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MONTGOMERY COUNTY PLANNING DEPARTMENT
THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Item #
MCPB 5/24/07

MEMORANDUM

DATE: May 14, 2007

TO: Montgomery County Plannjng Board

VIA: Rose Krasnow, Chief 22/ .
Robert Kronenberg, Acting Supervisord/ 4 '
Development Review Division

FROM: Calvin Nelson, Jr.  r____
Development Review Division
(301) 495-4619

REVIEW TYPE: Site Plan Review

CASE #: 820060330

PROJECT NAME: Petruccelli's Corner

APPLYING FOR:

Approval of 10,000 grosé square feet office/retail building

REVIEW BASIS: Div. 5§9-D-3 of Montgomery County Zoning Ordinance

ZONE: Rural Village Center Overlay Zone (Base Zones: C-1/ O-M)

LOCATION: Located in the southwest quadrant of the intersection Darnestown Road (MD
- 28) & Seneca Road (MD 112) in Darnestown

MASTER PLAN: Potomac Subregion Master Plan

APPLICANT: Nicholas D. & Vanda A. Petruccelli

FILING DATE: March 29, 2006

HEARING DATE:

May 24, 2007

STAFF RECOMMENDATION: Approval of 10,000 gross square feet office/retail building, including a
3,500 square-foot bank with drive-thru, on 2.49 acres. All site development elements as shown on the
site and landscape plans stamped by the M-NCPPC on April 20, 2007 (Site Plan), and on May 4,
2007 (Landscape and Lighting Plan) 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

120061000.

2. Landscaping

a. Provide a shade tree in the existing parking lot island along Darnestown Road.

b. Provide evergreen shrubs adjacent to the existing parking areas along Darnestown Road
and Seneca Road.

8787 Georgia Avenue, Silver Spring, Maryland 2091 Director’s Office: 301.495.4500 Fax: 301.495.1310

www.MontgomeryPlanning.org 100% recycled paper



Lighting
a. Alllight fixtures shall be full cut-off fixtures.

b. Deflectors shall be installed on all fixtures causing potential glare or excess illumination,
specifically on the perimeter fixtures abutting the adjacent residential properties.

c. lllumination levels shall not exceed 0.5 footcandles (fc) at any property line abutting county
roads or adjacent residential properties.

d. The height of the light poles shall not exceed 12 feet including the mounting base.

Pedestrian Circulation

a. Provide crosswalks at the two internal access points on the site along Darnestown Road.
b. Provide a 5-foot wide lead-in sidewalk from Seneca Road to the existing building.

Transportation

The applicant shall comply with the following condition of approval from M-NCPPC-
Transportation Planning in the memorandum dated April 19, 2007. [Attachment B] :

a. Total development is limited to 10,000 square feet of office use as shown on the preliminary
and site plan, as analyzed in the traffic study.

Forest Conservation

The applicant shall comply with the following condition of approval from M-NCPPC-
Environmental Planning in the memorandum dated April 17, 2007. [Attachment C]

Applicant must comply with the conditions of approval of the preliminary and final forest
conservation plans. There is a 0.40-acre forest-planting requirement associated with this
plan. The applicant will meet this requirement with an in-lieu fee payment to

M-NCPPC.

Stormwater Management

The proposed development is subject to Stormwater Management Concept approval conditions
dated November 18, 2005, unless amended and approved by the Montgomery County
Department of Permitting Services. [Attachment D]

Sewage disposal flow for the proposed 10,000 square-foot building is limited to 775 gallons/day.
[Attachment E]



8. Development Program

Applicant shall construct the proposed development in accordance with Development Program.
A Development Program shall be reviewed and approved by M-NCPPC staff prior to approval of
certified set of site plan. Development Program shall include a phasing schedule as follows:

a. Sidewalks along Darnestown Road and Seneca Road shall be completed no later than 6
months after completion of the proposed building.

b. On-site landscaping and lighting shall be completed no later than 6 months after the
completion of the proposed building.

c. Phasing of dedications, stormwater management, sediment/erosion control, public use
space, streetscape, recreation, community paths, trip mitigation or other features.

9. Clearing and Grading

No clearing or grading prior to M-NCPPC approval of the certified site plan.

