' MONTGOMERY COUNTY PLANNING DEPARTMENT

IHE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Item #
MCPB 11-01-07

MEMORANDUM
DATE: October 18, 2007
TO: Montgomery County Planping Board
VIA: Rose Krasnow, Chie
Robert A. Kronenberg, W(
Supervisor W
Development Review Division
FROM: Sandra Pereira @{3

Development Review Division
(301) 495-2186

REVIEW TYPE: Site Plan Review
CASE #: 820070240
PROJECT NAME: Hallman Grove

APPLYING FOR: 28 residential dwellings (17 one-family detached and 11 one-family
attached residential dwelling units) including 4 moderately priced
dwelling units (MPDUs)

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

ZONE: R-200 and R-200/TDR-3

LOCATION: On Fellowship Lane approximately 1,600 feet west of Quince Orchard
Road

MASTER PLAN: Potomac

APPLICANT: Hallman Grove L1.C

FILING DATE: May 17, 2007

HEARING DATE: November 1, 2007

STAFF RECOMMENDATION: Approval of 28 residential dwellings (17 one-family
detached and 11 one-family attached residential dwelling units) including 4 Moderately Priced
Dwelling Units (MPDUSs). on 12.4 acres. All site development elements as shown on the site and

landscape plans stamped by the M-NCPPC on October 4, 2007 shall be required except as
modified by the following conditions:
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Preliminary Plan Conformance

The proposed development shall comply with the conditions of approval for Preliminary
Plan 120073050 as listed 1n the Planming Boord opimon dated June 21, 2007 | Attachment
Al

Landscaping
2. Provide a fence on top of each retaining wall ax a safety messure,

Lighting

a, Pror o approval of the cermified site plan, provide a lighting distnbution and photometnc
plan with summiry report and tabulations that show conformance with IESNA standands
for residential development.

b. Al light fistures shall be cut-off fixtures.

¢ Deflectors shall be installed on all fixtures cousing potential glare or exeess (llumination,
specifically on the perimeter fixtures abatting the adjocent residential propertics

d. Mumination levels shall not excead 0.5 foorcandles (fc) at any property line abumng
county mads or adjacent restdential properties

e The helght of the light poles shall not exeeed 12 feet mcluding the mounting base.

Pedestnan Cireulution

Provide a contimuous sidewalk along Fellowship Lane connecting Hallman Grove to Quinee
Orchurd Boulevard iF adeguate public nght-afoway s available. The proposed sidewalk must
be at lenst 3 feet from the edge of the ropdway. If adequate public nght-of-way 15 not
available at certain locations, the Applicant will provide the limgest continuous stretch of
sidewalk along Fellowship Lane as long as it is greater than 300 feet and it should preferably
welude o comngction from the proposed development 10 the school bus stop at the
imtersection of Fellowship Lane and Pellowship Way. If none of these can be provided
within the cxisting nght-ofwiy, DPS may collect o *fee in how of” payvment given that the
muonies are used for an improvemient directly related to Hallman Grive,

Recreation Facilities
o Recreation facilities shul] be in conformunce with the M-NOPPC Recreation Guidelinis.

b Revise the dimensions of the horseshoe count. per the standards of the MNCPPC
Recreation Guidelines

¢ Provide alternative measures, such as landscaping, to compensate for the reduced sethack
o the west side of the 1ot lot, per the standards of the MNCPPC Recreation Guidelines,

2|y Prig welling Units (MPDU's
The proposed development’ dhall provide 4 MPDUs on-spe i agcondance with the prororeoms of
Chapler 25A of the Monigomery County Zoning Ondivance. The applicant shall comply with the
following conditions of approval s specified in the letter from BHCA dated Oclober 3,
2007 [ Anachment B
a) The cost of mamtatning the private road serving the townhouses will be bome by the
HOA toe the entire development, not just the lwwnhouses.
by The highting for the prvate road shall be of the same type and follows the same
stutidlarids s the |‘|g]‘il'trlg. for the IH:.HH;: foadl.
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¢} The MPDU wwnhouses will have gt least 3 bodrooms, and the appheant will provide
DHCA with floor pluns for the MPDU townhouses at the time of the Agreement to
Bunld,

d) The applicant will comply with Chapter 25 A-5 (1) of the Monigomery County Code,
which comoerns construction staging of MPDUs,

I LS G TR

The applicant shall comply with the followimg condition of approval from M-XCPPC-

Transportation Planmng in the memorandum dated October | |, 2007 | Atuchment B

a) Total development under this site plan is Timited 1o 28 dwelling units {11 townhouses and
17 simgele-Tamily detached).

The applicant shall comply with the following conditions of approval from M-NCPPC-

Envitontental Mlanning in the memorandum dated October 11, 2007 | Attachment B

g, The propesed development shall comply with the conditions of the final forest
conservation plan. The applicant shall satisfy all conditions prior 1o recording of plat(s)
or Moptgomery County  Department of Permitting  Services (MCDPS) issnance of
sedirment and erosion contral permits.

b. The record plat must reflect o Category | conservation casement over all areas of stream
vitliey buffers und forest conserviltion arcns,

¢. The Applicant shall begin reforestation within the fima planting season after issuance of
thee first butlding permit,

i The Applicant shall install permanent Category | Forest Conservation Easement signage
ulong the permmeter of the conseryation casgment.

¢ The Applicant shall install permanent split 2-rail tencing adjacent to the side of Lot T-7
alemip the forest comservation cesement boumdary,

Stommes e Monagsment .

The propesed development i+ suhject o Stommwater Management Concept approval
conditions dated January 220 2007 unless amended and approved by the Monlgomery
County Department of Permituing Services [ Anachment B

Commuon Cpen Spoce Covenum

Record plat of subdivision shall reference the Common Open Space Covenant recorded at
Liber 285 Fohio 578 (“*Covenant ™), The Applicant shall provide verificatiom to M-NCPPC
stafl prior to psuance of the 207 building permit that Applicant's recorded Homeowners
Association Documents incorporite by reference the Covenant.

Develomment Program

Applicant shall construet the peaposed development in secordance with a Development
Progrom. A Development Program shall be reviewed and approved by M-NCPPC staff prive
Wy approval of the Certified Site Plan The Developmant Program shall include o phusing
schedule s follows:
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Street trees planting shall progress as street comstruction is compleved, but no later than
six months atter completion of the units adjacent 1o those strects

Community-wide pedestrian pathways and recreation facilibes, such as the tot ot and
horseshoe courts, shall be completed prior to ssuance of the 20" building permit.
Landscaping and lighting associgted with cach parking lot and building shall be
ﬁurnpll:m.i us construction oF etch facility i completed.

Pedestrian pathways and seating areas assocated with each facihty shall be completed as
construction of cach facilay is completed.

Buffer planting along the proposed extension of Fellowship Line and the private strect
shall be mstalled o strewt comstruchon progresses, but no. loter than sis months after
comipletion of the umits adipoent 1o those streets.

The off-site sulewalk connection, it permitted by DPS, <hall be constructed prior to the
eelease of the 207 huilding permit.

Clennng and grading shall correspond 10 the construction phasing, 1o mimmize soil
eSO,

. Provide each section of the development with necessary roads.

Phasing of dedications, stormwaler management. sediment/erosion control, recreation,
forestatiisn, commumity paths, g mitigation of other features.

Clearmy amd Cirading
No clearing or grading prior to M-NCPPC approval of the centified site plan.

Certified Site Plan
Pror to approval of the certified site plan, the followme revisions shall be incloded andior
wnformation provaded, subpect o stalt review and approval:

- mEaLRTE

Development progrum, mspection schedule, site plan index, and site plan resolution,
Peviclopment standisrds tahle consistent with ‘Project Data Table® in Stall Report.
Lirmits of disturbance

Methouds and locanons of tree protection,

Fusrest Conservalim casement areus,

MPIN and recreation lacility caloulations.

Note staring the M-NCPPC smff mus! inspoct free-save areas and protection devices

prior to clearing and grading.
Revise the grading of Lots | through # o minimiee grading and saoc of retaining wall,

Revive the grading of Lots 10 through 17 w0 mintmize grading and associated steep
slopes

Detatls of fences proposed on wop of retaining walls.



