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SECTION 1:  CONTEXT AND PROPOSAL 

 
SITE DESCRIPTION 

Vicinity 
 
The site is located north of Darnestown Road (MD 28) between the intersection at Travilah Road 
and Key West Avenue, with approximately 757 feet of frontage onto Darnestown Road. The 
property was rezoned from R-90 to RT-8 zone on February 8, 2006. To the west, the site abuts retail 
and office uses zoned C-3 and O-M; to the north and east are one-family dwellings zoned R-
90/TDR and a dance studio operating by a special exception on the ground level. Hunting Hill 
Woods Subdivision, zoned R-200/TDR, and Travilah Crest, zoned RT-10, are located to the south 
of the site.  
 
The Public Service Training Academy (PSTA) is currently located to the north of the site. The 
PSTA was a topic of major concern at the public hearing for the Development Plan; however, the 
approved plan and the Great Seneca Science Corridor Master Plan acknowledge the future 
relocation of the PSTA facility and redevelopment of the site in accordance with the CR zone 
guidelines. The Life Science Center (LSC) properties have been designed towards the northeast in 
close proximity to Great Seneca Highway. The John’s Hopkins Belward Research Campus is 
located within walking distance (less than ½ mile away) along Key West Avenue to the northwest.   
      
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Vicinity Map 
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Site Analysis 
 
The subject property is currently developed with 10 one-family detached properties with a 
combined area of approximately 5.24 acres of land zoned RT-8. The residential units vary in size; 
and 7 out of 10 parcels access Darnestown Road via private driveways. The site drains to the 
Muddy Branch Watershed with the existing topography decreasing in elevation from the northeast 
corner of the site to the southwest corner. The site contains a few mature trees randomly clustered 
throughout the site, including a cluster of mature trees directly adjacent to the Medical Office 
building and parking facility. 
 
The close proximity to the retail and institutional/office uses (i.e. Montgomery Village Medical 
Retail Center, the Travilah Square Shopping Center, and the LSC zones) as well as the mixed-use 
residential and recreational opportunities (i.e. PSTA, Lakewood Country Club, etc.) provide 
walkable local amenities essential to creating more sustainable communities. The existing suburban 
character is carefully retained by the landscape buffering provided along the roadways and the 
placement of the existing buildings.   
 
There are no wetlands, 100-year floodplains, critical habitats or notable historical resources on the 
property. All existing structures will be removed and existing wells will be abandoned.  
         

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aerial Photo 
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PROJECT DESCRIPTION 
 
Previous Approvals 
 
The Schematic Development Plan (“SDP”) G-849 was filed February 8, 2006 for 39 townhouses 
including 5 MPDUs on 4.92 acres of land zoned RT-8. The plan was first approved by the Planning 
Board on June 22, 2006; however there were specific unresolved issues concerning the need for 
noise mitigation for the northern property boundary directly adjoining the PSTA property. The 
Hearing Examiner recommended approval on October 13, 2006; however, the Council remanded 
the case to the Planning Board on October 26, 2006 to specifically address noise concerns. The 
remand directed the Planning Board to conduct a more detailed analysis of the compatibility with 
regard to the noise impacts generated by the PSTA site.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
Original SDP 

 
On September 24, 2008, the Montgomery County Executive agreed with the Gaithersburg West 
Master Plan’s recommendation to relocate the PSTA to another site and to encourage 
redevelopment of the parcel with a transit-served, mixed-use development with residential and 
commercial uses. Therefore the remand second order was intended to evaluate any future and/or 
potential noise impacts of the PSTA operations on the residential use. The PSTA will eventually 
move to another location, which would make the noise compatibility issue moot.  
 
Nevertheless, consistent with the recommendations of the County Council, the Applicant modified 
the Schematic Development Plan to specifically add a landscaped berm topped with a 6 foot tall 
fence between the townhouse units and the PSTA site, in order to address the concerns regarding 
noise mitigation.  
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The SDP was approved with 3 binding elements and 10 design elements. The changes regarding the 
binding and design elements were intended to maintain the Planning Board’s flexibility in 
approving or imposing design changes during the Site Plan review stage. The layout approved with 
the SDP was subject to change with minor changes during Site Plan review. 
 