10. Certified Site Plan

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

a. Development program, site plan index, and site plan resolution.
b. Limits of disturbance.

c. Methods and locations of tree protection.

d. Forest Conservation easement areas.

e. Note stating the M-NCPPC staff must inspect tree-save areas and protection devices prior to
clearing and grading.

PROJECT DESCRIPTION: Site Vicinity

The proposed development is located in the southwest quadrant of the intersection of Darnestown
and Seneca Roads in Darnestown. The Potomac Subregion Master Plan shows the subject site as
being on the western boundary of the Darnestown Village Center, a commercial and residentially
zoned area that encompasses about 10 acres. Properties within the village center include: a Harris
Teeter (formerly Food Lion) grocery store north of the site across Darnestown Road in the C-1 Zone,
and one-family residences in the R-200 Zone; properties south and west of the site contain
commercial uses in the C-1 Zone and one family residences in the RE-2 Zone; there is a gas station
east of the site across Seneca Road in the C-1 Zone and residences and vacant property in the RE-
2 Zone; and west of the site and outside of the village center is the 189-acre, RC-zoned site owned
by the Archdiocese of Washington.



PROJECT DESCRIPTION: Site Description

The 2.49-acre site is currently developed with a 4,100 square foot commercial building, 32 parking
spaces, a telecommunications antenna, a residential structure, and a large shed. The residential
structure and the shed will be demolished to make way for the proposed development. There are
two existing access points off of Darnestown Road and one existing access point off of Seneca
Road. Circulation on the site consists of a driveway that encircles the existing commercial building,
with a single row of parking located on the north, east and west sides of the building. There is no
forest area on the site - the site has a gradual slope from the end of the existing parking area
towards the site’s western boundary. The site will be served by public water and an on-site septic
system.
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PROJECT DESCRIPTION: Proposal

The proposed development is in the Rural Village Center Overlay Zone, with Convenience
Commercial (C-1) and Office Building, Moderate Intensity (O-M) base zones.

The subject development proposes a 10,000 square-foot office/retail building to be added to the site
that includes an existing 4,100 square-foot commercial building and an existing telecommunication
antenna (the existing residence and large shed will be demolished). The proposed two-story
building will include a 3,500 square foot bank with drive-thru located on the eastern end of the
proposed building.

Both of the existing access points to the site off of Darnestown Road will be modified. The eastern
access point will provide a right-out-only exit onto Darnestown Road. The existing access point off of
Seneca Road will remain unchanged. The 11 existing parking spaces located to the rear of the
existing commercial building will be eliminated to make room for the bank drive-thru and circulation
on the site. A total of 30 parking spaces are required for the proposed building, with 57 new parking
spaces being shown on the site plan. The applicant is providing the extra parking spaces in the
event that medical offices, which require a higher parking standard, could be accommodated.
However, medical office space would be limited, since sewage disposal flow for the proposed

- building is 775 gal/day maximum, and medical office space requires 0.62 gal/sq.ft./day. [Attachment
E] In any event, the total number of spaces will adequately accommodate the medical office use.




PROJECT DESCRIPTION: Prior Approvals

Preliminary Plan 120061000 (concurrent review with this site plan)

ANALYSIS: Conformance to Development Standards

PROJECT DATA TABLE (*Rural Village Center Overlay Zone — base zones: C-1, O-M)

Development Zoning Ordinance Zoning Ordinance Zoning Ordinance
Standards Requirements Requirements Requirements Proposed
C-1 Zone O-M Zone (*RVCOZ)
Lot Coverage N/A 60% maximum N/A 11% (existing and
proposed buildings)
Bldg. Height-stories N/A 5 stories N/A 2
Bldg. Height-feet 30 60 feet 35 *30
Green Area 10% minimum 10% minimum 35% minimum 44%

Floor Area Ratio

(FAR) N/A 1.5 0.2 0.16 (existing and
proposed buildings)

**Building Setback- 10 ft. 15 ft. 50 ft. 68 ft.

Darnestown Road

Bldg. Setback —side 20 ft. ***12 ft. 20 ft. 90 ft.

Setback — both sides 40 ft. *k*12 ft. 40 ft. 230 ft. west, east N/A

Bldg. Setback - rear 351t *rx12 ft 35 ft. 90 ft.

