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RECOMMENDATIONS AND CONDITIONS

Staff recommends approval of Site Plan 820130140, Kensington Heights, for one single-family dwelling
and twenty-five townhouses including four moderately priced dwelling units on the Subject Property.
All site development elements as shown on the site plan, landscape plan, and lighting plan, stamped by
M-NCPPC on June 20, 2013, are required except as modified by the following conditions:

Conformance with Previous Approvals
1. Development Plan Binding Elements

The development must comply with the binding elements of the Local Map Amendment G-877,
approved by the County Council on November 9, 2009, Resolution No. 16-1189.

Preliminary Plan Conformance

The proposed development must comply with the conditions of the approved Resolution for
Preliminary Plan 120100290, unless amended and approved by the Planning Board. This
includes but is not limited to all references to density, right-of-way, dedications, easements,
transportation conditions, Department of Permitting Services Right-of-Way and Department of
Permitting Services stormwater conditions.

Environment

3.

Final Forest Conservation Plan

The development must comply with the conditions of the approved Final Forest Conservation

Plan. The Applicant must satisfy all conditions prior to the recording of a plat(s) or to the

issuance of sediment and erosion control permit by the Montgomery County Department of

Permitting Services.

a) Prior to any demolition, clearing, or grading, the Applicant must obtain legal Staff

approval of a Certificate of Compliance Agreement for use of an M-NCPPC-approved
offsite forest mitigation bank to satisfy the afforestation requirement.

Noise Attenuation

a) Prior to Certified Site Plan provide M-NCPPC staff with a certification from an engineer
specialized in acoustics that the building shell for lots 2 through 13 has been designed to
attenuate projected exterior noise levels to an interior level not to exceed 45 dBA Ldn.
The builder commits to construct the units in accord with these design specifications,
with any changes that may affect acoustical performance approved by the acoustical
engineer in advance of installation.

b) Noise levels must be no more than 65 dBA Ldn for areas of common outdoor activity.

c) After construction is complete, and prior to use-and-occupancy permits for lots 2
through 13, the builder must provide M-NCPPC staff a certification from an engineer
specialized in acoustics confirming that interior noise levels do not exceed 45 dBA Ldn.

Stormwater Management

The Planning Board has accepted the recommendations of the Montgomery County Department
of Permitting Services- Water Resources Section (“MCDPS”) in its letter dated June 7, 2013, and
does hereby incorporate them as conditions of the Site Plan approval. Therefore, the Applicant
must comply with each of the recommendations as set forth in the letter, which may be
amended by MCDPS provided that the amendments do not conflict with the other conditions of
the Site Plan approval.




Parks, Open Space & Recreation
6. Common Open Space Covenant
Record plat of subdivision shall reference the Common Open Space Covenant recorded at Liber
28045 Folio 578 (“Covenant”). Applicant shall provide verification to M-NCPPC staff prior to
issuance of the 20th building permit that Applicant’s recorded Homeowners Association
Documents incorporate the Covenant by reference.

7. Recreation Facilities

a) Provide one tot lot and one picnic/sitting area as shown on the proposed Site Plan.

b) The development must meet the square footage requirements for all of the applicable
recreational elements and demonstrate that each element is in conformance with the
approved M-NCPPC Recreation Guidelines, except for the minimum recommended
setback for tot lots in the Recreation Guidelines as shown in the proposed Site Plan.

Transportation
8. Transportation

a) All sidewalks along Findley Road, Valley View Avenue and within the development must
be provided as shown in the proposed Site Plan and must meet ADA standards.

b) The Applicant must provide signage on private streets to prohibit on-street parking
within the Subject Property except in designated areas to make sure Fire and Rescue
access to all properties within the development is not impacted by residential and
visitor parking.

c) The Applicant must ensure that all necessary easements and dedications are provided to
the sidewalks along University Boulevard and Findley Road.

9. Right-of-Way
The Planning Board has accepted the recommendations of MCDPS - Right-of-Way Permitting
and Plan Review Section (“MCDPS”) in its letter dated June 26, 2013, and does hereby
incorporate them as conditions of the Site Plan approval. Therefore, the Applicant must comply
with each of the recommendations as set forth in the letter, which may be amended by MCDPS
provided that the amendments do not conflict with the other conditions of the Site Plan
approval.

Density & Housing
10. Moderately Priced Dwelling Units (MPDUs)
a) The development must provide four (4) MPDUs on-site in order to use the optional
method of development, in accordance with the requirements of Chapter 25A.
b) The MPDU agreement must be executed prior to the release of any building permits.
c) All of the MPDUs shall be on-site and in the location shown on the Site Plan.

Site Plan
11. On-Site Lighting

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

b) Deflectors shall be installed on all fixtures causing potential glare or excess illumination.

c) Illlumination levels shall not exceed 0.5 footcandles (fc) at any property line abutting
public roads and residential properties.

d) The height of the light poles shall not exceed 16 feet including the mounting base.

e) All on-site, down- light fixtures must be full cut-off fixtures.



12. Compatibility/Architecture

The fronts of the townhouses along the Findley Road cul-de-sac must maintain a single-family
house appearance with one entrance per elevation as shown on the elevation drawings.

13. Landscape Surety

The Applicant shall provide a performance bond/surety in accordance with Section 59-D-3.5(d)
of the Montgomery County Zoning Ordinance with the following provisions:

a)
b)

c)

d)

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

The amount of the bond/surety shall include plant material, on-site lighting, recreational
facilities, and exterior site furniture within the relevant phase of development.

Prior to issuance of the first building permit, 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.

The 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.

14. Development Program

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

a)

b)

d)
e)

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

Private street lamps and sidewalks must be installed within six months after street
construction is completed. Street tree planting may wait until the next planting season.
On-site amenities including, but not limited to, sidewalks, landscaping, benches,
recreational equipment, and trash receptacles must be installed prior to issuance of the
20" use-and-occupancy permit.

Phasing for installation of on-site landscaping and lighting.

Phasing of stormwater management, sediment and erosion control, and other features.

15. Certified Site Plan

The Certified Site Plan must include the following:

a)

b)

The Final Forest Conservation Plan approval, Stormwater Management concept
approval development program, inspection schedule, and Site Plan Resolution on the
approval or the cover sheet.

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

The data table must reflect development standards enumerated in the Staff Report.
Consistency of all details and layout between Site Plan and Landscape Plan.



PROJECT DESCRIPTION

Site Vicinity and Description

The 3.02-acre Subject Property, zoned RT-8, is identified as Outlot B in the Kensington Heights
subdivision and is currently undeveloped. It is located in the southern corner of the intersection of
University Boulevard West and Valley View Avenue. The property is bounded by University Boulevard
West to the northwest and Valley View Avenue to the northeast. South of the property are R-60 zoned
single-family detached houses. North and east of the property is the Westfield Wheaton Shopping Mall
(Wheaton Mall) and about a half-a-mile further east is the Wheaton Metro Station.

Vicinity Map




Site Map

Previous Approvals

Development Plan

The Montgomery County Council approved Local Map Amendment G-877 on November 10, 2009, which
changed the site’s R-60 and C-T zoning to RT-8. The approved Development Plan allows for up to 27
single-family and townhouse lots and contains seven binding elements which are listed later in this
report on page 12.

Preliminary Plan
On May 25, 2011, the Planning Board approved Preliminary Plan 120100290 with conditions, which
allowed 25 townhouse lots and one detached single-family house lot on the site (Resolution 11-28).

Proposal
The Applicant is proposing to improve the site with 25 townhouses and one single-family detached

house. Four of the proposed townhouses will be moderately priced dwelling units (MPDUs). The
project will also include a seating area and a tot lot for both residents and the general public. However,
the proposed tot lot does not fully meet the Recreation Guidelines for recommended setback from
nearby buildings and streets as described later in this report.



Proposed Site Plan
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PROJECT ANALYSIS

Zoning

The proposed Site Plan has been submitted in compliance with Zoning Ordinance Section 59-C-
1.75, Procedure for application and approval, which requires all developments in the RT-8 Zone
to submit and receive approval of a Site Plan in accordance with Section 59-D-3. The Applicant
is using the MPDU optional method of development. The following table shows the Site Plan’s
conformance to the development standards of the RT-8 Zone:



Table 1: Applicable Development Standards — Optional Method, RT-8 Zone

Development Standards Required Provided
Minimum Tract Area: 20,000 131,364.52
(59-C-1.731a) (3.02 Ac.)
Maximum number of units 27 26

(Local Map Amendment G-877)

Minimum Building Setbacks (for the
Townhouse portion of the development)

(59-C-1.732)

From any single-family dwelling lot or land 30’ 30
classified in a one-family, detached, residential

zone.

From a public street 25’ 25’

From an adjoining lot:

(1)Side (end unit) 10’ 10’

(2)Rear 20’ 20

Minimum Building Setbacks (for the one
single-family detached unit)
(R-60 Standards, (59-C-1.323))

Minimum Setback from Street: 25’ 25’

Minimum Side Yard Setback: 8 ft. one side, 8’ one side, 18’
18 ft. sum of sum of both
both sides sides

Minimum Rear Yard Setback: 20’ 20’

Lot Area and Width (for the one single-family

unit):

(R-60 Standards) (59-C-1.322)

Minimum Lot Area 6,000 6,143 sq. ft.

Minimum Lot Width at Street Line 25’ 60.7'

Minimum Width at Front Building Line 60’ 67’

Coverage and Green Area (for townhouses)

(59-C-1.734)

Maximum Building Coverage 40% 14.8% (19,500
sq. ft.)

Minimum Green Area 45% 55.08% (72,356
sq. ft.)

Minimum Required Parking Spaces 52 spaces (2 68 spaces

(59-C-1.735) spaces/DU)




Master Plan

The proposed development’s Preliminary Plan 120100290 and Development Plan G-877 were found to

be in substantial conformance with the 1990 Approved and Adopted Wheaton Central Business District
and Vicinity Sector Plan. However, since these plans were approved the Sector Plan has been updated.

The Subject Property is within the 2012 Approved and Adopted Wheaton CBD and Vicinity Sector Plan.
The Sector Plan has no specific guidance or discussion of the Subject Property or the vicinity. The
Subject Property is within the residential areas surrounding the Plan’s mixed-use districts in the core
(page 42, the districts). On page 58, in its “Existing Neighborhoods surrounding the Districts” section, the
Sector Plan states that it wants to protect the existing neighborhoods. The proposed development is
consistent with the Sector Plan’s guidance for this area

Landscaping and Lighting Plan

The proposed Landscaping Plan shows that a mix of shrubs and large shade and ornamental trees will be
used throughout the site. The shade trees will primarily be located around the cul-de-sac and the
ornamental trees will be in the center of the development and along the sidewalks. The shrubs will
mostly be along the sidewalks on University Boulevard West and Valley View Avenue.

The proposed Lighting Plan shows traditional residential street lamps throughout the property. In some
areas the lllumination levels are slightly higher than 0.5 foot candles (fc) along property lines abutting
public roads and residential properties. And, the proposed lights are partial cut-off, not full cut-off to
reduce light pollution on neighboring properties. Staff recommends that all outdoor lights be the full
cut-off lights.

Transportation

Vehicular Site Access Point

Vehicular access to the proposed development will be provided by an extension of Findley Road onto
the Subject Property terminated in a cul-de-sac just inside the western property line. The single-family
detached dwelling will have driveway access from the cul-de-sac. A private loop street, starting from
and ending at the proposed cul-de-sac, will provide access to the townhouses.