Binding Elements: 

a.  The Applicant agrees to dedicate its proportionate share of the necessary right-of-way width 
along Darnestown Road, as recommended in the Shady Grove Study Master Plan, Adopted 
July 1990. 

b. The Applicant agrees that an 8 foot shared path will be located within the public right-of-
way with final determination at the time of Site Plan review. 

c. The maximum density of 39 one-family attached dwellings including a minimum of 12.5% 
MPDU’s, and a maximum building height of 35 feet. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Approved SDP 
 
Proposal 
 
Consistent with the binding elements of the approved SDP, the Applicant is proposing to construct 
39 townhouse units including 5 MPDUs, which is 12.5% of the total number of units proposed. The 
building orientations of lots 1-7 and 30-39, the evergreen landscape buffering along the property 
edges and the interior roadway configuration have not changed from the approved SDP. However, 
the building orientations for lots 8-29 have been realigned, the seating areas and tot lot have been 
relocated, and the proposed Category I Forest Conservation Easement has been increased to include 
a few existing specimen trees.  
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The subject site will access Darnestown Road via Street A or C; however an exit is only permitted 
from Street A. Both Streets run perpendicular (northeast to southwest) to Darnestown Road, while 
Street B connects Street A to Street C. The required turn-around areas are provided at the ends of 
Streets A and C. The visitor parking spaces primarily run parallel to Darnestown Road along Street 
B. The proposed lots 8-12 and 25-28 have been realigned to directly correspond to the front facades 
of lots 3-7 and 33-30.  Lots 12 and 25 shall have corner treatments which will appear to have two 
front facades, serving as a smoother transition to lots 13-24. The middle lots have been broken up 
into 2 rows of 6 lots; thereby creating a sensible pattern with more green space between the 
townhouse groupings.  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Illustrative Plan 
 

The tot lot and sheltered seating area are strategically located near lots 1-12; and near the existing 
mature specimen trees to take advantage of the shade. The proposed pedestrian sidewalks are 
connected along the front property lines. The open play area is still sited directly adjacent to the 
front property edge in close proximity to lots 13-39; with evergreen landscape buffering provided 
closer to the street edge.  
 
 
 
 
 
 
 
 

 
Illustrative Section 

 
Ornamental street trees are planted along the 8 foot wide Hiker/Biker Trail, which runs parallel to 
Darnestown Road. The proposed stormwater management facilities are located primarily between 
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the Hiker/Biker Trail and the townhouse units (lots 8-28). Evergreen trees and fencing will 
adequately buffer the rear yards of lots 1-7 and 19-39 from the roadway. The landscaped berm, 
including the fence, is located to the rear of lots 13-28, and is approximately 12 feet in height. The 
landscaped berm and 6 foot fence are specific design recommendations; which are intended to 
buffer the community from existing and future development along the northern property boundary. 
The MPDUs have been evenly dispersed among the market rate units.   

 
ISSUES 
 
Overall Site Configuration & Building Orientation 
 
Staff has recommended several conceptual iterations for the Applicant to consider. The 
iterations were intended to address comments received at the Development Review 
Committee (DRC) meeting on May 3, 2010; resolve circulation and frontage issues; and 
strongly emphasize the recommendations of the Shady Grove Study Area and new Great 
Seneca Science Corridor Master Plans. Due to the specific design recommendations of 
the approved SDP and the requirements of the stormwater management concept approval; 
the proposed iterations were considered unfeasible given the current development 
constraints and site details. However, the Applicant modified their plans to reflect a 
change in the orientation of some of the units and to accommodate a better design for the 
recreation areas in concert with the mature trees in the northwest corner of the site. 
 
Roadway Profile and Sight Distance (along Darnestown Road)   
 
The total frontage of the entire site is 757 feet. The Applicant originally proposed two 
entrances, both with a right-in and right-out and an accel lane along Darnestown Road. 
The first proposed entry point is less than 600 feet away from the intersection at Travilah 
Road and the second entry point is approximately 1,140 feet away from the intersection 
with Key West Avenue. Darnestown Road is classified as an arterial road and would only 
allow a right-in and right-out at the second entry point; and a right-in only is permitted at 
the first entry point. Ultimately the street access onto Darnestown Road (within this 
immediate area) will be improved with the elimination of 5 out of the 7 existing 
driveways. The access and circulation shown on the Site Plan drawing is an improvement 
compared to the SDP considering the access and safety concerns expressed by Fire and 
Rescue and the Department of Transportation (DOT). Minor site details concerning the 
proposed streetscape, curb alignment, and roadway dimensions have been thoroughly 
reviewed by Site Plan and DOT staff.        
 
COMMUNITY OUTREACH 
 
The Applicant has met all proper signage, noticing, and pre-submission meeting requirements.  The 
pre-submission meeting was held at Prince of Peace Lutheran Church on January 7, 2010 with 2 
members of the community in attendance. The Applicant provided clarity regarding the purpose and 
design of the project, stormwater Management, MPDU requirements, and proposed parking spaces. 
The Notice of Application was sent on March 17, 2010. Staff has not received any correspondence 
and/or opposition to the development of this project.  