Off Street Parking

3.0/1,000 GSF office

2.9/1,000SF office

3.0/1,000 GSF office

Spaces (sp.) 10,000 x 3 =30 sp. 10,000 x 2.9 =29 sp. | 10,000 x 3 =30 sp. 57 spaces
Green Area,

Parking Compound 5% minimum 5% minimum 5% minimum 5% minimum
Parking Lot 30% shade after 30% shade after
Shade Requirement N/A N/A 15 years 15 years

* proposed building height measured from average elevation along Darnestown Road to mean height of roof.
** existing commercial building to remain, proposed building fronts onto Darnestown Road.

*** one foot for each 3 feet of building height.







ANALYSIS:

Conformance to Master Plan

The Potomac Subregion Master Plan recommends the Darnestown Village Center develop in a way
that creates an attractive, pedestrian-friendly rural village center, consisting primarily of retail uses.
The now-existing Rural Village Overlay Zone was recommended in order to prohibit uses that are
permitted in the base zones that were found to be objectionable in the village center. The purpose
of the overlay zone is to retain and enhance the commercial crossroads character through
compatible scale, massing, siting , and setbacks for new and expanded uses; to encourage a variety
of uses that serve the needs of the local community; to provide opportunities for new and existing
business expansion, while keeping the commercial area compact and low density; to create a
pedestrian-friendly commercial area; and to draw on the open, green character of the surrounding
area.

The proposed site plan is in general conformance with the master plan in that the proposed
commercial uses will provide the local community with a variety of local-serving commercial, retail,
and service uses. Scale, massing, siting, and setbacks will be compatible with the existing village
center and existing development on the site. New sidewalks will be provided on Darnestown Road
and Seneca Road to enhance pedestrian friendliness.

Local Area Transportation Review

The applicant submitted a traffic study required as part of the Local Area Transportation Review.
Three local intersection were identified as critical intersections to be affected by the proposed
development and were examined to determine whether they meet the applicable congestion
standard of 1,400 Critical Lane Volume (CLV) for the Rural Policy Area. The morning and evening
peak hour traffic condition was analyzed for impact of the proposed development. All existing
intersections analyzed are currently operating at acceptable CLVs (below 1,400) and they continue
for the background development condition (the existing traffic plus traffic from the approved but
unbuilt developments) and the total future development condition (the background traffic from the
site) during the weekday AM and PM peak hours. [Attachment B]

The proposed 10,000 square feet of office use meet the LATR requirements of the APF test with the
following condition:

Total development under this preliminary plan and site plan application is limited to 10,000
square feet of office use as shown on the site plan and analyzed in the traffic study.

FINDINGS: For Site Plan Review

1. The site plan conforms to all non-illustrative elements of a development plan or diagrammatic
plan, and all binding elements of a schematic development plan, certified by the Hearing
Examiner under Section 59-D-1.64, or is consistent with an approved project plan for the
optional method of development, if required, unless the Planning Board expressly modifies
any element of the project plan.

An approved development plan or a project plan is not required for the subject development.



The site plan meets all of the requirements of the zone in which it is located, and where
applicable conforms to an urban renewal plan approved under Chapter 56.

If amended in accordance with recommended conditions, the Site Plan meets all of the
requirements of the C-1 and O-M Zones and the Rural Village Center Overlay Zone as
demonstrated in the Project Data Table shown on page 7.

The locations of buildings and structures, open spaces, landscaping, recreation facilities, and
pedestrian and vehicular circulation systems are adequate, safe, and efficient.

a. Buildings
The proposed office/retail building is oriented in a safe and efficient manner and does
not adversely affect the surrounding development. The two-story building will
complement the existing commercial building on the site and the scale and massing
of the surrounding one and two-story buildings.

b. Open Spaces

The plan proposes 44% open space on the property, located mostly along the
western and southern sides of the site where the sewage disposal areas are sited.
Additional open space is located in the planting islands along the building.

C. Landscaping and Lighting

Landscaping and lighting is safe, adequate and efficient. The proposed landscaping
consists of shade trees located around the periphery of the parking lot and shrubs
fronting the parking spaces along a portion of Darnestown Road. Staff recommends
that an additional tree and shrubs be provided along the existing parking parking area
on Darnestown Road, and that additional shrubs also be provided along the parking
area on Seneca Road. The parking areas will be shaded by sugar maple trees which
will provide 30% of the parking lot in 15 years.