Parking

The one single-family detached dwelling will have a driveway and a garage for parking. Each of the
townhouses will have a garage for two vehicles, except for the four MPDU townhouses, each of which
will have a one-car garage and one parking space along the private street for a second car. In addition,
there will be 14 on-street parking spaces (including one handicap parking space).

In order to keep vehicular access for fire and rescue trucks clear of any obstructions or intrusions,
private vehicles must not be allowed to park in undesignated areas along the rear of the market rate
townhouses. Therefore, “No Parking” signs must be provided along the private road.

Public Transit Service

The proposed development is located approximately half-a-mile from the Wheaton Metrorail Station.
Ride-On route 34 provides service along University Boulevard West between Aspen Hill and the
Friendship Heights Metrorail Station.



Sector-Planned Roadway and Bikeway

University Boulevard West is designated as a Major Highway (M-19) in the 2012 Approved and Adopted
Wheaton CBD and Vicinity Sector Plan. Valley View Avenue is a private road maintained by the Wheaton
Mall and includes a signed shared roadway (LB-5) as designated by the Sector Plan, on page 67. Findley
Road is a local tertiary residential street, not a designated master plan road in the Sector Plan.

Pedestrian Access and Facilities
Pedestrian access will be provided by sidewalks on Findley Road, University Boulevard West, and Valley
View Avenue, and walkways leading into the site from those streets.

There are currently no sidewalks along Findley Road. The proposed development will construct a
sidewalk along the south side of Findley Road from Drumm Avenue east to their property line, and
continue it around the cul-de-sac and along parts of the internal private road to provide access to the
recreation amenities and townhouse entrances. The Applicant will construct a sidewalk along the Valley
View Avenue frontage of the property. All sidewalks must be a minimum of five feet wide and be ADA
compliant. The sidewalks and ADA ramps must be approved by the Department of Permitting Services
at the time of the building permit.

The sidewalks along Valley View Avenue will be constructed within the private road right-of-way
maintained by the Wheaton Mall. The Applicant must coordinate the construction of the sidewalk with
the Mall.

Environment

On May 25, 2011, the Planning Board approved a Preliminary Forest Conservation Plan (PFCP)
(#120100290) with a variance request for the Subject Property to impact and remove specimen trees.
The PFCP, based on the use of the optional method of development in the RT-8 Zone, allowed the
Applicant to meet the minimum on-site forest retention requirement of 0.65 acres through a
combination of on-site forest retention and on-site reforestation.

Environmental Guidelines

The Property is currently undeveloped and partially forested. As depicted on the Natural Resource
Inventory/Forest Stand Delineation (#420072150) approved on June 27, 2007 and recertified on
November 30, 2009, the Property contains 1.02 acres of forest, but no wetlands, streams, 100-year
floodplains, or stream valley buffers, and does not contain any rare, threatened, or endangered species.
There are no steep slopes or highly-erodible soils on-site.

The property is located in the Lower Rock Creek watershed designated as Use Class I-P Waters' by the
State of Maryland. There are 15 specimen trees on-site.

T Use I-P - Waters that are suitable for: water contact sports; play and leisure time activities where the human
body may come in contact with the surface water; fishing; the growth and propagation of fish(other than trout);
other aquatic life, and wildlife; agricultural water supply, industrial water supply, and public water supply.
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Final Forest Conservation Plan

This Property is subject to the Montgomery County Forest Conservation Law (Chapter 22A of the County
Code), and a Final Forest Conservation Plan (“FFCP”) has been submitted for Planning Board approval.
The Applicant is proposing the use of the optional method of development in the one-family RT-8 Zone;
and therefore, a minimum amount of forest, which in this case is 0.65 acres, must be retained on-site
per Section 22A-12(f)(2)(B). The proposed FFCP provides the maximum possible on-site forest retention
in combination with on-site reforestation by retaining 0.47 acres of forest and planting 0.18 acres of
reforestation to meet the applicable conservation threshold of 0.65 acres, required by Section 22A-
12(f)(2)(B) and (f)(3). The 0.65 acres will be placed in a Category | Conservation Easement.

The FFCP also requires planting of 0.46 acres. The Applicant is meeting this requirement by planting the
0.18 acres of forest (counted as on-site reforestation above) and purchasing 0.28 acres in an off-site
forest conservation bank.

Noise

The Applicant prepared a Traffic Noise Impact Analysis, dated October 12, 2010, for the Subject Property
to assess the current and projected 2030 outdoor noise levels. A noise analysis is necessary to
determine the projected interior and exterior noise levels requiring mitigation for residential units and
outdoor recreational areas along University Boulevard West and Valley View Avenue. The Montgomery
County “Staff Guidelines for the Consideration of Transportation Noise Impacts in Land Use Planning and
Development” stipulate a 65 dBA Ldn maximum noise level for outdoor recreation areas and 45 dBA Ldn
for indoor areas.

The Noise Analysis for this property indicates that future unmitigated traffic noise levels above 65 dBA
Ldn will impact Lots 2-13. Consistent with the noise guidelines, dwelling units that are impacted by
traffic outdoor noise levels over 65 dBA Ldn should have interior noise no greater than 45 dBA, Ldn.
Most residential units meet the interior noise level through current construction methods, but, on
occasion, additional acoustical noise mitigation is necessary. The additional mitigation may include
special materials and additional construction measures of the building shell to attenuate exterior noise
levels to acceptable levels inside the dwelling units. The Traffic Noise Impact Analysis dated October 12,
2010 does not address interior noise levels and does not provide recommendations for mitigation
measures necessary to attenuate projected exterior noise levels to an interior level not to exceed 45
dBA Ldn. Therefore, prior to the Certified Site Plan, the Applicant must submit certification from an
engineer that specializes in acoustical treatment that the building shell for the residential dwelling units
will attenuate projected exterior noise levels to an interior level not to exceed 45 dBA Ldn.

For residential lots, the noise guidelines identify recreational backyards as noise sensitive areas where
residents should be able to enjoy the use of outdoor areas free of the annoyance and hazards associated
with high noise levels. In addition, the guidelines identify outdoor residential noise guidelines, which
vary depending on where the affected site is located in the County. The Subject Property is located
within the “urban ring” and the recommended outdoor noise guideline level for outdoor use in this area
is 65 dBA, Ldn.

The projected noise levels for the outdoor areas and the tot lot are at or below 65 dBA, Ldn without any
noise mitigation. Therefore, no additional noise mitigation measures are necessary.

11



Stormwater Management

Montgomery County Department of Permitting Services-Water Resources Section (“MCDPS”) originally
reviewed and approved the stormwater management concept for this project on December 9, 2009
during the Preliminary Plan process. Since then, the review process has changed to include
Environmental Site Design (ESD) requirements and the project had to be reviewed again.

MCDPS issued a letter accepting the Stormwater Management Concept for the Subject Property on June
7, 2013 (Attachment B). The Stormwater Management Concept proposes to meet required stormwater
management goals via ESD to the Maximum Extent Practicable (MEP) with the use of
microbioretention/planter boxes, landscape infiltration, and porous pavement. Additional treatment is
provided via a volume based proprietary filter structure.

Community Outreach

On June 10, 2013 the Applicant submitted to Staff a letter from Aaron Garnett, Kensington Heights
Community Association Acting Liaison in support of the location of the tot lot at the end of
driveway/alley in the eastern corner of the site along Valley View Avenue. Staff did not think that was
the best location for a tot lot and discussed an alternate location near the cul-de-sac in a more visible
location on the Property. The Kensington Heights Citizens Association (KHCA) representatives agreed
with the staff and now support the relocation of the tot lot to the center of the site.

Compliance with Binding Elements from Local Map Amendment G-877
The proposed Site Plan complies with all the applicable binding elements of County Council Resolution
No. 16-1189 approving Local Map Amendment G-877, approved on November 10, 2009, rezoning the
Subject Property from R-60 and C-T to RT-8. The resolution contains the following seven binding
elements:
1. The maximum number of dwelling units shall be 27 including moderately priced dwelling units
(MPDUs). The final number of dwelling units including a minimum of 12.5% MPDUs will be
established at site plan review.

Preliminary Plan 120100290 restricts the Subject Property to 26 dwelling units.
And, the Site Plan is providing 4 MPDUs which is 13.3% of the total development.

2. Any units that have lot frontage and direct access on the proposed cul-de-sac and are contiguous
to the existing R-60 neighborhood (or are separated from that neighborhood only by a common
area) shall be one-family detached homes.

Lot 1, the only unit with lot frontage and direct access off of the proposed cul-de-sac, is a one-
family detached home.

3. The maximum number of units in a townhouse row shall not exceed four units except for any
townhouse units facing the proposed Findley Road cul-de-sac, which must not exceed three units
per row. Likewise, any townhouse units directly confronting the common property line with
houses that front on Faulkner Place must not exceed three units per row. If townhouse rows are
located around the Findley Road cul-de-sac or confront the common property line with houses
that front on Faulkner Place, these particular units shall be designed to have the appearance of
one-family dwelling units with one front door per elevation. The final design, layout, and
location will be established during site plan review.
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None of the proposed townhouse rows exceed four units. The townhouses facing the Findley
Road cul-de-sac are in three-unit rows. These townhouses will have the appearance of one-
family dwelling units with one front door per elevation.

The one-family detached units identified on the Schematic Development Plan as Units 1, 2, and 3
shall be set back a minimum distance from the common property line as follows:

Unit 1: 25 feet (side)

Unit 2: 30 feet (side) and 35 feet (rear)

Unit 3: 35 feet (rear)

Unit 1 on the approved Development Plan is now Lot 1 on the proposed Site Plan. It is setback
over 25 feet from the common property line. Units 2 and 3 were removed during the
Preliminary Plan review.

Vehicular access to this site shall be limited to Findley Road.
The site’s only vehicular access is from Findley Road.

Building coverage shall not exceed 25% of the gross tract area.
The proposed Site Plan indicates 14.8% building coverage.

Green area provided shall not be less than 55% of the gross tract area.
The proposed Site Plan is providing 55.08% green area.

SITE PLAN FINDINGS

Section 59-D-3.4. (c) of the Zoning Ordinance states that the Planning Board, in reaching its decision,
must require that:

(1)

(2)

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 non-illustrative elements of Local Map Amendment G-877
development plan as discussed in the section above.

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 residential uses are allowed in the RT-8 Zone. The proposed Site Plan, with the
staff’s recommended conditions of approval, meets all the requirements of the zone as shown

by the data analysis table on page 8 of this report.

The Subject Property is not in an urban renewal area.
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(3) The locations of building and structures, open spaces, landscaping, recreation facilities, and
pedestrian and vehicular circulation systems are adequate, safe, and efficient;

The proposed Site Plan locates the housing along Findley Road cul-de-sac, University Boulevard
West and Valley View Avenue. Staff finds that this location is adequate and efficient and poses
no safety concerns.

Open Space

The main open public space is provided in the center of the property and includes a tot lot. The
location of the space in the center of the property in front of two rows of townhouses provides
for easy access and visibility. The other open space area is the proposed seating area in the
southeast corner of the site. There will be two entrances to it: One from Valley View Avenue
and the other through the development via a walkway.