 
 

Page 9 

 

   

SECTION 2: PRELIMINARY PLAN REVIEW 
 
 
Project Description  
 
This Preliminary Plan proposes to create 39 lots for 39 townhouse units.  The Subject Property has 
approximately 730 feet of frontage on Darnestown Road.  Access to the site will be at two 
locations; the easternmost access point will be restricted to right-in only and the westernmost point 
will be restricted to right-in and right-out only. The Plan provides for dedication of right-of-way for 
Darnestown Road 50 feet from the centerline, and the Plan also shows necessary improvements to 
the frontage along Darnestown Road that includes an 8 foot wide hiker/biker trail. The internal 
streets are configured in an “H” pattern and will be private; all lots will front on a private street. The 
private streets will have sidewalks that allow pedestrian circulation through the site and to a tot lot 
located in the northwest portion of the Property.  The internal sidewalks will connect to the 
hiker/biker trail along Darnestown Road and will allow future connection to the adjacent PSTA 
property when it redevelops.    
 
An area of particularly desirable mature hardwood trees in the northwest corner of the site will be 
preserved to the extent possible and co-located with the tot lot.  Forest Conservation will be 
provided on and off-site. Stormwater management will be located in a relatively large, open area 
along Darnestown Road.  Extensive landscaping is proposed in and around the stormwater 
management area, and the area will also be used for open play area, where appropriate.  A 
landscaped berm is proposed along the northern boundary and is required as part of the approved 
Schematic Development Plan (G-849) to attenuate noise from the adjacent PSTA site while it 
remains at this location.    
 
The site will be served by all locally available utilities, including water and sewer, electric, 
telecommunications, natural gas and cable.   
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Submitted Preliminary Plan 
 
 
ANALYSIS AND FINDINGS 
 
Conformance to Existing Plans 
 
Staff finds that the Preliminary Plan is consistent with the binding elements of the approved 
Schematic Development Plan (SDP) and substantially conforms with the previously applicable 
Approved and Adopted July 1990 Shady Grove Study Area Master Plan, and the currently 
applicable and recently Approved Great Seneca Science Corridor Master Plan (GSSCMP).  Please 
refer to the Attachment B for a complete Vision Division analysis of the Schematic Development 
Plan and Master Plan conformance.  Following is a summary of the findings from that report: 
 
Schematic Development Plan  
 
Based on a review of the Preliminary Plan drawing staff finds the submitted plans to be in 
conformance with the three Binding Elements of the approved Schematic Development Plan (G-
849), specifically: 
 

a. The Applicant agrees to dedicate its proportionate share of the necessary right-of-way width 
along Darnestown Road, as recommended in the Shady Grove Study Master Plan, Adopted 
July 1990. 
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The Preliminary Plan drawing show a proposed dedication of 50 feet from the centerline of 
Darnestown Road for a total right-of-way width of 100 feet to meet the arterial highway 
road standards as specified in the Master Plan of Highways and the Approved Great Seneca 
Science Corridor Master Plan (GSSCMP). 
 

b. The Applicant agrees that an 8 foot shared path will be located within the public right-of-
way with final determination at the time of Site Plan Review. 
 
The Preliminary Plan shows an 8 foot wide hiker/biker trail located within the public right-
of-way along the Property’s frontage with Darnestown Road.  
 

c. The maximum density of 39 one family attached dwellings including a minimum of 12.5% 
MPDU’s, and a maximum building height of 35 feet. 

 
The Preliminary Plan drawing shows no more than 39 units and that 12.5% of those units 
will be Moderately Priced Dwelling units.  Building height limits will be established by the 
Site Plan and enforced by MCDPS through issuance of building permits.   

 
Furthermore, the submitted Preliminary Plan carries forward most of the non-binding design 
elements of the approved Schematic Development Plan including the general overall layout at the 
Darnestown Road frontage with the open space area and vehicular access requirements.  There will 
be significant landscape planting along the Darnestown frontage and at the northeast property line 
inclusive of a berm and a screening fence at the northeast area. This area is designed to buffer the 
proposed residential units from the interim uses and activities of the PSTA and to provide an 
appropriate transition between the Darnestown at Travilah townhouse project and the future 
adjacent residential and mixed use development.  The Preliminary Plan also carries forward the 
provision for the future extension of two walkway connections through the site from Darnestown 
Road to the adjacent LSC West, transit-oriented residential community. 
 
Staff notes minor changes to the design elements of the Schematic Development Plan to include 
adjustments to the location of the 39 townhouses which staff believes provide a superior layout for 
units, recreational amenities and tree protection.  The shifting of unit orientation allows additional 
protection of individual trees in the northwest corner of the site and the co-location of the tot lot in 
this natural area.  The minor changes to the unit locations also provide an opportunity for improved 
traffic circulation by allowing vehicle turnarounds at the ends of the private street stubs.    
  
