
plan proposes to clear xx acres and retain xxx acres of forest. Much of the forest
retention areas are within propesed HOA open space areas or the private rural
open space parcel.

Most of the 21.4 acres of environmental buffers on the property is forested. Most
of the buffers will be located within Category | conservation easements on HOA
of private rural open space areas.

About 0.72 acre of wetland and its buffer will be graded and cleared for
improvements along Brooke Rond.

Landscaping und Lighting

The applicant is providing a landscape buffier with a mixture of tree types and a
variable width ranging from 30 feet 1o 200 feet along the northern property line. A
farm style wire fence will be provided along the northern property line. The
landscape buffer and the fence are being proposed to meet the requirements of the
Agricultural Preservation Advisory Board (APAB). The APAB had requested &
landscape buffer between the existing agricultural use on the adjacent property 10
the north and the propoesed residentinl use on the subject property.

Landscaping consisting of a combination of shade trees, evergreen irees,
ornamental trees, shrubs snd ground cover are proposed along Brooke Road, the
northemn property line, the internal streets and the recréational open space aren.
Pole mounted light fixtures are proposed along the private street and the
recreational open space.

Recreation

Recreational amenities like sitting areas, open play areas and pedestrian areas are
provided in the recrestional open space. Nature trails, natural areas and sitting
areas are provided in the rural open space area. The recreation demand is satisfied
on-site and the recreational amenities are adequate in terms of location, layout,
quantity and quality,



The recreational areas are conveniently located to be easily accessible by all the
residential units and are landscaped with a combination of trees, shrubs and
perennials to provide an attractive setting for encournging socinl contact. The
play area, the sitting areas, pedestrian areas and nature trails provide opportunities
for active and passive recreation. The location of the recreational areas and the
proposed landscaping ensure thoat there are no noise and visual impacts to the
proposed one-family anached units and adjacent properties.

e. Vehicular and Pedestrian Circulation

Two access points are proposed to the site from Brooke Road. A private street
maintained by the homeowners association will serve seven units in the central
portion of the site. The applicant has provided an eight-foot-wide asphalt hike
trail and a four-foot-wide equestrian path with landscaping on each side to
provide a sense of enclosure and a natural setting. The hike trail will provide a
continuation for the Rachel Carson Greenway along Brooke Road and connect to
the existing bike path in front of the Sandy Spring Fire Station on the south side

of the subject property,

Each structure and use Is compatible with other uses and other Site Plans; and with
existing and proposed adiacent development; and

The npphl:mt is proposing a total of 40 residential units on 92 acres of land, The
residential units are proposed in the northwestern portion of the property to avoid impacts
to the two streamn valley buffers on the site and create a large expanse of rural open space,
The applicant has retained 71.8% of the property as rural open space. Most of the rural
open space is currently used for agricultural purposes. The plan shows a 35.78-acre rural
open space parcel “Parcel G that 1s accessible to the existing farm to the north,
Landscaping and fences are being used to separate the agricultural and residential uses on
the subject property. The maximum height of the residential units will be 35 feet. The
design of the units will be compatible with the surrounding residential development
consisting of one-family residences and townhouses.

Therefore, the proposal is compatible with existing and proposed adjacent development.

The Site Plan meets all applicable requirements of Chopter 224 regurding forest
conservation, Chaprer 19 regarding water rexource protection, and any other applicable
Taw,

Forest Conservation

About 40.46 acres of the subject property is forest. The final forest conservation plan
proposas 10 clesr 7.97 acres and retain 32.02 acres of forest. This is significantly more
than the break-even point of 26.51 acres. Tt also exceeds the minimum 25 percent forest
retention threshold (23.0 acres) for subdivisions in the RNC zone. Much of the forest
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retention areas ure within proposed HOA open space areas or the private rural open space
parcel.

Permanent split rail fencing is proposed along the boundaries of the environmental
buffers and forest retention areas that are adjacent to proposed lots and in the interior of
proposed Parcel G (HOA or private rural open space parcel).

The forest conservation plan includes an invasive plant species management plan to
reduce the growth of invasive plants within existing forest on the western part of the
property.

The final forest conservation plan, with the conditions recommended by staff for
extending the split mil fencing, providing additional informotion etc, meets the
requirements of the County Forest Conservation Law.

Environmental Buffers

Most of the 21.4 acres of environmental buffers on the propenty is forested. Most of the
buifers will be located within Category | conservation easements on HOA or private rural
Open Space areas.

About 0.72 acre of wetland and its buffer will be graded and cleared for improvements
along Brooke Road. These encroachments are necessary and unavoidable.

The proposed sewer line for the subdivision goes through a forested environmental
buffer. The applicant’s proposed alignment minimizes the clearing of trees within the
forest. A condition of approval has been added for the area that is cleared for the
construction of the sewer line 10 be reforested.

Patuxent River Primary Management Area (PMA)

The “Environmental Guidelines” recommends the application of a 10 percent
imperviousness limit for land development projects that lic within the PMA and are
reviewed by the Planning Board, This subdivision proposes an imperviousness of 8.0
percent over the site. This meets the imperviousness guideline limit.

Stormwater Management Plan

The Department of Permitting Services has approved the Stormwater Management
Concept approval for this development on September 7, 2003,

The Environmental Planning staff recommends approval of the site plan with conditions.
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Date Mailed: MAR 2.8 200

Action: Approved Staff Recommendation

Motion of Commissioner Weliington,
seconded by Commissioner Bryanl, with a
vote of 3-0;

Commissioners Bryant, Hobinson, and
Wellington voting in favor, Chairman
Barlage recused himself and
Commissioner Perdue was absenl

MONTGOMERY COUNTY PLANNING BOARD

OPINION
Praliminary Plan: 120050810 (formerly 1-05081)
NAME OF PLAN: Danshes Property
Public Hearing Date: January 12, 2006

The date of this written opinion r\';wl!n 28 mf‘wh;’ch is the date thal this opinion
is mailed to all parties of record). Any party authorized by law to fake an administrative
appeal must initiale such an appeal within thirty days of the date of this written apinion,
consistent with the procedural rules for the judicial review of adminisiralive agesncy
decisions in Circuif Court (Rule 7-203, Maryland Rules of Courf - Stals),

L. INTROD ON

On 323/05, Winchester Homes ("Applicant”) submitted an application for the
approval of a Preliminary Plan of subdivision of property in the Rural Nesghborhood
Cluster ("RNC”) zone. The application proposed the creation of 40 lots on 82 acres of
land (*Property” or “Subject Property”) located on the east side of Brooke Road,
approximately 500 feet north of the intersection with Olney-Sandy Spring Road, in the
Sandy Spring/Ashion Master Plan area. The application was designaled Preliminary
Plan MNo. 120050810 (formerly No. 1-05081). On 1/M2/06, Preliminary Plan No.
120050810 (formerly No. 1-05081) was brought before the Meontgomery County
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Planning Board ("Planning Board” or “Board”) for a public heanng. At the public hearing,
the Planning Board heard testimony and received evidence submitted n the record on
the application.

The record for this application (“Record”) closed at the conclusion of the public
hearing, upon the taking of an action by the Planning Board, The Record Includes: the
information on the Preliminary Plan Application Form; the Planning Board Stafi-
generated minutes of the Subdivision Review Committes meeting(s) on the application;
all correspondence and any other written or graphic information concerming the
application recelved by the Planning Board or |ts Staff following submission of the
application and prior to the Board's action at the conclusion of the public hearing, from
the Applicant, public agencies, and private individuals or entities; all correspondence
and any other written or graphic information issued by Planning Board Staff conceming
the application, prior to the Board's action following the public hearing; and all evidence,
including written and oral testimony and any graphic exhibils, presented to the Planning
Board at the public hearing.

L. SITE AND PROJECT DESCRIPTION

The B82-acre Subject Property is zoned RNC (Rural Neightorhood Cluster) and
lies within the Patuxent River watershed. It is currently under agricultural production and
is undeveloped. The Property Is bounded on the easl by residential properties, on the
north by the Brooke Run Tree Farm ("Tree Farm”), on the west by Brooke Road with the
Ligon Property and Meadowsweet Subdivision beyond, and on the south by the Sandy
Spring Fire Station, a Washington Suburban Sanitary Commission ("WSSC") pump
station, and residential properties. The Patuxent River Primary Management Area
("PMA") covers approximately 81.7 acres of the Subject Property. Tributary streams to
the Hawlings River, a major stream in the Patuxent River watershed, flow through the
Property. Wellands and environmental buffers, most of which are forested, also exist on

the Property.

The Applicant requests subdivision of the Property info 40 Iofs using the duster
method of development. The Sandy Spring/Ashion Master Flan ("Master Plan”) requires
under the optional (cluster) method that a minimum of 70 to 75 parcent of the Property
consist of open space. Two stream valley buffers dictate the developable area, The
Applicant’s layout responds to this limitation by clustering the 40 lots in the most
developable area, entirely outside of lhe stream valley buffers.

The Preliminary Plan proposes use of both public and private streets. Use of
private streefs is allowed in the RNC zone. Access 1o the site will be from two paints
along Brooke Road. Site distance along the road frontage has been approved at the two
locations.
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Although only five Moderalely Priced Dwelling Units (MPDUs) are required, the
Applicant |s offering six units, since they will be located within two separate townhouse
sticks. The Applicant has revised the Preliminary Plan by placing the MPDUs on a
public street in order to reduce the maintenance requirements for these units, Although
the MPDUs currently are shown at a satisfactory location, Staff advised the Board in its
memorandum dated 12/30/05 (*Staff Report” or "Report”) that this location could change
during the Site Plan process.

The saven units located in the central portion of the site are lo be served by a
private streel that will be maintained by the Homeowners Association ("HOA"). There
are two units along the northemn border of the Subject Property that will share a single
private driveway. All paved surfaces have been raviewed and approved by the
Montgomery County Department of Fire and Rescug Services.

The Applicant proposes maintaining 65.77 acres (71.5 percent) of the Property
as rural open space. It is the Applicant's intent to allow this section of the Property either
o continue In agricullural production or remain as fallow open space. Much of the
proposed rural open space area is presently in aclive agriculture. The Preliminary Plan
has been revised to show a 35.78-acre rural open space parcel! ("Parcel 'G") that Is
accessible to the existing farm 1o the north, which likely will enhance its ability lo remain
in agricultural production. The parcel could also be conveyed to a private Interest with
the understanding that it is limited o agricultural uses. The remainder of the open space
area Is heavily encumbered by stream valley buffers and unsuitable for agriculture. All
of the stream buffers will be protected by conservation easements.

. RICU B E

The Agricultural Preservation Advisory Board ("APAB"), in its letter dated
4/13/05, requested that the Applicant consider providing a buffer along the boundary
hetween the Subject Property and the Tree Farm to the immediate north. The Tree
Farm is within a protective State of Maryland Agricultural Easement ("MALPF") that
restricts the property to agricultural use. In order to promote and protect agricultural
interests, the APAB suggested that a 100-foot-wide forested buffer with fencing would
he appropriate to provide the type of setback needed 1o avoid confiicts betwean the
Trea Farm and the proposed residential development along the northern boundary of
the Subject Property.

Although neither the Zoning Ordinance nor the Subdivision Regulations require
such a buffer, Staff nonetheless supported maximizing to the fulles! possible extent the
distance between the Tree Farm and the proposed residential development. As
described in its Reporl, however, Staff determined during its review that 1 was nol
possible to establish a 100-foot-wide setback along the entire northern boundary of the

' Parcel 'G' was incorrectly identified as Parce! 'S' in the Staff Report.
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Subject Property while maintaining the other objectives of the RNC zone. The Applicant,
in turn, revised the Praliminary Plan to increase the setback where possible fo provide a
buffer ranging from 50 to 200 feel in width. Tha Applicant further agreed to reforest the
area with a mixture of tree types and lo fence the northermn boundary with a “Farm Style
Wire Fence.” The Applicant also submitied a conceptual landscape buffer plan depicting
the plant material ta be used. Stafl advised the Planning Board in its Report that this
latter plan should be finalized and incorporated into the overall Landscape/Lighting and
Final Forest Conservation Plans al the time of Site Plan review.