Landscaping

The Proposed Site Plan locates large shade trees around Findley Road cul-de-sac. Smaller
ornamental trees will be located throughout the site and along Valley View Avenue and
University Boulevard West. Staff finds that the open space and landscaping on the site are
adequate, safe and efficient.

Pedestrian and Vehicular Circulation

The proposed development will provide a sidewalk along the extension of Findley Road leading
from the cul-de-sac to a new sidewalk to be constructed by the applicant along Valley View
Avenue (near the Wheaton Mall entrance off of University Boulevard West). In addition to the
Valley View Avenue sidewalk, the Site Plan is also proposing another off-site sidewalk along the
south side of Findley Road from Drumm Avenue east to the site’s property line (and continuing
into the site around the cul-de-sac). These sidewalks will improve pedestrian access in the area.
Vehicular circulation on the site meets County standards. Pedestrian and vehicular circulation
are adequate, safe, and efficient.

Recreational Facilities

The proposed development is providing a sufficient amount of recreational facilities to serve all
age ranges. Along with the on-site sidewalks and the natural area created by the .65-acre
conservation easement, the project is meeting its recreation requirements by providing a
seating area and a tot lot. The proposed seating area, located on the southeast section of the
site, will consist of two benches and a pedestrian path.

The proposed tot lot is located in the center of the property and will include play equipment,
benches, and trash receptacles. The tot lot meets the area and dimensional requirements of the
Recreation Guidelines but it is not meeting all of the Guidelines’ setback requirements.
According to the Guidelines, the tot lot playground equipment must be setback at least 30 feet
from any building or curb. The equipment is appropriately setback on every side of the tot lot
except for the side closest to the private street off of the cul-de-sac. On this side, the
equipment is setback 23 feet from the curb instead of the recommended 30 feet.
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(4)

(5)

Staff recognizes that the proposed tot lot does not meet all of the setbacks specified in the
Recreation Guidelines; however, the center of the site is the best location for a tot lot because it
is the most visible and most accessible location for all users. The proposed tot lot is
approximately 1,550 square feet and is significantly larger than the minimum size of 1,000
square feet recommended by the Guidelines. Requiring the recommended setback from the
curb will cause a reduction in the number of residential units, which is not desirable in this
Metro accessible location. The proposed tot lot is near an internal dead-end street with no
through traffic, and any potential noise from the tot lot will likely not be significant enough to
cause any disturbance to the adjacent residents. And the only setback not meeting the
Recreation Guidelines recommendation is along an internal private road where the traffic
volume will not be significant enough to cause any safety concerns for children. Staff
recommends approval of the tot lot at the proposed location.

The proposed Site Plan is receiving off-site credits for the site’s close proximity (within one-half
of a mile) to Kensington Heights Local Park. The Recreation Guidelines allow off-site credits for
recreation facilities in a public park within one mile of a site.

As conditioned, the recreational facilities are adequate, safe, and efficient.

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

The proposed Site Plan fulfills the intent of the RT-8 Zone by providing a townhouse
development that serves as an effective transition between residential and commercial
developments. The proposed development uses site design techniques such as topography,
setbacks and forested buffers to achieve compatibility with the surrounding area. The Site Plan
is proposing a single-family detached house (lot 1) adjacent to the existing single-family
dwellings on Findley Road. The 0.65-acre forest conservation easement area along the
southeastern property line, next to single-family houses along Faulkner Place, serves as a buffer
between the proposed townhouses and the single-family houses along Faulkner Place.
Additionally, the binding elements established in G-877 require that the proposed development
maintain compatibility with surrounding single-family neighbors by designing the townhouses
fronting on Findley Road cul-de-sac to have a single-family house appearance by having only one
entrance on each side of the rows of three townhouses.

The site plan meets all applicable requirements of Chapter 22A regarding forest conservation,
Chapter 19 regarding water resources protection, and any other applicable law.

The proposed Site Plan is in compliance with the Environmental Guidelines, Chapter 22A of the
Montgomery County Forest Conservation Law. The Planning Board approved a Preliminary
Forest Conservation Plan (#120100290) on May 25, 2011. The Final Forest Conservation Plan, as
part of this Site plan approval, is consistent with the approved PFCP.

Based on a review by the Department of Permitting Services staff, the stormwater management
concept for the site is acceptable. As mentioned earlier, the stormwater management concept
proposes to fulfill the required stormwater management goals through the use of
microbioretention/planter boxes, landscape infiltration, and porous pavement. Additional
treatment is provided via a volume based proprietary filter structure.
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I MoNTGOMERY COUNTY PLANNING BOARD

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

MAY 25 2011}

MCPB No. 11-28

Preliminary Plan No. 120100290
Kensington Heights

Date of Hearing: April 14, 2011

MONTGOMERY COUNTY PLANNING BOARD
RESOLUTION

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

WHEREAS, on May 20, 2010, Kensington Heights 2, LLC (“Applicant”), filed an
application for approval of a preliminary plan of subdivision of property that would create
27 lots on 3.02 acres of land in the RT-8 zone, located in the southwest quadrant of the
intersection of University Blvd and the Wheaton Plaza access road (“Property” or
“Subject Property”), in the Wheaton Central Business District and Vicinity Sector Plan
area ("Sector Plan”); and

WHEREAS, Applicant's preliminary plan application was designated Preliminary
Plan No. 120100290, Kensington Heights (“Preliminary Plan” or “Application”); and

WHEREAS, on March 10, 2011, Applicant submitted a revision of the Preliminary
Plan that would create 26 lots on the Subject Property; and

WHEREAS, Planning Board staff (“Staff”) issued a memorandum to the Planning
Board, dated April 1, 2011, setting forth its analysis, and recommendation for approval,
of the Application subject to certain conditions (“Staff Report”); and

WHEREAS, following review and analysis of the Application by Staff and the staff
of other governmental agencies, on April 14, 2011, the Planning Board held a public
hearing on the Application (the “Hearing”); and

WHEREAS, at the Hearing, the Planning Board heard testimony and received
evidence submitted for the record on the Application; and
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WHEREAS, on April 14, 2011, the Planning Board approved the Application

subject to certain conditions, on motion of Commissioner Dreyfuss; seconded by
Commissioner Presley; with a vote of 5-0, Commissioners Alfandre, Carrier, Dreyfuss,
Presley, and Wells-Harley voting in favor.

NOW, THEREFORE, BE IT RESOLVED, that, pursuant to the relevant

provisions of Montgomery County Code Chapter 50, the Planning Board approved
Preliminary Plan No. 120100290 to create 26 lots on 3.02 acres of land in the RT-8
zone, located in the Wheaton Central Business District and Vicinity Sector Plan area,
subject to the following conditions:

1)

2)

3)

Approval under this Preliminary Plan is limited to 26 lots for 1 one-family
detached dwelling unit and 25 townhouses, including 13.7% moderately
priced dwelling units (MPDUs).

The Applicant must comply with the conditions of approval for the preliminary

forest conservation plan. The Applicant must satisfy all conditions prior to

recording of plat(s) or Montgomery County Department of Permitting Services

(MCDPS) issuance of sediment and erosion control permits, as applicable.

Specific conditions include:

a. The final forest conservation plan must include a plan to remove and
manage non-native and invasive plants within the forest retention and
planting areas.

b. Any unpaved paths and/or seating within protected forest areas must be
shown on the final forest conservation plan.

c. Specific numbers, sizes, species, and planting locations for native trees
that receive landscape credits in the forest conservation plan worksheet
will be determined at site plan.

The record plat must reflect a Category | conservation easement over all

areas of forest retention and forest planting. The Category | conservation

easement may be modified to allow for limited unpaved paths and/or seating
areas within protected forest areas on the site.

Specific noise mitigation measures for private, outdoor use areas will be

determined at site plan.

Prior to issuance of building permits for the affected units, the following must

be submitted to M-NCPPC Staff:

a. Certification from an acoustical engineer that the building shell for the
dwelling units on proposed Lots 2-13 (identified as proposed Lots 4-14 in
the noise analysis report) have been designed to attenuate projected
interior levels to or below 45 dBA, Ldn using projected 2030 traffic noise
levels identified in the noise analysis report, dated October 12, 2010.

b. Signed, notarized commitment to construct the dwelling units on proposed
Lots 2-13 (identified as proposed Lots 4-14 in the noise analysis report) in
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6)

8)

9)

10)

11)

12)

13)

14)

15)
16)

17)

accord with the acoustical design specifications contained in the building
~ shell analysis. Any changes to the building shell construction that may
negatively affect acoustical performance must be approved in writing by
the acoustical engineer to provide acoustical attenuation for affected units
to the same level as the specifications in the building shell analysis. A
copy of the written approval must be provided to M-NCPPC Staff.
The Applicant must dedicate and the record plat must show dedication of
approximately 11,030 square feet of right-of-way for the extension of Findley
Road, as shown on the Preliminary Plan.
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
Sector Plan and to the design standards imposed by all applicable road
codes.
The Applicant must satisfy MCDPS requirements prior to recordation of the
plat to ensure the construction of a five-foot-wide sidewalk along the Property
frontage on the extension of Findley Road, unless construction is waived by
MCDPS.
The record plat must reflect a public use and access easement over all
private streets and adjacent parallel sidewalks and all sidewalks that connect
between a private street and either University Boulevard or the Wheaton
Plaza access road.
The record plat must reflect all areas under Homeowners Association
ownership and specifically identify stormwater management parcels.
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 the Covenant by reference.
The Applicant must comply with the conditions of the MCDPS stormwater
management approval dated December 22, 2009. These conditions may be
amended by MCDPS, provided 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 Transportation (MCDOT) letter dated September 13, 2010.
These conditions may be amended by MCDOT, provided the amendments do
not conflict with other conditions of the Preliminary Plan approval.
The Applicant must satisfy provisions for access and improvements as
required by MCDOT prior to recordation of plat(s).
No clearing, grading or recording of plats prior to certified site plan approval.
The final approval of the number and location of buildings, dwelling units, on-
site parking, site circulation, and sidewalks will be determined at site plan.
In the event that a subsequent site plan approval substantially modifies the
subdivision shown on the approved Preliminary Plan with respect to lot
configuration or right-of-way location, width, or alignment, the Applicant must
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18)
19)

20)

21)

22)
23)

obtain approval of a preliminary plan amendment prior to certification of the
site plan.

The Applicant must comply with the binding elements of County Council
Resolution No. 16-1189 approving Local Map Amendment G-877.

Consistent with condition #1 above, the final number of MPDU’s will be
determined at the time of site plan.

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. The
final locations of buildings, structures and hardscape will be determined
during the site plan process. 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.”
Prior to certification of the Preliminary Plan, the plan drawing must be
amended to specify a parcel letter for the common open space along the
outside perimeter of the Subject Property.

The record plat must show necessary easements.

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.

BE IT FURTHER RESOLVED, that having given full consideration to the'-

recommendations and findings of its Staff as presented at the Hearing and as set forth
in the Staff Report, which the Board hereby adopts and incorporates by reference, and
upon consideration of the entire record, the Montgomery County Planning Board
FINDS, with the conditions of approval, that:

1

The Preliminary Plan substantially conforms to the Sector Plan.

The 1990 Wheaton Central Business District and Vicinity Sector Plan
recommends low intensity residential uses for the Subject Property. The
Property was rezoned in 2009 to RT-8, despite a recommendation in the Sector
Plan for the RT-6 and C-T zones. Notwithstanding the recommendation in the
Sector Plan, the hearing examiner and the County Council found that the
proposed development and RT-8 zoning were in substantial conformance with
the intent of the Sector Plan.

