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RECOMMENDATION: Binding Planning Board approval subject to the following conditions:

1)
2)

3)
4)
3)

6)

7

8)

9

10)

11)

12)

13)

14)
15)

Approval under this preliminary plan is limited to 1 lot for 1 one-family detached
residential dwelling unit.

The Applicant must dedicate approximately 6,257 square feet of right-of-way for
Bucklodge Road (MD117) along the property frontage to provide a total of 35 feet
from the centerline as shown on the preliminary plan.

The Applicant must satisfy provisions for access and improvements as required by the
Maryland State Highway Administration prior to issuance of access permits.

The record plat must reference the off-site common ingress/egress and utility
easements over all shared driveways that provide access to the proposed lot.

The Applicant must submit a final forest conservation plan to M-NCPPC staff for
review and approval prior to recordation of the lot.

The Applicant must comply with the conditions of the Montgomery County
Department of Permitting Services (MCDPS), Well and Septic Section approval
dated November 18, 2009. These conditions may be amended by MCDPS, as long as
the amendments do not conflict with other conditions of the preliminary plan
approval.

The Applicant must comply with the conditions of the Montgomery County
Department of Permitting Services (MCDPS), Stormwater Management Section
approval dated November 10, 2008. These conditions may be amended by MCDPS,
as long as the amendments do not conflict with other conditions of the preliminary
plan approval.

At the time of record plat application, the applicant must provide proof to MNCPPC
staff of the availability of a TDR for the proposed lot. A note referencing this fact
must be included on the record plat.

The Applicant must record a covenant on the remainder parcel to document that
density and TDRs have been utilized for the lot and reference it on the record plat.
The record plat must contain the following note: “Agriculture is the preferred use in
the Rural Density Transfer Zone. All agricultural operations shall be permitted at any
time, including the operation of farm machinery, and no agricultural use shall be
subject to restriction because it interferes with other uses permitted in the Zone.”
Prior to recordation of the plat for this lot, the Applicant must record a covenant in
the land records that both protects the view shed for the historic resource on the lot,
and protects the location of the historical entrance and access road in perpetuity. This
covenant must be approved by MNCPPC staff prior to approval of the record plat.
The record plat must include a note that states MNCPPC Historic Preservation
Section staff must review any new construction, grading, tree removal, building
demolition and/or site modifications located within the approved lot containing the
identified Locational Atlas Resource.

The record plat must reflect a Category I Conservation Easement over all forest
conservation area.

Other necessary easements must be shown on the record plat.

The Adequate Public Facility (APF) review for the preliminary plan will remain valid
for eighty-five (85) months from the date of mailing of the Planning Board resolution.



SITE DESCRIPTION (Attachment A — Vicinity Map)

MDR Friends Aplenty, “Property” or “Subject Property™, consists of approximately 190.26 acres
in the RDT zone. The Property is located on Bucklodge Road at the intersection with
Darnestown Road in the Agriculture and Open Space (AROS) Master Plan Area. The
surrounding area can be characterized as rural with a mixture of forest, farms, and low density
residential development. The proposed lot is located within the parcel boundary (P010) of
Locational Atlas Resource #18/18 John Dade Farm. The entire 190-acre parcel is the historic
environmental setting for the historic resource. This property is one of the resources being
evaluated for designation under the Monocacy-Seneca Master Plan for Historic Preservation
Amendment. The Property is located in the Seneca Creek Watershed (Use I-P). There are
approximately 66.83 acres of forest, 1.46 acres of wetlands, and 12.15 acres of environmental
buffers onsite. Currently, none of the environmental features are expected to be impacted.