IV. RACHEL CARSON GREENWAY

In this area of Sandy Spring, the Planning Board approved the conceplual
alignment of the Rache! Carson Greenway trail to be contiguous to Brooke Road and
directed that it be aftractive and fealure a park-iike setting. Tha Preliminary Plan
proposes an elghl-foot-wide asphalt trail and an adjacent four-foot-wide equestrian
gasement with landscaping on each side lo provide a sense of enclosure within a
natural setting. While Stalf noted in s Report thal the HOA likely would be responsible
for maintaining the landscaping on the trail, Staff informed the Board that the Issue of
trall maintenance would have to be resolved at the ime of Sile Pian review, Among the
issues that would be addressed is whather the trail and trees should be placed in a
separate HOA parcel or whether the PIE as shown In the Freliminary Plan Is compatible
with respect 1o house locations and adequate for the purposes of trall maintenance.
The Monigomery County Department of Public Works and Transportation ("DPWT") will
maintain all required street trees within the public right-of-way.

A small portion of the trail will lraverse a piece of land located adjacent to the
northwest comer of the Subject Property that is owned not by the Applicant, but rather
by the developers of the Meadowsweet Subdivision across Brooke Road. Staff
expressed a strong desire in its Report o have the Rachel Carson Greenway trail
continue through this particufar parcel. Inability to gain permission to place the'
Greenway trail on this land could result in & realignment of the trall and subsegqueant
relocation of the unit on proposed Lot 20 of the Preliminary Plan, Staff informed the
Board that this issue must be resolved during the Site Plan process.

V. ENVIRONMENTAL DISCUSSION
A FOREST CONSERVATION

Approximately 40.6 acres of the Subject Property is forested. The Preliminary
Forest Conservation Plan proposes clearing 7.5 acres and retaining 33.1 acres of
forest. This is significantly more than the break-even point of 26.6 acres. It also exceeds
the minimum 25 percent forest retention threshold (23.0 acres) for subdivisions in the
RNC zone. Much of the farest relention area is within proposed HOA open space areas.
Staff indicated in its Reporl thal there are some small areas that may not be appropriate
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15 serve as forest retention areas because of their size, These include a retention area
within the circular portion of the proposed private road and an area between the SWM
Parcel "A" and proposed lots. Staff recommended in its Report that the configuration of
thesa two areas should be re-evaluated during the Site Plan process to determine if
they are too small or isolated lo serve as appropriate forest retention areas. If theze two
areas are not designated as forest retention areas, the proposed subdivision would still
exceed the break-sven point and the minimum 25 percent forest retention requirement.
Staff therefore informed the Board in its Report that the Preliminary Forest Conservalion
Plan meets the requirements of the Forest Conservation Law.

B. ENVIRD FERS

Most of the 21.4 acres of environmental buffer land on the Property is forested.
Maost of the buffers will be placed within Category | conservation easements in HOA
open space areas. There is a portion of the environmental buffers and associated
conservation easements that will lie within the recommended agricultural lot. Staff noted
in its Report that such an overlap would be acceptable if a form of permanent marker,
such as spiil rail fencing, was installed along the conservation easement boundary 10
prevent agricultural uses from encroaching onto the environmental buffers.

A small area of wetlland (approximately 430 square feel) and accompanying
buffer (approximately 7,419 square feet) within the existing and dedicated Brooke Road
right-of-way will be graded to widen the road pavement and add a bike path and
equestrian trail. Staff concluded in its Report that these encroachments are necessary
and unavoidable. In addition, the proposed sewer line for the subdivision goes through a
forested environmental buffer, Staff recommended in ils Report that this sewer line be
placed in a way that would minimize the loss of large trees. Staff pointed out that
tunneling of the sewer line could be one option for avoiding or minimizing the loss of
forest within the stream valley,

C. PATUXENT RIVER PRIMARY MANAGEMENT AREA

The “Environmental Guidelines” recommend the application of a 10 percent
imperviousness limit for land development projecis that lie within the FMA and are
reviewed by the Planning Board. Staff informed the Board that the subdivision proposes
an imperviousness of 7.4 percent over the Subject Property and, as such, meeis the
imperviousness guideline limit.
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V. TRANSPORTATION DISCUSSION

A SITE LOCATION, ACCESS, EXISTING PEDESTRIAN/BIKEWAY
FACILITIES, AND PUBLIC TRANSIT

The proposed development is located along the east side of Brooke Road to the
north of Sandy Spring Fire Station and Olney-Sandy Spring Road ("MD 108"). Two
access points are proposed o the site from Brooke Road.

Within the study area, MD 108 is a two-lane roadway, and has a posted speed
limit of 30 miles per hour. Limited sidewalks currenily exist along both MD 108 and
Brooke Road. There are no bikeway facilities in the immediate vicinity of the sile except
for the constructed portion of the bike path along Brooke Road in front of the fire station.
MD 108 is sarvicad by the Metrobus system via Norwood Road (Route Z22).

B. MASTER PLAN ROADWAY AND PEDESTRIAN/BIKEWAY FACILITIES

The Master Plan describes the nsarby roadways, pedestrian and bikeway
facilities as follows:

1. Diney-Sandy Spring Road (MD 108), as a mastar-planned east-
west Arterial (A-92) between the Howard County line to the east
and Dr. Bird Road 1o the west, wilh a minimum B0-fool right-of-way.
The madway 15 “Main Street” for the Sandy Spring and Ashion
village centers. The Master Plan also recommends regional trails
along MD 108, with connections to the Rural Legacy Trail and the
MNorthwest Branch Trail. A Class | (off-road) bike-path (PB-66; SP-
37 in the 2005 Counlywide Bikeways Functional Masler Plan) is
recommended for MD 108 along its north side in the vicinity of the
developmenl.

2. Brooke Road, as a Primary Residential Strest (P-2) that connecls
Naw Hampshire Avenus ("MD 6507 to the northeast with MD 108
to the south, with a recommended minimum right-of-way width of
70 feet and two travel lanes. The Master Plan recommends a local
trail and a Class Il (on-road) bikeway (PB-E8) along Brooke Road
between MD 108 lo the south and Chandlee Mill Road to the north.
Based on the 2005 Rachael Carson Greenway Trail Corridor Plan,
which recommended that the Greenway be placed in this area
along the east side of Brooke Road, Staff advised in its Report that
the Applicant construct an eight-fool-wide blke-path and an
adjoining four-foot-wide equestrian trail along the whole portion of
the Subject Property fronting on Brooke Road as well as that
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portion of the Meadowsweet Subdivision (Parcel A, Rural Open
Space) mentioned above.

3. Meeting House Road, as a Rustic Road (R-1) to the south of MD
108 across from Brooke Road, with a recommended minimurm
right-of-way width of 70 feel and two travel lanes, and exiending

approximately 0.4 mile.

C. NEARBY TRANSPORTATION IMPROVEMENT PROJECTS

The Maryland State Highway Administration (*SHA™) and DPWT Capital
Improvement Program includes the following nearby flransporiation improvement
projecis.

1. A combined firehouse-pedestrian traffic signal at MD 108 and
Brooke Road/Meetinghouse Road intersection. This SHA
projact aimed at promoting safety at this inlersection was expected
to start construction in October 2005. SHA's goal was lo hava the
traffic signal operational by early November 2005.

2, MD 108 sidewalk. This joint SHA/DPWT project provides for the
construction of a sidewalk along the south side of MD 108 between
Hidden Garden Lane to the east and Norwood Road lo the west
(approximately 4,000 feet) and a sidewalk along the east side of
Norwood Road to the south of MD 108 (approximately 350 feet).
The target start date of the project was October 2005, The project
currently has a finish date of May 2008.

D. LOCAL AREA TRANSPORTATION REVIEW

The Preliminary Plan required a traffic study per the Local Area Transportation
Review (LATR) Guidelines since the initial development proposal featured 42 single-
family dweiling units and was estimated to generate 30 or more peak-hour trips during
the typical weekday moming (6:30 - %30 a.m.) and evening (4:00 - 7:00 p.m,) peak
periods. Staff noted in its Report that the above finding holds true for the current version
of the Praliminary Plan (with 34 single-family and six townhouse dweliing units).

The Applicant's consultant submitled a traffic study (dated 1/5/05) that presented
the traffic-related impacts of the original development proposal on nearby roadway
intersactions during weekday morning and evening peak pernods. Staff review of the
above traffic study Indicated that it complied with the requirements of the LATR
Guidelines and the traffic study scope provided by Staff. The traffic study estimated that
the initial site density featuring 42 single-family dweliing units would generate
approximately 40 peak-hour trips during the weekday momning peak period and 47
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peak-hour trips during the weekday svening pesk period. A summary of the above
findings Is provided in Tabie 1.

-

TABLE 1
SUMMARY OF SITE TRIP GENERATION
DANSHES PROPERTY - 42 SINGLE-FAMILY DWELLING UNITS

Time Period Trip Generation

In Out Total

Weekday Morning Peak-Hour 10 30 40
Weeakday Evening Peak-Hour 30 17 47
MNotas:
1. Based on M-NCPPC Irip generalion rates for the proposed
initial density.

2. The current Preliminary Plan, with 34 single-family and six
townhouses, was estimated lo generate approximately 35
paak-hour trips during the weekday moming peak-period and
43 peak-hour trips during the weekday evening peak-period,
Therefore, the submitted traffic study presented a conservative
BNAlysE:

A summary of the capacity/Critical Lane Volume (CLV) analysis resulls for the
study Intersections for the weekday moming and evening peak hours within the
respective peak periods from the traffic study (for 42 single-family dwelling units) is
presented in Table 2. As shown in Table 2, the weekday moming and evening peak-
hour capacity analysis presentad in the traffic study indicated that under Total Fulure
Traffic conditions, CLV at the study intersections were below the applicable congestion
standard. Therefore, the application satisfies the LATR requirements of the APF test.
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TABLE 2

SUMMARY OF CAPACITY CALCULATIONS
DANSHES PROPERTY - 42 SINGLE-FAMILY DWELLING UNITS

Traffic Conditions
Intersection Existing Background Total
AM PM AM FmM AM PM
MD 108 and MD 650' 1,356 | 1.277 | 1,370 | 1.297 | 1,375 | 1.303
MD 108 and Brooke
Road/Meatinghousa Road® 1,334 | 1,275 | 1,381 | 1,345 | 1,418 | 1,383
MD 108 and Morwood Road® 1,328 | 1,295 | 1,364 | 1,357 | 1.284 | 1,379
Brooke Road and Southern Site
Access Road® - B = - 138 136
Brooke Road and Northern Site N . ~ ~| 118l 111
Access Road®

Source: Danshes Properly Traffic Study. The Traffic Group, Inc. January 5, 2005.
Note: Congestion standard for those intersections that straddie two or more policy

areas will be the higher of the respeclive policy area congestion standard.
' FY 2005 Congestion Siandard for Rural (Patuxent) Policy Area: 1,400.

* FY 2005 Congestion Standard for Olney Policy Area: 1,475,

Vil. MASTER PLAN COMPLIANCE AND CONFORMANCE WITH

NING ORDINAN

VISIO

U

The Master Plan specifically idenlifies the Subject Properly as suitable for the
RNC zone. It is a key property located at the “village edge” along Brooke Road where
cluster development would praserve the rural feeling by maximizing open space. The
Master Plan seis the maximum fol yield at 33 lots and recommends a pedestrian
path/trail and a Class |l bikeway along Brooke Road. The Masler Plan also encourages
gither public or private ownership of the open space areas fo continue agncultural

practices.
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Subsequent {o the adoption of the Master Plan, the County Council approved
and adopted a lext amendment to the RNC zone in order to provide MPDUs. The
Applicant has included more than the required number of MPDUSs fo achleve a density
bonus of one market rate unit, which is why the lot yield exceeds 33 and Is now 34
units. As mentioned above, the Prefiminary Plan has been revised to provide a 35.78-
acra open space parcel, known as Parcel 'G’, which Staff determined in its Report to be

conducive to continued agricultural use.

Stafl further concluded that the Preliminary Plan conformed to all applicable
provisions of both the Zoning Ordinance and the Subdivision Regulations.