Specifically, the Sector Plan states on page 46 that “low intensity new
developments [in this area] are encouraged to buffer existing single-family
residences from adverse effects associated with major traffic arteries.” The
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Application will accomplish this goal by providing buffering for existing dwellings
from University Boulevard and the Wheaton Plaza access road.

The Sector Plan also recommends on page 48 the use of “Townhouse
and Planned Development zoning. This zoning would encourage the
development of a variety of housing types on individual parcels. Higher density
development should be sited closer to the Metro station, to the business district,
and to major roads. Lower density development (primarily single-family homes)
would be developed adjacent to existing single-family areas.” The proposed
subdivision meets this goal by providing higher density townhouse residential
development adjacent to University Boulevard and the Wheaton Plaza mall (i.e.,
closer to the business district and major roads).

The Proposed Street and Highway Plan on page 96 of the Sector Plan
shows that Findley Road should be extended onto the Subject Property and
ended in a cul-de-sac. The Application accomplishes this objective.

Based on the above, the Planning Board finds that the Preliminary Plan
substantially conforms to the recommendations of the Sector Plan.

2. Public facilities will be adequate to support and service the area of the proposed
subdivision.

Roads and Transportation Facilities

Vehicular access to the proposed subdivision will be provided by an
extension of Findley Road onto the Subject Property. Findley Road will be
terminated in a cul-de-sac just inside the western property line. The one one-
family detached dwelling will have driveway access from the cul-de-sac. A
private loop street, with two entrances from the proposed cul-de-sac will provide
access to the townhouses. Pedestrian access will be provided by sidewalks on
Findley Road, University Boulevard, and the Wheaton Plaza access road, and
walkways leading into the site from those streets.

The Application 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. To satisfy the Policy Area Mobility Review (PAMR)
requirements of the Adequate Public Facilities (APF) test, any development
located within the Kensington/Wheaton Policy Area is required to mitigate 10
percent of its new peak-hour trips. The Application, as a result of being located
within a Metro Station Policy Area (MSPA), is estimated to generate 18 percent
fewer trips compared to similar uses located outside an MSPA and, therefore,
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satisfies the 10 percent PAMR trip mitigation requirement. Based on the above
finding, the Application satisfies the PAMR requirements of the APF test.

Proposed vehicle and pedestrian access for the subdivision will be safe
and adequate with the proposed public improvements.

Other Public Facilities and Services

Public facilities and services are available and will be adequate to serve
the proposed development. The Property is proposed to be served by public
water and public sewer. The Application has been reviewed by the Montgomery
County Fire and Rescue Service who has determined that the Property will have
appropriate access for fire and rescue vehicles. Other public facilities and
services, such as police stations, firehouses, schools, and health services, are
operating according to the Growth Policy resolution currently in effect and will be
adequate to serve the Property. Electrical, telecommunications, and gas
services are also available to serve the Property.

3. The size, width, shape, and orientation of the proposed lots are appropriate for
the location of the subdivision.

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.

A private street is proposed to provide access to and frontage for the 25
. townhouse lots. Section 50 29(a)(2) of the Subdivision Regulations requires that
lots must front on a street that has been dedicated to public use or that has
acquired the status of a public street. The proposed private street meets the
minimum standards necessary to make the finding that it has acquired the status
of a public street. These standards, as previously applied by the Planning Board
for townhouse lots, include a 20-foot pavement width, five-foot sidewalk width, an
appropriate circulation pattern, and an appropriate paving cross-section. The
road will also be placed within an easement that ensures it remains fully
accessible to the public. Therefore, the Planning Board finds that the proposed
private street has acquired the status of a public street.

The lots were reviewed for compliance with the dimensional requirements
for the RT-8 zone as specified in the Zoning Ordinance. The lots as proposed
will meet all the dimensional requirements for area, frontage, width, and setbacks
in that zone. The Application has been reviewed by other applicable county
agencies, all of whom have recommended approval of the Preliminary Plan.
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4. The Application satisfies all the applicable requirements of the Forest
Conservation Law, Montgomery County Code, Chapter 22A.

Preliminary Forest Conservation Plan

As required by the County Forest Conservation Law (Section 22A of the
County code), a Preliminary Forest Conservation Plan (PFCP) was submitted
with the Application.

The PFCP proposes to retain 0.47 acres and clear 0.55 acres of existing
onsite forest. The reforestation requirement is 0.46 acres. The Applicant will
meet this requirement through 0.18 acres of onsite reforestation, 0.09 acres of
onsite landscape credits, and 0.19 acres of offsite measures (reforestation at an
offsite location or buying credits at a forest bank). The final offsite location will be
determined with the Final FCP at Site Plan.

The PFCP includes a conceptual landscape plan that shows the general
locations and species of native trees that may be planted within the subdivision
and are proposed for use as landscape credits towards meeting part of the
subdivision’s reforestation requirement. The concept is acceptable, but the
details of the species, amounts, planting locations, and allowed credit should be
reviewed and determined at the site plan stage. Some of the landscaped areas
may also be considered to be suitable as a visual screen for some of the
residences from traffic noise on University Boulevard.

The Application is an optional method of development in the RT-8 zone, a
one-family zone, and, therefore, a minimum amount of forest must be retained
onsite. Section 22A-12(f) of the County Forest Conservation Law states:

(1) General. 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, must include a
minimum amount of forest on-site as part of meeting its total forest
conservation requirement.

(2) Retention, reforestation and afforestation. Forest retention must be
maximized where possible on each site listed in this subsection. At a
minimum, on-site forest retention, and in some cases reforestation and
afforestation, must be required as follows:
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(B) In a planned unit 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...

For the Subject Property, the applicable conservation threshold is 0.65
acres. The Forest Conservation Law allows for some flexibility of the above
requirement for onsite forest retention. Section 22A-12(f)(3) states that “if the
Planning Board or Planning Director, as appropriate, finds that forest retention
required in this subsection is not possible, the applicant must provide the
maximum possible on-site retention in combination with on-site reforestation and
afforestation, not including landscaping.” That is, if onsite forest retention cannot
be used to partly or entirely meet the conservation threshold amount, then onsite
forest planting may be used to meet this threshold amount.

Originally, the Applicant proposed a subdivision with 27 lots with no onsite
forest retention and 0.44 acres of onsite forest planting. This proposal was not in
conformance with Sections 22A-12(f)(2)(B) and (f)(3) and the Applicant would
have had to request a waiver from these provisions.

However, the Applicant later revised the Preliminary Plan to delete one of
the one-family detached lots, convert a second one-family detached lot into a
townhouse lot, and re-arrange the remaining lots to create a 0.65-acre combined
onsite forest retention and planting area. The revised layout does not provide the
entire onsite forest through retention alone. This is because the density of the
RT-8 zone, in combination with infrastructure requirements such as the full cul-
de-sac at the public road termination on the site, limits the amount of forest
retention that can occur onsite. The maximum possible forest retention is
provided by the revised layout and is in conformance with Section 22A-12(f)(3).

The Preliminary Plan complies with the Forest Conservation Law's
minimum onsite forest requirement for an optional method of development in a
one-family residential zone (Section 22A-12(f)(2)(B)) and provides the maximum
possible on-site forest retention in combination with onsite reforestation (Section
22A-12(f)(3)).

In order to protect the onsite forest, a modified Category | conservation
easement will be placed over the retained forest area. The modified
conservation easement would allow for a limited amount of unpaved paths and
seating for use and enjoyment by the residents of the subdivision.
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ii.

Forest Conservation Variance

Section 5-1607(c) of the Natural Resources Article, MD Ann. Code
identifies certain individual trees as high priority for retention and protection
(Protected Trees). Any impact to these Protected Trees, including removal or
any disturbance within a Protected Tree’s critical root zone (CRZ), requires a
variance under Section 22A-12(b)(3) of the County Code. Otherwise, such
resources must be left in an undisturbed condition.

As more specifically identified in the Staff Report, this project will require
eight Protected Trees, 30 inches and greater DBH to be removed. Further, the
project will impact three Protected Trees that will not be removed. Therefore, a
variance is required. Although the Applicant proposed tree preservation
measures to help ensure that the Protected Trees with anticipated impacts
survive construction, the variance is required simply due to the impact.

The Board made the following findings necessary to grant the Tree
Variance:

Granting the Tree Variance will not confer on the Applicant a special privilege
that would be denied to other applicants.

Granting the variance will not confer a special privilege on the
Applicant because disturbance and removal of the specified trees are due to
the development of the site, consistent with the density approved in the
rezoning to RT-8. The trees and/or their critical root zones lie within the
developable area of the site. Granting a variance request to allow land
disturbance within the developable portion of a site is not unique to this
Applicant. The Planning Board has granted variances to applicants of other
sites for impacts or removal of large trees within the developable portion of
these other sites.

The need for the Tree Variance is not based on conditions or circumstances
which are the result of the actions by the Applicant.

The County Council determined that the Subject Property is
appropriate for townhouse development and provides an appropriate
transitional land use from the shopping center to the adjacent one-famny
detached residential development.

The extent and type of development on the site is based on the goal of
the District Council to provide a transitional use on this site between the mall
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fil.

iv.

and the residential uses. Therefore, the variance request is not based on the
result from actions by the Applicant.

The need for the Tree Variance is not based on a condition relating to land or
building use, either permitted or non-conforming, on a neighboring property.

The requested variance is a result of the proposed development and
not a result of land or building use on a neighboring property.

Granting the Tree Variance will not violate State water quality standards or
cause measurable degradation in water quality.

The variance will not violate State water quality standards or cause
measurable degradation in water quality. The specimen trees being removed
or disturbed are not within a stream buffer, wetland, or a special protection
area. A Stormwater Management Concept Plan has been approved by the
Montgomery County Department of Permitting Services.

The Planning Board finds that with the conditions imposed by this
Resolution the Preliminary Forest Conservation Plan complies with the
requirements of Chapter 22A, the Montgomery County Forest Conservation Law.

The Application meets all applicable stormwater management requirements and
will provide adequate control of stormwater runoff from the site. This finding is
based on the determination by the Montgomery County Department of Permitting
Services ("MCDPS”) that the Stormwater Management Concept Plan meets
MCDPS’ standards.

The MCDPS Stormwater Management Section approved the stormwater
management concept on December 22, 2009. The stormwater management
concept consists of onsite channel protection measures via underground storage;
onsite water quality control via disconnects, infiltration filters, and a stormfilter;
and onsite recharge via drywells and an infiltration trench.

The Application complies with all applicable binding elements of County Council
Resolution No. 16-1189 approving Local Map Amendment G-877.

Local Map Amendment G-877 was approved on November 10, 2009, and
rezoned the Subject Property from R-60 and C-T to RT-8. The resolution
approving the local map amendment contains seven binding elements:
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1. The maximum number of dwelling units shall be 27 including moderately
priced dwelling units (MPDUs). The final number of dwelling units including a
minimum 12.5% MPDUs will be established at site plan review.

2. Any units that have lot frontage and direct access on the proposed cul-de-sac
and are contiguous to the existing R-60 neighborhood (or are separated from
that neighborhood only by a common area) shall be one-family detached
homes.

