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MONTGOMERY COUNTY PLANNING DEPARTMENT 

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 

MCPB 
Item No.    
Date: July 16, 2012 

Germantown Park: A. Preliminary Plan 120110440 and B. Site Plan 820120090                                         

 

Benjamin Berbert, Senior Planner, Benjamin.Berbert@montgomeryplanning.org, 301.495.4644 

Rich Weaver, Acting Supervisor, Richard.Weaver@montgomeryplanning.org, 301.495.4544 

John Carter, Chief Area 3, John.Carter@montgomeryplanning.org, 301.495.4575 

 

A.  Preliminary Plan No. 120110440                      

Staff Recommendation: Approval with Conditions 

B. Site Plan No. 820120090 

Staff Recommendation: Approval with Conditions 

A request for approval of 104 lots for 104 townhomes 

with 12.5% MPDU’s on 8.46 acres; RT-12.5 zone; 

located on the north side of Clopper Road (MD 117), 

between Mateny Road and Cinnamon Drive; 

Germantown Planning Area  

 

Submittal Dates:   
Preliminary Plan: July 07, 2011  
Site Plan: February 02, 2012 
Review Basis:   
Preliminary Plan – County Code Chapter 50 
Site Plan – County Code Chapter 59-D-3 
Applicant: Finmarc Management LLC (“Applicant”) 

 

 

The 8.46 acre Subject Property was reclassified from the C-1 zone to the RT-12.5 zone under Zoning Application 
No. G-878 approved July 27, 2010 by District Council Resolution 16-1472 including a Schematic Development Plan 
with Binding Elements. 

The Preliminary Plan and Site Plan have been held until the capacity moratorium within the Northwest High 
School cluster was lifted by County Council action, July 1, 2012. 

The Preliminary Plan and Site Plan conform with the Binding Elements of Resolution G-878 

The Preliminary Plan and Site Plan are in conformance with each other 

No citizen comments have been received by staff to date on these applications.   

Description: Germantown Park 

Staff Report Date: 07/06/12 
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mailto:Richard.Weaver@montgomeryplanning.org
mailto:John.Carter@montgomeryplanning.org
Rebecca.Boone
Rich Weaver

Rebecca.Boone
carter



2 

 

Section 1: Context and Proposal 
SITE DESCRIPTION 
 
Vicinity 
The subject property is located at 18451 Mateny Road, on the north side of Clopper Road (MD 117), 
between Mateny Road and Cinnamon Drive, in Germantown Maryland (“Property” or “Subject 
Property”)(Figure 1).  The predominant land use surrounding the Subject Property to the west, north 
and east is one-family attached residential dwelling units in the RT 12.5 and R-60 zones.  On the south 
west corner of the Property is an area zoned C-1 occupied by a convenience store and gas station.  
Confronting on Clopper Road is Seneca Creek State Park.  Clopper Mill Elementary School is located 
approximately 600 feet to the northwest of the Subject Property, on the east side of Cinnamon Drive. 
  

  

 

 

 

Figure 1: Vicinity Map 
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Site Analysis 
The Subject Property consists of approximately 8.46 acres of land, currently improved with a 
substantially vacant commercial retail center of approximately 46,373 square feet.  The Subject Property 
is bounded by three public roads:  Mateny Road to the west, Cinnamon Drive to the east, and Clopper 
Road to the south.  Currently, there is one access point on Clopper Road, one access point on Cinnamon 
Drive, and two access points along Mateny Road.  The highest elevation on the Property is in the 
northwest and it gently slopes down to the south and east.  A man-made steep slope exists along the 
frontage with Cinnamon Drive, in part created by the construction of surface parking and the existing 
stormwater management pond.  There are a few trees on site, mainly matured landscaping from the 
existing development.  There are no forests, streams, or other sensitive environmental features on the 
Property (Figure 2).  There is an existing cemetery of the Graff-Musser Family located in the southwest 
corner of the Subject Property, with a plaque documenting the significance of this site. 

 

 
 
 
 

Figure 2: Aerial Photograph 
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PROJECT DESCRIPTION 
      
Previous Approvals  
The Montgomery County Planning Board (“Planning Board”) recommended approval Zoning Case G-878 
on April 16, 2009.  The County Council approved Zoning Application G-878 on July 27, 2010 for the 
rezoning of the Property from C-1 to RT-12.5 (Resolution 16-1472) (Appendix A) with binding elements 
that are enumerated and discussed in the Site Plan section of this report.  The binding elements require 
minimum setbacks from public rights-of-way, protection of the existing cemetery, and increased 
minimum parking requirements. 
 