Vil u Y OF TESTIMONY AND EVIDENCE IN RE

At the public hearing, Staff recommended approval of the application based on
the findings and subject to the conditions listed in its Reporl. Staff specifically informed
the Board that the Applicant had complied with its request to alter the Preliminary Plan
lo depict the proposed MPDUs on a public road. Staff also stated that it had been
unable to determine whether the section of the Rachel Carson Greenway running
through the Subject Property should remain within the Public Improvement Easement
(*PIE") shown on the Preliminary Plan or whether the trail and accompanying
landscaping should be set aside in a separate HOA parcel, The Board supported Staff's
recommendation that it would be better to resolve this Issue during the Site Plan
process.

The Applicant, represented by legal counsel, concurred generally in Staff's
findings and conditions. The Applicant also asserled that it would be amenable 1o

changing the currently depicted PIE to an HOA parcel if necessary.

In addition to providing an overview of its recommendations and conditions, Staff
described two areas of disagreement that emerged from the Record and which Staff
sxpected would form the basis of most of the subseguent public testimony. First, a
number of equestrians and trall iding advocates sought to formally incorporate into and
presarve within the Preliminary Plan a cummenlly informal horse trall located largely within
the proposed agricultural buffer along the northern boundary line of the Subject
Property. Second, several citizens and groups expressed support for the continued
maintenance of a viable agriculiural parcal within the Subject Property.

Al HORSE TRAIL

Stafl indicaled 1o the Board that @ number of cilizens were Interested in
praserving the informal horse trail (*Trail") running in an east-west alignment along the
nerthern boundary of the Subject Property. Staff, however, declined 1o support such a
course of action, citing the lack of a legal agreement or formal easement establishing
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the Trail. Staff also noted that the Trail, if added to the formal trall network, essentially
would "dump” riders into private property at its tarminus.

1. Trail Proponents

Several members of Trail Riders of Today (“TROT") and other concemad
equestrians offered testimony advocating for the incorporation of the Trall into the
Praliminary Plan. One speaker, a member of TROT's Board of Directors, explained 1o
the Planning Board that riders believed for years thal the Trall lay within the property
currently occupied by the Tree Farm. The speaker stated that she and others had come
io realize that the Trail in fact falls almost enfirely within the Subject Property, with the
exception of two stream crossings resulting in a maximum estimated incursion of 20 feet
into the adjacent Tree Farm, The speaker noted that it would not be difficult to realign
the Trail at these points to have it fit within the boundaries of the Subject Property.

To support her position, the speaker analogized the present case lo the Board's
review of the Meadowsweel (Farguhar) Subdivision (approved Preliminary Plan No.
1-04011 and Site Plan No. B-04004) located across Brooke Road to the west of the
Subject Property. The Board, when reviewing that project, apparently faced similar
circumstances involving an informal equestrian trall with no formal links on either side of
the proposed subdivision, According to the speaker. as the Board reviewed and
approved the development plans for the Meadowsweet Subdivision, it recognized both
the existence of an informal equestrian trail network in the area and the Importanca of
formalizing such tralls as properties continue to subdivide.,

In addition, the speaker noted that the Trail serves as an important link
connecting the horse trails 1o the east of New Hampshire Avenue/MD-650 with the trail
network terminating at the Meadowsweet Subdivision. The speaker further claimed that
the loss of this link would require trail riders to take a detour to the south and force them
to cross Olney-Sandy Spring Road/MD 108, expesing them and their horses to the
dangers attendant to a highly trafficked road. Subsequent speakers also emphasized
this latter point in their testimony. Other speakers highlighted the compatibility of trail
riding with agricultural preservation, the beneficial role horse tralls play In preserving the
histaric character of the region, and the facl that such trails serve others in acdition to
equestrians,

p Trail Opponents

An adjacent property owner offered a contrary viewpoint in her testimony.
Represented by legal counsel but speaking primarily on her own behalf, the adjacent
property owner argued thal the hearing, and the subdivision review process in general,
constituted an improper venue for discussing the disposition of the Trail, The proparty
owner pointed out that the Board already had examined several trail alignments in the
Sandy Spring area during its consideration of the Rache! Carson Greenway. Further,
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the property owner conveyed her opinion that farmers typically view the recreabional use
of their land as a form of respass that damages their crops, disrupts their operations,
and exposes them 1o increased liability.

A representative of APAB offered testimony that echoed in large panl the
adjacent property owner's comments, The representative stated, for instance, that the
Board's record for the Rachel Carson Greenway project included wrilten commenis
from the president of the Tree Farm conveying his opposition to the public use of his
land without permission.” In addition, the representative expressed to the Board his
organization's reasons for supporting an agricultural buffer between the Subject
Property and the Tree Farm. The representative explained that the Applicant's original
designs featured lots extending all the way to the Property's northern boundary, which
could have exposed residents 1o the potential negative impacts associated with the Tree
Farm’s operations, such as unintended drift from pesticide application.” Reminding the
Board thal agriculture is an inherently dangerous industry, the representative asserted
that @ buffer along the Subject Property's northern boundary would minimize any
possible detrimental impacts from the adjacent agricultural business and thus allow the
Tree Farm to serve as a “good neighbor.” According to the representative, establishing
a formal trail within the agricultural buffer would defeat the purpose of the buffer by
axposing trail users to the same potential safety hazards that the Tree Farm and APAB
sought 1o mitigate with regard to future adjacent homeowners.

A representative of the Sandy Spring Civic Associalion also offered testimony
supporting the previous two speakers. In addition o reiterating 1o the Board that it
already had studied local trail alignmenis, the representative suggested that there might
be due process concems resulting from the failure to properly notify adjacent property
owners that the Trail would be discussed al the hearing. While conceding that the Trail
had a long history of use, the representative nonetheless asserted that the Master Plan
includes two proposed east-west trail alignments that could serve as alternalives.

3. Applicant’s Rebuttal
in its rebuttal, the Applicant expressed its support for Staff's opposition to the

incorporation of the Trail into the Preliminary Plan. Among the reasons the Applicant
cited were its disapproval of the notion that trespass could establish rights lo private

! Commissioner Robinson later asked the APAB representative to explain why he had
mentioned the Tree Farm's unwillingness to allow the public use of its property without
permission, a seamingly irrelevant point given that the Trail lay almost entirely within the
Subject Proparty. The APAB representative responded that he had addressed the issue
because the Trail proponants had raised it in their testimony.

* In response o a later inquiry by Commissioner Wellinglon, the APAB representative
clarified that there is a potential for drift where pesticides are applied by machine.
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property, that the Masier Plan did not feature the particular east-weslt trail alignment in
discussion, and that the Applicant already had exhibiled good faith by delaying
development until the Board detarmined the alignment of the Rachel Carson Gresnway.
The Applicant also mentioned a number of cther ways that the Trail could impact
adversely the development of the Subjec! Praperty, including the attendant difficulty in
constructing the proposed fence along the norhern boundary, the potential for
increased environmental [ability resulting from an alteration of the Trall's sltream
crossings, and the existence of unresolved ownership and mainfenance issues. The
Applicant explained that it felt caught in the middle between several competing pariies,
including al least wo adjacen! proparty owners opposed 1o the lormalization of the Trail.
The Applicant stated, however, that it would be willing to discuss the Trail issue with
interested parties through Staff madiation, but only if a resolution did not result in any
additional development impac!, delays, or llability for the Applicant,

4. Board Delibaration

After hearing testimony from both sides, the Board asked Stafl to describe tha
existing trail system as envisioned by the Master Plan and to remind the Board of the
various alignmenlts Staff investigated and presented lo the Board during review of the
Rachel Carson Greenway project. Staff stated thal it looked primarily at the local park
interasts involved when it decided to promole conneclivity along Brooke Road.
Commissioner Robinson inquired whether there were alternative east-west alignments
in the Master Plan, fo which Staff responded that the function of the Master Plan was o
emphasize north-south connectivity. Commissioner Robinson then asked Legal Staff
whether it was possible to defer additional consideration of the Trail until Site Plan
review pending further consultation between the interested parties and proper
nolification of adjacent Ilandowners. Upon Legal Staffs affirmative  answer,
Commissioner Robinson opined that he would defer the issue. Commissioners Bryant
and Wellington, however, expressed reservation about deferring the issue, reasoning
that delaying & resolution on the Trall could affect adversely the Applicant’s
development plans and imply that the Applicant was obliged to engage in mediation
when in fact it merely had exhibited a willingness 1o do so. Ultimately, the Board
decided to support Staff's recommeandation and approve the Preliminary Plan without

incorporating the Trall.

B. AGRICULTURAL PARCEL

Many of the speakers who testified regarding the Trail also raized the issue of
maintaining a viable agricultural parcel on the Subject Property. Several of the trail
riders expressed their support for agricultural preservation and claimed that equestrian
trails assist in furthering preservation policies, The adjacent property owner mentioned
above who offered testimony in opposition to the Traill also voiced her support for
maintaining agricultural production on the Subject Property. To that end, she proposed
aliering the second sentence of Condifion No, 8 In the list of conditions proposed by
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Staff in its Report to include a more specific prohibition on residential bulldings and an
exemption for agricultural structures on Parcel 'G', the rural open space parcel
mentioned previously.® The speaker also volced her concemn with a portion of the Staff
Report that provided for the possibility of leaving fallow Parcel ‘G’ and the remaining
rural open space on the Subject Property,” claiming that such an approach would not
amount 1o a "best practice” because it would encourage the growth of invasive plant
species that could jeopardize the crops on her own neighboring parcel. Staff responded
that it had believed that it was acceptable to leave land fallow on occasion to allow for
soil regeneration. Staff also asserted, however, that it certainly did not intend for any
fallow land on the Subject Property 1o succumb to overgrowth and infestation,

Commissioner Wellington asked both the adjacent property owner and the APAB
representative to clarify their positions on the disposition of the agricultural parcal, The
APAB representative, emphasizing the importance of contiguity between protected
lands and lands under agricullural production, opposed leaving fallow the portion of the
Subject Property in question. The adjacent property owner confirmed that one of the
purposes behind her proposal to amend Condition No. 9 was 1o preserve for future
farmers the option of agricultural production on the Subject Property.

The Applicant supported the revised condition. Upon inguiry by Commissioner
Wellington, the Applicant stated that it had been approached by neighboring property
owners about selling Parcel "G’ but had decided not to engage in negaotiations until after
Site Plan approval. Staff also supported the revision, but with the suggestion that farm
tanant houses also be prohibited. The Board approved the condition as revised by the
speaker's and Stafl’s recommendaltions.

c. MISCELLANEOUS CONCERNS

One speaker raised two additional concerns for the Board's consideration. First,
the speaker urged the Board to require the Applicant to install lighting that meets “Dark
Sky" standards. In rebuttal, the Applicant noted that the flighting provided in the
Preliminary Plan was located primarily in the rights-of-way and, as such, would be
ragulated by DPWT. Staff added that it followed lliluminating Engineering Society ("IES)
standards, which are similar In some ways to “Dark Sky" requirements, as part of the
Landscape and Lighting Plan that typically forms a part of the Site Plan, The Board
determined that this issus would be resolved best during the Site Plan process.

* As originally drafted, Condition No. 9 provided, in pertinent parl, simply thal "[n]o
buiiding permits may be issued for any structure on this parcel.”

5 The second sentence of the third paragraph on Page 4 of the Stafi Report provides
that “[i]t is the Intent of the applicant to allow It to continue In agricullural production or
remain as fallow open space.”
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The same speaker also expressed opposition to the placement of a sewer line
through a stream valley on the southern boundary of the Subject Property, claiming thal
it could have a negative impact on the stream. The Applicant's enginear testified that
the topography of the area made it difficult for anything to gel to sewer, prompting the
Applicant to plan originally for the installation of grinder pumps that would feed into a
low-pressure sewer lineé under Brooke Road. According o the Applicant's engineer,
however, WSSC strongly disfavors grinder pumps where gravity systems are available.
Given WSSC's policy and the exisience of a pumping station just south of the Subject
Property, the Applicant revised its plans to provide a gravity flow system through the
stream valley. In response lo a question by Commissioner Wellington, the Applicant
noted that it was working with Stafl to minimize the impact of the sewer connection,
Stalf also informed the Commissioner that Condition No. 3(c) in its Report addressed
the issue of disturbance to the stream valley and that reforestation requirements could
be incorporated into the Final Forest Conservation Plan al the time of Sile Plan review.