SITE PLAN REVIEW ISSLUES

I.  Site Lavoui

i i wsitiin

The site plan lavout tir Hallman Grove is lagely determined by the unusual shape of the
property and the location of the existing aceess easement. The subject property has resulted from
the assembluge of ten parcels which are recorded by deed amnd are under multiple ownerships.
Parcels 795 and 927 are not b pant of the subject property, which acoounts for its imcpular shape.
The existing ingrisss ogress casement on Parcel 718 was alse a determinant foctor in this layout
sinee s current alignment had o be makntimed,

In response to these constrainis, the proposal provides aceess to Hallman Grove through the
existing access casement via o reduced-width tortiary rood built as an extension of Fellowship
Lanc. The internal romd sysiem connects twe cul-de-sacs (with eight detached dwelling umits
each), a private strect with eleven antiched units, and a single detached anit across: from the
exiting house n Parcel 798 1t 15 argued that the three clusters proposed will provide o safer
environment for childmen o pliy away from the man romd. A solud fence wath plantings on both
stdes is provaded along the socess roads (o increase compatibility between the existing and

proposed subdivisions

 Paait
Al the time of Prelmminary. Plun review, the commumty. expressed coneerns over the layout of
Hallman Grove. It wis mentioned that it was not desirable to have the public road extension and
the private street located at the reur It line of the adjacent community of Quince Orchard
Estates. Instead, the community suggested having 4 plan with a double-losded road with
hackyards abutting backyards from adjacent communimes. A a mitigabon measare 1o the current
plan, the community reguisted 2 solul fence with plantings on both sides along the access mada.

Staff Asnalvsis/Posttion

While Stafl realizes that the lmitarons impesed by the shape of the property and the curent
ahgnment of the accoss casemenl make it infeasible 1o have a more désirable lavout, Staff does
not underestimate the social and environmental implications associsted with the corrent proposal.

The loyout of Hallmpn Grove proposes three clusters of housing units. two of these with eight
detached units and one with gleven attached wmits. A single detached unit 1 solated from the
three clusters and accessad dircatly oft Fellowship Lane. This layout divides up the community
into three maim clusters with an inherent imward fovus twowards each eul-de-sac. It could be
arguod that such a lavout makes it more difficult to create a unified community throughout thid

development

The environmental implications are mostly associated with the groding required 1o provide three
clusters of howsing, cach at approximately the same elevation, and 10 have the detached umits
hutlt ar grade ruther than having walk-out husements, Grade change is thus accommmodated
towards the odges of the propenty with some slopes approaching 30 percent. Between the first
cul-di-sac cluster and the single detached house, prade change i accmmmodited via o retaining
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witll with o varying heght between 2 and 3 feet In the cluster of attached units, the site slopes
down towards the western property edge urad griude change ts aceommimodated with two retaining
wally, 10 feet apart, ot the southwest comer of the property.

Staff worked with the Applicant fo develop a miore fivorable layout for Hallman Grove 1o de-
emphasizie the use of cul-de-sics and require less grading. The more desirable alfernative was to
havie the extension of Fellowship Lane run through the center of the property and double loaded
with detached houses The private street and townhouses cotrt would be maintzined. Two main
reasons made this altemastive infeasible, First, the existing access easement had to be maintained
at its current location This could imply having two access roads on the property which would
greatly incrgase the amount of impenvious surface. Second, the property is too narrow 10
sccommodate a double-loadéd rosll with requingd . sethacks in addition W the existing sccess
caserment and still provide adequite rear yards for cach of the units.

Because of These constraints, there are Hmited fieadible altematives for this site, Staff finds that
the proposed layout redches an scoeptable compromise between the existing limitations of this
propetty, and the proposed unit configuaration within the developmen

1. Quince Orchard Storm Water Management Pond

Applicant’s Proposal tor Position)

Thie Applicant’s stonm water management copcept consists of 1) or-site water quality control via
i sufface filtet, a structural sand filter and pon-structural methods; and 2) onsite recharge via
recharge trenches and non-stroctural methods, Channel protection volume is not required for
parts of the site becaitse the one-year post development peak discharpe is less than or equal to 2.0
cfi, Mart of the site drains 1o the Quince Orchard Estnies Regonal Pond. The impact will be
neghyible on off-site siorm water management since the project will provide both gquality and
quantity contral on site

AR

The sutrounding communities are concernexd thit the Hallman Grove develapment will aggravate
the condition of the Quince Orchard storm water management pond. Currently, this pond 15 in
very poor condition’ with Jarge amounts of algae, a foul smell, and a high nfestation of
mosquitoes. The community is concemed with the direct implications that these conditions may
have an the health of the residents and the natural ecosystem. Becouse Hallman Grove is located
uphill fromm this pond and it will partly deain into the subjeet pond, the community is concerned
about any potential worseming of the pond's condition. It has been requested that the County
addidress the issues refatedd 1o the pond by taking imimediate steps to remediste its condition prior
to the start of any new construction al Hallman Grove [Attachment C],

Stafl Analvsis/ Position

Stafl understands that the impocts of the Hallman Grove development to the existing regional
storm waler manogerment pond must be comsidered sinee ibe proposed development purtly drains
into the subject pond. Stall has consulted with St at the Montgomery County Department of
Permitting Services (13PS) - Storm water munoagement, and it is the understanding of the County



that the proposed development will not ageravate the condition ol the existing pond since
Hulliman Grove will provide both guality and quantity control on-site.

The proposed ensite system will clean and trap any nutrients on storm water through a surfice
filter, # structural sand filter amnd non-structural methods on-site, thus preventing any downstream
contammabion. Quantity control will be provided through onsite recharge via recharge trenches
and non-structural methods.

Also gccording 1o DPPS, the exssting septic systems at Hallman Grove sught be comrbuting 1o
the high nutrient condition of the existing pond. These will be remuved und replicad by the new
storm water management concepd, which will provide both quality and quantity control per
current standards. Therefore, the new systems is Hikely to improve the storm water guality and not
contribute to the worsemning of the Chuince Orchard storm water management poad.



PROJECT DESCRIPTION: Site Vicinity

The subject property consists of 124 aeres of land located west of the cul-de-sac terminus of
exisiimg Fellow nh1'|1 [ g Fellow 1-'|1Ip | aite hq:l.l_i.l:l.h gt Ouinee Orehard Road (MD-1242)
approximately 1.700 feet south of the intersection of Quinee Orchard Road and Damestown
Road (MD-28) in the Potomae Subregion. The property is an assemblage of 1en parcels which
are recorded by deod awd are under multiple ownerships. The propenty is split-zoned R-200 and
R-200°TDR-3 and lics within the Muddy Branch watershed which s designated as Use Class |
Surrounding land uses: consist of one-family residential dwellings in the R-200TDR-3 #one on
the seouth, east i northeast property boundaries, one-family readential dwellings in the R-200
zone on the northwest property boundary, and o major Pepeo power line nght-of-way along the
western property boundary, The property 1s eligible for public water and sewer
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PROJECT DESCRIFTION: Sile Descniption

The site currently contumns two occupied one=family rendences (on exsting Parcels 801 and 821)
pecessed by paved driveways originating at the Fellowship Lane cul-de-sac. A thind exishing
residence. on a deoded parcel which is nit part of the proposed subdivision (Parcel 7935), also has
drveway pcoess from exishing Fellowship Lane through the subject mite, Another unoccupied
deeded parcel which = mot part of the proposed development, Parcel 927, has onimproved iocess

i i
throuph the subject site vin an existing Ingress euress casement

Ihe site sently slopes o the east and southwest from a |II:_'|' ot located m the rear of the twi
cxistime homes A perenninl dream orosses exmsting Fellowship Lane on/ the eastern property
Bevinddary el g secord intersiitent stresm ﬂ-'-l'-!- irto this tphutary froin the gastern [ROrton Llr
the sie. Environmental buallers associgied with these streams encompass 1.27 acres on the
gastern portion of the site. Total forest cover on the site consists of approximately 6.46 acres in
fiur stinds: the largest (in the southweltern portlon of the site) s approsimately 4.5 neres
Dwerall foresy sipnd guality 18 far fo poor, bul some large, heh guality iedovidund trees are

prese woithin exiting fonesst st il moad scitiered 'III-'l.II.'E'-I-Ill the progierty
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PROJECT DESCRIPTION: Proposal

The site plun consists of 28 lots comprived of 17 onesfimily detached and 11 ope-family attached
dwellings. The one-family detachied lots are secessed via an extension of existing Fellowship
Lane oy a public road, buill 10 reduced-widih, tertiary street standards; and the wwnhouses are
accessed by a privite roud from the Fellowship Lane extension. At the time of Prelinunary Plan,
the Planning Board found that, subject 1o site plan approval, the use of a reduced-width, tertiary
road wis justified.