PROJECT DESCRIPTION (Attachment B — Proposed Plan)

The Applicant proposes to record 1 lot, 19.19 acres in size, which will retain an existing one-
family detached dwelling unit that is listed on the County’s atlas of historic resources on the west



central portion of the Property. The remaining portion of the Property, approximately 170.93
acres, is not proposed to be recorded and will remain in an agricultural easement as farm fields.
The dwelling unit will be served by an on-lot private well and an off-lot sand mound septic
system, which has been approved by the Well and Septic section of MCDPS. The lot is bisected
by an existing ingress-egress easement that provides access to an AT&T cell tower in the middle
of the farm, and a driveway that serves an adjacent lot that is not part of this application. Access
for the proposed lot is proposed via the existing private driveway from Bucklodge Road that will
cross the farm remainder rather than be in the pipestem for the proposed lot. The shared ingress
and egress easements to account for all of these will be shown on the record plat.

ANALYSIS AND FINDINGS

Minor Subdivision Requirements

The proposed lot is to be platted pursuant to Section 50-35A(a)(8) of the Subdivision
Regulations. This section establishes the ability to plat up to five (5) lots in the RDT zone
through the minor subdivision process after Planning Staff or Planning Board approval of a pre-
preliminary plan. Applications for minor subdivision under Section 50-35A(a)(8) must meet the
following criteria:

a. Written approval for a proposed septic area must be received from the Montgomery
County Department of Permitting Services, Well and Septic Section prior to recordation
of the plat;

b. Any required street dedications along the frontage of the proposed lot(s) must be shown
on the record plat;

c. An easement must be recorded for the balance of the property noting that density and

TDR’s have been utilized for the new lots. Reference to this easement must be reflected -
in the record plat for the lots;

d. Lots created in the RDT zone through the minor subdivision procedure must not exceed
an average lot size of five (5) acres in size unless approved by the Planning Board in the
review of a pre-preliminary plan of subdivision; and

e. Forest conservation requirements must be satisfied prior to recording of the plat.

Staff has reviewed this Application based on the criteria above and has determined that:

(a) MCDPS approved the proposed well and septic plan on November 18, 2009.

(b) Dedication for Bucklodge Road is shown on the preliminary plan in accordance with the
Master Plan of Highways and will be reflected on the future record plat.

(c) The proposed subdivision accounts for a portion of the total density currently allowed on the
property by the Subdivision Regulations and Montgomery County Zoning Ordinance, however,
the applicant must provide Staff with information verifying a TDR is available at the time of
record plat. '

(d) The proposed lot is 19.19 acres in size, which exceeds the five (5) acres allowed under
Section 50-35A(8)(d), therefore, this Application has been submitted as a pre-preliminary plan
for review by Staff, and subject to approval by the Planning Board. Justification for the larger lot
size is discussed below.



(e) The applicant has submitted a preliminary forest conservation plan and is required to have an
approved final forest conservation plan prior to recording a plat.

Lot Size Greater Than Five (5) Acres

The gross tract area of the parent parcel is 190.23 acres, while the proposed lot is approximately
19.19 acres in size. The proposed 19.19 acre lot and the remaining 170.93 acres of the parent
parcel correspond with an agricultural easement that has already been placed on the property by
the Agricultural Preservation Advisory Board (APAB). The Applicant sold six (6) of eight (8)
Transferable Development Rights (TDRs) associated with the subject property. One (1) TDR
was retained for the proposed 19.19 acre lot, while the other was retained in order to construct a
farm house on the remainder at a later date. MNCPPC staff did not participate in the
establishment of the agricultural easement upon which the proposed lot is based, but the
Applicant contends that many factors were considered when establishing the boundaries. The
eastern property boundary was established to include the proposed main septic field for the
existing house, while the western boundary was to accommodate three proposed well sites for
the existing house. The northern boundary was created to include all the accessory structures and
to provide what the applicant felt was an appropriate environmental setting for the farm house.
Given these constraints, the Applicant was not able to propose a smaller residential lot. The
Applicant did not wish to increase the size of the proposed lot because it would further encroach
into the existing operating farm fields of the farm remainder.