The Record contains several letters and e-mails submitted primarily by the
speakers highlighting the points they made in their testimony. No other testimony was
received on the application and the Record contains no other correspondence or other
@vidence submitted in opposition to the application.

IX. FINDINGS

Having given full consideration o the recommendations of its Staff, the
recommendations of the applicable public agencies,” the Applicant’s position, and other
evidence contained in the Record, which is hereby incorporated in ils entirety into this
Opinion, the Montgomery County Planning Board finds that:

L The uncontested evidence of record demonstrates that Preliminary Plan
MNo. 120050810 (formerly 1-05081) substantially conforms to the Sandy
Spring-Ashiton Master Plan,

2. The uncontested evidence of record demonstrates that public facilities will
be adequate to support and service the area of the proposed subdivision.

3. The uncontested evidence of record demonstrales thal the size. width,
shape. and orientation of the proposed lots are appropriate for the location
of the subdivision.

* The application was referred to oulside agencies for comment and review, including
WSSC, DPWT, the Montgomery County Department of Permitting Services (MCDPS),
and the various public utilities. All of these agencies recommended approval of the
application.
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The uncontested evidence of record demonstrates that application
satisfies all the applicabie requiremants of the Forest Conservation Law
contained in Montgomery County Code Chapler 22A. This finding is
subject to the applicable condition(s) of approval.

The application meets all applicable stormwater management
reqguiremeants and will provide adequate control of stormwater runoff from
the site, This finding is based on the determination by MCDFS that the
Stormwatar Management Conceplt Plan meets MCDPS standards.

The Record of this application contains only the following contested
issUes;

a. The incorporation info the Preliminary Plan of an informal
gquestrian trail located along the northern boundary of the

Subjec! Property.

After considering the respective positions of Staff, the
Applicant, and various citizens and organizations, the Board
finds by a preponderance of the evidence that the equestrian
trail shall not be incorporated into the Preliminary Plan. The
Board based this finding on the fact that the location of the
equestrian trail was thoroughly discussed and decided in the
context of its review of the Rachel Carson Greenway Trail
public hearings and decision-making.

b. The revision of Condition No. 8, as contained in the list of

condittons in the Stafi Report, to specifically prohibit
residential struclures and exempt agricultural structures.

After considering the respective posilions of Staff, the
Applicant, and vanous citizens and organizations, the Board
finds by a preponderance of the evidence that Condition No.
9, as contained in the list of conditions in the Staff Repor,
shall be revised (1) lo exclude residential structures and
farm tanant houses; and (2} 1o expressly allow agricultural
siructures and accessory bulldings supporting agricultural
activities. The revised condition is provided below.

c. Requiring thal the Applicant follow *Dark Sky® standards for
all lighting on the Subject Property and reconsidering
Applicant's proposed sewer line through the stream valley
along the southem boundary of the Subject Proparty.
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Afler considering the respeclive positions of Staff, the
Applicant, and various cilizens and organizations, the Board
dechnes to make any specfic findings on these Issues and
instead chooses to let Staff and the Applicant address them
during the Site Plan process, al which time the Board will
review this matler in making 2 detarmination on
compatibility, as is required in the Site Plan review process.

The Board further finds that any objection (conceming a substantive Issue)
that was not raised prior to the closing of the Record Is walved.

X.  CONDITIONS OF APPROVAL

Finding Preliminary Plan No. 120050810 (formerly 1-05081) in accordance with
the purposes and all applicable regulations of Montgomery County Code Chapter 50,
the Planning Board APPROVES Preliminary Plan No. 120050810 (formerly 1-05081),
subject to the following condilions:

Limit future development on the properly to a maximum of 34 single-family
and 6 townhousa dwelling units, including 8 MPDUs.

Satisfy all preliminary plan conditions included in the DPWT letler dated
October 23, 2005 or any other subsequent letter. All DPWT site frontage,
site access, and on-site issues related o this deveiopment shall be fully
addressed prior to the final record plat.

Compliance with the conditions of approval of the preliminary forest
conservation plan prior to recordation of initial record plat or MCDPS
issuance of a sediment and erosion control permit.  Conditions include but
are not limited fo:

i,

On the final forest conservation plan, show permanent markers
such as spiit rall fencing, signage, andlor equivalent measures (o
delineate conservation easement boundaries.

Category | conservation easements fo be placed over
environmental buffers and forest retention areas, Easements to be
shown an record plats.

Al site plan, the following information shall be submitted for review
and approval:

Detailed configuration of forest retention areas. Include a
survey and critical rool zone analysis for trees along the
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limits of disturbance thal are adjacent to proposed forest
relention areas and environmental buffers.

1 Detailed impervious surface calculations.

fii. Final localion and construction method for sewer line
through stream valley 10 be delermined o minimize
disturbance of wetlands, steep slopes, and large trees.
Survey and a critical rool zone analysis of trees along the
limits of disturbance to be submitied.

The Applicant shall dedicate all road rights-of-way shown an the approved
Preliminary Plan lo the full width mandated by the Master Plan unless
otherwise designated on the Preliminary Plan,

The Applicant shall construct all road rights-of-way shown on the
approved Preliminary Plan to the full width mandated by the Masler Plan
and to the design standards imposed by all applicable road codes. Only
those roads (or portions thereof) expressly deslgnated on the Preliminary
Plan with "To Be Constructed By " are excluded from lhis
condition.

Dedicate and show on the final record plat S0-foot wide right-of-way along
Public Roads "AA" and "BB" as Tertiary Residential Streets (Modified
DPWT Standard Mo. MC-210.05).

All public improvements, including those required by DPWT (such as road
frontage improvements along Brooke Road, the proposed bike-path along
Brooke Road, internal Public Streets “AA" and “BB", internal sidewalks,
etc,), shall be construcled and open to Iraffic prior to the releasa of the
27" building permit of any type of dwelling unit,

Provide a continuous eight-foct wide Class | bike-path, an adjoining four-
fool wide egquestrian trail, and sireet trees along the entire Property
frontage (Le., along the east side of Brooke Road), including that portion
of the referenced bike-path through Parcel A, Rural Open Space of
Meadowswesl (approved Preliminary Plan No. 1-04011). The proposed
bike-path shall be connected to the existing bike-path along the front of
Sandy Spring Fire Station. The Applicant shall also plant street trees along
the front of the fire station.

Parcel 'G’, as shown on the Preliminary Plan, shall contain a note on the
record plat as follows: "Parcel 'G’ is limited 1o open space or agricultural
uses only. No building permits may be issued for any residential structure
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10,

11.

12.

13.

14,

15.

16.
17.

18.

19.

20,

or farm tenant house on this parcel, but building permits may be Issued for
agricultural structures and accessory buildings supporting agrcultural
activities.”

Record plat to reflect common ingress/egress and ulility easements over
all shared driveways.

Record plat shall reflect all areas under HOA ownership and stormwaler
managemean! areas.

At the time of Site Plan, Applicant o investigate opportunities 1o move
single driveway access for Lot 22, as shown on preliminary plan, from
Brooke Road to an intamal strastl.

Record plat to contain a note as follows: "The land contained hereon is
within an approved cluster development and subdivision or resubdivision
is not permitied after the property is developed.”

Record plat to reference the Commaon Open Space Covenant recorded at
Liber 28045 Folio 578 {Covenant), The Applicant shall provide verification
to Commission stafl prior to release of final bullding permil that the
Applicant's recorded HOA Documents incorporate by reference the

Covenant,

Compliance with the conditions of approval of the MCDPS stormwater
management approval dated November 7, 2005,

Mo clearing, grading or recording of plats prior to signature set approval.

Final approval of the number and location of dweliing units, sidewalks, and
bikepaths will be delermined at site plan.

A landscape and lighting plan must be submitted as part of the site plan
application for review and approval by technical staff.

Final number of MPDUs as per condition #17 above to be determined at
the time of Site Plan.

The Adequate Public Facility (APF) review for the Preliminary Plan will
remain valid for sixty-one (61) months from the date of mailing of the
Planning Board opinion.
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This Preliminary Plan will remain valid for 36 months from its Initiation Date (as
defined in Montgomery County Code Section 50-35(h), as amended). Prior to the
expiration of this validity period, a final record plat for all property delineated on the
approved preliminary plan must be recorded among the Montgomery County Land
Records or a request for an extension must be filed.

* * - * = * W * * * * * =

[CERTIFICATION OF BOARD VOTE ADOPTING OPINION ON FOLLOWING PAGE]




Danshes Property
Preliminary Plan No. 120050810 (formerly 1-05081)

Fage 21

CERTIFICATION OF BOARD ADOPTION OF OPINION

At its regular meeting, held on Thursday, March 23, 2008, in Silver
Spring, Maryland, the Montgomery County Planning Board of The Maryland-
Mational Capital Park and Planning Commission, by unanimous consent
ADOPTED the above Opinion which constitutes the final decision of the Planning
Board and memaorializes the Board's findings of fact and conclusions of law for
Preliminary Plan No. 120050810, Danshes Property. Chairman Berlage and
Vica Chair Perdue abstained.

Certification As To Vote ption
E. Ann Daly, Technical
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MARYLAND-NATIONAL CAPITAL
PARK & PLANNING COMMISSION
FOREST CONSERVATION PLAN RECOMMENDATIONS

TO:  Laxmi Sninivas, Development Review Division
SUBJECT:  Final Forest Conservation Plan # _ 820060160
Site Plan __ The Ovchards of Sandv Spring

SENT VIA FAX TO: Kevin Foster, GLW (fax: 301-421-4186)

The subject Fores Conservation Plan has been reviewed by Environmental Planning to determine if it meets the
requirements of Chapter 22A of the Montgomery County Code (Forest Conservation Law). The following
determination has been made:

SUBMISSION ADEQUACY
X Adequate as submitted

RECOMMENDATIONS
X __ Approve subject to the following conditions:
A Required site inspections by M-NCPPC monitoring staff (as specified in "Trees Technical Manual™)
X _ Sobmittal of financial security for the reforestation of the sewer line construction area 1o M-NCPPC
prior to cleaning or grading.
X__ Record plat 1o show appropriate notes and/or easements. Agreements must be approved by M-NCPPC
staff prior to recording plats.
X Maintenance agreement for the reforestation of the sewer line construction ares to be reviewed and
approved by M-NCPPC siaff prior to first inspection of planted areas.
X Onhers:

4. Add Forest Stands 3 and 5 to the Invasive Plant Species Management Plan dated April 2006,

b. Reconfigure the split rail fencing for the two forest retention areas in the northeastern portion
of proposed Parcel G to allow access between the two forest retention areas.

¢. Include permanent markers (such as permanent fences or signs) along all boundaries of the
Category | conservation easements.

d. Sewer line from the rear of Lots 15 and 16 1o the offsite forest boundary to be reforested.

SIGNATURE: _ Candy nggggw[ﬂ| | 495-4543 DATE: §/20/06

Environmental Planning Division
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THE MARYLAND-NATIONAL CAPITAL PARK AND

PLANNING COMMISSION

Department of Park & Planning, Montgomery County, Maryiand
ET8TGeorgis Avenue, Silver Sprng. Maryland 20910

MEMORANDUM

TO: Laxmi Srinivas, Development Review Division

FROM: Candy Bumﬁ?ﬂ!nn:r Coordinator, Environmental Planning Section,
Countywide Planmng Division

DATE: June 20, 2006

SUBJECT:  Site Plan 820060160, The Orchards of Sandy Spring

The Environmental Planming staff has reviewed the preliminary plan referenced above. Stafl
recommends approval of the site plan with the following conditions:

1.

2

Forest retention areas and environmental buffers to be placed in Category |
conservation easements. Easements to be shown on record plats.

. Compliance with the condittons of approval of the final forest conservation plan.

Conditions include, bul are not imited to, the following:
a. Add Forest Stands 3 and 3 to the Invasive Plant Species Management Plan

b.

dated April 2006,

Reconfigure the split mil fencing for the two forest retention areas in the
northeastern portion of proposed Parcel G to allow access between the two
forest retention arcas.

Include permanent markers (such as permanent fences or signs) along all
boundaries of the Category [ conservation casements.

Sewer line from the rear of Lots 15 and 16 to the offsite forest boundary to be
reforested.