 
 
Current Proposal 
Preliminary Plan 120110440, Germantown Park (“Preliminary Plan”) was submitted on July 7, 2011 by 
the Applicant for the Subject Property.  A Site Plan, 820120090 (“Site Plan”) was subsequently submitted 
by the Applicant on February 02, 2012.   This report reviews the Preliminary Plan and Site Plan together 
(“Applications”). The Applicant proposes to develop the Subject Property with a total of 104 one-family 
townhouse units, with 12.5% (13) Moderately Priced Dwelling Units (“MPDUs”).  The Preliminary Plan 
and Site Plan must conform to all of the binding elements set forth in the Schematic Development Plan 
for Zoning Application G-878. 
 

Schematic Development Plan 
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Vehicular access to the site is being provided in three places; two access locations are provided from  
Mateny Road, and one access location is provided on Cinnamon Drive.  The existing access directly to 
Clopper Road is to be removed; however a pedestrian connection will remain from the project down to 
the sidewalk paralleling Clopper Road.  The Applicant and Staff have worked together to modify the 
layout shown on the approved Schematic Development Plan to improve the  internal street network and 
to provide a more efficient network of private streets, pedestrian accommodations and areas for on-
street parking.   
 
Six sitting areas are identified on the Site Plan in addition to the main Village Green, as well as the 
existing Graff-Musser Family Cemetery.  The Graff-Musser Family Cemetery once was a County 
designated Historic Site but was subsequently removed; however, the Germantown Historical Society 
still considers the cemetery historic and requests its preservation. The recreation amenities, cemetery 
site, and additional green space provided through setbacks, yards and landscaped stormwater 
management areas amount to 4.51 acres (53.3%) of the Subject Property.  A total of 320 parking spaces 
will be provided, though a combination of private garages, private driveway parking and on-street 
parking, which is a ratio of 3.08 spaces per dwelling unit.   
 

COMMUNITY OUTREACH 

The Applications were submitted and noticed in accordance with all Planning Board adopted 
procedures.  Signs referencing both applications were posted along the Property frontages on Clopper 
Road (MD 117), Cinnamon Drive and Mateny Road.  A presubmission meeting was held for the 
Preliminary Plan at the Cinnamon Woods Citizens Center on April 11, 2011.  Twelve people were in 
attendance at the meeting.  According to the minutes of that meeting no major issues were raised.  Staff 
to date has received no citizen comments or correspondence regarding the Preliminary Plan application.  
A presubmission meeting was held for the Site Plan at the Cinnamon Woods Citizens Center on 
December 01, 2011, where four people were in attendance.  According to the minutes of that meeting 
no major issues were raised.  Staff to date has received no citizen comments or correspondence 
regarding the Site Plan application. 
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Section 2:  Preliminary Plan Review 

 

RECOMMENDATION 
 
Staff recommends approval of the Preliminary Plan with the following conditions: 

1. Approval under this Preliminary Plan is limited to 104 lots for 104 dwelling units. 

2. The Applicant must comply with the Final Forest Conservation Plan as approved. 

3. The Planning Board has accepted the recommendations of the Montgomery County Department 

of Transportation (“MCDOT”) in its letter dated December 9, 2012, and does hereby incorporate 

them as conditions of the Preliminary Plan approval.  Therefore, the Applicant must comply with 

each of the recommendations as set forth in the letter, which may be amended by MCDOT 

provided that the amendments do not conflict with other conditions of the Preliminary Plan 

approval. 

4. Prior to recordation of plat(s), the Applicant must satisfy the provisions for access and 

improvements as required by MCDOT.  

5. The Planning Board has accepted the recommendations of the Montgomery County Department 

of Permitting Service (“MCDPS”) – Water Resources Section in its stormwater management 

concept letter dated June 9, 2011, and does hereby incorporate them as conditions of the 

Rendered Preliminary Plan 
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Preliminary Plan approval.  Therefore, the Applicant must comply with each of the 

recommendations as set forth in the letter, which may be amended by MCDPS – Stormwater 

Section provided that the amendments do not conflict with other conditions of the Preliminary 

Plan approval. 

6. Prior to recordation of the plat(s) the Applicant must satisfy MCDPS requirements to ensure the 

construction of an eight (8)-foot wide bike path along the property frontage on Clopper Road.  

7. The record plat must reflect a public use and access easement over all private streets and 

adjacent parallel sidewalks. 

8. The record plat must reference the Common Open Space Covenant recorded at Liber 28045 

Folio 578 (“Covenant”).  The Applicant must provide verification to Staff prior to release of the 

70th building permit that the Applicant’s recorded HOA Documents incorporate the Covenant 

by reference. 

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

10. Final approval of the number and location of buildings, dwelling units, on-site parking, site 

circulation, sidewalks, and bike paths will be determined at site plan. 

11. The Applicant must comply with binding elements of County Council Resolution No. 16-1472 

approving Zoning Application G-878. 

12. Prior to issuance of the initial building permit, the Applicant must make a lump sum payment of 

$468,000 to MCDOT. 