Great Seneca Science Corridor Master Plan 
 
The preliminary plan is in conformance with both the prior applicable Approved and Adopted July 
1990 Shady Grove Study Area Master Plan, and the currently applicable and recently Approved 
Great Seneca Science Corridor Master Plan (GSSCMP).  The May 4, 2010 Approved Planning 
Board Draft of the Great Seneca Science Corridor Master Plan (GSSCMP) addresses the Life 
Sciences Center (LSC) District and the subject property.  The GSSCMP confirms the site as 
rezoned to R-T 8 following the approved Schematic Development Plan.   
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The GSSCMP includes a discussion of Urban Form as a general concept for the LSC West 
development.  With respect to the Subject Property the Urban Form discussion suggests that there 
perhaps should be one roadway traversing the southeast portion of the Subject Property from 
Darnestown Road through to one of the residential blocks adjacent to the transit station.  Staff and 
the Board considered the Schematic Development Plan and found that this particular roadway 
element was not needed for development of the future adjacent residential and mixed use 
community at the vacated PSTA central land area. This road was found to also have significant site 
distance issues at the location shown in the Urban Form section of the GSSCMP, therefore, it was 
not included as an element of the SDP or the Preliminary Plan.  
 
Similar to the findings made for the SDP, staff finds the Preliminary Plan to also be in substantial 
conformance with the Great Seneca Science Corridor Master Plan. 
 
Public Facilities 
 
Roads and Transportation Facilities 

The proposed lots generate 30 or more vehicle trips during the morning or evening peak-hours.  
Therefore, the application is subject to Local Area Transportation Review.  The site is located 
within the R&D Policy Area where there is a 40% PAMR trip mitigation requirement according to 
the County’s Growth Policy.   
 
Local Area Transportation Review (LATR) 
 
Two intersections were identified as critical intersections affected by the proposed development and were 
examined in a submitted traffic study to determine whether they meet the applicable congestion standard.  
The congestion standard for the R&D Policy Area is 1,450 Critical Lane Volumes (CLV).  The result of the 
CLV analysis is summarized in Table 1. 

 

Table 1: Calculated Critical Lane Volume Values at Studied Intersections 

                    
Intersection 

Weekday 
Peak 
Hour 

Traffic Condition 

Existing Background  Total  

                    
MD 28 & 

Darnestown Road 

Morning  799  1,079  1,085 

Evening  1,020  1,166  1,170 

                    
Darnestown Road 
& Travilah Road 

Morning  970  1,090  1,095 

Evening  995  1,149  1,150 
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As shown in the above table, all analyzed intersections are currently operating within an acceptable 
CLV level of 1,450 and are expected to continue the same for the background and total future 
development conditions.  Therefore, the subject preliminary plan application meets the LATR 
requirements of the APF review. 
 
Policy Area Mobility Review (PAMR) 
 
Since the site is located within the R&D Policy Area where there is a 40% PAMR trip mitigation 
requirement according to the County’s Growth Policy, the applicant is required to make a lump sum 
payment of $115,000 to mitigate 10 peak-hour trips which represent 40% of new trips generated by 
the proposed development.  Thus, the preliminary plan applications meet the PAMR requirements 
of the APF review. 
 
Site Access and Vehicular/Pedestrian Circulation  
 
Two access points to the site are proposed from Darnestown Road.  Due to the sight distance 
limitations, the eastern entrance is limited to a right-in only movement and the western entrance is 
limited to a right-in/ right-out only movement.  The site plan shows the 8’ hiker/biker along 
Darnestown Road frontage with lead-in sidewalks to the site to accommodate pedestrian activities 
safely. 
 
Internal access and circulation has been determined to comply with Chapter 50, the Montgomery 
County Subdivision Regulations.  The internal private street system will function as a public street 
based on a staff finding that the pavement width provides for adequate vehicle circulation and 
allows adequate turning movements including turnarounds at the ends of the streets. 
 

Other Public Facilities and Services 
 
Public facilities and services are available and will be adequate to serve the proposed development.  
The property will be served by public water and sewer systems.  The application has been reviewed 
by the Montgomery County Fire and Rescue Service who has determined that the property has 
appropriate access for fire and rescue vehicles.  Other public facilities and services, such as schools, 
police stations, firehouses and health services are operating according to the Growth Policy 
resolution currently in effect and will be adequate to serve the property.  Electrical, gas, and 
telecommunications services are also available to serve the Property.   The Application is not within 
a school moratorium area; however, Wooten High School is operating at inadequate levels (107%) 
so the Application is subject to a School Facilities Payment at the high school level.   
 
ENVIRONMENT 
 
Environmental Planning staff approved a Natural Resource Inventory/Forest Stand Delineation 
(NRI/FSD) (#420061040) on August 21, 2010.  There are no forests, streams, wetlands, steep 
slopes, or environmental buffers on-site.  The site is mostly open, with some large and specimen 
trees on the west side of the site.  The property is within the Muddy Branch watershed; a Use I-P 
watershed.  The Countywide Stream Protection Strategy (CSPS) rates the streams in this watershed 
as fair. 
 