Lighting is provided around the parking areas. The 175-watt metal halide luminaries
will be fitted with full cut-offs, with the pole and fixture height of 12 feet.

d. Pedestrian and Vehicular Circulation Systems

Vehicular and pedestrian circulation is safe, adequate and efficient. The two access
points off of Darnestown Road will be modified. The access point closest to Seneca
Road will be for right-out-only traffic only. Parking is located on the north, south, and
west sides of the proposed building, with the bank drive-thru located on the east side
of the building. Sidewalks will be provided along Darnestown Road and Seneca Road
and staff recommends that crosswalks also be provided at the access points on
Darnestown Road for greater pedestrian safety.

Each structure and use is compatible with other uses and other site plans, and with existing
and proposed adjacent development.

The architecture of the proposed building is compatible with the existing commercial building
on the site in respect to architectural style, scale, and building materials. The activity
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April 19, 2007

MEMORANDUM
TO: Cathy Conlon
Development Review Div-ision
VIA: Shahriar Etemadi, Supervisor
Transportation Planning
FROM: Ki H. Kim, Planner/Coordinator

Transportation Planning

SUBJECT: Preliminary Plan Application No. 20061000
Site Plan application No. 20060330
Petruccelli’s Corner
Darnestown

This memorandum is Transportation Planning staff’s adequate public facilities (APF) review
of the subject preliminary plan and site plan applications. The application includes 10,000 square feet
of general office development on the site located on the southwest quadrant of the intersection of
Darnestown Road (MD 28) and Seneca Road (MD 112) in the Darnestown/Travilah Rural Policy
Area. The site has 4,100 square feet of” retail use. :

RECOMMENDATION

Based on our review of the submuitted traffic analysis and preliminary plan, we recommend
the following condition as part of the AP TF test for transportation requirements related to approval of
this preliminary plan and site plan appli cations.

1. Total development under this pre>liminary plan and site plan applications is limited to 10,000
square feet of office use as shown on the site plan and analyzed in the traffic study.

DISCUSSION

Site Access and V ehicular/Pedestrian Circulation

OIC ACCCSS dallQ Y A e e ——————



Access to the site is proposed from one (1) full movement driveway, one (1) “right-out only”
driveway on MD 28 and one (1) full movement driveway on MD 112. The applicant will construct

5° wide sidewalk along MD 28 and the site plan contains lead-in sidewalk from MD 28. Wefind the
access points and the vehicular/pedestrian circulation system shown on the site plan as adequate.

Loéal Area Transportation Review

The applicant submitted a traffic study required as part of the Local Area Transportation
Review. Three local intersections were identified as critical intersections to be affected by the
proposed development and were examined to determine whether they meet the applicable congestion
standard of 1,400 Critical Lane Volume (CLV) for the Rural Policy Area. The momning and evening
peak hour traffic condition was analyzed for impact of the proposed development. The result of
CLV calculation is shown in the following table.. '

Table I

Intersection Capacity Analysis with CLV
Under Various Development Schemes
During the Peak Hour

Existing Background Total

AM PM | AM | PM | AM | PM

MD 28/MD 112 1,152 | 1,160 | 1,188 | 1,381 | 1,189 | 1,383

MD 28/Site Driveway | 1,239 | 1,197 | 1,267 1,335 | 1,274 | 1,348

MD 112/Site 563 470 578 | 544 | 581 | 549
Driveway ' ‘

As shown in the above table, all existing intersections analyzed are currently operating at
acceptable CLVs (below 1,400) and they continue for the background development condition (the
existing traffic plus traffic from the approved but unbuilt developments) and the total future
development condition (the background traffic plus traffic from the site) during the weekday AM and
PM peak hours. ’ v

CONCLUSION

We concluded that the proposed 10,000 square feet of office use developmenf of the
Petruccelli’s Corner under the subject preliminary plan and site plan meets the LATR requirements
of the APF test with the condition recommended in this memorandum.