3. The maximum number of units in a townhouse row shall not exceed four units
except for any townhouse units facing the proposed Findley Road cul-de-sac,
which must not exceed three units per row. Likewise, any townhouse units
directly confronting the common property line with houses that front on
Faulkner Place must not exceed three units per row. [f townhouse rows are
located around the Findley Road cul-de-sac or confront the common property
line with houses that front on Faulkner Place, these particular units shall be
designed to have the appearance of one-family dwelling units with one front
door per elevation. The final design, layout, and location will be established
during site plan review.

4. The one-family detached units identified on the Schematic Development Plan
as Units 1, 2, and 3 shall be set back a minimum distance from the common
property line as follows:

Unit 1: 25 feet (side)
Unit 2: 30 feet (side) and 35 feet (rear)
Unit 3: 35 feet (rear)

5. Vehicular access to this site shall be limited to Findley Road.

6. Building coverage shall not exceed 25% of the gross tract area.

7. Green area provided shall not be less than 55% of the gross tract area.

The Application is in compliance with each of the binding elements, as evidenced
on the Preliminary Plan.

BE IT FURTHER RESOLVED, that for the purpose of these conditions, the term
“Applicant” shall also mean the developer, the owner, or any successor(s) in interest to
the terms of this approval.

BE IT FURTHER RESOLVED, that this Preliminary Plan will remain valid for 60
months from its Initiation Date (as defined in Montgomery County Code Section 50-
35(h), as amended) and that prior to the expiration of this validity period, a final record
plat for all property delineated on the approved Preliminary Plan must be recorded
among the Land Records of Montgomery County, Maryland or a request for an
extension must be filed; and
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BE IT FURTHER RESOLVED, that this Resolution constitutes the written opinion
of the Board in this matter, and the date of this Resolution is _ MAY 25 70l
(which is the date that this Resolution is mailed to all parties of record); and

BE IT FURTHER RESOLVED, that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
Resolution, consistent with the procedural rules for the judicial review of administrative
agency decisions in Circuit Court (Rule 7-203, Maryland Rules).

CERTIFICATION

This is to certify that the foregoing is a true and correct copy of a resolution adopted by
the Montgomery County Planning Board of The Maryland-National Capital Park and
Planning Commission on motion of Commissioner Dreyfuss, seconded by
Commissioner Presley, with Chair Carrier, Vice Chair Wells-Harley, and Commissioners
Dreyfuss and Presley voting in favor of the motion, and with Commissioner Alfandre
absent, at its regular meeting held on Thursday, May 19, 2011, in Silver Spring,

Maryland.

Frangoise M. Carrier, Chair——
Montgomery County Planning Board
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Eric Tidd, P.E.
CAS Engineering
108 W, Ridgeville Boulevard, Suite 101
Mount Airy, MD 21771
. Re: Stormwater Management CONCEPT Request
for REVISION to Wheaton Parcels/Kensington
Heights
Preliminary Plan #: 120100290
SM File #: 234274
Tract Size/Zone: 3.02 Ac./RT-8(currently R-60)
Total Concept Area: 3.02 Ac.
Parcel(s): N600
Watershed: Lower Rock Creek
Dear Mr. Tidd:

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
proposes to meet required stormwater management goals via ESD to the MEP with the use of micro-
bioretention/planter boxes, landscape Infiltration, and porous pavement. Additional treatment is provided
via a volume based proprietary filter structure.

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

1. Prior to permanent vegetative stabilization, all disturbed areas must be topsoited per the fatest
Montgomery County Standards and Specifications for Topsoiling.

2. A detailed review of the stormwater management computations will occur at the time of detailed
plan review.

3. An engineered sediment control plan must be submitted for this development.

4. All filtration media for manufactured best management practices, whether for new development or
redevelopment, must consist-of MDE approved material.

5. Landscaping shown on the approved Landscape Plan as part of the approved Site Plan are for
illustrative purpose only and may be changed at the time of detailed plan review of the Sediment
Control/Storm Water Management plans by the Montgomery County Department of Permitting
Services, Water Resources Section.

6. All stormwater structures must have easements and covenants unless they are on private
residential lots.

7. Overbank and extreme flood protection are provided for the University Blvd drainage area.
Please verify that all pipes and inlets draining to the storage structure are designed to handle the
10 and 100 year storm.

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

3
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8. A Fluidic Amp is being used in the overbank and extreme flood protection control structure to help
provide more aclual storage.

9. Provide access reinforcement with H-20 loading to allow maintenance vehicles to get to the
underground structures.

10. The easement around the underground structures must not include the retaining wall.

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 Regulation 4-90 is not required.

This letter must appear on the sediment control/stormwater management plan at its initlal
submittal. 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
uniess 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.

If you have any questions regarding these actions, please feel free to contact David Kuykendall at
240-777-6332.
Sincerely,
e
AT A A/
— :

Mark C. Etheridge, Manager
© Water Resources Section
Division of Land Development Services

MCE: jb CN234274 Revised Wheaton Parce! Kensington Helghts. DWK

cc: C. Conlon

SM File # 234274
ESD Acres: 3.02
STRUCTURAL Acres: 1.0

WAIVED Acres: 0.0
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Myers, Crystal

From: Farhadi, Sam <Sam.Farhadi@montgomerycountymd.gov>
Sent: Wednesday, June 26, 2013 3:11 PM

To: Myers, Crystal

Cc: Eric Tidd

Subject: FW: Kensington Heights Site Plan 820130140 (CAS 06-081E)
Attachments: Kensington Heights Site Plan 820130140 06-26-2013.pdf

Hi Crystal,

The attached site plan (revised on 6/526/1 3) now is acceptable subject to the followings to become conditions of the
certified site plan:

- No trailer is permitted onsite;
- The eastern site access will serve as entry only (right in) and the western site access as exit only (right out);
- The cul-de-sac will have one way signage as shown to be done at the time of permit;
- All private roads to be built to tertiary roadway structural standards;
- The cul-de-sac is to be built at MC-222.01 standard at minimum;
- No tree planting in the cul-de-sac island; -
- All proposed public sidewalks including the extension to Drumm Ave and handicap ramps to be ADA compliant;
- The followings need to be done at permit stage:
o  Storm drain adequacy analysis;
o  Private open space covenant;
o Slope/drainage easement.

Please let me know if you have any question.

Sam

From: Eric Tidd [mailto:eric@casengineering.com]
Sent: Wednesday, June 26, 2013 2:33 PM

To: Farhadi, Sam
Cc: Eric B Tidd, P.E.
Subject: Kensington Heights Site Plan 820130140 (CAS 06-081E)

Sam,

Corrections made as we’ve discussed.

Thanks.

ric B. Tidd, P.E.

Project Manager

CAS ENGINEERING
108 w. ridgeville bivd,




Attachment D

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
Isiah Leggett Richard Y. Nelson, Jr.
County Executive Director

June 17, 2013

Ms. Crystal Myers

Area 2 Division

Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910

Re:  Kensington Heights
Site Plan No. 820130140

Dear Ms. Myers:

The Departmert of Housing and Community Affairs (DHCA) has reviewed the
applicant’s revisions to the above Site Plan and finds that the applicant has addressed DHCA’s
Development Review Committee {DRC) comments. DHCA therefore recommends Approval of
the Site Plan.

Sincerely,
Al
Lisa 8. Schwartz ‘,é/
Senior Planning Specialist

e Eric B. Tidd, CAS Engineering

S:\Files\ FY 2013\ Housing\ MPDU Lisa Schwartz\ Kensington Heights DHCA Letter 6-17-2013 doo

Division of Housing

Moderately Priced Housing Development
Dwelling Unit & Loan Programs Landlord-Tenant Affaj
FAX 2406-777-3709 FAX 240-777-3691 FAX 240-777-3691

* 240-777-3600 - www.montgomerycountymd.gov/dhca

100 Maryland Avenue, 4th Floor » Rockville, Maryland 20

monigomerycountymd.gov/311 240-773-3558 TTY




Attachment E

FIRE MARSHAL COMMENTS

DATE:  07-May-13

TO: Eric Tidd - eric@casengineering.com
CAS Engineering

FROM: Marie LaBaw

RE Kensington Heights (Findley Road)
120100290 820130140

PLAN APPROVED

1. Review based only upon information contained on the plan submitted 07-May-13 Review and approval does not cover
unsatisfactory installation resulting from errors, omissions, or failure to clearly indicate conditions on this plan.

2. Correction of unsatisfactory installation will be required upon inspection and service of notice of violation to a party

responsible for the property.
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WHEATON (13TH) ELECTION DISTRICT, MONTGOMERY COUNTY, MARYLAND

FINAL FOREST CONSERVATION PLAN
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Mount Alry, Maryland 21771
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wwwv.casengineering.com

info@casengineering.com
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THE MARYLAND —NATIONAL CAPITAL
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ITY LOCATIONS ARE APPROXIMATE.

NOTE:
‘THEY ARE BASED UPON AVAILABLE RECORDS AND ARE
SHOWN TO THE BEST OF OUR ABILITY. ALL UTILITY
LOCATIONS MUST BE FIELD VERTFIED.
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GRAPHIC SCALE
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PLANTING PLAN

SCALE: 1" = 60'

UNIVERSITY BOULEVARD

ATTACHM|

REFORESTATION PLANTING SPECIFICATIONS

TOTAL _AREA OF ON-SITE REFORESTATION:
018 ACRES (7,734 SF.)
»
(100/ACRE) = 18
(18) 2" CALIPER TREES REQUIRED

RE) =
FRUns rauRED

(&)
(SEE SCHEDULE RELOW FOR SUGGESTED PLANTING LIST)

REVISED AS APPROPRIATE To ACCOITODATE ANT SPECIFIC NEEDS
AND/OR._ CONDITIONS THAT FAT AR CONTI
ANT REVISIONS WITH MNCPPC INSPEC

TOR.

(PRIVATE)

PARCEL B -
FINDLEY ROAD

NOTE:
DUE TO SITE VARIATIONS, THE FOLLOWING PLANTING TABLE MAT BE

CTOR TO COORDINATE

i‘ REFORESTATION SCHEDULE
§  PARCEL A
H (BWM) LATIN COMMON | GALIPER. |
b QTY_| NAME NAME (INCHES) | HEIGHT ROOT | SPACING
by + ACER RUBRUM RED MAPLE 2 D&B 15" 0.C.
cams Comion - N
4 | occmntaus HACKBERRY z exs o |
QUERCUS < : -
R WHITE 0AK 2 sus | 157 0.
QuERCUE : > <
4 | QueRaus SCARLET ORK 2 san 18 0.
AMERCAN
2 | Lex opaca AMERK 6-8 conaner ||
S | s Wi
- VIRGINIANA HAZEL. CONTAINGR
KA MOUNTAR .
3 | Aol LAuREL CONTANGR |

LIMITS OF PROPOSED
CATEGORY | CONSERVATION
EASEMENT (0.65 ACRES)

ENT F

OFF SITE DISTURBANCE (FINDLEY

ROAD)

SCALE: 1" = 20"

OFF SITE DISTURBANCE (WHEATON PLAZA)

SCALE: 1" = 20'

OFF SITE SIDEWALK (MC-110.01
TO BE INSTALLED WITH
PERMISSION FROM WHEATON
PLAZA REGIONAL SHOPPING

[OFF SITE LIMITS OF
[DISTURBANCE = 6,500 SF|
(20.15 AC)

EXISTING WATER LINE TO
-IBE_ABANDONED AND
REPLACED WITH NEW 10"
WATER. SEE WSSC PLAI
FOR_ADDITIONAL DETAILS.