 
 



 
 

Page 14 

 

   

Environmental Guidelines 
 
There are no environmentally sensitive features on-site; however, there is a desirable stand of 6 
large and/or specimen trees in the northwest corner of the site.  The applicant has proposed to 
protect that stand of trees and will convert the area into an afforestation area. This plan complies 
fully with the Montgomery County Environmental Guidelines. 
Forest Conservation 
 
Staff finds that the plan meets all applicable requirements of the Montgomery County Forest 
Conservation Law, Chapter 22A.  The forest conservation requirement on the 5.24 acre site equals 
0.73 acres.  To meet this requirement, the Forest Conservation Plan shows 0.15 acres of landscaping 
credit, 0.49 acres of afforestation which is to be protected in a Category I easement, and 0.09 acres 
to be met off-site via a forest conservation bank. 
 
Staff has recommended as a condition of approval that the easement area be protected with split rail 
fencing, or staff approved equivalent, to prohibit damage from mowing and other landscaping 
activities given its proximity to the tot lot and residential uses.  However staff believes permanent 
split-rail fencing and signage will be adequate to prevent accidental encroachments into the 
easement area. 
 
Stormwater Management 
 
The MCDPS Stormwater Management Section approved the stormwater management concept for 
the project on December 11, 2008 which includes on site channel protection measures via the 
offsite Stonebridge Regional pond and on-site water quality controls via underground sand filter.  
On-site recharge is not required due to shallow bedrock.  This plan complies with Section 50-24(j) 
of the Montgomery County Subdivision Regulations.   
 
CONFORMANCE TO SUBDIVISION REGULATIONS AND ZONING ORDINANCE  
 
This application has been reviewed for compliance with all other sections of 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 lots comply 
with all specific development standards found in Section 59-C-1.73 of the Zoning Ordinance and 
have been recommended for approval by the Montgomery County Department of Permitting 
Services.    
 
The proposed lots meet all requirements established in the Subdivision Regulations and the Zoning 
Ordinance and substantially conform to the recommendations of the Great Seneca Science Corridor 
Master Plan.  Access and public facilities will be adequate to serve the proposed lots, and the 
application has been reviewed by other applicable county agencies, all of whom have recommended 
approval of the plan.  Therefore, approval of the application with the conditions specified below is 
recommended.   
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RECOMMENDATION: Approval, Subject to the Following Conditions: 
 

1. Total development under this preliminary plan approval is limited to a maximum of 39 
townhouse units, including 12.5% Moderately Priced Dwelling Units (MPDU). 

2. Compliance with the conditions of approval of the Final Forest Conservation Plan.  The 
applicant must meet all conditions prior to recording of plat or MCDPS issuance of 
sediment and erosion control permit(s) as appropriate.  Conditions include, but are not 
limited to: 

a.  Record plat to show Category I conservation easements over all afforestation areas 
as shown on the forest conservation plan. 

b. The easement area to be protected with split rail fencing, or other staff approved 
equivalent, to prohibit damage from mowing and other landscaping activities due the 
proximity of the tot lot and residential uses. 

c. The applicant shall have an ISA certified arborist prepare and implement a specific 
tree save plan for tree #42. 

3. The applicant must dedicate Darnestown Road to a full master plan width of 50 feet from 
the centerline as shown on the Preliminary Plan drawing.  Dedications to be shown on the 
record plat(s). 

4. The applicant must construct all road improvements within the rights-of-way shown on the 
approved preliminary plan to the full width mandated by the master plan and to the design 
standards imposed by all applicable road codes.  

5. The record plat must reflect a public use and access easement over all private streets and 
adjacent parallel sidewalks shown on the Preliminary Plan. 

6. The record plat must reflect all areas under Homeowners Association ownership and 
specifically identify stormwater management parcels.  

7. The record plat must reference the Common Open Space Covenant recorded at Liber 28045 
Folio 578 (“Covenant”).  Applicant must provide verification to Commission staff prior to 
release of final building permit that Applicant’s recorded HOA Documents incorporate by 
reference the Covenant.  

8. The applicant must comply with the conditions of the MCDPS stormwater management 
approval dated December 11, 2008.  These conditions may be amended by MCDPS, 
provided the amendments do not conflict with other conditions of the preliminary plan 
approval 

9. The applicant must comply with the conditions of the MCDOT letter dated June 14, 2010.  
These conditions may be amended by MCDOT, provided the amendments do not conflict 
with other conditions of the preliminary plan approval. 