BACKGROUND

The 92-acre property, zoned RNC, lics within the Patuxent River watershed. About 81,7 scres
of the property is covered by the Patuxent River Primary Management Area (PMA). Tributary
streams (o the Hawlings River, a major stream in the Patuxent River watershed, flow through
the site. Wetlands and environmental buffers, most of which are forested, also occur on the
property.

Faorest Conservation



About 40.46 acres of the subject property is forest. The final forest conservation plan proposes
w0 clear 7.97 acres and retain 32,02 acres of forest. This is more than the break even point of
26.51 acres. It also exceeds the minimum 25 percent forest retention threshold (23.02 acres)
for subdivisions in the RNC zone. Much of the forest retention areas are within proposed

HOA open space areas or the pnvate rural open space parcel.

Permanent split rail fencing is proposed along the boundaries of the environmental buffers and
forest retention areas that are adjacent to proposed lots and in the interior of propoded Parcel
G (HOA or private rural open space parcel). Staff supports the use of split rail fencing along
these boundaries so that future property owners are aware of the locations of conservation
easemen! areas, The final forest conservation plan shows no permanent fencing or other
markers along the portions of the environmental buffers and forest retention areas that are near
the proposed stormwater managemeni facility and near the northeastern property line. Stfl
believes that these boundaries should also huve some kind of permanent markers (o make
people aware of where open space areas are also conservation easements and to reduce the
potential for encroachment activities (¢.g., mowing),

The forest conservation plan includes an invasive plant species management plan to reduce the
growth of invasive plants within existing forest on the western part of the property, Staff
believes the proposed plan is acceptable if the two stands of forest in the eastern part of the
site are added to the plan area,

The final forest conservation plan, with the conditions recommended by staff, meets the
requirements of the County Forest Conservation Law.

Environmental Buffers

Most of the 21.4 scres of environmental buffers on the property is forested. Most of the
buffers will be located within Category | conservation casements on HOA or private rural
open space areas. As noted above, the applicant proposes to clearly mark the boundaries of
the environmental buffers and forest retention areas within the interior of Parcel G, which is
the HOA or private rural open space parcel, with permanent split rail fencing.

About (0,72 acre of wetland and its buffer will be graded and cleared to0 widen the road
pavement for Brooke Road, add a bike path and equestrian trail, replace a storm drain outfall,
and add a new storm drain outfall from Brooke Road. Staff believes these encroachmenis are
necessary and unavoidable.

In addition, the proposed sewer line for the subdivizion goes through a forested emvironmental
buffer. The applicant considered an alternative to unnet under the stream. However, because
the sewer line must meet certain requirements for mimimum depth beneath the ground and i
miuast connect to the existing sewer that is offsite, the point at which the sewer line can be
tunneled under the stream is over 200 feet upstream of the point where the new sewer line
could tic into the existing sewer line. About 11,000 square feet more of forest would have to
be cleared to construct the sewer line by tunneling under the stream than 1o construct the

2



sewer line with stundard trenching measures. StafT believes the applicant’s proposed
alignment minimizes the clearing of trees within the forest. Swi¥ recommends that the area
that 15 ¢lewred for the construction of the sewer line is reforested.

Patuxent River Primary Management Area (PMA)

The “Environmental Guidelines™ recommends the application of a 10 percent imperviousncss
limit for land development projects that lie within the PMA and are reviewed by the Planning
Board. This subdivision proposes an imperviousness of 8.0 percent over the PMA portion of
the site and 9.6 percent over the entire site. This meets the imperviousness guideline limit,

RECOMMENDATION

Environmental Planning staff recommends approval of the site plan with conditions.
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DEFARTMENT OF PERMITTING SERVICES

Douglas M. Duncan Robert C. Hubbard
County Exvcutive Sapitember 7, 2005 ' Drirector

Mr. Brian Lewandowskl

Gutschick Litts & Waber, P.A.

3900 National Dyive, Suite 250

Burtonsvibe, MD 20866

Re: Stommwater Management CONCEPT Raquest

for Danshes Property
Praliminary Plan #. TBD
SM Flle #; 218007
Tract Size/Zone: S2/RNC
Total Concept Area 25ac
LotaBlock: NIA
Parcel{s): P773 PE03
Watershed: Hawfings River

Daar Mr. Lewandowski:

Based on & review by the Department of Permitting Sarvices Review Staff, the stormwater
management concapt for tha above mentioned site is scceptable. The stormwater managemeant concapt
consists of on-site channel protection measuras via the use of dry ponds for dreinage arees D& Fand &
walver for drainage area E. Channe! protection volume s not required for the remainder of the drainage

areas because the one-year post development peak discharge is less than or equal to 2.0 cfs. On site
waler quaiity and on site recharge are provided via the use of a surface sand filler and non structural

The following items will nead lo be addressed during the detsilad sadimant controlstormwatar
management plan stags: -

1. Prior to parmanent vegetalive stabilization, all disturbad areas musi be iopsolied per the (atest
Montgomery County Standards and Specifications for Topsoiling.

2. A detalled review of the stormwater managemant computations will occur at the time of detalled
plan review.

3. An engineered sedimeant contral plan must be submitted for this development
4, A level spreader device should be utilized at the outfall of drainage area R,

5. The breaching of the axisting pond and the creation of the wetland must be complated aarly in the
saquence of the sits construction.

8. Drywslls may ba required on lols whars the grass channel credit cannot ba met. Ciearly delineats
all of the sreas thet will vlilize grass channals for water quality trestment. Waler quality must be
provided for the common driveways in dreingge areas F and J - Q.

This list may not be al-inclusive and may change basad on avallable information st the time.
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Payment of & stormwater management contribution in accordance with Section 2 of the
Stormwater Managemenl Regulation 4-60 is required for drainage arsa E

This letter must appesr on the sediment confrobstormwater management plan at its initial
submittal. The concept approval ks based on gll stormwaler management structures being localed
outside of the Public Utility Easement, the Public Improvement Essement, and the Public Right of Way
untess spacifically approved on the concepl 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
reevaluste the site for sdditional or amended stormwaler management requiremants._ If there are
subsequant additions or modifications to the development, & separate concept request shall be required.

If you have any questions reganding these actions, please feel free lo contact Thomas Weadon at

240-T77-6308.

R. Brush, Manager
Water Resouneas Saction
Division of Land Developmeant Services

RAE:dm CN 216007

e C. Conlon

5. Federiine

SM Fila # 218007
OM = Bis [ Wabsd: Acres: 218/ 3.20e
Ol = On Saw £ Ace: 258C
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MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAFITAL
FARK AND PFLANNING COMMESSON

ETET Gronga Avenue S
Sillvar Marsdand b
FOTARIA SN, wermmnacppeony March 20, 2006

M-NCPPC

MEMORANDUM

TO: Laxmi Srinias, Development Review
FROM: Piera W:il;.lg; Eastern County Team, Community-Based Plamming

SUBJECT:  Site Plan 8-06016 Danshes Property

Stalf Recommendation: Approval with the understanding and, i necessary, a condition
that the rural open space parcel east of the stream buffer be configured to encourage
agricultural use and that the easements that protect the rural open space be clearly written
to encourage agricultural use as is the intent of the master plan.

Mirsier Plan

The subject property lics within the boundarics of the /998 Approved and Adopred Samndy
Spring/Ashton Master Plan. The property is zoned Rural Neighborhood Cluster (RNC).
The findamental concept of the master plan was 1o maintain & critical mass of rural open
space on key properties in the master plan area. To achieve that goal the master plan
recommended the key properties be required to sct aside 70-85 percent open space
through the cluster provisions of the zone. “ The rural open space is set aside primanly
by clustering new development onto a portion of the land and leaving the rest as
cropland, pasturcland meadow or woodlands™ (Page 9, Sandy Spring/Ashton Muster
Plan). The following excerpt from the master plan describes the intent for rural open

space on the Danshes Property.

Several properties are affected by these recommendations: Danshes and Ligon
(Avalon) at the village edge, and Farguhar, Bancrofl and some smaller properties
(Chibian, (s and DiBatista) {n the voral entries. All the properties are currently
zoned for low-density, large lot development under the RE-2 or RC zone. The
intent of this Plan is to encourage clustering and create a setting of rural open
space around the village center and in the rural entries with rural open space
between 70 and 73 perceni.  Thergfore, this Plan recommends rezpning the
Jellowing properties to the Rural Neighborhood Zone: Dashes, Ligon, Bancrofl,
Gibsan, Qlds, [ Batista and Farguhar. ™

The Ligon Property and the Danshes Property are located on either side of Brook
Road just at the western edge of Sandy Spring Village. Development of these two



propertiex wnder the Riral Neighborhood Cluster Zone conlid achieve densinies af
the village edye and open space past the village and in the rural entry.

The master plan limited the density on the site to no more than 33 lots and recommended
o pedestrian path/trail and a Class 111 bikeway along Brook Road to provide access to the
Ross Boddy Commmumity Center and Sandy Spring village cemter. The master plan
discussed two strategies, public or private ownership, for management of the rural open
space.

The County Council approved a text amendment 1o the RNC zone afler the master plan
was approved and adopted in order to provide Moderstely Priced Dwelling Units
(MPDUs). The applicant has included MPDUs in the development, which is why the
development exceeds the master plan limit of 33 lots.

Proposed Development

The proposed development incliudes a little more than the 70% rural open space
consistent with the master plan recommendation for 70-75% rural open space in addition
o common open space for the mew community. Much of the rural open space is
coterminous with the adjacent Stephens Farm (a horticultural nursery) located along the
entire length of the subject property’s northem boundary.  The horticultural nursery is
subject 10 4 State of Muaryiand Agricultural Ezsement.

The development places the density along Brook Road and as close to the Fire Station as
possible given the wetland areas along the southemn boundary. The lots are clusicred
gway from the streams, stream buffers and wetlands. MPDU units are located in the
interior of the development. The cross section for Brook Read includes a pedesirian
path/bikeway. This combined use. paved puth connects to the existing Class 1 paved bike
path along the frontage of the Fire Station.

The bulk of the rural open space consists of about two thirds of the propenty or 64 acres.
This large expanse of contiguous rural space is consistent with the master plan's inlenl to
preserve rural land for agriculture and open space uses. The applicant is proposing that
the rural open space be divided nto three parcels. According to the submitted plans, all
three parcels are designated as HOA open space.

There was testimony duning the Public Heaning for the Preliminary Plan 1-05081 that
some of the open space, especially, the arca shown on the current plans as parcel D, be
considered for famming uses by a thind party. This would provide continuity with the
sdjoining Stephens farm and fulfill the master plan intent 1o encourage agricultural use of
ruritl open spice. On the site plan, the applicant has divided the open space into three
parcels, one of which separntes the larger 23.14-acre parce]l from a common boundary
with the Stephens Farm. Parcel C has an interesting shape that must have been designed
with some intent, what that intent 15, i5 not evident.

b



Staff is concerned that the configuration of the parcels may work against potential
farming the rural open space; eveniually the land would revert back to forest area, which
is not by definition rural open space. In order 1o plan for future farming the boundary for
the agricultural use parcel the following should be considered:

¢ Lots and rural space should be located to discourage conflict between the future
homeowners and future farming: & problem alluded 1o in the Agnoulture
Preservation Board's letter that was part of the record of the prelimmary plan.

 The configuration of the rural space parcel(s) should encourage farming.

» The casement for the rural open space parcel should specify farming as an
ncceptable use in accordance with the provisions of the RNC zone and should
nole that there 15 no development potential left on any of the nural open space.

Siaff finds that the proposed development, if the intent and use of the rural open space
parcels I8 clarified to specifically encourage farming, would be consistent with the
Approved and Adopred Sandy Spring/Ashton Master Plan,.
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April 6, 2006

Derick Berlage, Chairman and Members,
Montgomery County Planning Board

Montgomery County Department of Park & Planning
8787 Georgia Avenue

Silver Spring. MD 20910-3760

Re:  Site Plan No, 82006160
Dansches Property

Dear Chairman Berlage and Members of the Board:

On behalf of Francine M. Hayward, we write 1o express her views on two particular
aspects of the proposed site plan for this RNC subdivision which, in respect of the open space
parcel designated Parcel "G" bounds her home and farmland. We appreciate the opportunity to
present these comments.