THE MAR'YLAND-NATIONAL CAPITAL PARK AND

PLANNING COMMISSION

Department of Park & Planning, Montgomery County, Maryland
8787Georgia Avenue, Silver Spring, Maryland 20910
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MEMORANDUM
TO: CathyFConlon, Supervisor, Development Réview
Robert Kronenberg, Acting Supervisor, Site Plans
FROM: Mark Pfefferle, Planhing Coordinator, Environmental Planning Division
DATE: April 17, 2007

SUBJECT: Preliminary Plan 1 20061000
Site Plan 8200603 30
Petruccelli’s Comer

The Environmental Planning staff reviewed the preliminary plan of subdivision and site plan
referenced above. Staff recommemds approval of the preliminary plan of subdivision and the
site plan with the following condition. '

1. Applicant must comply w-ith the conditions of approval of the preliminary and final
forest conservation plans. ' .

The subject property is located near at the intersection of Darnestown Road and Seneca
Road in Darmestown. Thesiteis 2.66 acres in size contains no forest and no
environmentally sensitive areas. There is a 0.40-acre forest-planting requirement
associated with this plan. The applicant will meet this requirement with an in-lieu fee
payment to M-NCPPC. :
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DEPARTMENT OF PERMITTING SERVICES
Isiah Leggett Carla Reid Joyner
County Executive Director

To: CALVIN NELSON, MNCPPC
From: Gene von Gunten, MCDPS
Re:  Petrocelli’s Corner

May 8, 2007

Calvin:

On the approved preliminary plan, the flow assigned to the new building is 775
gal/day (max). ’

There is to be 7000 sq. ft. of “mixed” space- office/retail; and a 3500 sq. ft. bank.

Using the sewage flows from the State of MD- MDE:
1. Bank generates 3500 x .04 = 140 gal/day.
2. Assume mixed space is equal ( retail = office) — flow would be 7000 x
(.09 +.05/2) = 490 gal/day.
3. Total flow would be 140 plus 490 = 630 g/d.

Medical office space requires 0.62 gal/sq. ft./day. Therefore, no substantial
medical office use would “fit” within the 775 gal/day.

Of course, we will “re-visit” the flow issue at building permit stage.

Thanks,

Bve

Yes

255 Rockville Pike, 2nd Floor * Rockville, Maryland 20850 + 240-777-6300 + 240-777-6256 TTY
www.montgomerycountymd.gov
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ON-SITE SEWAGE DISPOSAL REQUIREMENTS:

1 Total floor area of new building - 10,000 sf

2. Sewage disposal requirements for new building: 775 gpd
Office - 0.11 gal/sf/day x 3,500 sf = 385 gpd, '
Retail / Bank - 0.06 galisfiday x 6,600 sf = 360 gpd

3. Usable sewage disposal area required for new building
(@ 10,000 sf/ 500 gpd) - 20,000 sf

4. Sewage disposal requirements for existing commercial building as
shown on previously approved Preliminary Plan (1-87210) and
Record Plat - 500 gpd

5. Design Flow (maximum) - 1,275 gpd

6. Usable area required - 30,000 sf

7. Area shown - 30,000 sf +

System Requirements for New Building

1. Design Flow (maximum) - 775 gpd

2. Application rate (@ 22 minutes per inch) - 0.200 g/sf/day

3. Wall area required - 775 gpd / 0.200 = 3,875 sf

4. Depth of stone - 4'

5. Length of trench required for initial system - 3875sf/8=484If
8. Total length of system required - 484 If x 4 = 1,936 If

7. Length of system shown - 1,936 If

8. Final design to be determined at permit

System Requirements for Existing Building

(per approved Preliminary Plan # 1-87210 for Parcel D of Darnestown |

1. Design Flow (maximum) - 500 gpd

2. Application rate (@ 22 minutes per inch) - 0.200 g/sf/day

3. Wall area required - 500 gpd/ 0.200 = 2,500 sf

4. Depth of stone - 4.5'

5. Length of trench required for initial system - 2,500 sf/ @ = 277 If (initial syste -
6. Total length of system required - 277 if x4 = 1,108 If '

7. Length of system shown - 1,108 If

PEETSERTAcG:0L b1E9.40 002 h
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Wastewater Flows For Use In Designing On-Site Systems