The development proposal applies the standards for an R-200 develspment using the MPDU
option for the entire property, rather than using the TDR option available on  the
environmentilly-constramed  castern portion: of the site. The proposal includes extension of
public water and public sewer 1o serve the propused houses,

Ar the entrance w Hullman Grove, this site plan has an elongated round-about that serves as a
traffic calming tsland and as an entry feature to the development. The plantings chosen for this
ares complement those at the community identification sign, and collectively they function as a
highlight of the giteway to the development

Another key femture in this development s the proposad privacy fence with sssociated plantings
along the proposed access moads. These are intended o bufler the proposed development rom
adjacent peaghbonng commumies.

11



PROMECT DESCRIPTION: Pror Approvals

Preliminary Plan _
The Planning Boan! approved Preliminary Plan No, 120070350 on March 22, 2007 to create 28
lots an 12 4 acres of land.

ANALYSIS: Conformance o Development Standunds

PROGECT DATA TARLL (200 with MPDU

Permitied Progiosed
Development Sandurd R fiw Approval
M. Tract Arca fac | 0 I24
Man Densiby ol Deevelopement (G e ) hat B3
WMo Nomber of [eetling binits
[Fotnchund wniis 1% 1r
At hauld amitn lownhisuse ) Bl 11
Tistal B1) a4
MPIHS $12.5%) 4
M, Livt Aswa sy, 1)
Dgtached Ll i, fTHi i
Antngbid Uriies [ 500 1S}
M, Building Sethocks (11 |
Pretached Units
from pishhic stree 34 a5
eyl Mot applicable * ]
uier ward Not apphouble * 3
Atthched Units
fromn private strect st speuified L]
rear van] ot applicabils * 12
saile wiifid | v weeits ) ot upplicahle * 5
Acpessory Badldings or Snsmares
[rom strees il i)
reéar vand q L]
widde waril ) 5 5
S Cirven Ares por attuchad s (ag. IV, per st bl i ity 1000
Max. Busding Fleight (1) an a0
Sian Diuilding Heghi for Avcessory Soraciuns (1) a5 14
W Tod wadih o detactiod wmm il aneet line (1 o ] o3

* 4500 /24, For o sade or et yand thar shuts & ot than 1 pot developed under the provisaom of this soetian 59-C-
16, the sethack miust be w bessd egqual w tha reguired for the shuring lot, provided that no near vard i bess than 20
fewt. This standand i e applicable becauss thers ate mo sbuting lots
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RECHEATION CALCULATIONS
Tots  Cheidren Teens Adulis Senborm

Ehemmnad Fornms
drtacbhed urits a2 4.1 . ¥ LR |9
bl ruts L0 24 10 43 0%
Tortal Required Poants 4.1 L fi 22 1T
Supply Pounm
Tl bow i 1) .1 20 il 4.0 Lo
Flospseshmie {8 il 20 28 40 1.0
Pacaie aittrig (3] 3.0 20 10 10,0 4.0
Padestrian Synlen gs ___1¥ L3 148 12
Toanl Suppiy Fianis Th4 T3 LB | ey w2
S o ol mart om-sibi: i ] lii2 L] 164 4]
ANALYSIS:

Confomnance tw the Potomac Subregion Master Plans {Past and Present)

The Potomac Subregion is domprised of three Planning Aress, Potomac, Travilah, and
Damestown.  Hallman Grove s located near the eastemn edpe of the Damestown Planning Area.
Although the Hallman Grove property sk not specifically identified by the 2002 Approved and
Adopted Potomac Subregmon Master Plan, the Plan supportad the retention and reconfirmation of
the existing zoming amd supported the use of Transferable Development Rights (TDRs) wherever
imcreases 1n density were proposed (page 40)

The previous Potomac Sebregion Master Plan, sdopted in 1980, recommended part of the
Hallman Grove property as smtable for PD-3 development.  An Amendment to that Plan,
adopted i 1982, allowed the area to achieve the same density, but only by using TDRs. The
objective of the Plan and the Amendment was o provide, for the Damestown Planning Area, a
suitable tranmtion between the Rural Cluster Zone 1o the west (without sewer] and the more
suburban angis o the east (with sewerl. The Amendment did scknowledge (page 11) that TDRs
were an option, and that not all propenty owners would wish to use TDR< in their development
programs.  The Amendovent further stated that the Planning Board could reduce the number of
uriits permitted on a given st due 1w envitonmentsl and other constraints and that much of the
remaining arca tn conventional zonges would not develop to full capacity, The 2002 Master Plan
recommended that the specified density remain os designated in the 1982 Amendment.

A TDR development must provide moderately priced dwelling units (MPDUs) in sccord with the
Muontgomery County Code. but TDRs do not have to be purchased to exercise the MPDU bonus.
The proposed Hallman Grove development does not utihze the TDR option. but rather applies
the eption for development with moderately priced dwelling units (MPDUS)

One of the mamn Design Prnciples recommended by the Poromae Subregion Master Plan was 10
create u pedestrian und bicycle-trendly environment, by providing facilities to promote walking
and biking as altermabives o car tnps (Pages 33-34),  The Plan recommended that new
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developments provide podestrnian and bike Hnks to surrounding streets and neighborhoods. The
proposed siie plan conforms 1o the master plan recommendations for residential development.
Community-Based plunning stafl recommends approval, as the site plan conlorms 10 the
recommendations of the 2002 Polomac Subregion Master Plan

Liogal Area Transpertation Review

The subject prelimingry plan i not subject 1o Local Arca Trapsportation Review since the
proposed 28 dwelling units generate less than 30 (o] weekday trips during the moming (6:30
am. o %30 am, ) and evening (4200 pou to 700 p.m.) peak periods




FINIMNGS: For Site Plan Beview

I

The site plan contorms to afl non-tuverative elements of o development plan or
diggrammarie plan, ad all bindimg clements of a schematic development plan, cervified
by the Hearing Examimer wunder Section 39:.0k1 64, or i5 consistent with an approved
profect plan for the aptionel method of development, if required. unless the Planning
RBoard exprossly modifley any elemont of the projeci plan.

An approves]  development plan or @ progect plan ts not required for the subjoct
divelepment,

Five xite plin meets all of the requirements of the zone in which it i located, and where
applicable cunfarnty to an lichan renewal plan opproved under Chapter 56,

The Site Plan meets all of the requirements of the R-200MPDU sone as demonstrated in
the Progect Data Table on page 1)

Thie locations of buildings and stewctwrees, open spaces, landscaping, recrearion facilities,
aitd pedestrian amd velterdar cirewlation svstems are adequate, safe, and efficient

% Locations of buldings and strootures

The builidings are located in three cul-de-sac clusters. Two of these, with 8
detached dwelling units euch, are aceessed vig the public street. The third cluster
has 11 attsched (townhouse) dwelling units and 18 pocessed via a privade street
that conpects to the public strect. A single detached umt is isoluted from the three
clusters and sccessed directly off Fellowship Line. This lavout seems 1o moke the
most efficient use of the land given the odd shape of the subject property and the
constraints of muntatmng the current sccess easement for the adjacent properties.

The butldings have an mward foces toward coch cul-de-aac. The front fagade and
main entrance of the detoched umts face the cul-dessac, where private dnveways
radiite 1o provide access to the two car gamges of each unit. Similurly, attached
units have a private driveway branching out of the private street to ageess the one
gar garage for each unit The front of the buildings face onto the private street.
The MPDUs are mtegrated with the market rate umits as requested by DHCA in
thistr letter dated July 26, 2007 [ Amachment B], The architectural characier of the
propesed unmits resembles the neo-traditional styvle with emphasis on the fromt
fagade of the units, There are different elevations proposed for the detached and
uttached wnits, which will add character and interest to this development.

There are three retmning wally proposed. The first modular concrete block wall,
between the simgle detuched house and the first cul-de-sac cluster, is 155-foot
long amd varies in height between 2 and § feet. The other two modular concrete
hlock walls located 30 feot apart at the southwest comer of the site, take up the
grode chinge withmat disturbihg the adjacent land or the proposed forest
conservation casement to the south of the townhouse cluster, Their exposed height
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varies between | foor and 3 feer S1aff finds these retmning walls 1o be adequate
and efficient, except for the first one deseribed which appears that it can be
reduced in length, In eeder 1o be safe, all retaining walld must provide a fence or
altermative profection measire o profect sgumst the drop i elevation.

A fence with dense vegetation ls provided slong the existing access drive o
maintain the privacy of the lots ot Quince Orchard Estates that face Hallman
Grove. This S-foor fence 15 made of solid white vinyl panels and s heavily
plirited on both sidies. Stafl finds this fence 0 be adequate and efficient ot
providing solid sereening ind maintaining the privacy of the adjacent lots in the
peighborng comTTEy.

Cipen Spoaces

While this zone docs not set an opren space requirement for the total development,
i sets 2 green ares reguirement for the attached units. This development exceeds
the requirement for green ares and proposes ample area between units and along
the perimeter of the property.