13. Prior to plat recordation, Site Plan No. 820120090 must be certified by MNCPPC Staff 

14. The record plat must show all necessary easements. 

15. 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. 

 

ANALYSIS AND FINDINGS 

Conformance to the Master Plan 
Staff finds that the Preliminary Plan substantially conforms to the recommendations of the 1989 
Germantown Master Plan (“Master Plan”).  The Property is located in the Clopper Village section of the 
Master Plan, but is not specifically discussed in the land use recommendations. The Master Plan does 
encourage new development to broaden the mix of available housing types and promotes the 
development of an area-wide pedestrian and bicycle system.  The Preliminary Plan provides for 104 new 
housing units, including 13 MDPUs (12.5%), and has an extensive on-site pedestrian network which 
connects to the pedestrian network of the surrounding communities and sidewalks on the abutting 
public streets.  The Preliminary Plan also provides for a section of off-road shared path along Clopper 
Road between Matney Road and Cinnamon Drive.  This section of the Master Plan also identifies two 
Village Centers that should serve as the predominant commercial focus within the community, with 
residential uses elsewhere.  The rezoning of the property to RT-12.5 was a way to increase housing 
supply and create a residential buffer between the busy Clopper Road corridor, and the existing gas 
station and the existing residential communities to the north.  The granted zoning ensures the 
development provide ample green space while limiting total development density and providing 
adequate setbacks.   
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Adequate Public Facilities 

Roads and Transportation Facilities 
The Master Plan identifies Clopper Road (MD 117) as a Major Highway with a minimum right-of-way 
requirement of 120 feet for eventual construction as a six lane divided highway with a sidewalk along 
the north side of the road.  Mateney Road is classified as an Arterial Highway with a right-of-way 
requirement of 80 feet with an ultimate build-out of four lanes of undivided traffic.  Cinnamon Drive is a 
secondary residential street with a 60 foot right-of-way requirement.  The required right-of-ways as 
established in the Master Plan have already been achieved along the frontages of the Property; 
therefore no further dedication is required from this Property. 
 
The internal roadway network of the townhouse community is proposed to be entirely private streets, 
designed to function as public streets.  Private Roads A, B and C as shown on the Preliminary Plan and 
Site Plan will include 20 foot wide drive isles, five foot wide sidewalks, and 8 foot wide parallel parking 
lanes where possible. The private street network also provides for adequate turnarounds and 
interconnectivity to assure they function as a public street.  The roadway layout was evaluated and 
supported by Staff, as well as the Montgomery County Department of Transportation (MCDOT) 
(Appendix B), and the Montgomery County Department of Fire and Rescue Services (Appendix C) for 
adequacy, safety and efficiency.   
 
Local Area Transportation Review (LATR) and Policy Area Mobility Review (PAMR) 
The Property is located in the Germantown West Policy Area (“Policy Area”).  A traffic study was 
submitted to determine the impact of the proposed development on the area transportation system. 
Three local intersections were identified as critical intersections needing analysis to determine whether 
they meet the applicable congestion standard of 1,425 Critical Lane Volume (CLV) set for the Policy Area. 
The proposed development trips were added to the background trips for the study area (trips generated 
from approved but unbuilt developments) to determine the total future traffic. The total future traffic 
was assigned to the critical intersections to evaluate the total future CLVs. The result of CLV calculation 
is shown in the following Critical Lane Volume Table.  
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Existing Background Total* Total** 

AM PM AM PM AM PM AM PM 

 
Clopper Road (MD 117) 

/Great Seneca Highway  
948 1,150 1,045 1,367 1,033 1,285 1,022 1,285 

 
MD 117/Mateney Road 954 656 1,021 911 1,018 763 1,005 763 
 
MD 117/Waring Station 

Road 
1,416 1,268 1,475 1,373 1,487 1,358 1,469 1,358 

 

 

 

As shown in the above Critical Lane Volume Table, all intersections analyzed under existing conditions 
are currently operating at or better than the acceptable 1,425 CLV congestion standard.  Under the 
background development1, the traffic condition at the MD 117/Waring Station Road during the AM peak 
hour would operate at an unacceptable 1,475 CLV, above the 1,425 CLV congestion standard for this 
area.  The residential use proposed by the Preliminary Plan generates fewer overall vehicle trips during 
the peak hours than does the existing commercial use on the Property, resulting in a net reduction in 
overall CLVs.  However, the distribution of the peak hour trips through nearby intersections is different 
for the residential use as compared to the trip distribution for the existing commercial use.  , The 
residential use will distribute more trips through the MD 117/Waring Station Road intersection than the  
existing commercial center does.  Therefore, under the scenario “Total*2” the traffic at the MD 
117/Waring Station Road during the AM peak hour would continue operate at an unacceptable level of 
congestion while the other analyzed intersections will have improved and acceptable operating 
conditions.   