FINDLEY ROAD LIMITS OF
DISTURBANCE = 4,300 SF|
(0,10 AC))

EXISTING SENER LINE 70

FINDL.EY ROAD

| (50" R/ !

PLA 5
FOR ADDITIONAL DETAILS.

359.42' |

ENTIRE CATEGORY | FOREST |

RAI
REFORESTATION 15 COMPLETED.

NOTE: EXISTING UTILITY LOGATIONS ARE APPROXIATE.
\SED UPON AVAILABLE RECORDS AND ARE
SHOWN 10 THE BEST OF OUR ABILITY. ALL UTILITY
LOCATIONS MUST BE FIELD VEF

gregspar hawk@yahoo.com
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SIGNATURE:

THE MARYLAND ~NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

Forest Conservation Plan
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Approval JUN 19 208
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Signature <7

OWNER

KENSINGTON HEIGHTS 2, LLC

ATTN: STERLING MEHRING
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yastcrlm'mta» com
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GPs DESIGNS, LLC

MNCPPC 820130140
(N/F OUTLOT B)

W. UNIVERSITY BLVD, KENSINGTON, MARYLAND 20895

PROPOSED LOTS 1-26, BLOCK G
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SEQUENCE OF EVENTS

PRE-CONSTRUCTION

. AN ON-SITE PRE-CONSTRLCTION MEETING 19 REQIRED AFTER THE LIFITS OF DISTURBANCE HAVE BEBN STAKED 4ND F
BUT BEFORE ANT CLEARING OR GRADING BEGINS. THE PROPERTY FNTROMERY CONTY PLAING
DEPARTHENT NSPECTION STAFF BEFORE CONSTRUCTION TO VERIPY. THE LIMS OF DISTURBANCE AND DISCSS TREE
PROTECTION AND TREE CARE MEASURES, THE DEVELOPER'S REPRESENTATIVE, CONSTRUCTION SUPERITENDENT, 154 CERTIFIED
FARTLAND-LICENSED TREE EXPERT THAT WILL IMPLEMENT THE TREE PROTECTION MEASURES, FOREST
OV INSPECTOR, AND DEPARTHMENT OF PERMITTING SERVICES (DPS) SEDIMENT CONTROL INSPECTOR SHOULD ATTEND
THIS PRE-CONSTRUCTION MEETING.

»

NO CLEARING OR GRADING SHALL BEGIN BEFORE STRESS-REDUCTION MEASURES HAVE BEEN IMPLEMENTED, APPROPRIATE
FIEASURES IMAT INCLUDE, BUT ARE NOT LIMITED TO:

A, ROOT PRUNING
B CROWN REDUCTION OR PRUNING

€. WATERING

D. FERTILIZING

B VERTICAL MILCHING

F. TION MATTING

FMEASURES NOT SPECIFIED ON THE FOREST CONSERVATION PLAN IMAY BE REQUIRED AS DETERMINED BY THE FOREST
CONSERVATION INSPECTOR IN COORDINATION WITH THE ARBORIST,

A MARTLAND-LICENSED TREE EXPERT OR AN INTERNATIONAL SOCIETT OF ARBORICULTURE- CERTIFIED ARBORIST MUST PERFORFT
ALL STRESS REDUCTION MEASURES. DOCUMENTATION OF STRESS REDUCTION MEASURES MUST BE EITHER OBSERVED BY THE
FOREST CONSERVATION INSPECTOR OR SENT TO THE INSPECTOR AT B787 GEORGIA AVENUE, SILVER SPRING, MP 20910, THE
FOREST CONSERVATION INSPECTOR. WILL DETERMINE THE EXACT METHOD TO CONVEY THE STRESS REDUCTIONS MEASURES
DURING THE PRE-CONSTRUCTION MEETING

4 TEPORARY TREE PROTECTION DEVICES SUALL BE NSTALLED PER THE FOREST CONSERVATION PLAN/TREE SAVE PLAN AND
R TO ANT CONSTRUCTION ACTIVITIES. TREE PROTECTION FENCING LOCATIONS SHOULD BE STAKED FRIOR TO THE

ONSTRUCTION MEETING, THE FOREST CONSERVATION \N‘:PFCTOR, IN COORDINATION WITH THE DPS SEDIMENT CONTROL
INSPECTOR, AT MAKE FIELD ADJUSTHMENTS TO INCREASE THE SURVIVABILITY OF TREES AND FOREST SHOWN AS SAVED ON THE
AFPROVED PLAN. TEMPORARY TREE PROTECT DEVICES MAY INCLUDE:

A CHAIN LINK FENCE (FOUR FEET HIGH)
B. SUPER SILT FENCE WITH WIRE STRUNG BETWEEN SUFPORT POLES (MINIMUM 4 FEET HIGH) WITH HIGH VISIBILITY
FLAGGING.

€. 14 GAUGE 2 INCH X 4 INCH WELDED WIRE FENCING SUPFORTED BY STEEL T-BAR FOSTS (FINIMUM 4 FEET HIGH) WITH
HIGH VISIBILITY FLAGGING,
5. TEMPORARY PROTECTION DEVICES SHALL BE MAINTAINED AND INSTALLED BY THE CONTRACTOR FOR THE DURATION OF

CONSTRUCTION PROJECT AND ST NOT BE ALTERED WITHOUT PRIGR APPROVAL FROM THE FOREST CONSERVATION INSPECTOR.
NO_EQUIPMENT, TRUCKS, MATERIALS, OR DEBRIS MAY BE STORED WITHIN THE TREE PROTECTION FENCE AREAS DURING THE
ENTIRE CONSTRUCTION PROJECT. NO VEHICLE OR EGUIPMENT ACCESS TO THE FENCED AREA WILL BE PERMITTED. TREE
PROTECTION SHALL NOT BE REMOVED WITHOUT PRIOR APPROVAL OF FOREST CONSERVATION INSPECTOR.

.

. FOREST RETENTION AREA SIGNS SHALL BE INSTALLED AS REGUIRED BY THE FOREST CONSERVATION INSPECTOR, OR AS SHOWN
ON THE APPROVED PLAN,

-

LONG-TERM PROTECTION DEVICES WILL BE INSTALLED PER THE FOREST CONSERVATION PLAN/TREE SAVE PLAN AND ATTACHED
DETAILS. INSTALLATION WILL OCCUR AT THE APPROPRIATE TIME DURING THE CONSTRUCTION PROJECT. REFER TO THE PLAN

DRARING FOR LONG-TERIM PROTECTION MEASURES TO BE NSTALLED,
DURING CONSTRUCTION
8. PERIODIC INSPECTIONS BY THE FOREST CONSERVATION INSPECTOR WILL OCCUR DURING THE CONSTRUCTION PROJECT

CORRECTIONS AND REPAIRS TO ALL TREE PROTECTION DEVICES, AS DETERMINED BY THE FOREST CONSERVATICN INSPECTOR,

MUST BE MADE WITHIN THE TIMEFRAME ESTABLISHED BY THE INSPECTOR,

POST-CONSTRUCTION
Q. AFTER CONSTRUCTION IS COMPLETED, AN INSPECTION SHALL BE REGUESTED. CORRECTIVE MEASURES MAY INCLUDE:
A, REFIOVAL AND REPLACEMENT OF DEAD AND DYING TREES

5 PRUMMG OF DEAD OR DECLNNG LIS
c. SO A
D.

ERATION
FERTILIZATION

WATERING
F. WOUND REPAIR
G. CLEAN UP OF RETENTION AREAS

{0, AFTER INSPECTION AND COMPLETION OF CORRECTIVE MEASURES HAVE BEEN UNDERTAKEN, ALL TEMPORARY PROTECTION DEVICES
SHALL BE REMOVED FROM THE SITE. REMOVAL OF TREE PROTECTION DEVICES THAT ALSO OPERATE FOR EROSION AND SEDIMENT
CONTROL MUST BE COORDINATED WITH BOTH THE DEPARTHMENT OF PERMITTING SERVICES AND THE FOREST CONSERVATION
INSPECTOR, NO ADPITIONAL GRADING, SODDING, OR BURIAL MAT TAKE PLACE AFTER THE TREE PROTECTION FENCING 15

SITE PREPARATION AND PLANTING SPECIFICATIONS

1. PRE-PLANTING CONSIDERATIONS

A, IN AREAS WITH SUBSTANTIAL GROWTH OF INVASIVE UNDERCOVER SPECIES, MEASURES WILL BE TAKEN TO REMOVE AND
CONTROL INVASIVE WEEDS AND PLANTS, | THE INFESTED AREAS SHouLD B oM PRIOR. 70 COMMENCEMENT, GF PLANTING,
D CONTROL. D DURING e PRE-FLANTING INSRECTION, NCLUD)
LG, FERIODIE MoV AROUD mz REFORESTATIDN PLANTS AND ERINGS  THE
BE LIMITED TO EXTRI AND ONLY WITH PRK!E wmnm APPROVAL BY mNcPqu.
RE USED ONLY Vel L T v‘rchc HERBICIDE " 15 SAFE
e AQUAT] wiese P Psmomc AN Wik
FODIFIED S0 AS O

R CIE
TN DISTRIBUTION P TER

D 11 L
oc 0L
QCEoN ACCESSBY HONMG EAUIPENT WITHOUT DAHAGE ToPLANTIG.

A SOILS ANALTEIS wILL BE CONDUCTED PRIOR T COMMENCETIENT OF AFFORESTATION D WHERE EXTENSIVI
AGRICOLTURE USE WAS OCCURRED N THE PAST, TEST PITS WILL BE DUG N AREAS S SbiSTIReED SOk 76 urrzpznwz [
A FRAGEAN ATR 16 PRESENT. It FRAGEAN 15 PRESENT, I SHOULD B FIERCED BT AUGURING AND PLANTING

L5 BE DU T0 TICE THE NORMAL DIAMETER FoR TE MATERIAL PLANTED:

®

DS SHOULD BE TREATED BY INCORFORATING NATURAL IULCH WITHIN THE TOP 12 INCHES, OR AMENDMENTS AS
pzn:mmzu BY THE SOIL ANALTSIS. NATURAL AMENDMENTS, SUCH AS ORGANIC MULCH OR LEAF MOLD COMPOST ARE
FREF

9

IF FILL MATERIAL 15 USED AT THE PLANTING SITE IT SHOULD BE CLEAN FILL WITH 2 INCHES OF NATIVE SO _STOCKPILING
OF NATIVE TOP SOILS MUST BE DONE IN SUCH A WAY THAT THE HEIGHT OF THE PILE DOES NOT DAMAGE THE SEED BANK,

PLANT MATERIAL STORAGE
13 RECOMMENDED THAT THE FLANTING OCCUR WITHIN 24 HOURS OF DELIVERY. TO TUE SITE., PLANT MATERIALS WICH ARE

i
LEFT UNPLANTED FOR MOR] (GHT AND WEATHER AND KEPT MOIST.

R Rl o LB UNELATZD. RO 1RE T i 0. (23 Webke,
3, ON-SITE INSPECTION

PRIOR To PLANTING, PLANTING STOCK SHOULD BE INSPECTED.  FLANTS NOT CONFORMING TO STANDARD NURSERYIAN
SPECIFICATIONS FOR SIZE, FORM, VIGOR, ROOTS, TRUNK DS, INSECTS, AND DISEASE SHOUI

PLANTING SPECIFICATIONS.