Landscaping and Lighting

The main elements of the proposed landscape plan include street trees, buffer
plantings and focal area plantings. Shade trees are proposed along the public
street and in cach cul-dessue per MO-DPWT standards. Buffer plantings are
marnly provided along the proposed access roads and together with the privacy
fence deseribed shove. These plantings include 2 mix of deciduous and evergreen
shrubs with Nowering trees that will add vanety and interest 10 the solid Fence.
More miensive plantings are used as a highlight at the entrance to Hallman Grove
and at the reécreation amenitics. None of the plantings proposed are considerad
non-native invasive (NXI) per the latest listings of M-NCPPC Parks Department.

The lighting plan proposes street lights along the public right-of-way that confarm
with MC-DI'WT siandards and street lights along the private street that are
consistent m style and placemen wath those on the public street. The hights will
be cut-if1 fixtures and lummation levels will not exceed 0.5 fogtcandles at any
property line abutting adjadent residential propertics.

Recreation Facilities

The recreation demand for Hallman Grove 18 met on-site ax shown in the
recreanion caloulations tble on page 12 The proposed recreation facilities,
meluding & ot lot, homeshog court, sitting areas, amd the pedestrian system,
provide o varlety of onsite rocreation opportunities for the different age groups.
Thar location 15 well-distnbuted throughout the site and they are conveniently
accessed], from the proposed sadewalk system
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The proposed recreation facilities conform with the requirements of the MNCPPC
Recreation Guidelines, except for the homseshoe court which does not meet the
standard dimension requirements, and the 1ot lot which does not meet the
minimum recommended sethock from the adjacent townhowse building. As
indicated in the MNCPPC Recresion Guidelines, i the tot ot case, it is
necessary to provide allemative measures, such as landscaping, to compensate for
the reduced sethack,

Pedestrian and Vehicular Crreulation Systoms

The access 1o the site s provided via o public road extension from the termmus of
extsting Fellowship Lane. The alignment of this proposad extension follows an
enisting wocess easement, which provides ingress and egress for two parcels that
are not subject 1o the current Application (795 and PO27), Acconding W the
existing ingrews/'ciress agreement, this access cannot be modified or terminated
unless all parties agree. Since agréement to change the alignment has not been
reached, the Application uses the existing sccess casement o creale the
Fellowship Lane extension as a public, reduced-width, tertury standird road.

In line with the Planning Board findings at the time of Preliminary Plan, Site Plan
review finds that the use of o reduced-width, tertiary road is still justified, smee it
improves. compatibility between existing und  proposed  subdivisions by: )
creasing the amount of tree save and planting that can be provided where the
roadwoy must sbul the rear lol lings of existing homey o the south (Quinece
Orchard Estates); and b) creauing an opportunity for sigmificant forest stand buffer
between the smaller proposed and lerger existing lots to the north of the property
(Mountain View Estates). From an envirommertal perspective, the road is also
better because 1t provides more contiguous on-site forest planting arca and greater
apportunity for troe sive

The privale street conpects o the public, reduced-width, tertiary road and i
provides access o the townhouse cluster i the southwest comer of the site, St
finds the use of a2 privale street appropriste because it allows for an mereased
buffer and planting area that will belp maintain the privacy and compatibility with
sdjacemt neighbonng Jois. The proposed velicular airculation system s adequale
o serve the proposed lots, and it makes efficient use of the land already

designmed s an access casement

Internal sidewalks will also be provided e fucilitite pedestrian  circulation
throughout the development, Because both public and private sireets are single-
loaded, it scems approprate that the sidewalk 1= only provided on one side of the
roads. The pedestnian system of Hallman Grove formed by a continuous 5-foot
wide sidewalk s adeguate and efficient in providing safe pedestrian linkages
within the developmem

if



Each struchore and wse 15 compatible with ather uses and offwr site plans, amad with
existing und proposed adjscent developrent

The proposed site plan mects the requirements and adheres to the standards for
development in the R-200 zone using the MPDL option.  These standards include the
option to use smaller lot sieds and provide up to 40% of the units as townhouses. The
standards for minimum lot arca for both detached and attached umits are met at 6,200
square feet and 1,300 square feet, respectively. The adjgcent community of Quince
Cchard Estates 1o the south hus lot sizes similar to the proposed detached unifs, whereas
the community of Mountam View Estates (o the north has larger lot sizes. The maxumum
height of the proposed units 15 40 feet and they must oot excead 3 stories. In contrast,
existing units W0 the south in the R-2007TDR Zone and existing units to the north in the R-
204} Zone can have & maximuen beght of 50 feet

In order to better address compatibility with adjacent development, the plan proposes 4
78" wide planted forewt buffer between proposed units and existing houses along the
northern property boundary,  Along the rear of exisiing houses on Quinee Valley Drve
adjscent to the proposed tpwnhouse atea, the plan preserves o mimmum 30" wide forest
buffer, except along the socess road, Along the existing access drive where forest cannot
be preserved. the applicant proposes dense landscuping and fencing.  The proposed
wwnhouses are also configured so that sides of units, rather than townhouse rows, face
the rear of the existing houses.  Finally, the extension of Fellowship Lane is designed so
thut tree preservation wnd supplemental planting can be provided between the road and the
rear of existing homes

The proposed umit layout reflects the limitalions associated with the poarcels being
pssernbled.  Coven these limitations, the site plan lavout, with the proposed buffering, is
generally compeitible with adjoining develppment,

The yite plan meers all appliceble reguiremeniy of Chapeer 224 regarding  forest

conyervatton, Chapter (9 regarding water rexonree protection, and any ether applicable
Lo

A Naotural Hesource Inventory Forest Stand Delineanon (NREFSD) was approved on
Fehruary 15, 2007 The NRIFSD delingates and dentifies the existing conditions an the
site meluding onsite envirommental buffers, forests, wopographical contours and sodls.
The site mncludes a wiream and p small wetland, 1.27 acres of environmental buffers, and
6,40 seres of existing forest locited in four distimet stands.

The proposed stormwaoler management concepl comsists of 1) on-sile water quabity
control via a surlace sand filter, a Structural sund filter and non-structural methods; 2)
onsite recharge vin recharge trenches and nonstructurdl methods. Channel protection
violume 15 nol reguired for parts of the site beciuse the one-vear post development peak
dhscharge 15 less than or equal 1o 2.0 ¢fs

|
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ATTACHVENT A

l MoNTGOMERY COUNTY PLANNING BOARD

P MARYTARND NATTONAL CAIMITAL PARK AND PLANNING COMMISSTION

SN QAT
Wik MCPB No. 07-74
Preliminary Plan No. 120070350
Hallman Grove
Date of Hearing: March 22, 2007

MONTGOMERY COUNTY PLANNING BOARD

RESOLUTION'

WHEREAS, pursuant to Montgomery County Code Chapter 50, the Montgomery
County Planning Board (“Planning Board” or “Board”) is vested with the authority to
review preliminary plan applications; and

WHEREAS, on 11/06/06, Hallman Grove LLC (“Applicant”), filed an application
for approval of a preliminary plan of subdivision of property to create 28 lots on 12.4
acres of land located on Fellowship Lane approximately 1,600 feet west of Quince
Orchard Road (“Property” or “Subject Property”), in the Potomac master plan area
(“Master Plan”); and

WHEREAS, Applicant's preliminary plan application was designated Preliminary
Plan No. 120070350, Hallman Greve (“Preliminary Plan” or “Application”); and

WHEREAS, Staff issued a memorandum to the Planning Board, dated 03/06/07
setting forth its analysis, and recommendation for approval, of the Application subject to
certain conditions (“Staff Report”), and

WHEREAS, following review and analysis of the Application by Planning Board
staff (“Staff’) and the staffs of other governmental agencies, on 03/22/07, the Planning
Board held a public hearing on the Application (the “Hearing”); and

WHEREAS, at the Hearing, the Planning Board heard testimony and received
evidence submitted for the record on the Application; and

' This Resolution constitutes the written opinion of the Board in this matter and satisfies any
requirement under the Montgomery County Code for a written opinion.

foprovedavy: PN D & |16
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WHEREAS on 03/22/07, the Planning Board approved the Application subject 1o
certain conditons, an mation of Commissioner Perdue; seconded by Commissioner
Robinsan: with a vole ol 3-1-1, Chairman Hanson and Commissioners Perdue and
Robinson voting in favor, Commissionar Wellington voling against®, and Commissioner
Bryant recused himsell from the case