In the RDT zone, staff would prefer to see the smallest lot size possible for an exclusively
residential lot; however, a larger lot is desirable in this situation to preserve the historic context
of the existing dwelling and accessory structures. In fact, staff would prefer that the proposed lot
line be expanded from the southwest corner to Route 117/Bucklodge Road to create a buffer
around the historic environmental setting and preserve the historic access to the house. Because
of the existing agricultural easement, the Applicant prefers to maintain the proposed lot line, but
has agreed to record a covenant in the Land Records for the farm remainder parcel to protect the
historic driveway entrance to the historic resource and its view shed (Attachment C — View
Shed). Although protecting a historic resource and its environmental setting within the
boundaries of the lot or parcel on which it is located is the strong preference of staff and the
Historic Preservation Commission, the proposed lot configuration and easement will avoid the
potential need for renegotiation of the agricultural easement in this case. Given these
circumstances, staff recommends approval of the proposed lot with the associated easement. It
should be noted that until this historic resource is formally reviewed by the Historic Preservation
Commission (HPC) as part of the master plan amendment, the environmental setting for the
resource continues to be the boundary of the original parcel P010.

Master Plan Compliance

The Property is located within the boundaries of the Approved and Adopted Functional Master
Plan for the Preservation of Agricultural and Rural Open Space (AROS). The following items in
the AROS plan are pertinent to the review of this proposal:

e “This Plan focuses on the preservation of farmland but it also tries to establish a policy



framework that will contribute to the continuation of farming in the County” (Foreword,
p. i, emphasis original).
e “This Plan recommends...
o “Preservation of critical masses of farmland....
o “Applications of incentives and regulations to preserve farmland and... to
encourage agricultural use of the land.

e “The Plan also recognizes that some residential development will occur even in
productive areas. Therefore, residential development options are available in farming
areas but only on a limited basis and in a manner that is consistent with preservation
policies” (Preservation Framework, p. 35).

The 19.19 acre lot area is a tract of ground not subject to, and purposely excluded from, an
Agricultural Easement conveyed to Montgomery County in July 2008. The Agricultural
Preservation Advisory Board (APAB) has reviewed the size and configuration of the 19.19 acre
lot and determined that it has the optimum layout to accommodate the preservation of the
remaining 171- acre farm and to ensure the preservation of the existing historic house and the
equestrian usage of the 19.19 acre lot. All of the land surrounding the proposed 19.19 acre lot is
subject to the Agricultural Easement and protected from development with the exception of one
additional lot, the location of which is subject to evaluation and approval by the APAB. The
owners have agreed to a covenant that any future residence will not be placed in the view-shed
between Bucklodge Road and the historic home and to preserve the environmental setting. The
covenant will be recorded in the Montgomery County Land records prior to recordation of the
Final Record Plat for the 19.19 acres. Staff recommends approval of the proposed Pre-
Preliminary Plan as it is consistent with the recommendations of the Master Plan.

Public Facilities

Roads and Transportation Facilities

The proposed lot and associated use does not generate 30 or more vehicle trips during the
morning or evening peak-hours. Therefore, the application is not subject to Local Area
Transportation Review. The Subject Property is located in the Rural West Policy Area and
generates fewer than three weekday peak-hour-trips. Therefore, Policy Area Mobility Review
is not required.

Bucklodge Road is classified as a country road, and the required right-of-way is 70 feet. The
applicant must dedicate approximately 6,257 square feet along the Property frontage to provide a
total of 35 feet from the centerline, which is shown on the pre-preliminary plan. Sidewalks are
not required along the Property frontage in the RDT zone. Proposed vehicle and pedestrian
access to the lot will be safe and adequate.

Other Public Facilities and Services

Other public facilities and services are available and will be adequate to serve the proposed
dwelling unit. The application has been reviewed by the Montgomery County Fire and Rescue



Service who have determined that the Property has appropriate access for fire and rescue
vehicles. Other public facilities and services, such as police stations, schools, firehouses and
health services, are operating within the standards set by the Growth Policy Resolution currently
in effect. Electrical and telecommunications services are also available to serve the Property.