Page 4 of 4

SWIMMING POOLS _
Per Swimmer ' 10
Per Employes " T T e 15

TRAVEL/TRAILER PARK/CAMPS :
Per Space 150
Per Space w/Sewer Service Building ‘ 175
Children’s Camp Per Person ’ 50
Labor Camp Per Person , 50
Luxury Camp Per Person 100
Per Person Day Camp (No Meals) 15

COMMERCIAL ESTABLISHMENTS (PER SQUARE FOOT)

- o L
If no category is shown and where shops ahd uses are clustered and uses change
(not necessarily for use when only one shop or stores predetermined use is known).

See individual categories when single use buildings are being considered.

X ¢ a

@ Office Buildings o . .09
Medical Office Building e .62
o Warehouses .03
Retail Stores . .05
Supermarkets - - e .20
Drug Stores 13
Beauty Salons 35
Barber Shops .20
Department Store w/Lunch Counter . .08
Department Store w/o Lunch Counter ' .04
Banks .04
Service Station .18
Laundries & Cleaners .31
Laundromats 3.68
Car Wash w/o Recirculation Equipment 4.90
Hotels 25
Motels .23
Dry Goods Stores .05
Shopping Centers " PRI NPT S ,18

GFPD = Gallons Per Day

£'d PBCTSERTAcE (0L P19L0102 QILd3STEM-5dQA0 s 0d4 dB5:2T LQBE-S-AUN
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'l MONTGOMERY COUNTY PLANNING DEPARTMENT

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MCPB
~Item #
- 524/07

MEMORANDUM

DATE: May 5, 2007

TO: Montgomery County quannjg Board

VIA: : Rose Krasnow, Chief K :
Catherine Conlon, Subdivision SuperviQAC,
Development Review Division

' . M
FROM: Neil Braunstein, Coordinator (301-495-4532)

Development Review Division
REVIEW TYPE: Preliminary Plan Review
APPLYING FOR: Subdivision to create one commercial lot
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1) Approval under this preliminary plan is limited to one commercial lot for the

construction of a 10,000 square foot commercial building and retention of a 4,100
- square foot commercial building and a cellular telephbne antenna.

2) The applicant must comply with the conditions of approval of the preliminary and
final forest conservation plans. The applicant must satisfy all conditions prior to
recording of plat(s) or MCDPS issuance of sediment and erosion control permits, as
applicable.

3) The applicant must dedicate all road rights-of-way shown on the approved
preliminary plan to the full width mandated by the Master Plan unless otherwise
designated on the preliminary plan.

4) The applicant must comply with the conditions of the MCDPS stormwater
management approval dated November 18, 2005.

5) The applicant must comply with the conditions of the MCDPS (Health Dept.) septic
approval dated December 20, 2006.

6) The applicant must comply with the conditions of the MCDPWT letter dated May 25,
2006, unless otherwise amended.

RECOMMENDATION: Approval subject to the following conditions:

7 The applicant must provide access and improvements as required by MDSHA prior to
issuance of access permits.

8) No clearing, grading or recording of plats prior to certified site plan approval.

9) The applicant must construct all road improvements within the rights-of-way shown

on the approved preliminary plan to the full width mandated by the master plan and to
the design standards imposed by all applicable road codes.

10)  The record plat must provide for-a 30-foot-wide dedication along 245.37 feet of
frontage to create a 120-foot-wide right-of-way for Darnestown Road (MD 28).

11)  The record plat must show other necessary easements.

12)  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.

SITE DESCRIPTION

The subject property, shown below and in Attachment A, consists of two parcels totaling
2.66 acres. The property is in the Rural Village Center Overlay Zone, with Convenience
Commercial (C-1) and Office Building, Moderate Intensity (O-M) base zones. The property is
located in the southwest quadrant of the intersection of Darnestown Road (MD 28) and Seneca
Road (MD 112). The site is currently developed with a 4,100 square foot commercial building
with associated parking, a cellular telephone antenna, a residential structure, and sheds. The
residential structure and sheds will be removed from the property in conjunction with the
proposed development.