In order to mitigate the unacceptable level of congestion at the MD 117/Waring Station Road, the 
Applicant has committed to offset, with a payment to the County, the number of trips equal to 150 
percent of the CLV impact on intersections in excess of the congestion standard.  This mitigation method 
is identified in the Local Area Transportation Review and Policy Area Mobility Review Guidelines of 2011 
(“LATR Guidelines”) as an acceptable method of improvement.  The LATR Guidelines only require CLV 
mitigation for additional, new CLV trips over the existing background trips.  Because the Waring Station 
Road intersection already fails under background, the Applicant is only responsible to mitigate  the 12 
new CLVs in the AM peak hour Total*  150 percent of 12 new trips equates to 18 CLVs which require 
mitigation.  To achieve mitigation of 18 CLV trips, 40 vehicular trips that are generated by the proposed 
use need to be mitigated in the AM peak hour, resulting in a lump sum payment of $468,000.  Mitigation 
of 40 trips from the Subject Property was determined, in part, on the trip distribution agreed upon in 
the submitted traffic study.  The result of this trip mitigation is shown in the Critical Lane Volume Table 
as Total**.  This payment is in lieu of physical improvements and is acceptable because acquisition of 

                                                            
1 Background development assumes full occupancy of the existing 48,000 square foot retail center 
2 Total development removes the existing commercial development and develops the 104 proposed townhouse units 

Critical Lane Volume Table 

*   Total development conditions prior to mitigation 
** Total development conditions with approved mitigation 
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the required right-of-way within State parkland to make intersection improvements at MD 117/Waring 
Station Road would require significant and lengthy negotiations between State Agencies over disposition 
of existing parkland in Seneca Creek State Park.  With the trip mitigation requirement as conditioned in 
the above discussion, the Application satisfies the LATR requirements.  

 
Other Public Facilities 
Other public facilities and services are available and will be adequate to serve the proposed 
development.  The Subject Property is in water and sewer categories W-1 and S-1, and the Washington 
Suburban Sanitary Commission finds that the local lines are of adequate size to service the Property.  All 
other utilities including telecommunications and electricity providers have adequate service available to 
the Property.  Police stations, firehouses and health services are currently operating within the 
standards set by the Subdivision Staging Policies currently in effect. 
 
The Subject Property is located in the Northwest High School cluster which has been in moratorium 
because of capacity constraints at the High School level.  The cluster came out of moratorium as of July 
1, 2012, and requires no facility payments based on the FY13 schools analysis. 
 
Environment 
 

Environmental Guidelines 
The Natural Resource Inventory/Forest Stand Delineation (NRI/FSD) #419992500 for this Property was 
originally approved on June 2, 1999. A new NRI/FSD #420081430 was on approved on May 5, 2008; this 
NRI/FSD was recertified on April 4, 2011. The NRI/FSD identifies the environmental constraints and 
forest resources on the subject property. The Property contains no forest, nine trees between 24” and 
30” diameter at breast height (DBH), and no trees 30 inches and greater DBH on the property.  The site’s 
topography is generally sloped to the east.  There are no streams, wetlands, or environmental buffers; 
therefore, the Environmental Guidelines are not applied to this Property.  The Subject Property is within 
the Middle Great Seneca Creek watershed; a Use I-P watershed. The Countywide Stream Protection 
Strategy (CSPS) rates streams in this section of the watershed as fair overall condition. 
 
Preliminary Forest Conservation Plan 
A forest conservation plan (“FCP”) was submitted on January 24, 2012 as part of Site Plan review, 
concurrent with Preliminary Plan Review.  A detailed analysis of the FCP can be found in the Site Plan 
section of this report.  
 
Stormwater Management 
A stormwater management concept for the Preliminary Plan was approved by the Montgomery County 
Department of Permitting Services on June 09, 2011 (Appendix D).  The concept consists of eight micro-
bio-retention ponds, one bio-retention pond, and fifteen dry wells, all to provide water quality control 
and infiltration.  The existing stormwater pond at the corner of Clopper Road and Cinnamon Drive is to 
be retrofitted and landscaped to meet the stormwater management requirements.  
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Compliance with the Subdivision Regulations and Zoning Ordinance 
 
The Application has been reviewed for compliance with the Montgomery County Code, Chapter 50, the 
Subdivision Regulations.  The Application meets all applicable sections of the Chapter.  The proposed 
lot’s size, width, shape and orientation are appropriate for the location of the Property for the intended 
use as a residential, townhouse community.   
 
The Preliminary Plan was reviewed for compliance with the dimensional requirements of the RT-12.5 
zone as specified in the Zoning Ordinance.  The lots will meet all the dimensional requirements for area, 
frontage, width, and setbacks in that zone.  Binding elements were placed on the Applicant from Zoning 
Case G-878, ensuring adequate setbacks to the surrounding roads and properties.  A more detailed 
analysis is provided in the Development Standards table in the Site plan review.  The Preliminary Plan 
has been reviewed by other applicable county agencies, all of whom have recommended approval. 
 