Environment

Environmental Guidelines

Environmental Planning staff approved the Natural Resource Inventory/Forest Stand Delineation
for the site on February 15, 2007. The NRI/FSD identifies the environmental constraints and
forest resources on the subject property. There are 66.83 acres of forest, 1.46 acres of wetlands,
and 12.15 acres of environmental buffers. The proposed lot has no environmental impacts to any
of these features. Therefore, staff finds this plan in compliance with the Montgomery County
Environmental Guidelines.

Forest Conservation

The Applicant submitted a forest conservation plan that is currently under review by
Environmental Planning Staff and must be approved prior to record plat submission. The
requirements will likely be met with a combination of onsite forest retention and afforestation
planting either onsite or off-site.

Compliance with the other Reguirements of 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. The proposed lot
size, width, shape and orientation are appropriate for the location of the subdivision. The lot was
reviewed for compliance with the RDT zone 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.

Citizen Correspondence and Issues

The applicant notified adjacent and confronting property owners as well as community groups
and civic associations of the application submission to MNCPPC, as required. As of the date of
this report, no concerns from these parties have been brought to Staff’s attention.

CONCLUSION

The proposed lot complies with Chapter 50, the Subdivision Regulations, and with the
Montgomery County Zoning Ordinance, and is consistent with the recommendations of the
Functional Master Plan for Preservation of Agriculture and Rural Open Space. Access and public
facilities will be adequate to serve the proposed lot, and the application has been reviewed by the



applicable county agencies, all of whom have recommended approval of the plan. Therefore,
Staff recommends approval of the application with the conditions listed above.

Attachments

Attachment A — Vicinity Map
Attachment B — Proposed Plan
Attachment C — Historic View Shed
Attachment D — Agency Correspondence
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Attachment D

DEPARTMENT OF TRANSPORTATION
Isiah Leggeit Arthur Holmes, Jr.
County Executive Director

March 13, 2009

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

RE:  Pre-Preliminary Plan #7-20090100
MDR-Friends Aplenty

Dear Ms. Conlon:

We have completed our review of the above referenced pre-preliminary plan. This plan
was reviewed by the Development Review Committee at its meeting on March 9, 2009. We
recommend submission of a record plat along with the appropriate supporting information which
addresses the following comments:

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

2 Provide dedication for future widening of Bucklodge Road (MD 117) in accordance with
Maryland State Highway Administration (MSHA) requirements.

3 Provide access and improvements to Bucklodge Road (MD 117) in accordance with
MSHA requirements.

4. Provide an ingress/egress easement for the driveway serving Parcel 861.

3. Wells and septic systems cannot be located within the right of way or within slope or
drainage easements.

6. Coordinate with Montgomery County Fire and Rescue Services regarding the
requirements for emergency vehicle access.

Division of Traffic Engineering and Operations
101 Orchard Ridge Drive, 2nd Floor « Gaithersburg, Maryland 20878
Customer Service 240-777-6000 « Main Office 240-777-2190 » 240-777-6013 TTY + 240-777-2080 FAX 2
trafficopsi@montgomerycountymd.gov




Ms. Catherine Conlon
Pre-Preliminary Plan No. 7-20090100
March 13, 2009

Page 2

Thank you for the opportunity to review this preliminary plan. If you have any questions
or comments regarding this letter, please contact Ms. Linda Duhamel at
linda.duhamel@montgomerycountymd.gov or (240) 777-6000.