Properties north of the site contain commercial uses in the C-1 zone and one-family
residences in the R-200 zone. Properties south of the site contain commercial uses in the C-1
zone and a church in the RC zone. Properties to the east of the site contain commercial uses in
the C-1 zone and one family residences in the RE-2 zone. Properties to the west of the site
contain agricultural uses in the RC zone.



The site is located within the Great Seneca Creek watershed. The site is largely
developed. Four significant trees are located on the property. Two of these are within the area to
be dedicated as road right-of-way, one is to be removed, and one is to be retained.

PROJECT DESCRIPTION

The application proposes to create one 2.49 acre commercial lot to accommodate an
existing 4,100 square foot commercial building, a proposed 10,000 square foot commercial
building, and an existing cellular telephone antenna. The proposed commercial building will be
two stories, and will include a 3,500 square foot bank in addition to other office and retail uses.
0.16 acres will be dedicated for the right-of-way of Darnestown Road.

The existing parking lot will be reconfigured and new parking will be added, bringing the
total number of parking spaces to 58, which exceeds the 30 spaces required by the Zoning
Ordinance. Access to the site will be via a driveway on Darnestown Road (MD 28) and a
driveway shared with the adjacent commercial property onto Seneca Road (MD 112). A right-
out-only exit will be provided onto Darnestown Road (MD 28) to facilitate on-site circulation.
The site will be served by public water and an on-site septic system.
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The preliminary plan includes 48,500 square feet of green space, which is 44% of the
site. This exceeds the Zoning Ordinance requirement of 35% green space. In addition, 7,200
square feet is to be dedicated for public right-of-way for Darnestown Road (MD 28).

(Attachment B — proposed plan)

ANALYSIS AND FINDINGS

Master Plan Compliance

The Potomac Subregion Master Plan recommends that the Darnestown Village Center
develop in a way that creates an attractive, pedestrian-friendly rural village center, consisting
primarily of retail uses. The now-existing Rural Village Overlay Zone was recommended in
order to prohibit uses that are permitted in the base zones but found to be objectionable in the
village center. The purpose of the overlay zone is to retain and enhance the commercial
crossroads character through compatible scale, massing, siting, and setbacks for new and
expanded uses; to encourage a variety of uses that serve the needs of the local community; to
provide opportunities for new and existing business expansion, while keeping the commercial
area compact and low density; to create a pedestrian-friendly commercial area; and to draw on
the open, green character of the surrounding area.

The proposed subdivision complies with the recommendations adopted in the master plan
in that the proposed commercial uses will provide the local community with a variety of local-
serving commercial, retail, and service uses. Scale, massing, siting, and setbacks will be
compatible with the nearby existing village center and the existing development on the site. New
sidewalks will be provided on Darnestown Road and Seneca Road to enhance pedestrian
friendliness.

- Transportation

The applicant submitted a traffic study required as part of the Local Area Transportation
Review (LATR). Three local intersections were identified as critical intersections to be affected
by the proposed development and were examined to determine whether they meet the applicable
congestion standard of 1,400 Critical Lane Volume (CLV) for the Rural Policy Area. The
morning and evening peak hour traffic condition was analyzed for impact of the proposed
development. The result of CLV calculation is shown in the following table:



Intersection Capacity Analysis with CLV
Under Various Development Schemes
During the Peak Hour

Existing Background Total

AM | PM AM | PM | AM PM

MD 28/MD 112 1,152 | 1,160 | 1,188 | 1,381 | 1,189 | 1,383

MD 28/Site Driveway | 1,239 | 1,197 | 1,267 | 1,335 | 1,274 | 1,348

MD 112/Site 563 470 578 544 | 581 549
Driveway

As shown in the above table, all existing intersections analyzed are currently operating at
acceptable CLVs (below 1,400), and they continue for the background development condition
(the existing traffic plus traffic from the approved but unbuilt developments) and the total future
development condition (the background traffic plus traffic from the site) during the weekday AM
and PM peak hours.

Staff concludes that the proposed development under the subject preliminary plan and
site plan meets the LATR requirements of the Adequate Public Facilities test with the conditions
of approval recommended in this staff report.