 

PLAN DATA 
Zoning Ordinance 

Development Standard 
Binding Elements of 
Zoning Case G-878 

Proposed for Approval by 
the Preliminary Plan 

Minimum Tract Area 20,000 sq. ft --- 8.46 Acres 

Density 
12.5 units/acre or 

105 
105 104 

Setbacks 
 

 
 

Detached dwelling, lot 
or SFD classified land 

30 ft. Min. --- 30 ft. Min 

Public ROW 25 ft. Min --- Must meet minimum1 

From Clopper Road 25 ft. Min. 100 ft. Min 100 ft. Min 

From Cinnamon Drive 25 ft. Min. 30 ft. Min 30 ft. Min 

From Mateny Drive 25 ft. Min. 25 ft. Min 25 ft. Min 

Height 
35 Ft. main/25 ft. 

accessory 
35 ft Max 

May not exceed 
maximum2 

Building Coverage 35% Max --- 22% 

Green Area 50% Min 50% Min 53.3% 

MPDUs 12.5% 12.5% 12.5% (13) 

TDRs No No No 

Site Plan Req’d? Yes Yes Yes 

1  Binding elements of Case G-878 

2  Determined at the time of Building Permit 

 

 

Zoning Table for the RT-12.5 
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Section 3: Site Plan Review 

 

 
RECOMMENDATION 
 
Staff recommends approval of site plan 820120090, Germantown Park, for 104 attached units, including 
13 MPDU’s on 8.46 acres. All site development elements shown on the site and landscape plans 
stamped “Received” by the M-NCPPC on May 7, 2012 are required except as modified by the following 
conditions. 
 
Conformance with Previous Approvals 
 

1. Development Plan Conformance 
The Applicant must comply with the binding elements of the development plan G-878. 

2. Preliminary Plan Conformance 
The Applicant must comply with the conditions of approval for Preliminary Plan No. 12011044, 

or as amended.  This includes but is not limited to all references to density, easements, 

transportation conditions, and MCDPS stormwater recommendations and MCDOT 

recommendations.  

Composite Site Plan 
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3. Forest Conservation  
The Applicant must comply with Final Forest Conservation Plan  

4. Recreation Facilities 
a) The Applicant must meet the square footage requirements for all of the applicable proposed 

recreational elements and demonstrate that each element is in conformance with the 
approved M-NCPPC Recreation Guidelines. 

b) Provide the following recreation facilities: 6 picnic/sitting areas, 1 open play area II, and a 
pedestrian system. 

c) The Applicant is responsible for maintaining all publicly accessible amenities including, but 
not limited to, the private street system including the sidewalks. 
 

5. Transportation 
a) The private streets and alleys must be built in accordance with the Site Plan and to the 

structural standards of a public street.  
 

6. Moderately Priced Dwelling Units (MPDUs) 
a) The development must provide 12.5% percent of the total number of units as MPDUs on-

site, consistent with the requirements of Chapter 25A.  
b) The MPDU agreement to build must be executed prior to the release of any building 

permits. 
 

7. Compatibility/Architecture 
a) The fronts of the MPDUs must be designed and finished with architectural elements 

comparable to those found on other similar attached market rate units within the site. 
b) Provide architectural treatment details on the certified site plan. 
c) Provide architectural treatment on the side facades of end units to have an outward 

appearance comparable to front facades, including but not limited to façade materials and 
architectural treatments.   
 

8. 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. 
d) Illumination levels must not exceed 0.5 foot candles at any property line abutting county 

roads and residential properties. 
e) The height of the light poles must not exceed 12 feet including the mounting base. 

 
9. Landscape Surety 

Prior to issuance of the first building permit within each relevant phase of development, 

Applicant must provide a performance bond(s) or other form of surety in accordance with 

Section 59-D-3.5(d) of the Montgomery County Zoning Ordinance with the following provisions: 

a) Applicant must provide a cost estimate of the materials and facilities, which, upon Staff 
approval, will establish the initial surety amount.  

b) The amount of the bond or surety shall include plant material, on-site lighting, recreational 
facilities, and site furniture within the relevant phase of development.   
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c) The Applicant must enter into a Site Plan Surety & Maintenance Agreement with the 
Planning Board in a form approved by the Office of General Counsel that outlines the 
responsibilities of the Applicant and incorporates the cost estimate.   

d) Bond/surety must be tied to the development program, and completion of plantings and 
installation of particular materials and facilities covered by the surety for each phase of 
development will be followed by inspection and reduction of the surety. 
 

10. Development Program 
The Applicant must construct the 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) 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) 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. 

c) On-site amenities including, but not limited to, sidewalks, benches, trash receptacles, and 
bicycle facilities must be installed prior to release of any building occupancy permit. 

d) Clearing and grading must correspond to the construction phasing to minimize soil erosion 
and may not proceed 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. 