Sincerely,

W

Gregory M. Leck, Manager
Division of Traffic Engineering and Operations
Development Review Group

Cc:  PBS, Inc., Applicant
MDR Friends Aplenty, LL.C, Owner
Patricia Monday, Patton Harris Rust & Associates, Inc.
Joseph Y. Cheung, DPS RWPPR
Sarah Navid, DPS RWPPR
Shahriar Etemadi, M-NCPPC TPD
[Linda Duhamel, DOT DTEO
David C. Adams, DOT DTEO
Preliminary Plan Folder
Preliminary Plan Notebook

M:\subdivisiomDUHAMLO1\Pre-Preliminary Plans\720090100 MDR-Friends Aplenty\7-20090100, MDR Friends Aplenty.doc



[siah Leggett
County Executive

TO:

FROM:

SUBJECT:

DEPARTMENT OF PERMITTING SERVICES
Carla Reid
Director

MEMORANDUM

MNovember 18, 2009

Cathy Conlon, Development Review
Maryland National Capita! Park an/d.,f!anning o

Carla Reid, Director f 1}
Department of Permitting Services u&

%
"'-.

Status of Pre-Preliminary Plan: MDR Friends Aplenty Lot 1

720090100

This is to notify you that the Well & Septic Section of MCDPS approved the
subject plan on November 17, 2009.

Approved with the following reservations:

1.

The record plat must be at the same scale as the Pre-Preliminary plan, or
submit an enlargement of the plat to match the Pre-Preliminary plan.

The approved sand mound sites must be protected from physical
disturbance and compaction of the soil. Prior to the issuance of any
permits, the sand mound sites must be staked and fenced using 4-foot
high "oerange construction fencing"”.

Any physical disturbance or compaction of a sandmound site could
render that site non-functional and therefore negate this approval.

If you have any questions, please contact Kim Beall at (240) 777-6315.

ce: Patton Harris Rust & Associates
File

255 Rockville Pike, 2nd Floor + Rockville, Maryland 20850 = 240-777-6300 « 240-777-6256 TTY

www.montgomerycountymd. gov



DEPARTMENT OF PERMITTING SERVICES

Isiah Leggett Carla Reid Joyner
County Executive Director

November 10, 2008

Mr. Paul Sun
Harris, Patton, Rust and Associates
12850 Middlebrook Road, Suite 2000

Germantown, MD 20874
Re: - Stormwater Management CONCEPT Request

for MDR-Friends Aplenty
Preliminary Plan #: not available
SM File # 234738
Tract SizefZone: 19.19 acres/RDT
Total Concept Area: 19.19 acres
Lots/Block: NA
Parcel(s). P0O10
Watershed: Little Seneca

-Dear Mr. Sun:

Based on a review by the Department of Permitting Services Review Staff, the stormwater
management concept for the above mentioned site is acceptable. The stormwater management concept
consists of on-site water quality control and onsite recharge via The Environmentally Sensitive -
Development Credit. Channel protection volume is not required because the one-year post development
peak discharge is less than or equal t0 2.0 cfs.

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

1. Aslong as there is no land disturbance of over 5,000 sq. ft., less than 100 cu. yds. of excavation
or fill and no new house constructed, no sediment control permit and plan will be required.

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

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

The concept approval is based on all stormwater management structures being located outside of
the Public Utility Easement, the Public Improvement Easement, and the Public Right of Way unless
specifically approved on the concept plan. Any divergence from the information provided to this office; or
additional information received during the development process; or a change in an applicable Executive
Regulation may constitute grounds to rescind or amend any approval actions taken, and to reevaluate the
site for additional or amended stormwater management requirements. If there are subsequent additions
or modifications to the development, a separate concept request shall be required. “

255 Rockville Pike, 2nd Floor + Rockville, Maryland 20850 « 240-777-6300 - 240-777-6256 TTY
www.montgomerycountymd.gov @



If you have any questions regarding these actions, please feel free to contact William Campbell at

240-777-240-777-6345.

RRB:dm

ce: C. Conlon
8. Federline
SM File # 234738

QN -lass than 2cfs; Acres: 19.19
QL - onsite; Acres: 19.19
Recharge is provided

Rxchard R Brush, Manager
Water Resources Section
Division of Land Development Services



	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	
	