Access to the site is proposed from one full movement driveway and one right-out only
driveway on Darnestown Road (MD 28), and one full movement driveway on Seneca Road (MD
112). The applicant will construct five-foot-wide sidewalks along Darnestown Road (MD 28)
and Seneca Road (MD 112), and the plan contains a lead-in sidewalk from MD 28. The
proposed vehicle and pedestrian access for the subdivision will be safe and adequate with the
proposed public improvements.

Environment

The site contains no forest and no environmentally sensitive areas. there is, however, a
0.40-acre forest-planting requirement associated with this plan. The applicant will meet this
requirement with an in-lieu fee payment to M-NCPPC.

The MCDPS Stormwater Management Section approved the stormwater management
concept for the project on November 18, 2005, which includes underground filtration for water
quality control and a drywell for recharge.



Compliance with the Subdivision Regulations and Zoning Ordinance

This application has been reviewed for compliance with the Montgomery County Code,
Chapter 50, the Subdivision Regulations. The application meets all applicable sections. Access
and public facilities will be adequate to support the proposed lots and uses. The proposed lot
size, width, shape and orientation are appropriate for the location of the subdivision.

The lot was reviewed for compliance with the dimensional requirements for the Rural
Village Center Overlay Zone, with Convenience Commercial (C-1) and Office Building,
Moderate Intensity (O-M) base zones, as specified in the Zoning Ordinance. The lot as proposed
will meet all the dimensional requirements for area, frontage, width, and setbacks in that zone. A
summary of this review is included in attached Table 1. The application has been reviewed by
other applicable county agencies, all of whom have recommended approval of the plan.

Citizen Correspondence and Issues

On April 3, 2006, the applicant notified seven adjacent and confronting property owners
that the Petruccelli’s Corner Preliminary Plan had been filed with the M-NCPPC and that it was
under review. Notification was also sent to surrounding citizens associations on April 3, 2006.
In addition, notice of the public hearing was sent to the adjacent and confronting property owners
and citizens associations on May 4, 2007. We have not received any letters of concern regarding
the application as of the date of this staff report.

CONCLUSION

The proposed lot meets all requirements established in the Subdivision Regulations and
the Zoning Ordinance, and complies with the recommendations of the Potomac Subregion
Master Plan. Access and public facilities will be adequate to serve the proposed lot, and the
application has been reviewed by other applicable county agencies, all of whom have
recommended approval of the plan. Therefore, approval of the application with the conditions
specified above is recommended.

Attachments

Attachment A — Vicinity Development Map
Attachment B — Proposed Development Plan
Attachment C — Agency Correspondence Referenced in Conditions



TABLE 1: Plan Checklist and Data Table

Plan Name: Petruccelli’s Corner

Plan Number: 120061000

Zoning: Rural Village Overlay, C-1, O-M

# of Lots: 1
# of Outlots: 0
Dev. Type: Standard
PLAN DATA Zoning Ordinance Proposed for Verified Date
Development Approval on the
Standard Preliminary Plan
Minimum Lot Area Not Specified 108,467 sq. ft. ¥ 4/24/07
Lot Width Not Specified 170 ft. VY, 4/24/07
Lot Frontage Not Specified 170 ft. AR 4/24/07
Setbacks e
To be determined at | Must meet minimum 4/24/07
Front site plan pB
Side TBD at site plan Must meet minimum M5 4/24/07
Rear TBD at site plan Must meet minimum M) 4/24/07
. May not exceed 4/24/07
Height 35 ft. Max. maximum N 7}
Max Comm’l s.f. per | FAR0.2 (21,693 sg. | FAR 0.12 (14,100
Zoning ft.) sq. ft.) fJ B 4124/07
Site Plan Req'd? Yes 4/24/07
FINDINGS
SUBDIVISION
Lot frontage on
Public Street Yes LB 4124107
Road dedication and
frontage Yes Agency letter 5/25/06
improvements
Environmental
Guidelines N/a Staff memo 4/17/07
Forest Conservation Yes Staff memo 4/17/07
Master Plan
Compliance Yes Staff memo 4/20/07
ADEQUATE PUBLIC FACILITIES
Stormwater
Management Yes Agency letter 11/18/05
Agency
Water (WSSC) Yes Comments 4/14/06
Septic Yes 12/20/06
Local Area Traffic
Review Yes Staff memo 4/19/07
Fire and Rescue Yes Agency letter 3/19/07
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