Mrs. Hayward supports the proposed residential development and is not opposing its
approval. She is, however, concemned about (i) the possibility that the Board will again be asked
to impose an equestrian truil across the northern edge of the Dansches property and (ii) the
reduction in the size of the agricultural lot, or Parcel "G." Mrs. Hayward wishes to reaffirm and
reiterate her continuing objection to creation of a formal equestrian trail over or across the
Dansches acreage, a trail that is neither provided for in the arca master plan nor consistent with
the approved alignment of the Rachel Carson Greenway. Further, she wishes to preserve as large
a parcel as possible, by using the stream as a boundary, for the agricultural use lot, Parcel G.

On two prior occasions, both following lengthy public heanings, the Planning Board
voted in favor of an alignment for the Rachel Carson Greenway that, as pertinent to this
development, is contiguous to Brooke Road. The first such decision was made in connection
with the board's selection of an alignment through Sandy Spring for the Rachel Carson
Cireenway in June of 2005. The second was in January of this year when the Board approved the
preliminary plan of subdivision for the Dansches site (Preliminary Plan No. 120050810 (fka 1-
05081). Asreflected in the Board's Opinion dated March 28, 2006 (the "Opinion”), the Board
made provision for the Rachel Carson Greenway along Brooke Road.
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Derick Berlage, Chairman and Members
April 6, 2006
Page 3

If HOA residents or others are free to traverse the stream as pan of "their” open space,
they may, unwittingly perhaps, damage the sensitive environmental area of the stream and
stream valley. Moreover, they may also be exposed 1o the inherent dangers of an agriculiural
uses to be conducted on Parcel G, whether it be the application of fertilizers or pesticides for
crops, the grazing of farm animals and/or horses, and the use of large and possibly dangerous
farm equipment. In addition, the smaller size of the agricultural parcel causes it to fall short of
MALPF eriteria for an agricultural easement which Mrs. Hayward would like to see applied 10
this parcel.

If the boundary is to be &5 now shown on the developer's proposed site plan, then it is
estentinl that a farm-style fence be erected on the western boundary of Parcel G, just as the
Applicant is providing along the most northern boundary of the subdivision in order to crente the
necessary physical separation from the tree farm. The applicant has recognized the importance
of physically separating the most northern home sites as well as the northem portion of HOA
open space (Parcel C) from the tree farm and its active agricultural business activities with a
fence., That same understanding of the importance of a fence between the agricultural Parcel G
and its recreationally-oriented HOA open space pertains here. Applicant could have drawn the
open space parcel lines differently, i.¢., the boundary between Parcel C (HOA open space) and
Parcel G, the agricultural lot, and thus have obviated the need for a fence. But there can be little
doubt that the Applicant understands, at this juncture, the importance of preserving the
agricultural viability of Parcel G. Thus, we ask that you reaffirm the agricultural use of Parcel G
and require the Applicant to install an appropriate fence on the western boundary of Parcel G,
given the configuration it has chosen for the subdivision.

Thank vou. We look forward to appearing before vou at the public hearing.

Sincerely,

Elsie L. Reid

ELR/jmt
o Francine M. Hayward



Bentey Road Civie Association

Cathy Berglund ECEIVE
Bentley Road
Sandy Spring, MD 20860 JUN 15 2008
June 15, 2006 11€ MARTLAND NATARAL CAPTAL
FARM AMD PLANNING COMNESSION
Dierick Berlage, Chairman
Montgomery County Planning Board
8787 Georgin Avenus

Silver Spring, MD 20910
RE: Danshes Site Plan, March 2006 version
Dear Chairman Berlage:

On behalf of the Bentley Road Civic Association | would like 1 add our comments regarding the plans
for the Danshes subdivision that will be reviewed by the Planning Board in the near future. We would
alse like to thank the Planning Board for their denial of TROT's request 1o reconsider the Danshes
preliminary plan. We are all tired of constantly having 1o worry about TROT. Personally, 1 have had
many difficulties with this group tesring down fencing, leaving gates open, scattening my herd, spitting
on my children, throwing their trash on my lawn, dropping horse manure on my driveway, and bringing
drunken people on my property.

Comments regarding 1o the upcoming Danshes site plan concern: (A) the western boundary for the
Parcel G open space, (B) the lighting changed to complete shut off on the street ot night, (C) there are
no plans for & solar electric system, (D), there are no plans for 8 gray water svstem, and (E) there 15 no
desipnated area fora community gardening space for the residents.

Parcel G Boundary:

First we would like to address the westem boundary for the Parcel G open space. At the January |2,
2006 public hearing on the Danshes Preliminary Plan, the Board approved a Preliminary Plan that
showed the stream as the western boundary of Parcel G. However, Winchester Homes has changed the
western boundary of Parcel G on the most recent set of site plans that we have seen (March 2006).

Our understanding is that while Applicant had earlier agreed (o the stream as the western boundary of
Parcel G, it now feels that the stream is not a feasible boundary because a stream boundary line (1) is
too difficult to survey and (2) could change over time. Applicant would now like to opt, instead, for a
straight line as the western boundury of Parcel G. However, this newly drawn siraight line cremtes a
confusing boundary line that bears no relationship to the features of this property, Indeed, now the
stream is on both sides of the boundary, with the result that it will be extremely difficuht 1o clearly mark
the boundary between the agricultural Pareel G and the recreational HOA Parcel C located to the west
of Parcel G. There are many reasons 1o clearly separate recrestional functions from agricultural uses.

We have observed staff working very hard over many months 10 address the numerous challenges
posed by this subdivision. We have appreciated their recognition that all reasonable steps must be
taken w avoid rural and suburben conflicts, We have also appreciated the Planning Board's consisient
recognition during these proceedings of the needs of agriculture and the importance of agriculture w
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the goals of the RNC zone. Accordingly, we ask that you require Applicant to restore a workable
boundary for the western boundary of Parcel G, This boundary could be either (1) the stream as
Applicant originally proposed to the Planning Board during the January public hearing on the
preliminary plan; or (2} a straight line as Applicant now seems to favor, though it really should be a
straight line to the west of the line now drawn by Applicant, preferably on the west side of the stream.

Night Sky:

Sandy Spring is blessed with  night sky that can still be seen. We can observe the constellations and
planets at might. This is because at present we still have a dark sky. With the increase in development
in the arca we need to be extra considerate of our natural resources and do cur utmost to preserve them,
as they are a dear possession that will quickly escape all of us. The lighting needs to be changed to a
complete cut off at night instead of partial,

Energy Efficiency:

Considering the President’s directive on energy efficiency use, it seems prevalent that we utilize our
resources. This is a new community that is setting presidence with other homes that will be built in the
near future. Each of these homes is capable of producing enough energy for themselves as well as part
of the community around them. Each of these homes should be fully solar operated. With the new
solar shingles that are available the homes do not look like space crafis. But, blend well with the
surroundings. However, it makes them independent of the energy use of our smog producing
production plants. With the increase in building solar should be a number one priority in energy
choices. It is free and clean.

Water Conservation:

More than half of the water that is put out of our homes as sewer is acmally gray water that could be
used again for wotering the lawns and surrounding open space of a community. 1f each new housing
community would install gray water systems for their showers and laundry, it would greatly reduce the
amount of treatment that would be needed in our sewer management programs.  Please consider this
when reviewing plans.

Designate a Community Garden:

Recently, I have had many comments from people in Olney and other nearby areas. They say that they
really wish they could have a garden space like | have, They say, it would be so nice just to have a
little bit of earth to work. When | lived in Santa Monica, California, we had community gardens all
over the place, and they looked so very nice. Tt really made the neighborhood leok anractive.

We suppont a workable boundary for Parcel G, the installation of solar efficient homes, gray water
systems, complete cut off of street lighting at night to preserve our night sky, and the installation of
community gardening space. Each of theses things that remind each of us that we are the caretakers of
our earth. We are responsible for preserving our enrth for the future generations. We have no night to
use up all of the resources for ourselves.

On behalf of the Bentley Road Civic Association, I thank you for your considerntion of our requests.

_@_iru:ml}f.
‘:--r:iE?ar r&fﬁﬂiﬁgﬁw -

Cathy Berglund



APPENDIX F



Srinivas, Laxmi

From: Espen, Chenan

Sent: Friday, April 07, 2006 853 AM

To: Etemadi, Shahnar, Walon, Grace

Ce: Snnivas, Lasm

Subject: Darshes Property Site Plan Memo [B20080160)

Please nota that thers will be no TP sisfl mema for this site pian. | alresdy gave my comments 1o Laxmi verbally
Charian



‘ T MAATFLAN-MATIAL CARTAL AAAN AND SLANNING TN ILEERON
hioAnpameny Counly Ceraeirmmet of Poril ond Floremng

October 27, 2005

MEMORANDLUM

TO: Catherine Conlon, Supervisor
Development Review Divisi

VIA: Shahriar Etcmadi, S
Transportation Plannin

FROM: Cherian Bapen, Planner/Coordinator
Transportation Planming
301-495-4515

SUBJECT: Preliminary Plan No, 1200050810 (1-05081)
Danshes Property
Brooke Road

Rural (Pamuxent) Policy Area

This memorandum summarizes Transportation Planning staff"s Adequate Poblic Facilities
{ APF) review of the subject Preliminary Plan to build 34 single-family and six single-family attached
{townhouse) dwelling units on the subject property in an RNC Zone, within the Rural (Patuxent)
Policy Area.

RECOMMENDATIONS

Transportation Planning siaff recommends the following conditions as part of the
transporiation-related requirements (o approve this Preliminary Plan application:

1. Limit furure development on the property o & maximum of 34 single-family and six
townhouse dwelling units,

2 Satisfy all preliminary plan conditions included in the Montgomery County Department of
Poblic Works and Transporiation (DFWT) letter dated October 23, 2005 (see Attachment
Nao. 1) or any other subsequent letter. All DPWT site frontage, site access, and on-site issues
related to this development shall be fully addressed prior to the final record plat

MOATECARERY DOUNTY BERURTUENT OF RAGE AND PLANMNING, 8787 GFDRGIA MENLE, STVER SPAING. MARYLAND 20910
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10.

Consistent with the 1998 Approved and Adopted Sandy Spring/Ashton Master Plan, dedicate
and show on the final record plat right-of-way along Brooke Road to provide a minimum of
either 35 feet from the roadway centerline, or 70 feet from the opposite roadway right-of-way

~line.

Dedicate and show on the final record plat 50-foot wide right-of-way along Public Roads
“AA” and “BB” as Tertiary Residential Streets (Modlﬁed DPWT Standard No. MC 210. OS)

The final record plat shall reflect dedxcanon of necessary truncation at all intersection
corners. -

Provide a continuous eight-foot wide Class I bike-path, an adjoining four-foot wide
equestrian trail, and street trees along the entire property frontage (i.e., along the east side of
Brooke Road), including that portion of the referenced bike-path through Parcel A, Rural
Open Space of Meadowsweet (approved Preliminary Plan No. 1-04011). The proposed bike-
path shall be connected to the existing bike-path along the front of Sandy Spring Fire Statlon
The applicant shall also plant street trees along the front of the fire station.

The development shall provide lead-in sidewalks from Brooke Road along both Public Road

. “AA” and Public Road “BB™.

All on- and off-site sidewalk/bike-path. ramps and crosswa]k shall conform to Americans
with Disabilities Act standards.

All public improvements, including those required by the DPWT (such as road frontage
improvements along Brooke Road, the proposed bike-path along Brooke Road, internal
Public Streets “AA” and “BB”, 1nternal sidewalks, etc.), shall be constructed and open to
traffic prior to the release of the 27® building permit of any type of dwelling unit.

Access to all lots shall be from internal streets and shall be reflected on the site plan.

'DISCUSSION

Site Location, Access, Existin g PedcsniaﬁfBikoway Facilities and Public Transit

The proposed development is located along the east side of Brooke Road to the north of

Saﬁdy Spring Fire Station and Olney-Sandy Spring Road (MD 108) Two access points are proposed
to the site from Brooke Road.

- Within the study area, MD 108 is a two-lane roadway, and has a posted speed limit of

30 miles per hour. Limited sidewalks currently exist along both MD 108 and Brooke Road.