NOW, THEREFORE BE T RESOLVED THAT, pursuani lo the relevant
provisions of Montgomery County Code Chapter 50, the Flanning Board approved
Prefiminary Plan No. 120070350 to creste 28 lots on 12.4 acres of land located on
Feflowship Lane agproximataly 1,600 test west of Quince Orchard Road ("Property” of
*Subiec! Property”), in the Polokmac master plan area ("Master Plan”), subject lo the
following conditions

1) Aporoval under this preliminary plan is Emited to 28 lois for 17 one-family
detached, and 11 one-family attached residential dwelling units, including a
minimum 12 5% moderately priced dwelling units (MPDUs)

2} Final approval ol the number and localion of dwelling units and MPDUs shall
be doterminad al sife plan

3)  Final approval of on-site parking, site ciroulation, sidewalks, and bikepaths will
occur at site plan

4) No clearing, grading or recording of plats prior to approval of the certified sile
plan

5)  The Applicant mus! comply with all conditions of the prefiminary forest
conservation plan. Al conditions must be satisfied prior 10 recording of plat{s)
ar Momgumery County Department of Permitling Services (MCDPS) issuance
ol sediment and sros:on cantrol permits, as applicable.  Conditions Include:

a) Applican! o construct & split rall, or battar, fence at the back and/or sides
of lots 1, 5 €, 7, and 10 through 16 to delinaate the of-lol forest planting
areas and congarvalion easemeants

6)  The Applicant must comply with the conditions of the MCDPS siormwater
management approval dated January 22, 2007.

7) The Applicant must dedicate the axtension of Fellowship Lane as a reduced-
widin teriary road and construct the road to reduced-width lertfary standards
with at least a 4" wide sidewalk on one side.

B) The Applicant must construct the proposed private streat to the struclural
stangards of a public tertiary road with at least a 4° wide sidewalk on one side.

g} The Apphcant mus! comply wih conditions of the MCDPWT letter dated
Fabruary 23, 2007, unless atherwise amanded

' Commissioner Welfinglon found sl the prooosed development s too dense and noted in
suppart of her position the proposed prvate road, the proximity of the propesed houses to the
foresl conservation area. and the fact that (he development will have only one access point on
8" ovar-ength cul-de-sac
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10} Record plat to reflect a Calegory | conservation easement over all
anvironmental buffers Gnd lorest congservation areas.

1] Record plat o refiecl public uss, common ingressfegress and ulility
sasements over the proposed prvate streel.

12} Record plal to refererce the Common Open Space Covenant recorded &t
Liner 28045 Folo 578 ("Covenant™). Appllicant must provida vearificahon o
Commigsion stafl pror 1o release of fingl bullding permit that Applicant’s
recorded HOA Documents incorporate by reference the Covenant

13} Record Plal to reflect all ammas under Homeowners Association ownership
and specifically dentily stormwatar managemant parcais,

14)  Apoess and improvements as required to be approved by MCDPWT prior 10
racardaton of plals)

15) The Adequate Public Facility (APF) review for the preliminary plan will remain
valid for sixty-one (81) months from the date of mailing of the Planning Board
opinion,

168) Other necessary easemants must oe shown on the record piat.

BE IT FURTHER RESOLVED, thal having given full consideration o the
recommendations and findings of its Staff, which the Planning Board heraby adopts and
incorporates by reference, and upon consideration of the enlire record, the Montgomery
County Planning Board FINDS, with the conditions of approval, that:

1 The Preliminary Plan substantally conforms to the master plan.

The 1880 Poomac Subragion Master Plan recommended pan of the area
coverad by the Preliminary Plan @s sullatle for PD-3 ceveiopment. An Amendment
w0 that Master Plan, adopled In 1982, allowad this ares to achieve the same density,
bul only by wtilizing TORs. The cbjective of the Master Plan and the Amendment
was to provide, for the Darnastown Planning Area, a sultable transition batween the
Rural Cluster Zone to the wes! (withoul sewer) and the more suburban areas 1o the
eas! (with sewer] Tha Amendment did acknowledge (page 11) that TDRs were an
oplich, and inat not all property ownars would wish o utiiize TORs In their
development programs. The Amendment further stated that the Plamning Board
cou'd reduce the numbes of units permitted on a given &ite due to environmental and
other constramis and that much of the remaining area in conventional zones would
nol devalop to full capacity

The 2002 Approved and Acopted Potomac Subregion Master Plan supparted
the retantion and reconfirmation of 1ne existing zoning for the Subject Property and
supported Ine use of TORs wherever increases In density were proposed (page 40).
The Master Plan dud nol specifically identify the Subject Property,
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The Praliminary Pian conforms to the master plan recommendations for
residantial development. The develooment does not ulilize the TOR option, but
rather applies the option for development with moderalely priced dwelling units
(MPDUs). The Flanning Soard finds thal the proposal conforms to the
recommendations of the 2002 Polomac Subregion Masier Plan in that it provides a
residential development that resulls in @ suitable transition between areas with, and
withoul, sewer, and profects onsile environmentally sensilive areas.

2. Public facilities will be sdeguate lo support and service the area of the proposed
sybdvision.

Proposed vehicie anc pedestrian access for the subdivision will be safe and
adedquate with the proposed public iImprovements. The proposed vehicular access
point is from Cuince Orchard Rosd via the extension of Fellowship Lane Sidewalks
are proposed on one sde of all Ihe intemal streels being constructed by the
application. The Piaaning Board concludes thal the sublect preliminary plan wiil
provida safe and adequate access for vehicles and pedestrians. The development
will not generate more than 30 peak-hour trips and Is, therefore, not subject 1o Local
Area Transporiabon raviaw,

3 The use of a roduced.widin teriary road. sulyest fo sie plen review, is justified
for this subdivison

Tha Prejmminary Plan proposses access 10 1018 via a public road axtension from
the terminus of exsting Feliowship Lane The algnment of this proposed extension
foliows an existing parcel, which provides ingress and egress for two parcels that are
not subject lo the current Applicalion [P785 and P92T). Under the lerms of the
existing ingressfagress agraemeant, this access can'l be larminated unkess all parties
agree. Since apreement to change the alignment has not been feached, the
Application uses the exsling parcel 1o create the Fellowship Lane extension as a
public. reduced-wiath, tertiary standard road

In accordance with sectons 48-34(T) and 50-286(h) of the Manlgomery County
Coda, tne Planning Board finds 1hal. subject to site plan approval, the use of a
reduced-width, leriary sires! improves compabibility beiwesn the exisling and
proposed subdivisions because 1 a) increases the amount of tree save and planting
that an be provideo where the roadway must abut e rear lof lines of ex
homes o the south. ard. b) creates an opponunity for a significant forest stand
buffer batween the smallsr proposad ang langer existing lots 0 the north of the
property. The Planning Board further finds thal the road Is siso better from an
gnvironmental perspective because | provides more conliguous on-site forest
planiing area and grealsr opportunity for troe save, Finally, the Board finds that the
usa of sidewalks on oely ore side of the propased radway is accaptable, becausa
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all proposed houses on this single-side loaded road will have a sidewalk along thair
front that pedestrians will e able 10 s2fely usa

4. Extension of & pevate toad lo serve the southwes! comer of the site is
appropriate.

While o public road could concewvably be construcied within the fifty-fool strip
of land accessing the southwest cormar of the site, such a public rosd would be
directly bahind axisting homes with no buffenng, The proposed plan Instead utilzas
a privale roadway to access (his area. The privale road configuration provides space
for landscaping along Ihe property line, and setback of the road pavemeni. The
Ptanning Board finas that use of a private raad in this location |s acceptable because
it paerits the roac surface 1o be separated from yards in the adjacent subgivision by
a landscape buffer that wouig not be permitied within a public road nght-of-way.

5 The proposed over length cul-de-sat is sppropriate for this subdivision,

Fallowship Lane currently exists as an over-length cul-de-sac® from Quince
Orchard Road. The Planning Board finds that continuing It in the same fashion can't
be avoided since the surrounding properties are fully developed as either residential
lots, of & major elecinic transmission fight-of-way, The Board further finds that the
unusual shape of the property makes it infeasibie to creale any intemally connecied
streets. Basad on e approval of Monigomery County Fire and Rescue, tha Board
further finds that the proposed roadways, cul-de-sacs and “T-turnaround” provide
adequate ingress ant egress for fre and rescue vehicles

B Thae siza, width, shope, and arentation of the proposed lofs are appropnale for
the focaton of the subdivision

This Application was raviowsd lor compliance with the Montgomary County
Code, Chapler 50, the Subdwvision Regulations. The Planning Board finds that the
application meels all appleabie sections. The lots also meet the requirements lTor the
R-200 zona utdizing he MFOU oplion, as specified in the Zoning Ordinance. As
proposed, the lots maet &l the dimensional requirements for area, frontage, width,
and sethacks in tnat zone. Some non-specified standards will be established as pant
of the fulure site pian review. The Application was reviewed oy other applicable
county agencies, all of whom recommanded approval of the plan.