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

f) Community-wide pedestrian pathways and recreation facilities must be completed prior to 
issuance of the 70th building permit. 

g) Landscaping associated with phase of development must be completed as construction of 
each facility is completed. 

h) The development program must provide phasing of stormwater management, sediment and 
erosion control, trip mitigation, and other features. 
 

11. Certified Site Plan 
The Certified Site must include the following: 

a) The final forest conservation approval, stormwater management concept approval, 
development program, inspection schedule, and Site Plan Resolution on the approval or 
cover sheet. 

b) A note stating that “M-NCPPC staff must inspect all tree-save areas and protection devices 
prior to clearing and grading”. 

c) The data table must reflect development standards enumerated in the Staff Report. 
d) Consistency of all details and layout between Site Plan and landscape plan. 
e) Recreation supply calculations must be updated to reflect those presented within the Staff 

Report. 
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SITE PLAN 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.   
 
The Site Plan conforms to all binding elements of Zoning Application G-878 approved by the County 

Council on July 27, 2010, with Resolution 16-1472.  The binding elements, as set forth below, require 
minimum setbacks from public right-of-ways and surrounding development, provide protection for 
an existing family graveyard, and increase the minimum parking required. 
a) Density is limited to no more than 105 dwelling units. 
b) MPDU units will be provided at 12.5% of total density. 
c) The Applicant, its successors or assigns, will preserve and perpetually maintain the existing 

Graff-Musser Cemetery on the Property. 
d) The project will include the following minimum building setbacks: 

a. North property boundary  -  30 feet from the property line 
b. West property boundary   -  25 feet from the Mateny Road right-of-way 
c. South property boundary  -  100 feet from the Clopper Road right-of-way 
d. East property boundary     -  30 feet from the Cinnamon Drive right-of-way 

e) The project will include parking at a minimum of 3.0 spaces per dwelling unit. 
f) The project will have a maximum building height of 35 feet. 
g) The project will provide a minimum of 50% green area. 

 
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 Site Plan meets all of the requirements of the RT-12.5 Zone and the binding elements from 
Zoning Case G-878.  A detailed analysis of the Site Plan as it relates to the Zone is provided in the 
Data Table below.  The Applicant proposes a community of one-family townhouse dwelling units, 
with a variety of one and two car garage, front and rear loaded units.  The Site Plan also provides for 
the specified setbacks from adjacent public streets and residential zones as required in Zoning Case 
G-878.  The design of the proposed dwellings, along with the minimum green area and provided 
landscaping will ensure compatibility with the surrounding four-plex and townhouse communities. 
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Zoning 

Ordinance 
Permitted/  
Required 

Binding 
Elements per  
G-878 

Proposed for Approval & 
Binding on the Applicant 

Development Standard 

Tract Area  n/a n/a 8.46 acres 

Density       

Max. Residential Density 
(du/acres) 59-C-7.14(a) 

12.5 du/acre or 
105 du total 

105 du total 104 du total 

MPDUs (%) 12.5% minimum 12.5% or 13 total 12.5% or 13 total 

Max. Number of Dwelling 
Units 105 including 

MPDUs 
105 including 

MPDUs 

104 

-    Market Rate 91 

-    MPDUs 13 

Housing Mix (59-C-7.13)   

n/a 

  

Min. one-family 
attached/townhouses 

100% 100% (104 units) 

Min. Setbacks       

Main Building (ft)       

Adjoining one-family detached 
zoned land (59-C-7.15) 

30 n/a More than 30 

From public street  
n/a n/a 25 or more 

-    One-family attached 
From Clopper Road n/a 100 100 
From Cinnamon Drive n/a 30 30 
From Mateny Road n/a 25 25 

Front yard 
n/a n/a 5 or more 

-    One-family attached 

Rear yard (opposite front door)       
  - One-family attached 20 n/a 20 
From Cinnamon Woods n/a 30 30 

Side yard 
10 n/a 10 

-    One-family attached  

Accessory Buildings (ft)       

Rear and side lot lines       

 -   All structures n/a n/a 5 

Max. Building Height (feet)        

   - one-family detached 35 n/a 35 

 -    accessory structure 25 n/a 25 

Min. Green Area        

(% of GTA) (59-C-7.16) 50%  (4.23 acres) 50% 53.3%  (4.51 acres) 

Parking Spaces (59-E)       

Residential 
208 (2 sp/du) 3/du 320 (3.08 sp/du) 

-    One-family attached 

Site Plan Data Table for the RT 12.5 

Zone 
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3. The locations of buildings and structures, open spaces, landscaping, recreation facilities, and 

pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 

Buildings and Structures 
The orientations of the buildings on the Site Plan are in a manner which is appropriate for the 
character envisioned by the Master Plan and for compatibility with surrounding development.  The 
building orientation substantially matches that shown on the Schematic Development Plan which 
was found to be in conformance with the Master Plan and specifically designed to be compatible 
with surrounding developments.  The townhouse sticks adhere to the binding setbacks from public 
streets, and the Graff-Musser family cemetery established in Zoning Case G-878.  The townhouse 
sticks are also efficiently laid out to ensure each unit has ease of access to the pedestrian and 
vehicular network that links the units to the recreational amenities that are interspersed throughout 
the project. .  
 