- Additionally, there are no bikeway facilities in the immediate vicinity of the site except for the built
portion of the bike-path along Brooke Road to the front of the fire station. MD 108 is serviced by the .

Metrobus system via Norwood Road (Route Z2). :



Mister Plan Roadway and Pedestrian/Bikeway Facilities

The 1998 Approved and Adopled Sandy Spring/dshion Master Plan describes the nearby

miaster-planned roadways, pedestrion and bikeway facilities as follows:

1.

td

Olney-Sandy Spring Road (MDD 108), as a master-planned east-west Arterial (A-92) between
the Howard County line to the east and Dr. Bird Road to the west, with a minimum S0-foot
right-of-way. The roadway is “Main Street” for the Sandy Spring and Ashton village centers.
The masier plan also recommends regional trails along MD 108, with connections to the
Rural Legacy Trail and the Noarthwest Branch Trail. A Class [ (off-road) bike-path (PB-66;
SP-37 in the 2005 Countywide Bikeways Functional Master Plan) is recommended for
MD 108 along its north side in the vicinity of the development.

Brooke Road, as s Pnmary Residential Street (P-2) that connects New Hampshire Avenue
(MDD 650) to the northeast with MD 108 to the south, with a recommended minimum right-
of-way width of 70 feet and two travel lanes. The master plan recommends a local trai] and a
Class I (on-road) bikeway (PB-68) along Brooke Road between MD 108 to the south and
Chandlec Mill Road to the north. With the Approved 2005 Rachael Carson Greemway Trail
Corridor Plan, which recommends the greenway to be along the east side of Brooke Road in
this area, staff is recommending that the applicant construct an eight-foot wide bike-path and
sn adjoming four-foot wide cquestrian trail along the whole Brooke Road property frontage
as well as Parcel A, Rural Open Space of Meadowsweet.

Meeting House Road, as 5 Rustic Road (R-1) to the south of MD 108 acrosg from Brooke
Road, with s recommended minimum right-of -way width of 70 feet and two travel lanes, and
extending spproximately 0.4 mife.

Nearby Transportation Improvement Projects

The Maryland State Highway Administration (SHA) and the Montgomery County DFWT

Capital Improvement Program includes the following nearby transportation improvement projects:

b

wmsm pm]mmmdummsﬂﬂyﬂmmmMu
to start construction in October 2005, SHA's goal is to have the traffic signal
operational by carly November 20035,

MD 108 Sidewalk: This jomnt SHA/DPWT project provides for the construction of a
sidewalk along the south side of MD 108 between Hidden Garden Lane to the east and

-Norwood Road to the west (approximately 4,000 feet), and a sidewalk along the east side of

Norwood Road to the south of MDD 108 (approximately 330 feet). The project is anticipated
to start construction in October 2005. The project currently has a finish date of May 2006,



Local Area Transportation Review

A traffic study was required for the subject Preliminary Plan per the Local Area
Transportation Review (LATR) Guidelines since the initial development proposal with 42 single-
family dwelling units was estimated to generaie 3 or more peak-hour tops during the typical
weekday morming (6:30 - 9:30 am.) and evening (4:00 - 7:00 p.m.} peak periods. It is noted that the
above finding is also true for the cument version of the plan (with 34 single-family and six
townhouse dwelling units).

The consultant for the applicant submitted a traffic study (dated January 5, 2005) that
presented the traffic-related impacts of the original development on nearby roadway intersections
during weekday moming and evening peak periods. Staff review of the above traffic study indicated
that the study complied with the requirements of the LATR Guidelines and the traffic study scope
provided by the staff. The traffic study estimated that the initinl site density with 42 single-family
dwelling units would generate approximately 40 peak-hour tips dunng the weekday moming peak-
period and 47 peak-hour trips during the weekday evening peak-period. A summary of the above is
provided in Table 1. .

TABLE1
SUMMARY OF SITE TRIP GENERATION
DANSHES PROPERTY - 42 SINGLE-FAMILY DWELLING UNITS

Time Period Trip Generation
In Chut Total
Weekday Morning Peak-Hour 10 20 40
Weekday Evening Peak-Hour 30 i7 47

By

i, Based ms M-NOFPC wip presrstion mies for the froposed baltial denslry

3+ The carenk Preliminey Pl with 34 siagle-family ssd i lowahouss, waa sstissiod o prossts
the werkitay evening peni-perind. Theefire, die nbsniing puffe suly easoizd & cosservalive anslyuii.

A summary of the capacity/Critical Lane Volume (CLV) analysis results for the study
intersections for the weekday moming snd evening peak hours within the respective peak periods
from the traffic study (for 42 single-family dwelling units) is presented in Table 2. As shown in
Table 2, the weekday moming and evening peak-hour capacity analysis presented in the traffic study
indicated that under Total Future Traffic condition, CLV at the study intersections were below the
applicable congestion standard. Therefore the application satisfies the LATR requirements of the
APF test.



TABLE 2

SUMMARY OF CAPACITY CALCGLATIONS

' DA.NSH_ES PROPERTY - 42 SINGLE-FAMILY DWELLING UNITS

Trafﬁc Conditions
. inters_eétion I Existing Background - Total
AM PM AM PM AM PM
MD 108 and MD 650' ~ 1356 | 1277 | 1370 | 1207 | 1375 | 1303
| MD 108 and Brooke RoadMeetinghouse _Road2 | 1,334 1,275 1,381 | 1,345 . 1,418 1,383
MD 108 and Norwood Road® 1,328 | 1205 | 1364 | 1,357 | 1,384 | 1,379
Brooke Road and Southern Site Access Road> - - - - 138 136"
Brooke Road and Northern Site Access Road> ~ -- - - : .1 18 - 111
Source: Danshes Property Traffic Study. The Traffic Group, Inc. January 5, 2005.
Note: Congestion standard for those intersections that straddle two or more policy areas will be the h.lgher of the rcspbctlvc policy-area
congestion standard.
1 FY 2005 Congestion Standard for Rural (Patuxent) Pohcy Area: 1,400.
2 FY 2005 Congestion Standard for Olney Policy Area: 1,475.
CE:gw
-Attachment
ce: Michael Ma
- Mary Goodman
Lyn Coleman
Doug Powell
Piera Weiss
Chuck Kines
Greg Leck
Ray Burns
John Borkowski
Mike Lemon
Kevin Foster
. Bob Harris
» Mike Lenhart
Mmo to .Conlon e Danshes Prop -




Erinivas, Laxmi

———J—

From: Oaks, Michele

Sent: Tuesday, April 25, 2006 17:47 AM

Ta: Srinivas, Laxmi

Subject: Danshes Property 6-06016

llmn.lll-ll

| have reviswed the subject project and found A not 1o | any resources listed In the Locational Atlas and Index of
Higtoric Sites ar in the Master Plan for Histarie ey

Sincarsly,

Michaia Oaks

Michele Oaks, Senior Planner

Historic Preservation Office

Maontgomery County Department of Park and Planning
1108 Spring Streal, Sulte BI

Silver Spring, MD 20810

{301) 563-3400 (phang)

(301) 563-3412 (fax)

michele oaks{@mncope-me o

WWW.MNcope.arg
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MEMORANDUM December 1, 2005

TO: Cathy Conlon, Subdivision Supervisor, Development Review Division
Richard Weaver, Subdivision Review, Development Review Division

FROM: Doug Powell, Plan Review Coordinator, Park Planning and MH@?W

Analysis Unit, Countywide Planning Division

RE: Park Planning and Resource Analysis Unit's Conditions for approval
of Preliminary Flan #1-05081, Danshes Property

The Planning Board approved Rechel Carson Greenway Trall Corridor Plan designates
tha bike pathftrall slong Brooke Road, shown in the Sandy Spring/Ashton Master Plan, gs the
Rachel Carson Greanway Trall. The Rachel Carson Greanway Trall Corridor Pian directs staff io
“Assure the sidewalicbike path proposal slong Broocke Rogd is atiractive and features & park-ike
gelting.” The Plan includes a proposed cross section for Brooke Road that “features [andscaping
on either side of an B’ asphall trall 1o creete 8 sense of enclosure and o provide a natural
s=tfing.” This cross-section was prepared by Community Based Planning and presenied 1o the
deveioper at the Plan's work sassion and during the site fisld visit with the Applicant. Park
Planning and Rescurce Analysis staff therefore requests the following Canditions of Approvai;

1. The Rache! Carson Greenway Trall and surmounding lendscaping to be constructed by
Applicant completely within the existing or dedicated public road right-of-way or PIE.
Issue of trail and landscaping maintenance to be determined by time of Site Plan
approval

2. A detalied cross saction, ecceptable to M-NCPPC staff, of the sntire trall, including
landscaping, and |ts relationship to the adjacant houses and entrance roads io ba shown
on plens to ba approved st time of site plan.

3, The 8 wide, hard surface Greamiay Trall o ba continuous fram tha southemn (o tha
nofthem property boundaries, slong the Brooks road frontage, including through the
smadl parcal on the sast side of Brooke Road thet is bordered on the narth and south by
this subdivision but |s not part of this subdivision.

4, Gresnway Tral to ba adequately signed with signage approved by M-H{:F'Pt:_ siafl,
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- Arenaihel Carson Greenway Trail Corvidor lan

Ciosmg the Greenway Gap Near Sandy Spring.

The Sandy Sprinngshton Master Plan, adopted in 1998 enoorsed the concepi of contmumg'
the greenway but recomimended the location be determined as part of a subsequent trail
corridor study. The Rachel Carson Greenway Plan is that study .

The study area where a grennway connection‘is needed near Sandy Sprmg is shown below
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1hie Ruckel Carson Greenigy Thnil Covridor Flan

Several opticns for previding continuity In this area were studied and discussed by the
Flanning Boerd. As shown onihe previous page, this Flan recommends the greenway trail
follow sidewalks through the village of Eandy Spring and along Erocks Road. Publie use trail
magsmeants across the Brooks Grove Foundsfion proparty west of Brooke Road would aliow tha
graenway lo continue north to fulure proposed parkiand.

The proposed greenway location meets plan objectives far greenway connactivity, historic
interpretation, linking community resources and supporting the Sandy Spring Target Invesimeni
Zona for Heritage Tourism

The Plan proposal refies on sidewalks for most of the greenway corridor. The detailed cioss
section and design of the sidewalks will determine how atfractive the greenway will be. As
statad in tha Sandy Spring-Ashton Master Plan, pathe and sldewzlks should be located and
‘mndscapad lo it with the rural characler in a manner typical of a rural path. The Sandy
spring/Ashton Masier plan alse provides &n attractive etreetecaps concept for the Vilage of
Sandy Spring thal includes sidewsalks and plantings. Implementation of these Master Plen
recommandations Is essential lo providing an altractive setting for the Rachel Carson
Greanway.,

The cross-section shown below is recommaended for Brooke Road. It fealures landscaping
on aither side of an B' asphalt trail fo create a senee of enclosure and 1o pravida 3 naturs!
setting.
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Robert L. Flanagan, Secretary
Neil J. Pedersen, Administraior . 5.

Robel’t LEhrlleh. Jr., Governor
Michael 8. Steele, L. Governor -

Sfatelﬁgimy '

Maryland Department of Transportation ~~ ~

" February 22; 2005

Mr. Shahriar Etemadi- - ' | Re:

Transportation Coordmator MD 108 General File
M-NCPPC .. Danshes Property.

8787 Georgla Avenue .
Silver Spnng, Maryland 20910

-'Dear Mr. Etemadl

_ Thank you for the opportunity to review the Traffic Impact Study Report by 7w

' The Traffic Group, Inc. dated January 5, 2005 (received by the EAPD on January "0 - -
27, 2005) that was prepared for the proposed Danshes Property residential = . . -
development in Montgomery County, Maryland The comments and conclusmns' RS 7

are as follows: - : &

» Acoess to the 42 Single Family Detached Dwelllng Un.its is prooosed' from .
two (2) full movement access drlveways on Brooke Road (a County
roadway). : -

e The traffic consultant determmed that the proposed’ development would
‘negatively impact the MD 108§ at Brooke Road/Meeting. House Road
intersection. Therefore, the traffic consultant proposed to- restripe the

- eastbound MD 108 approach from the existing 1 left/through lane and 1
right turn lane —to— 1 left turn lane and 1 through/right lane..