10. Before any building permit is issued, the applicant must make a school facilities payment at 
the high school level for each dwelling unit to the Montgomery County Department of 
Permitting Services (MCDPS). 

11. Prior to issuance of and building permit, Applicant is required to make a lump sum payment 
of $115,000.00 to mitigate 10 peak-hour trips which represent 40% of new trips generated 
by the proposed development. 

12. No clearing, grading or recording of plats prior to certified site plan approval. 
13. Final approval of the number and location of buildings, dwelling units, on-site parking, site 

circulation, sidewalks, and bikepaths will be determined at site plan. 
14. Final number of MPDU’s as per condition #1 above to be determined at the time of site 
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plan. 
15. Site Plan #820100070 must be approved by the Board and signed (certified) by the 

Development Review Staff prior to the approval of the record plat. 
16. The certified preliminary plan must contain the following note: “Unless specifically noted 

on this plan drawing or in the Planning Board conditions of approval, the building 
footprints, building heights, on-site parking, site circulation, and sidewalks shown on the 
preliminary plan are illustrative. Please refer to the zoning data table for development 
standards such as setbacks, building restriction lines, building height, and lot coverage for 
each lot.  Other limitations for site development may also be included in the conditions of 
the Planning Board’s approval.” 

17. 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. 

18. The record plat must show necessary easements. 

 
SECTION 3:    SITE PLAN REVIEW 

 
Development Standards 
 
This subject property is currently zoned RT-8. The intent and purpose of the RT zone is to provide 
suitable sites for residential development at appropriate densities and to provide a buffer or 
transitional use between commercial, industrial, or high density apartment uses and low-density 
one-family uses. RT zones provide the maximum amount of freedom possible in the design of 
townhouses and their grouping and layout with the areas classified in that zone.  
 
The following data table indicates the proposed development’s compliance with the Zoning 
Ordinance. 

Project Data Table for the RT-8 Zone 
 

 Permitted/ Required Proposed for Approval  
Gross tract area (sf) N/A 228,447 sf. (5.24 ac.) 
Dedication (sf.) N/A 15,080 sf. (0.35 ac.) 
Min. tract area (sf) 20,000 sf. (0.46 ac.) 213,367 sf. (4.89 ac.) 
   
Max. Density – townhouse lots 48  39  
Min. MPDUs @ 12.5% 5 5 
Min. Building Setbacks (ft.)   
    Front N/A 3 
    Side  N/A 2 
    Rear N/A 5 
    From Detached Dwellings Units 30 30 
    From Public ROW 25 25 
   
    From Adjoining Lot   

Side 10 10 
      Rear 20 20 
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Max. Building Ht. (ft.)   
Main  35 35 
Accessory 25 25 

Max. Building Coverage (%) 40 40 
Min. Green Area (%) 45 45 
Parking spaces 78  

(2 per unit) 
1641  

(2 per unit + 18 visitor 
spaces) 

 
 
FINDINGS 
 

1. The site plan conforms to all non-illustrative elements of a development plan or 
diagrammatic plan, and all binding elements of a schematic development plan, certified by 
the Hearing Examiner under Section 59-D-1.64, or is consistent with an approved project 
plan for the optional method of development, if required, unless the Planning Board 
expressly modifies any element of the project plan. 
 
A schematic development plan for G-849 was required for the subject site and contained 
binding elements and design elements relevant to the development. Slight adjustments have 
been made to the approved plan; however the changes do not compromise the original intent 
of this development.   
 

2. The site plan meets all of the requirements of the zone in which it is located, and where 
applicable conforms to an urban renewal plan approved under Chapter 56.   
 
The proposed use is allowed in the RT-8 Zone and the site plan fulfills the purposes of the 
zone by providing townhouse units, including 5 MPDUs, and densely planted landscape 
buffers along the property boundaries.    
 
As the project data table on page 16 indicates, the site plan meets all of the development 
standards of the zone.  With respect to building height, setbacks, and density the proposed 
development meets all the standards.  The green space calculation meets the minimum 
requirement within this zone.   
 

3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, 
and pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
The building orientations on the western and eastern sides of the property are aligned 
perpendicular to Darnestown Road; while the lots at the center of the site are parallel. This 
alignment emulates an “H-shaped” layout; which ultimately dictates the vehicular 
circulation patterns throughout the site. The locations of the buildings and accessory 

                                                            
1 This calculation is based on the 34 market rate units with 2 spaces in each driveway and 2 spaces in each garage unit for a total of 136 potential 

parking spaces. Plus 5 MPDU’s with 1 space in each driveway and 1 space in each garage unit for a total of 10 potential parking spaces; in addition 
to the 18 visitor parking spaces.    



 
 

Page 18 

 

   

structures are adequate, while still meeting the aesthetic recommendations of the approved 
SDP, and do not pose any safety concerns on the site. 
 