Recreation Facilities and Open Space 
The open spaces and recreation facilities are adequate, safe and efficiently located for the needs of 
the community with most units confronting or adjoining an area of open space.  The primary open 
spaces shown on the Site Plan include picnic and sitting areas, open play areas and the extensive 
pedestrian system. Other open space areas are used for stormwater management infiltration.  As 
shown in the Recreation Demand Table below, the Site Plan provides an internal pedestrian system, 
which connects to the surrounding pedestrian network, as well as an open play area, and six 
additional seating areas.  The Applicant is also taking credit for two different off-site recreation 
areas located within one mile of the Property: Clopper Mill Elementary School, and Gunners Branch 
Park. 
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    Recreation Demand Table 
 

    D1 D2 D3 D4 D5 

  Number 
of Units 

Tots Children Teens Adults Seniors 

Housing Type 0 to 4 5 to 11 12 to 17 18 to 64 65+ 

TH 104 17.68 22.88 18.72 134.16 7.28 

  
 

17.68 22.88 18.72 134.16 7.28 

On-Site Supply 

     
  

Recreation Facility 
Quantity 
Provided D1 D2 D3 D4 D5 

Picnic/Sitting 6 6.00 6.00 9.00 30.00 12.00 

Open Play Area II 1 3.00 4.00 4.00 10.00 1.00 

Pedestrian System 1 1.77 4.58 3.74 60.37 3.28 

  total: 10.77 14.58 16.74 100.37 16.28 

Off-Site Supply*    *within one mile; submit recreation facilities plan 

Recreation Facility 
Quantity 
Provided D1 D2 D3 D4 D5 

Tot Lot 1 3.15 0.70 0.00 1.40 0.35 

Play Lot 1 0.00 3.15 1.05 1.40 0.35 

Multipurpose Court 2 2.10 7.00 10.50 7.00 1.75 

Half MP Court I 2 1.40 3.50 4.90 5.60 0.70 

Half MP Court II 2 1.40 3.50 2.80 3.50 0.70 

Tennis 2 0.00 1.05 7.35 16.80 0.70 

Soccer - Junior 1 0.70 5.25 5.25 10.50 0.70 

Baseball - Junior 1 0.70 5.25 5.25 10.50 0.70 

Natural Areas 1 0.00 0.40 0.66 4.70 0.13 

  
 

total: 9.45 29.80 37.76 61.40 6.08 

  Adequacy of Facilities 

 
D1 D2 D3 D4 D5 

Gross Total Supply 20.22 44.38 54.50 161.77 22.35 

35% of Total Demand 6.18 8 6.55 46.95 2.54 

Max Off-Site Supply 6.18 8 6.55 46.95 2.54 

Total Supply 16.95 22.58 23.29 147.32 18.82 

90% Demand 15.92 20.6 16.85 120.75 6.56 

Adequate? yes yes yes yes yes 

 
 
Landscaping and Lighting 
The landscaping and lighting proposed for the Property is safe, adequate, and efficient.  The 
proposed landscaping provides sufficient shade, screening, and visual interest on the Property that 
includes a vegetated buffer between the Property and the Cinnamon Woods community to the 
north.  The location and species of shade trees will also provide adequate shade and aesthetic value 
as the landscaping matures along the streets and the proposed recreation facilities.  The placement 
of the vegetation creates a sense of privacy without fully obscuring views of the public spaces from 



19 

the street or private residences.  The lighting is provided through 25 decorative light fixtures that 
will be mounted on poles no more than 12 feet high.  The location of the lights will adequately and 
safely illuminate the streets and public spaces without spreading light onto neighboring properties. 
 
 

       
Pedestrian and Vehicular Systems 
The pedestrian and vehicular systems within the Site Plan are adequate, safe and efficient.  Five foot 
wide pedestrian walkways with handicap compliant street crossings are found along all three private 
streets, internally connecting the dwelling units to each other and providing access to all three 
public roadways surrounding the Property.  The internal pedestrian network also provides a direct 
connection to the pedestrian system of the Cinnamon Woods community; thereby linking the two 
communities.  The internal pedestrian system also connects all six seating areas and active open 
space areas, maximizing access to the provided on-site recreational amenities.  The overall layout of 
the private street network is efficient and safe and has been designed to function as a public street 
network would.  The private streets are designed to be 20 feet wide, with 8 foot parking lanes.  This 
allows for two way vehicular movements with sporadic parallel parking spaces that instills upon a 
motorist a compact street cross section that tends to slow traffic.  Many of the residential units 
front onto the private streets and open spaces, and have driveway access off of private alleys, 
minimizing mid-block turning movements. The overall street layout is also efficient; it has been 
redesigned to minimize dead end, improve interconnectivity and it allows three options for access 
to the local public street network.   