_ _SHA is in general concurrence with the_- report flndlngs.-- ‘However, the
proposed eastbound MD 108 through/right lane should be widened to. 16 feet to- -~

~ accommodate bicyclists (if right-of-way is availabie or obtainable)..- In addition,
milling and overlay may be required to implement the proposed improvement
along eastbound MD 108 at the MD 108 at Brooke. Road/Meeting. House Road
intersection. - Finally, the receiving lane along eastbound MD 108 (east of the -
intersection) may require improvements to provide a safe- and smooth trans;tlon )
through the intersection area. : " - s

My telephone number/toll- free numberis___
Mary!and Relay Service for Impaired Hearing or Speech 1.800.735. 2258 StateW1de Toll Free

Street Address: 707 North Calvert Street * Baltimore, Maryland 21202 « Phone 410.545.0300 .www.malylandroads.oom



Mr. Shahriar Etemadi’
Paga 2of 2 :

Therefore, in conclusion, SHA recommends that the M-NCPPC condition
the applicant to modify the eastbound MD 108 approach to provide 1 left tum
lane and 1 throughlright lane at the MD 108 at Brooke Road/Meeling House
Road intersection. The eastbound MD 108 throughfright lane should be
designed as a 16-foot lane to accommodate bicyclists, The modification of the
eastbound MD 108 approach improvement should include any necessary
improvements along eastbound MD 108 (east of the intersection) to create a safe
and smooth transition through the intersection area. Roadway improvement
plans should be submitied to SHA for our review and comment.

Unless spacifically indicated in SHA's response on this repord, the
comments contained herewith do not supersede previous comments made on
this development application, If thera are any questions on any issue requiring a
permit from SHA on this application, please contact Greg Cooke at (410) 545-
5602. If you have any questions regarding the enclosed traffic report comments,
please contact Larry Green at (410) 955-0000 x20.

Very truly yours,

(P, iy B i,

{<n Steven D. Foster, Chief
Engineering Access Parmits Division

cc:  Ms: Maureen Decker - M-NCPPC Montgomery County
Mr. Greg Cooke — Assistant Division Chief SHA EAPD
Mr. Joseph Finkle — SHA Travel Forecasting Section
Mr. Robert French — SHA Office of Traffic & Safety
Mr. Larry Green — Daniel Consullants, Inc.
Mr. Michael Lenhart — The Traffic Group, Inc.
Mr. William Richardson — SHA Traffic Development & Support Division
Mr. Lee Starkloff — SHA District 3 Traffic Engineering
Mr. Jeff Wentz — SHA Office of Traffic & Safety



WSSC Comments on Items for November 21, 2005
Development Review Committee Meeting

File Number

Froject Name

Substantial Comments

820060160

Danshes Property

EXTENSIONS REQUIRED

Witer and sewer main extensions are required to provide service to this project. Accordingly, o system extension
permit must be obtwned from the Development Services Group (DSG). Project has an assigned project number
of DA3447Z02, The assigned project manager is Bruce MacLuren. He can be reached at 301-206-8817.

AMENDMENT SUBMITTED

WSSC recently received a project amendment application on November 4, 2005 to split the project into two parts
(offsite sewer - part 1 and 40 Jots - part 2). One small segment of pressure sewer is being proposed o serve 3 lots
only. Bruce MacLaren has not yet processed this amendment.
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FIRE MARSHAL COMMENTS

DECEMEER 29, 2005
PLANNING BOARD, NONTGOMERY COUNTY

BATTALION CHIEF MICHAEL A DONAHLUE, FIEE CODE ENFORCEMENT SECTION
CANEHES FROFERTY, FRELIMINARY FLAN, FILE MO, {05081

13112008

PLAN APPROYED.

i Review based oaly dpon information contained on the F]'“' iabreitted _ 12-01.
2005 . Review snd approval does not cover unsatisfactory matallaton
wmmm.wmmmmmmﬁmmm

b. Comectoon of wnsstfactory nstallaton will be required upon mepection and
service of notice of violation to a party responsible for the property,

Department of Permimmng Services



DEPARTMENT OF PUBLIC WORKS
Douglas M, Duncan AND TRANSPORTATION Arthur Holmes, Jr.
Eg:ml}-.ﬂmm:fw Direcior
October 23, 2005

Ms. Catherine Conlon, Subdivision Supervisor
Development Review Division
The Maryland-National Capital
Park & Planning Commission
8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

RE: Preliminary Plan # 1-05081
Danshes Property

Dear Ms. Conlon:

We have completed our review of the preliminary plan dated March 23, 2005 and the
amended detail plans for Brooke Road dated August 22, 2005, The Development Review
Committee reviewed this plan at its meeting on April 25, 2005. 'We recommend approval of the
plan subject to the following comments:

All Planning Board Opinions relating to this plan or any subsequent revision, project
plans or site plans should be submitted to DPS in the package for record plats, storm
drain, grading or paving plans, or application for access permit. Include this letier and all
other comespondence from this department.

1. Show-all existing planimetric and topographic details (paving, storm drainage, driveways
adjacent and opposite the site, sidewalks and/or bikeways, bus stops, utilities, etc.) as
well as existing rights of way and easements on the preliminary plan.

2. Necessary dedication for widening of Brooke Road in accordance with the master plan.
3. Full width dedication and construction of all interior public streets.

4, Grant necessary slope and drainage easements. Slope easements are to be determined by
study or set at the building restriction line.

5.  Grade establishments for all new public streets and/or m’ﬁﬁm———j
prior to submission of the record plat.

F '_—r—_____

*
e ——

;“-"‘ﬁ"% . ROV 21 s

CUNT RV I
h—

Division of Operations —i e ]

101 Orchard Widge Drive, 2nd Floor * Gaithersburg, Muaryiand 20878
24607776000, TTY T40/777-6013, FAX Z40/777-6050



Mz, Cotherine Conlon
Preliminary Plan No. 1-05084
Oetober 23, 2005

Page 3

12,

13.

14,

15.

16.

17,

This site is located in the Howlings River (Class [V) watershed. In sceordance with
Section 49-35(k) of the Montgomery County Code, curb and gutter may not be installed
in.an environmentally sensitive watershed unless certain waiver criteria have been
satisfied.

The Department of Permitting Services may lift this requirement if the applicant 15 able to
provide documentation which satisfactorily demonstrates the use of curb and gutter will
not significantly degrade water quality. This documentation is to be submitted in
triplicate to Ms, Sarah Mavid of DPS (Right-of-Way Permitting and Plan Review
Section), for subsequent review and comment by this Department and the Maryland-
National Capital Park & Planning Commission (Environmental Planning Division.)

The owner will be required to submit a recorded covenant for the operation and
maintenance of private streets, storm drain systems, and/or open space areas prior 1o
MCDPS approval of the record plat.  The deed reference for this document is to be
provided on the record plat.

The owner will also be required to execute and record a Declaration of Covenants (for
Maintenance and Liability) for the maintenance and operation of the proposed equestrian
path along Brooke Road. The deed reference for this document is to be provided on the
record plat.

Relocation of utilities along existing roads to accommodate the required roadway
improvements shall be the responsibility of the applicant.

If the proposed development will alter uny existing street lights, signing, and/or pavement
markings, please contact Mr. Fred Lees of our Truffic Control and Lighting Engincering
Team at {240) 777-2190 for proper executing procedures. All costs associated with such
relocaticns shall be the responsibility of the applicant. -

Trees in the County righte of way - species and spacing to be in accordance with the
applicable MCDPWT standards. A tree planting permit is required from the Maryland

ent of Natural Resources, State Forester's Office [(301).854-6060], to plant trees
within the public right of way. .

A Public Improvements Agreement (PLA) will be an acceptable method of ensuring
canstruction of the required public improvements within the County right of wiy. The
PIA details will be determined at the record plat stage. The P1A will include, but not
necessarily be limited to, the following improvements:



Ms, Catherine Conlon
Preliminary Plan No. 1-05084
October 23, 2005

Page 5

Thank you for the opportunity mr:w:wmmpmtmmaryplm ll“}'uu have any qum;:ms
or comments regarding this letter, please contact me &t greg. e ONtROIE
(240) 777-2190.

Sinceraly,

Gregory M. Leck, Manager
Traffic Safety Investigations and Planning Team
Traffic Engineering and Operations Section

b/ DA DunshexProp | 05081, gmi reve. dos

ce:  Mike Lemon, Winchester Homes
Kevin Foster, Gutschick, Little & Webber, P.A.
Richird Weaver; M-NCPPC DRD
Shahriar Etemadi; M-MCPPC TP
Joseph Y. Cheung; DPS RWFPPR
Christina Contreras; DPS RWFPR
Sarah Navid; DPFW RWPFR
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Erinlvnl Laxmi

Froim: Suaraz, Sharon

Sant: Menday, June 18, 2006 4:12 PM

To: Srinves, Laxmi

Subject: Site Plan #6200601680 Danshes Proparty - Housing Commeants
Importance: High

Laemi

| have reviewed (he application and have checked the calcutation of MPDUs and densty bonwus units.  The applicant has
caicuated propery. 33 base density + one bonus unit + sk MPDLSs = 40

Enter "33 on the MPOU calcusator for vanficaton at ntp:fwww moparkandplanning orgihousing mpducal asp
ghs

Sharon K. Suarez, AICP, Housing Coordinator<?xml:namespace prefix = o ns = "urn:schemas-
microsoft-com:office:offica” />
Research & Technology Center
Montgomery County Planning Department
The Maryland-National Capital Park & Planning Commission (M-NCPPC)
B787 Georgia Avenue, Silver Spring, MD 20810-3780
Phone (301) 485-4720; FAX (301) 495-1326
sharon. suarez@mncppc-mc.org <mailto:sharon. suarez@mncppe-mc.org>
www.mcparkandandplanning.org/housing <http:/Mww.mcparkandandplanning.org/housing>

—-Drtginal Masoege—

From: Srinvas, Lasrmy

Sanl: Friday, Juns 16, 2006 9:57 AM
Ta: Susrer, Shamon

= feba, Michael

Sastrject: Fv: Refermals from your Dhagon
Impartance: High

| need tha memo for Danshes today or Monday ASAP, Staff reports are due to my suparvisor on Monday. Danshes is
#2 on tha ist bedow. It is 3 92 scre property in the ANC Zone. A iotal of 40 units are being proposed including six

?hF;JUE. The Prelminary Flan 120050810 was approved on January 12, 2006, A quick two sentence meamo will do
riE

—mgmal Massage—

From: Suarez, Sharon

Sentz Weadnesday, April 19, 2006 400 PM
Tog Senivas, Lammi

Siilvject: RE: Rederrals from . your Bivison

HIi, agam, Laoomi

Waow, you weren't kidding! Thanks so very much for the heads up. | will try to gst the Lonecak Townes comments to
you tomorrow, becauss | will be at APA in San Anfon from tha 2158 o the 26th



The Planning Board hes been requiring memdos from other sections sttached 1o the staff reports gven if there are
o comments. | need & quick memo from your section for the foliowing cases. The due dates are also listed.

1.

Loneoak Townes 8-08010 due date 4/26/08
Property location: 12128 Georgia Avenue
B8 townhouses in the RT-12.5 Zone

Danshes Property 8-08018  due date 5/1/08
on Brooke Road NW of Oiney Sandy Spring Road
Olney Estates 8-08010 due date 5/10/08

northaast quadrant of Oid Belimore Road and Ampeq Lans
38 single family units and & duplex MPDUs in the RNC Zone

Ashton Meating Plsca 8-08023 due 521/08
on Mew Hampshire Avenue in the SE guadrant of New Hampshire Avenue and Ashion Road
Six apartments over retall and 58.659 sq ft of retall in the C-1 and R-80 Zones

Bowie Mill Estates B-D6011 due 6106
Wae airaady have memos from Parks and Historic Preservation on this one.
158 single-family residential units, 14 duplex MPDUs and 14 townhouse MPDUs in the RNC Zone

High Acres 8-08022 due B/10/08
On Brookes Lane nortfnwest of Locust Lana
15 townhousas in tha R-80 Zone

Thanks for your help. | appraciate it