»

A. CONTAMER GROAN STOCK: SUCCESSFUL PLANTING OF CONTAINER GROWN STOCK REQUIRES CAREFUL SITE PREPARATION AND
[EPECTION OF THE PLANT HATERIAL ROOT STSTE WHEN SELECTING P N A
e IEDT DIFFERIG FRoM THAT OF THE PLANTING SITE  THE PLANT SHOULD BE FEHOVED FRO THE cmmmm AND
THE ROOTS GENTLY, LOOS FOOTS ENCIRCLE THE ROOT BALL SUBSTITUTION IS 5

ARy oo
i e b ANTING. FIELD SIOWLD
BE PREPA IVE STOCKPILED SOIL: E USED TO BACKFILL PLANTING FIELD. RAKE SOILS
BVELY OVER TiE FLANTING FIELD AND COVER MITH 2 T0 4 NEHES, OF FRLCR,

B. BALLED AND BURLAPPED TREES: BALLED AND BURLAPPED TREES MUST BE HANDLED WITH CARE WHILE PLANTING. TREES
SHOULD NoT BE ke U By THE TR OR DROPPED, A5 BOTH PRACTICES WILL TEND TO SEPARATE THE TRUNK FROrT
L. FRIOR TO PLANTING, ROOTS 5 SHOULD BE KEFT MOIST.

€. PLANTING FIELDS SHOULD BE CREATED EGUAL 0 26 TINES THE DIAMETER OF THE ROOT BALL USE WATER T0 SETTLE SOl
BACKFILLED ND ED NATIVE TOP SOILS, IF AVAI SED TO BACKFILL THE PLANTING
FIECD ATENDIENTS ARE NOT_RECO mnENsz, AS STUDIES HAVE SHOWN THAT THE ROOTS WILL BE ENCOURAGE TO STAT
IS U APINOED SOLSL | SOIS SHOULD 5 RAKED. EVENLY OVER TUE FLANT NG FIELD AN COVERED WITH 2 70 4
INCHES OF MULCH.

P,

STAKING OF TREES IS NOT RECOMMENDED EXCEPT IN AREAS OF HIGH WINDS.  MOVENENT 15 NECESSARY To STRENGTHEN
THE TRUNK OF THE PLANTED TREE. IF STAKES ARE USEI (EY SHOULD BE REMOVED AFTER THE FIRST GROWING SEASON.
FRAREIG 16 ALE NOT RECOMMENDED, DUE To THE INCREASED GPPORTUNITIES Tom INSECT IFESTATION AND DISEASE.

E. DEER PROTECTION MEASURES MAY BE NECESSARY AND WILL BE DETERMINED BY THE M-NCPPC INSPECTOR AT THE TIME OF
THE PRE-PLANTING MEETING.

AL SHRUBS AND TREES SHALL BE FIULCHED WITH A 2 THICK LAYER OF SHREDDED HARDHOOD MULGH 6t IN DIAMIETER
AROUND EACH PLANT OR INSTALL. GEOTEXTILE WEED MATS 2' SQUARE BY WEED PRO, VISPORE TREE MATS BY
TIALS OR APPROVED EQUAL.

o

bl

ALl DISTURBED AREAS ADJACENT TO AND MITHIN THE AFFORESTATION PLANTING AREAS SHALL BE STABILIZED WITH A NON
IWASIVE SEED HIX COrPOSzs RYEGRASS, 308 ALSIKE CLOVER AND 20% RED TOP. SEED RATE AT | POUND
PER |, IARE FEET.
6. POST-PLANTING CONSIDERATIONS

A SOIL STABILIZATION, FOR LARGE SCALE FUST BE STABILIZED USING A NON-TURF-BUILDING

DISTURBANCE, S0ILS
R ERGINEERING EABRIC. COORDINATE WITH THE DS SEDIMENT CONTROL INSPECTOR AND THE MNCPPC
FOREDT, CONSERVATION INGRECTOR ON APFROVAL AND HETHODS:

QUl IN 1

ALL FIELD INSPECTIONS MUST BE REQUESTED BY THE APPLICANT. INSPECTIONS MUST BE CONDUCTED AS FOLLOWS:

TREE_SAVE PLANS AND FOREST PLANS WITHOUT PLANTING RE i
I AFTER THE LIMITS OF DISTURBANCE HAVE BEEN STAKED AND FLAGGED, BUT BEFORE ANY CLEARING OR GRADING BEGINS
2 AFTER NECESOARY STRESS REDUCTION FIEASURES HAVE BEEN COMPLETED AND PROTECTION FIEASURES HAVE BEEN

INSTALLED, BUT BEFORE ANT CLEARING AND BEGIN,
o TR O TION OF ALL CONSTRUCTION ACTVITIES, BUT BEFORE REMOVAL OF TREE PROTECTION FENCING, TO DETERFINE
THE LEVEL OF COMPLIANGE WITH THE PROVISION OF THE FOREST CONSERVATION,

ADDITIONAL REQUIREMENTS FOR PLANS WITH PLANTING REQUIRETIENTS

4. BEFORE THE START OF ANT REGUIRED REFORESTATION AND AFFORESTATION PLANTING

5 AFTER THE REQURED REFORESTATION AND AFFORESTATION PLANTUG HAS BEEN COMPLETED TO VERIFT THAT THE PLANTING
15 ACCEPTABLE AND PRIOR TO THE IE_TAINTENANCE PERIOI

R THE BN OF "THE FANTENANGE. FERIOD 10 DETERIING THE LEVEL, OF COMPLIANCE WITH THE PROVISIONS OF THE
PLANTING FLAN, AND IF APFROPRIATE, RELEASE OF THE PERFORMANCE BOND,

B

ON ™M NANCE SPECI

THIS PROPERTY 5 SUBJECT T0 A MANTENANCE AND MANAGENENT AGREETIENT TO BE RECORDED IN THE LAND RECORDS of
FIONTGOMERY COUNTY: AGREEMENT WILL ALZO AVAILABLE IN THE M-NCP4PC FI

2 OWNER SHALL MAINTAIN AND MANAGE THE FOREST PLANTINGS IN ACCORDANCE WITH THE PLAN. THIS SHALL INCLUDE BUT 1S
voT havees Hor
A, PLANTING NATIVE PLANT SPECIES COMPATIBLE WITH THE EXISTING HABITAT

B. WATERING, FERTILIZING, CONTROLLING COMPETING VEGETATION AND PROTECTING PLANTS FROM DISEASE, PESTS.
AL RURY. DURING THE A, PLANTING. AN THROUGH THE THO-YEAR. (6 YEARG IF IN AN SFAD FIANTENANCE
PERIOD AS NECESSARY,

C. PROVIDING PROTECTION DEVICES SUCH AS FENCING, RETAINER WALLS, RAISED SIDEWALKS AND INTERPRETIVE SIGNS AS
NECESSARY TO PREVENT THE DESTRUCTION OR DEGRADATION OF THE PLANTING SITE.

3. THE OWNER SHALl, MONITOR THE FORESTATION SITE OF THE PROPERTY. FOR THO TEARS AND THE OHNER SHALL REPLACE ANY,
FLANTINGS THAT DIE WITHIN THAT TWO TEAR PERIOD TO A FINIMUT STARDARD o
THE TOTAL TREES PLANTEI RE (ICHEVER 15 & GREATER), 20 AS TO ENSURE COMPLIANCE HITh EORVIVAL
TS ETATED I T FOREST ConSERVATION REGOLATIAE,

A, INVASIVE SPECIES (MILE A MINUTE, ENGLISH IVY, AND JAPANESE HONEYSUCKLE SPECIFICALLT) TO BE TMONITORED Al
ERADICATED ACCORDING TO NOTES AN AR ILAT IS, SHONN, HEREG. - ADDITIONAL IEASURED. A BE REGUIRED BY MNCPPC
INSPECTC

5. THE OWNER IS REQUIRED TO PROVIDE, ON A SEMIANNUAL BASIS, EVIDENCE OF PLAN COMPLIANCE AND THAT THE FINANCIAL
SECURITT 15 IN FULL FORCE AND EFFECT,

6. THE OWNER MUST NOTIFY THE BOARD'S INSPECTOR AT THE END OF THE TWO-TEAR MAINTENANCE PERIOD TO SCHEDULE A FINAL
INSPECTION, AFTER VERIFYING PLAN COMPLIANCE, i NSPECTOR SHALL 1SSUE 70 THE CHRER A MR TN NOTICE OF

ENGLISH VY REMOVAL NOTES

HELEEUL, HINTS!

AN EVERGREEN CLIMBING VINE THAT ATTACHES
AN ALSO FORN DENSE

A 0 TREE TRUNKS AND BRANCHES WITH SALL STICKY ROUT LIKE STRUGTURES, 1T
PATCHES ON THE GROUND AND CAN THRIVE N SHADY AREAS AB WELL S THOSE IN THE SUN.

sy E-LOBED WITH A HEART-SHAPED BASE, AND ARE DARK GREEN, WITH A WAXT- TEATUERY FEEL. 1T RILLS BT
STOTHERING AND CAN ADD TREMENDOUS EXTRA WEIGHT TO TREES, UAKING THEM SUSCEPTBLE To BLOW-OVER DURNG STORMS.

EIECHANICAL!

GLEEING VINES O TREES AN BE OUT NEAR THE BASE AND GEVERAL INCHES WIGHER UP TO Kild TS UPRER PORTICNG OF TUB VIKE,
RTINS OF VINES TUAT STAT ROOTED WL REVAN ALIVE AND MUST LATER B TREATED WITH HERRICIDE, PULLED T,

REPEATEDLY UNTIL NO

OCCURS.

CHEMICAL:
TRICLOPYR MAY BE APPLIED TO EITHER FOLIAGE OR CUT STEMS,

A) SINCE ENGLISH IVY REMAINS ACTIVE YEAR ROUND, HERBICIDE TREATMENT CAN BE DONE IN THE WINTER.
B) TEMPERATURES BELOW 40 DEGREES F, WILL IMPEDE ABSORPTION OF HERBICIDES THROUGH PLANT TISSUES,
€) FALL AND WINTER APPLICATIONS WILL MINIMIZE HERBICIDE IMPACT ON DESIRABLE PLANT SPECIES.

CUT STEM TREATMENT

A) USE TRICLOPYR SALT @ 25% (E., GARLON 2A). READY-TO-USE PRODUCTS SUCH A% PATHFINDER N OR VINE-X ARE AL50
EFFECTIVE.
B) ACCESSIBLE LOW-GROWING FLANTS SHOULD BE CUT AND HERBICIDE APPLIED IMMEDIATELY TO CUT STEMS WITH A SPRAY OR
BRUSH BOTTLE, OR BACKPAGE SPRATER.
ToR CLIEiNG Vies, clrt A o Fi E VINE (LE., "CUT A WINDOW') AND TREAT THE ROOTED FORTION WITH
TERBIEIDE MU UREER PORTION. OF THE YIE WL EVENTOALLY G
D) EVGLISH W 6 PERSISTENGE MAKES FOLLON U TREATHENTS LIEELY:

BASAL BARK TREATMENT
A) ON CLIMBING STEMS, USE TRICLOPYR ESTER @ 20% (E.G., GARLON A IN OIL CARRIER SUCH AS ARBORCHEN BASAL OIL OR
TIMBERLAND LBL-FOLLOW LABEL INSTRUCTIONS), OR A READY-TO-USE PRODUCT SUCH AS PATHFINDER N OR VINE-X.