The tot lot (1), seating areas (2), and the open play area II provide for the communal growth 
and physical exercise of the residents. These amenities are not only essential to the healthy 
development of the community, but the quality of life in general.     
 
The proposed landscaping provides a screen for the guest parking facilities, the open space 
play area, and stormwater management facilities. Ornamental street trees will be provided 
along Darnestown Road to connect and enhance the pedestrian environment while also 
maintaining the compact growth pattern so as not to interfere with the existing overhead 
utility lines. The pedestrian circulation systems are connected along the individual lots and 
the overall property edges. Future pedestrian access points are also provided in close 
proximity to the northern property boundary. Interior lighting will create enough visibility to 
provide safety for the residents without causing glare on the adjacent roads or properties.    
The seating and open space areas, landscaping, and site details adequately provide a safe 
and comfortable environment for the residents.  

 
4. Each structure and use is compatible with other uses and other site plans and with existing 

and proposed adjacent development. 
 
The proposed use is compatible with the adjacent and confronting uses as well as future 
development plans.  The pedestrian sidewalks perpendicular and directly adjacent to the 
northern property boundary were specifically intended to provide access to the neighboring 
property consistent with the recommendations of the Master Plan. The internal pedestrian 
sidewalks are connected to the Hike/Biker Trail that runs parallel to Darnestown Road.   
 
The propose structures are in scale with the nearby buildings and are oriented in such a way 
that they will not adversely impact existing or proposed adjacent uses.   
 

5. The site plan meets all applicable requirements of Chapter 22A regarding forest 
conservation, Chapter 19 regarding water resource protection, and any other applicable 
law. 
 
A Natural Resource Inventory/ Forest Stand Delineation (NRI/FSD #420061040) was 
approved on August 21, 2010. There are no forests, streams, wetlands, steep slopes, or 
environmental buffers on-site. The site is mostly open with some large mature specimen 
trees. The Applicant has proposed to protect the cluster of trees on the northwest corner of 
the site through a conservation easement and will provide afforestation in this area.   
 
Noise mitigation measures have been provided along the rear of the northern property line 
through a combination landscaped earth berm and noise fence.  The mitigation measures 
were intended to mitigate noise from the adjacent County training facility.   
 
The property is within the Muddy Branch watershed (Use I-P). The stormwater management 
concept consists of on-site channel protection measures via the offsite Stonebridge Regional 
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pond and on-site water quality control via underground sand flitters. Onsite recharge is not 
required due to the shallow bedrock. 

 
 
RECOMMENDATION AND CONDITIONS 
 
Staff recommends approval of site plan 820100070, Darnestown at Travilah, for 39 townhouse units 
on 4.89 gross acres.  All site development elements shown on the site and landscape plans stamped 
“Received” by the M-NCPPC on June 4, 2010 are required except as modified by the following 
conditions. 
 
Conformance with Previous Approvals 
 

1. Schematic Development Plan Conformance 
The proposed development must comply with the binding elements of the Schematic 
Development Plan G-849. 

 
2. Preliminary Plan Conformance 

The proposed development must comply with the conditions of approval for preliminary 
plan 120100230.  This includes but is not limited to all references to density, rights-of-way, 
dedications, easements, transportation conditions, DPWT conditions, and DPS stormwater 
conditions.  

 
Environment 
 

3. Forest Conservation & Tree Save Plan  
The proposed development must comply with the conditions of the approved preliminary 
forest conservation plan and/or tree save plan.  The Applicant must satisfy all conditions 
prior to the recording of a plat(s) or to the issuance of sediment and erosions control permits 
by the Montgomery County Department of Permitting Services. 

a. Compliance with the conditions of approval of the Final Forest Conservation Plan.  
The Applicant must meet all conditions prior to recording of plat or MCDPS 
issuance of sediment and erosion control permit(s) as appropriate.  

b. Record plat to show Category I conservation easements over all afforestation areas 
as shown on the forest conservation plan. 

c. The easement area must be protected with split rail fencing, or other staff approved 
equivalent, to prohibit damage from mowing and other landscaping activities due to 
the proximity of the tot lot and residential uses. 

d. The Applicant shall have an ISA certified arborist prepare and implement a specific 
tree save plan for tree #42. 
 

4. Stormwater Management 
The proposed development is subject to Stormwater Management Concept approval 
conditions dated December 11, 2008 unless amended and approved by the Montgomery 
County Department of Permitting Services. 
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Transportation & Circulation 
   

5. The total development under the subject Site Plan and Preliminary Plan application is 
limited to 39 single-family attached residential units shown on the site plan and analyzed in 
the traffic study. 

6. The applicant must make a lump sum payment of $115,000.00 prior to issuance of the 
building permit to mitigate the PAMR required 10 peak-hour trips. 