' Por Section 50-28/d), a cul-de-sac should not be longer than S00 fest unless the Planmng

Board finds that @ greater lengih i jusiified by reason of property shape, size, topography, large
lot size, or improved atreat algnmeni
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The location of units is influenced by the proposed configuration of the
roadway socess 1o this site Frontage on a public road is required for one-family
detached dwellings in the R-200 zone, but tewnhouses may front on public or private
streets®  Since the Application ncludes the use of lownhouses as permitted by the
R-200/MPDU development standards they have been located in the southwest
comer of the site and utilize the private sireel access, The Planning Board finds that
ihe size, width, shape. and orentason of the proposed lots are appropriale for tha
location of the subdivision and thal the proposed unit distribution within the site is
justified ghven the limitations associated wilh the parcels being assambled.

7. The Appiication satshes all the applicable requirements of the Forest
Caonsarvation Law, Menigomery County Code. Chapter 224,

There are 646 acres of exsting fores! in four distingt forest stands on the
Subject Property.  There ate also numerous trees 24 inches in diameter and grealer,
including 16 trees 30 Inches in digmeter and greater. The development uliizes the
option for devetopment with MPOLUs, and therefore, must comply with Section 22A-
12{7) which requires that a cartain percentags of the net tract area be foresied, sither
by retaining éxisting forest of planting. For this particular plan, this amounts to 20
percenl of the net tracl or 2.48 acfes. The preliminary fores! conservation plan
Includes preservation of 1.52 acres of foresi, and 2.92 acres of onsite forest planting.
All retained and planteq foresi will be protected in & Category | consarvation
easemant. In order 1o delineate the fores! conservation sasement and protect the
trees from fuluré homeownar encroachmant, the Planning Board s requiring the
applicant o construct a spiil rad fence at the back of lots 1, 5. 6, 7, and 10 through
8. The Board fnds win his requiremant. that the proposed preliminary fotest
consarvation plan satistes the requirements of Section 22A-12(M, and all other
applicable requirements of the Forest Consarvation Law

8. The Application mieels &l applicable stormwater managemenl requirements and
will provicle adoquate control of slormwater runoff from the sita. This finding is
based on the determination by the Montgomery County Department of Pﬂmﬂhﬂ
Services ("MCOPS’) that the Stormwafer Management Concept Plan
MCDPS" standards

The MCDFS Stormwatsr Management Section approved the siommwaler
managamant concept for the pioject on January 22, 2007, which indudes onsie
waler gquality contrel via 2 surface sand fiter, a structural sand filter and non
struciural mathods, and onsile recharge via recharge trenches and ponstructural
meathods. Partal the site dralns 1o the Quince Orchard Estates Regional Pond.

* Section 59-C-1 628(b) of the Zoting Ordinance permits lownfouse frontage on @ public street,
& private streel or 8 comman open SEEce
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9. Issues raised by cilizens have been sulficientlly addressad.

By letters and n lesimony at the public hearing, adjacent and
residants stated thelr opposition 1o the proposed pian based upon their belial
goes not satisty Secton 58-0-3 4(b) requiremants for compatibility and safety.
regard 1o compatibilty, they cited to the proposed size of lots in relation o
lots. the location of roads in the rear ol existing lots, the location of the
townhouses, and the number of proposed lots around cul-de-sacs, From a
perspective, they are concemed (thal additional traffic from the proposed
devalopment will andanger chidren becauso existing Fellowship Lane has no
sidewalks and isn'l designed o slow traffic down. A concemn was also raised that
existing drainage problems in the adjacent! Quince Orcherd Estates might be
worsened by the proposod development

si4

i

i

Section 589-0-3 requirements refate (0 site pian approval and will be reviewed
in detail as part of the fulure site plan review process. The Planning Board noles,
however, thal the Prelmmary Plan lByout addresses compatibility in several ways.
The Prasminary Plan proposes a 75 wide planted forest buffer betwean proposed
units 8nd existing houses along the northam propery boundary. Along the rear of
axisling housas on Quince Vallay Drive adjacen! o the proposed lownhouse area,
the pian preserves & minimum S0° wide fores! buffer, where possible. Along the
access roads where lorest cannot be preserved, the plan Includes dense
landscaping and fencing between the road pavement and adjacent yard areas. The
proposed townhouses are ailso configured so that sides of units, rather than
townhouse rows, ‘acs ihe rear ol the exsting houses. Finally, the exlension of
Fellowship Lane is designad so [hal lres presarvalion and supplemeantal planting can
be provided between the road and the rear of existing homes.

As to road safely and siormwaler management concems, the Planning
Board s findings are sat fon tully asove,

10 Densidy from the R-Z00TDR-3 and H-200 roned porfions of the sitle may be
combined and disinbwled anywhore within the Subject Property.

The Planning Boarnd fings that the proposed development mests the Sechon 58-C-
1.628(g) requiremanty lor cevelopment in dfferent zones and does nol exceed e otal
number of units thal wouwld te permitled il the componant areas of the combined tracis
were developed separmely. Per Secton 59-C-1.628(a). usable area an which density is
caiculated i cetermined by deduckng 100-year foodoiain thal encompassas an axcessive
part of the tract ang highway nghts-of-way greater than 100 feel wide from the gross Iract
area. Tha R-200/TDR-3 zoned portion of the subyect tract does not include afther of these
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areas and, thersfore, can be used in ts entirsty for density calculations. The Board also
finds that density achieved from sither of the separately zoned portions of the Subject
Proparty can appropnately be developed amywhere within the gross tract area since the
TDR eption is nat being utiized, the same R-200 development standards apply in both
Zones

BE |T FURTHER RESOLVED, that this Preliminary Plan will remalin valid for 36
months from its Initation Date (as defined in Monigomery Counly Code Section 50-
a5(n), &5 amended) and thal prior to the axpiration of this validity pariad, a final record
plal for all propany delineated on the approved Preliminary Plan must be recorded
amang the Montgomary County Land Records of a request for an axension must be
filed. and

EﬁthiFUEﬁ-!EH RESOLVED, that the date of this Resolution Iis
e - fwhich is the date that this Resolution is mailed to all parties of

record), and

BE IT FURTHER RESOLVED, that any party authorzed by law o taka an
administrative appeal must initiate such an appeal within thitty days of the date of this
Resolution, consistent with the procedura! rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

3 - " - L] ] - " L] E #

Al s regular meeting, held on Thursday June 14, 2007, in Silver Spring,
Maryland, the Montgomery County Planning Board of the Maryland-National Capital
Park and Planning Commission ADOPTED the above Resolution. on mofion of
Commissioner Robinson, seconded by Commissioner Wellington, with Chairman
Hanson, Vice Chair Perdue, and Commissionaers Wellington, and Robinson present and
voting in favor. Commissioner Bryant was absent. This Rasolution constitules the final
decision of the Planning Board, angd memaorializes the Board's findings of facl and
conclusions of law for Praliminary Pian No120070350, Hatiman Grove.

[ e B LAl ta
HamHunm#rt. Chairman
Montgomery County Planning Board




ATTRHYENT B

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS

Isiah Leggett Richard Y. Nelson, Jr.
County Executive October 3. 2007 Director

Ms. Sandra Pereira
Development Review Division
M-NCPPC

8787 Georgia Avenue

Silver Spring. MD 20910

RE: Hallman Grove — Site Plan #820070240

Dear Ms. Pereira:

I understand that the above-referenced site plan is tentatively scheduled to go before the
Planning Board on November 1. We have received a copy of the memorandum of September 12
from the applicant’s engineer. and concur with his responses to DHCA’s DRC comments, with
the following understandings:

e The cost of maintaining the private road serving the townhouses will be borne by the
HOA for the entire development, not just the townhouses.

e The lighting for the private road is of the same type and follows the same standard as the
lighting for the public road.

e The MPDU townhouses will have at least 3 bedrooms, and the applicant will provide
DHCA with floor plans for the MPDU townhouses at the time of the Agreement to Build.

» The applicant is aware of and will comply with Chapter 25A-5(i) of the Montgomery
County Code, which concerns construction staging of MPDUs.

Please contact Lisa Schwartz in this office at 240-777-3786 if you need any further
information.