Green Space renderings 
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4. Each structure and use is compatible with other uses and other site plans and with existing and 
proposed adjacent development. 

 
The structures and uses proposed are compatible with other structures, uses and proposed 
development both on and off the Subject Property.  All of the proposed structures and uses with this 
Site Plan are townhouse units, with varying designs including the location and size of the garage and 
driveway.  The townhouses that are along Mateny Road are oriented to front Mateny with rear 
driveway access.  This will help activate the street frontage and provide a more visually appealing 
façade.  Larger open spaces and rear yards help provide an extra buffer from the new units with 
Cinnamon Drive and the Cinnamon Woods Community.  The Application proposes adequate 
landscaping along the public street frontages including new street trees and smaller ornamental 
trees and shrubs.  This Site Plan is subject to binding elements requiring minimum setbacks from all 
public streets and adjacent communities. The setbacks along the outer edge of the Site Plan meet, 
and in many places exceed those required by the Binding Elements and the Zoning Code, providing 
adequate places to provide additional landscaping.   
 
A minimum 30 foot setback was provided from the northern property lines of units 1-28, that adjoin 
the Cinnamon Woods community.  This provides ample space for on-site landscaping including 
canopy trees and evergreens that will create a vegetative screen between the two communities.  To 
the south, the development is set back in excess of 100 feet from Clopper Road because of the 
placement of on-site stormwater management facilities, and the location of an existing service 
station and convenience store just off the southwest corner of the Property. These setbacks provide 
for opportunities for visual screening and natural noise reduction for the proposed dwelling units.  
The existing one-family attached dwellings located to the east of the Property are separated from 
the Property by a  60 foot wide right-of-way for  Cinnamon Drive, plus a 30 foot setback on the 
Property with additional stormwater parcels providing room for landscaped buffers.  The two 
locations along the western portion of the Property where the new dwellings will be closest to the 
developments edge are opposite parking for the Cinnamon Woods community and not actual 
dwelling units.  To the west, Mateny Road has an 80 foot right-of-way in addition to a 25 foot 
setback providing separation of the new dwelling units with the existing homes across Mateny Road.   
   

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. 

 
The final forest conservation plan (“FFCP”) was submitted on January 24, 2012.  The FFCP proposes 
no forest clearing and no forest retention. The Subject Property has a 15% afforestation threshold 
for the net tract area, generating a 1.35 acre afforestation planting requirement.  

Section 22A-12(F) of the Montgomery County Forest Conservation Law requires any site developed 
in an agricultural and resource area, any planned unit development, any site developed under a 
cluster or other optional method of development in a one-family residential zone, and any waiver 
from a zoning requirement for environmental reasons, to include a minimum amount of forest on-
site as part of meeting its total forest conservation requirement. In a planned development or a site 
development using a cluster or other optional method of development in a one-family residential 
zone, on-site forest retention must equal the applicable conservation threshold in subsection 22A-
12.  This project is being developed under an optional method of development and, therefore; must 
meet its afforestation threshold of 15% or 1.35 acres on-site.  The Applicant has proposed to meet 
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the 1.35 acre planting requirement on-site through the use of tree cover.  The Applicant has 
proposed the installation of 39 Red Maples for a total of 1.37 acres of canopy or tree cover credit.   

Section 22A-12(d)(2) of the Montgomery County Forest Conservation Law states afforestation 
should be accomplished by the planting of forest cover. However, if the Applicant demonstrates to 
the satisfaction of the Planning Board or Planning Director, as the case may be, that afforestation 
using forest cover is inappropriate for a site because of its location in an urban setting, 
redevelopment context, high-density residential, commercial, industrial, planned unit development, 
or institutional area (as defined in Section 22A-3), or similar reason, afforestation requirements may 
be satisfied by tree cover.  Staff believes meeting the afforestation thresholds on-site using tree-
cover is appropriate due to the high density redevelopment context proposed for the Property. 
Meeting the threshold using forest cover would be inappropriate, if not impossible on this Property. 
The submitted final forest conservation plan meets all applicable requirements of Chapter 22A and 
staff recommends approval of the forest conservation plan. 

 

    

APPENDICES 
 
A. Resolution 16-1481 (G-878) 
B. MCDOT Letter  
C. MC Fire and Rescue Letter 
D. MCDPS Stormwater Letter 

Final Forest Conservation Plan 
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