 
Density & Housing 
 

7. Moderately Priced Dwelling Units (MPDUs) 
a. The proposed development must provide a minimum of 12.5 percent MPDUs (5 

townhouse dwelling units) in accordance with the binding elements of the Schematic 
Development Plan.  

b. The MPDU agreement to build must be executed prior to the release of any building 
permits. 

c. All of the required MPDUs shall be provided on-site. 
Site Plan 
 

8. Site Design 
a. Provide benches in close proximity to the Open Play II.  
b. The architectural drawings/elevations shall be submitted for review by M-NCPPC 

Development Review and Urban Design staff. 
c. Provide details of the evergreen tree plantings, proposed signage, benches and trash 

receptacles. 
 

9. Landscaping 
a. Ornamental trees should be planted between Darnestown Road and the 8 foot 

Hiker/Biker Trail.  
b. The proposed plant materials shall be installed to meet the standards of the American 

Standards for Nursery Stock (AAN) with regard to the correct size and type as 
specified within the plant list and planting plan. 

c. An alternate plant list may be provided on the Landscape and Lighting plan to 
accommodate plant substitutions.  

d. The proposed plantings shall be properly installed and maintained so as not to 
conflict with the public right of way and/or cause damage to any existing public 
utilities.   

 
10. Lighting 

a. The lighting distribution and photometric plan with summary report and tabulations 
must conform to IESNA standards for residential development.   

b. All onsite down- light fixtures must be full cut-off fixtures. 
c. Deflectors must be installed on all fixtures causing potential glare or excess 

illumination, specifically on the perimeter fixtures abutting the adjacent residential 
properties. 

d. Illumination levels shall not exceed 0.5 footcandles (fc) at any property line abutting 
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county roads and residential properties. 
e. The height of the light poles shall not exceed 18 feet including the mounting base. 

 
11. Landscape Surety 
The Applicant shall provide a surety (letter of credit, performance bond) in accordance with 
Section 59-D-3.5(d) of the Montgomery County Zoning Ordinance with the following 
provisions: 

a. The amount of the surety must include plant material, on-site lighting, recreational 
facilities, and site furniture within the relevant block of development.  Surety to be 
posted prior to issuance of first building permit within each relevant block of 
development and must be tied to the development program. 

b. Provide a cost estimate of the materials and facilities, which upon approval of staff, 
will establish the initial bond amount.  

c. Completion of plantings by block, to be followed by inspection and bond reduction. 
Inspection approval starts the 1 year maintenance period and bond release occurs at 
the expiration of the one year maintenance period.  

d. Provide a screening/landscape amenities agreement that outlines the responsibilities 
of the respective parties and incorporates the cost estimate.  Agreement to be 
executed prior to issuance of the first building permit. 

 
12. Development Program 

The Applicant must construct the proposed development in accordance with a development 
program that will be reviewed and approved prior to the approval of the Certified Site Plan.  
The development program must include the following items in its phasing schedule: 

a. Street lamps and sidewalks must be installed within six months after street 
construction is completed.  Street tree planting may wait until the next growing 
season. 

a. Clearing and grading must correspond to the construction phasing to minimize soil 
erosion and must not occur prior to approval of the Final Forest Conservation Plan, 
Sediment Control Plan, and M-NCPPC inspection and approval of all tree-save areas 
and protection devices. 

b. The development program must provide phasing for installation of on-site 
landscaping and lighting. 

c. Recreational facilities and amenities including the 8 foot Hiker/Biker Trail, the Open 
Play II area, seating areas and trash receptacles must be completed prior to issuance 
of the 27th building permit. 

d. Landscaping associated with each row of townhouses must be completed as 
construction of each facility is completed. 

e. Pedestrian pathways and seating areas associated with each facility must be 
completed as construction of each facility is completed. 

f. Provide each section of the development with necessary roads. 
g. The development program must provide phasing of dedications, stormwater 

management, sediment and erosion control, trip mitigation, and other features. 
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13. Certified Site Plan 
Prior to approval of the Certified Site Plan the following revisions must be made and/or 
information provided subject to Staff review and approval: 

a. Include the final forest conservation approval, stormwater management concept 
approval, development program, inspection schedule, and site plan resolution on the 
approval or cover sheet. 

b. Add a note to the site plan stating that “M-NCPPC staff must inspect all tree-save 
areas and protection devices prior to clearing and grading”. 

c. Modify data table to reflect development standards enumerated in the staff report. 
d. Ensure consistency off all details and layout between site plan and landscape plan. 

 
 
APPENDICES 

 
A. Statement of Justification 
B. Approval Letters/ Correspondence  
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APPENDIX A: Statement of Justification 
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APPENDIX B: Approval Letters/ Correspondence  
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APPENDIX C: Recently Submitted Plans 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 