Sincerely.,

T~
b w ; AN T3 :
" § N '
Christopher J. Anderson, Minager
Single Family Programs -

cc: Alfred Blumberg, Site Solutions, Inc.
Joseph T. Giloley, Division Chief
Lisa Schwartz, Senior Planning Specialist

Division of Housing and Code Enforcement

Moderately Priced Housing Development )
Code Enforcement Dwelling Unit and Loan Programs Landlord-Tenant Affairs
FAX 240-777-3701 FAX 240-777-3709 FAX 240-777-3691 FAX 240-777-3691

100 Maryland Avenue, 4th Floor - Rockville, Maryland 20850 - 240-777-3600 - 240-777-3679 TTY
www.montgomerycountymd.gov/dhca



MonTGOMERY COUNTY PLANNING DEPARTMENT

LTRTR R RHER S,

Oclober 15, 2007

MEMORANDUM ).E |
TO:

Sandra Perelra
Development Review Division

,.-"'""

Via Shahnar Etemadi, Eupﬁ‘m f.r""'. BEY ' W
Transportation Planning 3/ ]
&~ .
FROM Ki H. Kim, Planner/Coordinator | ._r'l | }_;
Transportation Planning N
SUBJECT. Site Plan No. 820070240

Hallman Grove
Marth Potomac

This memorandum is Transportation Planning staffs Adeguate Public Facilities
(APF) reviaw of the subject site plan for the proposed development of the Hallman Grove
site located west of Quince Orchard Road in North Potomac. The proposed development
under this site plan includes 28 dwelling units

RECOMMENDATION

Transportation Planning staff recommends the following conditions as part of the
APF test for transpartation requirements related 1o approval of the subject site plan:

1 Total development under this site plan is imited 1o 28 dwelling units (11
townhouses and 17 single-family detached).

2 The applicant shall extend 5-foot-wide concrete sidewalk from the site entrance
to Quince Orchard Road 1o accommodate safe pedesirian movement

DISCUSSION

| Area Tran tion Review

The subject site ptan s not subject to Local Area Transportation Review since the
proposed 28 dwelling units generates less than 30 total weekday trips dunng the peak hour

of the morning (630 a m_ to 9:30 am ) and evening (4:00 p m. to 7:00 pm ) peak periods
of adjacent roadway traffic

sy Sirpdaesl 209100 Tk e B0 S avn  Fases 900805 1500

wwow, Momgomery Manning.org
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Site Access and Circulation

Access point 1o the site 5 (o be provided from extension of existing Fellowship
Lane. Fellowship Lane is connected to Quince Orchard Road which is an arterial road
providing area accessibility 10 the Quince Orchard High School and commercial center
located in the Damestown Road (MD 28)/Quince Orochard Road inlersection area. The
access point to the site and the pedestrian and vehicle circulation system shown on the site
plan are adequate. Staff recommends that the applicant construct sidewalk from the site
entrance fo Quince Orchard Road to provide safefefficlent pedestrian movement from the
sile

KKtc



Depariment of Park & Planning, Menigemery County, Marybind
BT Georgia Avenue, Silver Spring, Maryland 20910

THE MARYLAND-NATIONAL CAPITAL PARK AND
PLANNING COMMISSION

MEMORANDUM

T Sandra Pereira, Planser Courdinstor, Development Review

VIA Steve Federline. Supervisor, Envirommental Plaanimng \ZM

FROM: Deug Johwsen, RLA, Plasier Coondinator, Environmental Planning [visnon Jﬁ
DATE: October 11, 2007

SURIECT- Site Plan B2O070240
Hliallpame Carove

The Envirommental Planning staff hos reviewed the site plan referenced above. Stdl recommends
approvud of the site plan aod the fmal forest conservation plan withi the following conditions:

1. Complisnce with the condimons of approval of the final forest conservabon plan.

2 The record plat must reflect o Category §ewsement over all arcas of stream valley buffers and
FOTEst CONSCTVILIN Aneas.

3 Applicant o begin reforestation within the first planting season affer issoance of the first
Puilding permmt.

4. Applicant w nstall permanent Category | Forest Conservation Easement signage along the
perimetes of the conservation cosement.

5 Applicamt 1o mstall permaoent split mil fence adjacent to the sade of Lot T-7 along the
forest conserviation casetient houndary

BACKGROUND

The 12 40-acre property s hocited ot the cfid of Fellowship Lane, ooff oof Qhasnice Crrchard Road in the
North Potomoe aren. This site includes 6.46-o0res of existing forest.  There ix o strewn on the
property that crosses under exsting Fellowship Lane approximately 250-feet Fromm its current cul-de-
soc terminus. There are 127 -acres of streai buller on the subject property. Currently, there are two
existing sirgle- farmily residences on the subject property and the plan is o remove these structures.
The property addresses for the existing houses are 12430 and 12440 Fellowshep Lane.  The entire
propeny is tnbatary o the Quimee Crehard Branch m the Muddy Branch watershed, a Use | water,

FEnvironmental Flanning Stall Reprt i BROOTOC A0 Hallman Grove



Environmental Buflers

A Nuoturyl Resource loventory/Forest Stand Delincation was subrmitted for the subject site.
Envirommental Planning stiff approved the NREFSD on February 15,2007, A rovised NRUVFSD was
submrted because the originally approved NRUVFSD and the prefiminary forest conservation plan
submitted were ot consistent in terms of tract screape ad mmount of exsting forest.  The site
mcludes a streanm and sl wetland on the property, i total there are 1.27-acres of environmental
busffiers on the subject property. Existing Fellowstip Lane encroaches into the envirommental buffer.
There are o Bew encroschments into the environmental buffers proposed except for a stormmwater
managerment owtlall

Fored Conservation

There are 6,46-0cres of existing forest in four distinet stands on thes sne.  The Fal Forest
Cotservation plan indicates the removal of 4, 73-acres. Nombern Red Chkes dommate one stand, two
stanuds are dosmnated by tulip trees and the fourth stand has oo dominan species. There ane 57 trees
24-ineches i dimmeter and greater on the subject property inchsding 16 trees 30-inches in diameter or
preater. Of these 57 only 16 trees are being saved, the renainder are éither within the limits of
disturbance (LOD) or are in poor condition amd coukd not withstand the impacts of constraetion.

The development b proposing to utilize an eptional method of development and therefore st
commply with Section 22A-12(0) of the Montgomery County Code. This section of the code requires
developments utilizing an optimal method of development o either retain or plant a centam
perceitage of the net tract area i forest on site. For this particular plan, 20 percent of the net tract
st be i retained or planted forew, or g combination of the two. The final forest conservation plan
asdicates the removal of 4.73-aeres of forest and the preservation of 1.73-acres of forest.  This
pencrates a 2 50-acre forest planting requirement which the applicant will be meeting by plantig on
site. Al retained and planted forest must be protected with o Categary | Forest Conservation
Easement (FUE), The final furest conservation plan submitted satisfies the requinements of 22A-12(0
of the Momgomery County eode through o combination of retaimed aind planted forest.

The Finad forest conservation plan does ot show any house footprints within 30 feet of any forest
comservation easermenit, however, the plan shows o 30 x 40 foot rectangular box for bouse footprnts.
The Planning Board. through the approval of the prelimmary plan of subdivision, establishes the
buikding envelope and not the building ocation. 1f the bailder constructs the house, or mry house
feature, sl us 4 deck, at or near the side or rear sethack this woukd provide an insdequate yord
spuce and encourage the bomeowner 1o eoter The conservation chsermnent arca o create a uscible yuand
area. [nomder o delineate the forest conservation easerent | FCEY Envinonmental Plannmg rogquests a
condition requirmg the applicant to mstall permanerit sphit rad fence with signage akong the FUE ne
constained within the property boundanes at those bocations that ane closest to proposed homes.

The subsmitted plin shows o side yard setback of 3-feer with10 sdditional feet of omeowner parce]
berween townhome Lot T-7 and the forest netention arca. This Eosited sres nay encourage the
howtsowniers 10 erter the conservation easement area to oreate o usable sde yand.  In onder 10
delineate the FCE Environmental Planning requests a site plan condition requirimg the apphicant 1o
install permanent split rail fencmg along the FOE adpeent to Lot T-7.

Baivirniamoivial Planmg Sull Repan 2 FIO0T0240 Haltman Cirove



RECOMMENDATION

Envirommental Plinning recommeends approvil of the Site Plan snd the Fal Forest Conservaton Plan
with the conditbons stated shove,

Environpenial Planning Sdl Repon 3 N0 Hallosn Grove
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DEPARTMENT OF PERMITTING SERVICES

Isiah Leggert Heginald Jetter

Mr Joffrey 5. Lewis

Sita Solutons, Inc

20410 Dbsarvation Dove, Sume 206
Germaniown, MO 20878

Tract Sizaffone. 124 acres'R-200
Total Concept Araa: 17 4 adres
Lota/Biock: 1-28
Parcelis) 788 8017 BA2 963 AT BST BE21, T41
Walershed Muddy Branch
Daar Wr Lawis

Bassd on a review by the Department of Permitting Services Review Staff, the stormwaster
management concepd for the above mantioned site s acceptable The stonmwater managemeant concept
consizts of on-site waler gquality control via @ suriace sand fillar, 5 structursd sand filter and non structural

methods and onsite recharge via recharge trenches and nonstructural methods. Channel protecton
wolueme 8 not required for parts of the aie becousa the one-year post cevalopmant peakl deechargs s iBss
than or equal to 2 0 cfs  Part of the site drains to the Quince Orchard Estates Regional Pond. Waler
guaniity for thal area will be provided for within the pond,

The following tems wili need to be addressad during the detalded sadimant control/stormwater
management plan stage

1. Prior o permaneni vegetative siabiization, all dsturbed areas must be lopsoded per the ialest
Montgomery County Standards and Spectfications for Togsoding

2. A delailed review of ihe slormwster manapgement compulations will occur af the time of detaiied
plEn e iew.

3 An enginsend sediment control plan must be submitied for this development.

4 Al fitrabon media for manufactured best management prachces. whather for new development o
redevalopmeant, must conssl of MDE approved matarial

5 Safe conveyance must be provided to the Quince Ovchand Estates Regional Pond
This kst may not boe ali-inclusse and may change based on avalabie nformgtion st the time.

) Paymant of & stormwalsr management contribution in accardance with Section 2 of the
Slomaaier Management Regulaton 4-90 i requited,

Thes istter must appear on the sediment controlisiormmwaier managemaent plan at its initial
submittal The concept approval i Gased on &l stormwater management structures being located
outsice of the Public Lhility Eassment, the Public Improvement Easemant. and the Public Right of Way

s
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unless specficafly approved on the concept plan. Any divergence from the mformation provided o thes
office; or addibonal information recelved during the development process; or & change in an applicable
Executrve Regulahon may constitute grounds to rescind of ameand any approval actions taken, and to
regvaluale the site Fof additiona! of amended sicrmmwater management requirernents If there are
subsequent additions of modifications to the development, a separalé concepl request shall be regquired.

It you have any questions regarding thase actions, pieasa fesl free o contact Madine Viurdelja

Piontia at 240-777-H334
5
& m

A Brush, Manager
Water Resources Section
Divigioen of Land Developmeant Services
HAS am CHFTEREY
oG C. Conlan
5 Federiing
SM File # 220265
QM -onEls Aprss 124
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ATTACHMEAT O

MCP-Chairman

e re——

From: BuzyMaloutifiacl.com

Sant: Jiaky 21, 2007 G642 PM

Ta: MCP:Chalrman

[ ' SuzyMaloutifagl com

Subjeci: Haflman Communilies/watar managamant

Quince Orchard Estates Homeowner's Association
12351 Quince Valley Drive
Gaithersburg, MD 20878

July 21, 2007
Dr. Royce Hanson
Planning Board Chairman
Vice Chairman of the Maryland
National Capital Park and Planning Commission
B787 Georgia Ave
Silver Spnng, MD 20810

Dear Dr. Hanson

It is my understanding that you recently approved the Hallman Communities development for
gonstruction next to our nelghborhood, the Quince Grohard Estates in North Potomac. As you are
aware, the North Polomac Citizens Association and mast of the surrounding nelghborhood
associations are concemed aboul the impact this new development will have on our neighborhood
salely and ecosystem.

Montgomery County owns a pond located midway on Quince Valley Drive in cur neighborhood
which is part of the water ways thal will be impacted by the new development. This pond Is prasently
in crisis as multiple organisms and foreign objects have covered the pond affecting the surrounding
wild life, Increasing the mosguitos population, emanalting a pungent smell, and creating a
health hazard that has doven our surrounding residents 1o demand the County immediataly resolve
the pond problems.

We are asking that Monlgomery County take immediate staps to resolve the current problems
with the pond, See letter to lsaiah Leggel! below. The homaowners in the Quince Orchard Estales
are requesting your immediate and vary neesded assistance in resolving this problem. The new
construction will only worsen the condition of this pond and without the County addressing these
issues, the pond in our nelkghborhood will continue o delenorates.

Please conlact me al your earliest opportunity to discuss solutions to these problems. | look forward
o working with you.

Sincerely,

Suzanne Malouf
President




Quince Orchard Estates
I
301.047.0033

QUINCE ORCHARD ESTATES HOMEOWNERS' ASSOCIATION
12351 Quince Valley

Caithersburg. Marviand 20878

June 14, 2007

Thie Honorable lsaiah Leggent
County Exccutive

Exccutive Office Building
1 Monroe Street

Rockville, Marviand 20850

Diear Mr. Legett:

The OQuince Orchard Eatates Home Owners' Association ["QOEHOA| wants 1o inke this
opportunity o congratulane you on vour successiul campargn.  Your commitment 1o tking active steps
b protect our cov tomment weighed bepyvy in our support for vou. As you have told us, on the Council
you helped “prescerve our enviromment by protecting the our Agriculiurmal Reserve, maininining green
space, and workimg oul solutions 1o many of our critical wastewiter management requinements,”

As President of the QOEHOA, | am writing 1o request the County's assistance in making our
stormiwaler nunagement poid more environmentally sale for our residents. We understand that you, as
our elected officul; ure committed i protecting our epvifonment, 1o slow growth and 1w make our
comminity more environmentally safe. In the wansition plan of the County Executive under Healthy



and Sustainable Communities a strategie policy recommendation is 1o preserve and sustain the
environment und sotes to:

o Diesign government buildings and schools for energy/ water conservation, nomtoxic matenal,
ntural lght ond milraion of gormwaer, and

o Develop an aperessive witershed protection strategy infiltrating stormwater on-site ruther than
holdmg it i ponds or disgorging i direetly into streams.

It 15 towy late for us in the developmient phase, & our community was developed by Grimm Bulders
beginning m 1988, and part of the development was the Coumy s oversight of the design and approval of
the stormwater management pond, Over the years, we have seen mereasingly large amounts of algoe, a
foul smell, and an increased infestation of mosquitoes that we have not been able to control. ‘W are
concerned about the West Nile Virus as well as E«<coli contammation from our dense population of deer,
peese and duck droppings along the pond arey. Several of our community members have developed
cellulitis from the mosguite bites this vear. Additionally, our residents have found dead birds in their
yards with no obvious injury. Ammal control has informed us o throw them away mstead of
investigating the ciuse of death

We have contacted the County for technical assistanie. They indicate 1o us that there are several
treatments such ax acration and barley straw bales, but that the County would not nssume any
responmbility for these remtments. The pond appeurs o be stagnant but siaff from DEP states that it is
nod stagnant. However, i member of our board has seen ut the mouth of the pond infets thar are indeed
stpgnpnt. The way the pond was designed and ppproved by the County 1s that the water dmins out of the
pond imto the dum at the bottom of the pond.  The 1op of the pond water does not move so we have a
dense growth of algae, and accompanying smell. The pond was inspecred last year and there is a crack
in the dam that the County will need 1o fia. The pond shows symptoms of poor drainage and
accumulation of silt

There are ot least 200 homes and Quinee Crchard High School thot are upstream from us and we
are the reciprent of their lawn fertilizer run off. 'We have been given many recommendations by DEP
arid private commpanies, but the only recommendation that people are most centam of working s to install
a fountain or aeration system and we have been given an estimate of $15,000 (o purchise and instill
meludmg the electneal work, There will also be monthly costs for eleetenty and mantenance. We are
requesting that the County purchase the aeration sysiem or portion of, as we cannot control the runolT
upstream from overbuilding, and we cannot control the min, We live in a moderate income small

community of 103 homes with 15 units being MPDU s, We seek your help hefore burdening our
eitrzens with adeitronul o

| am enclosing two photos of our pond and as vou can see it 15 covered with green algae. lts a
worrisame sight to walk by, or have our children play near. | am also ingluding one photo of a pond in
3



whitch the hasandows, vagnet-waler problen was resolved with a fountain sysiem, Clearly there is a huge
difference. As o community. we are commitied to working with the County and State to belp protect or
environment and the health and well being of our residents. We seek vour assistance because we truly
fear for the well being of our ndighborhood,

Please feel free contact me Wt your earliest convenience to hrmange for a meeting to further discuss this
Mmatter.

mtneerely,

Suzanne

Suzanne Malouf, MS, CRNP
President

Quince Orchard Estates

suzymaloufi@aol.com
(301)947-0033
(202)486-6030

Gat @ sneah pesk of the wll-mew ADL com