B) BE AWARE OF THE POSSIBILITY THAT THE WERBICIDE WILL BE ABSORBED INTO THE HOST TREE UNLESS IT IS APPLIED
CAREFULLY ONLY TO THE VY &
©) IF POSSIBLE, CAREFULLY FULL STEM AWAY FROF THE BASE OF THE HOST TREE BEFORE APPLYING HERBICIDE.
FOLIAR SPRAY
(REVIEW INFORFIATION IN MNCPPC INVASIVE SPECIES PROGRATM NOTES; CONTACT NRS BEFORE INITIATING ANT FOLIAR SPRAT PROJECT)
A) USE TRICLOPYR SALT (EG., GARLON 3A) & 5% (HIGH CONCENTRATION REQUIRED DUE TO PLANT'S WAXT LEAF CUTICLE). ADD
A 0.5% NON-IONIC SURFACTANT.

B) THIS APPROACH IS MOST EFFECTIVE IF LOW-GROWING PLANTS ARE CUT, ALLOWED TO REGROW, AND THE HERBICIDE IS
APPLIED TO THE NEW FOLIAGE (HERBICIDE MORE EASILY PENETRATES THE LEAF CUTICLE OF NEW GROWTH).

HELEEUL HINTZ:

/A PERENMIAL VINE-SEMI-EVERGREEN IN OUR AREA-THAT CLIMBS BY TWISTING AROUND TRUNKS AND LIMBS OF SHRUBS AND SIMALL
TREES. IN SUNNY EDGE AREAS, TS SMOTHERING GROWTH CAN CLIFIB 16-20 FEET. LEAVES ARE OBLONG OR OVAL AND OCCUR IN PAIRS
ALONG THE STEM, STEMS AND LEAVES OFTEN HAVE FINE, SOFT HAIRS. THE TUBE-SHAPED FLOWERS OCCUR FROM APRIL THROUGH THE
SUMMER. THEY ARE WHITE OR PINK AND TURN YELLOW WITH AGE. SMALL BLACK FRUITS OCCUR IN THE FALL.

IECHANICAL:

BUSH-HOG JAPANESE HONETSUCKLE IN ACCESSIBLE AREAS AND TREAT RE-SPROUTING FOLIAGE WITH HERBICIDE. MOWING OR CUTTING
WITH POWER OR. HAND TOOLS, WITHOUT FOLLOW UP HERBICIDE TREATMENT, IS EFFECTIVE ONLY IF REPEATED OFTEN,

GHELICAL)

USE GLYPHOSATE. SUE SALMONS OF NPS REPORTS THAT TRICLOPYR 15 NOT EFFECTIVE
AGAINST THIS PLANT.

CUT STEM TREATMENT

A) USE GLYPHOSATE @ 25% (E. G., ROUNDUP PRO) ON CUT SURFACES ANT TIFE OF THE YEAR.
B) TEMPERATURES BELOW 40 DEGREES F. WILL IMPEDE ABSORFTION OF HERBICIDES THROUGH PLANT TISSUES.

FQLIAR. SERAT:
(REVIEW INFORMATION IN MNCPPC. INVASIVE SPECIES PROGRAM NOTES; CONTACT NRS BEFORE INITIATING ANY FOLIAR SPRAY PROJECT)

A) USE GLYPHOSATE @ 2% (E.G., ROUNDUP FRO, OR RODEO WITH A 0.5% SURFACTANT IF NEAR WATER). ALWATS USE THE LOWEST
CONCENTRATION THAT PROVES EFFECTIVE.

B) JAPAESE HONEYSUCKLE FAT STAY GRERN LONG APTER OTUER PLANTS HAVE LOST THEIR LEAVES, TREATMENT DURMG LD
FALL OR WINTER WEATHER WILL IMINIMIZE HERBICIDE IMPACT ON DESIRABLE PLANT SPECIE

C) SUGGEST TREATING JAPANESE HONEYSUCKLE IN THE SPRING AT THE SAME TIME L EaoER CELANDINE 15 DEING SFRATED,

MILE A MINUTE REMOVAL NOTES

A FAST-GROWING, BUT WEAK-STEMIMED ANNUAL VINE THAT SCRAMBLES OVER SHRUBS AND OTHER VEGETATION. IT CAN ALSO CLIMB
TO 15-20 IF IT HAS SUFFICIENT SUPPORT AND GROWING CONDITIONS. IT KILLS NATIVE PLANTS BY BLOCKING PHOTOSTNTHESIS. THE
REDDISH STES AND LEAF BLADES ARE ARMED WITH DOWNWARD-POINTING BARBS. THE LEAVES ARE LIGHT GREEN AND ARE SHAPED
LIKE AN EQUAL-SIDED TRIANGLE. THE METALLIC BLUE FRUITS APPEAR IN MID TO LATE SUMMER AND PERSIST UNTIL THE PLANT DIES
AND TURNS BROWN IN THE FALL

IECHANICAL:

SEEDLINGS AND VINES CAN EASILT BE PULLED AS LONG AS THICK GLOVES AND STURDT CLOTHING ARE WORN

A) VANUAL REMOVAL CAN BE DONE THROUGHOUT THE SUMMER; JUNE THROUGH JULY 1S OPTIMAL BEFORE THE FRUITS MATURE.

B) THE VINES CAN BE "REELED IN' AND BALLED UP IN PILES THAT CAN BE LEFT TO DEHYDRATE FOR SEVERAL DAYS BEFORE
DISPOSAL.

) TREATMENT SITES SHOULD BE RECHECKED FREQUENTLY,
D) WHERE PRACTICAL, FMOW OR TRIM MILE-A-FINUTE TO PREVENT THE PLANTS EROM FLOWERING AND FRUITING.

CHEMICAL:

A) USE GLYPHOSATE WITH A SURFACTANT, TO ENSURE ADHEREN THE WAXY LEAF COVERINGS.
B) BECAUSE MILE-A-MINUTE 1S AN ANNUAL, CHEMICAL TREATMENTS WILL PROVIDE NO CONTROL ONCE THE VINES HAVE PRODUCED

EOLIAR APPLICATIONS
(REVIEW INFORFATION IN MNCPPC INVASIVE SPECIES PROGRAM NOTES) CONTACT NRS BEFORE INITIATING ANT FOLIAR SPRAY FROJECT)
A) USE GLYPHOSATE PRODUCTS, SUCH AS ROUNDUP PRO OR. RODEO OR AQUA NEAT IN WET AREAS--6 2% OR LESS, IF
LY TARGET, CONCENTRATIONS AS LOW AT I¥ SHOULD WORK. ALWAYS USE THE LOWEST

B) ES.
C) TRICLOFYR PRODUCTS-EG., GARLON 3A @ | TO 2%--HILL ALSO KILL MILE-A-MINUTE.
D) IMPACT ON DESIRABLE PLANTS IS VIRTUALLT UNAVOIDABLE.

INVASIVE SPECIES MOVAL OCEDURES

1) ERADICATION EFFORTS ARE DESIGNED TO REMOVE THE ABOVE LISTED INVASIVE SPECIES, WHICH COMPETE WITH NATIVE
VEGETATION FOR SPACE AND RESOURCES.

2) EFFORTS SHALL INCLUDE THE INITIAL REMOVAL OR TREATMENT OF THE TARGET SPECIES AND THE MAINTENANCE REQUIRED TO
CONTROL REGROWTH. ANT METHOD OF REFIOVAL SHOULD BE IMPLEMENTED SUCH THAT ANY IMPACT TO NATIVE SPECIES IS
PINIMIZED,

3) ERADICATION AND CONTROL EFFORTS SHALL BE CONDUCTED WITHIN THE ENTIRE PROPOSED FOREST CONSERVATION EASEMENT.
THESE EFFORTS SHOULD BE STARTED PRIOR TO THE REGUIRED REFORESTATION PLANTING, THE LOCATIONS OF INVASIVE SPECIES
SHALL BE FIELD MARKED PRIOR TO THE INITIAL PRE-CONSTRUCTION MEETING BY THE OWNER'S ARBORIST AND CONFIRMED WITH
THE FINGPPC INSPECTOR.

PERMANENT THREE BOARD FENCE

ANT BREAKS IN FENCING
(ALLOWING PUBLIC ACCESS
FOREST CONSERVATION
EASEMENT) HUST BE APPROVED

TO

FASIEN SIGN TO EVERY
7th POST

BY THE M INSP]
wono
B
son 2
ue— & M. TENCE POSTS
fiey BRVEN 7 INTO THE
. f fies

3 RAIL SPLT

L RAL et

—
—

NOTE:

1. Retention area will be sel as parl of lhe review proce

2. Boundaries of Retention Arcc should be slaked prior to inslalling protective
evice.

3. Rool damage should be avoided.
4. Protective signage is required.

TREE PROTECTION #4 NO SCALE

DETAIL ROOT PRUNING

Tasks
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Pruning —— —) —
Focammandad, Optnd s
Facortmanded wih Addtana Cora
‘RUNKC GRITICAL ROOT ZONE focommandad
- Sun‘s +Toaring/removalcruzningburial Ouparcet Upan St Gondhors
jounds 1o bark - Soll compaction : .
 Dlsomso/mat infestaton - Fooding. - st o
. iebaick «Windhthro « Dessicalion
Upper crown dicbaci Do
«Changes I soil pH
« Removal of undorstory Notes:
1. Act N o dapand on g
2. Nofal planting of osks and pines.
t
- it baslc o

f ')
804 strass reduction aclviles.

Protecting Trees During Construction

‘Souree: Aduptad o Foaat
o M, 1801

1. Retention Areas to be established as part of the forest conservation plan review process.
. Boundaries of Retention Areas to be staked, flagged ond/or fenc hi

3. Exact location of trench to be determined at preseonstruction meeting
w/ Forest Canservation Inspector.

4. Trench should be immodiately backfilled with soil removed or organic sofl.

TREE PROTECTION FENCE

LIMITS OF FOREST
VAT\DN AREA

OR LiN

DISTURBANCE

ROOT PRUNING TRENCH
" 2' FINIMUM DEPTH

ROOF PRUNING TFZENCH
6" MAXIFUM WIDTH o]
TRENCH WITHIN LIMITS OF
DISTURBANCE OR LIMITS
OF FOREST CONSERVATION

ed prior to trenching.

EBT
JAR

EBT

scaE

06.081E |02/2010

N/A

PROECT

REVISION

EBT | FINAL FC PLAN SUBMITTAL TO MNCPPC (INITIAL)
EBT | FINAL FC PLAN SUBIMITTAL TO MNCPPC (FINAL)

EBT | SUBMITTED FOR PLANNING BOARD DATE
EBT | ADDRESS ADDITIONAL MNCPPC COMMENTS

4) MECHANICAL METHODS SHOULD BE USED TO THE MAXIMUIM EXTENT PRACTICABLE PRIOR TO USE OF ANY CHEMICAL MEANS FOR
ERADICATION,  MECHANICAL METHODS MAT INCLUDE MOWING, CHOPPING (AT OR NEAR GROUND LEVEL), OR REMOVAL BY DIGGING
OR PULLING. ANT HOLES CREATED DURING ROOT R SHOULD BE FILLED WITH TOPSOIL, DISTURBED SOIL SHOULD BE

IMMEDIATELY STABILIZED WITH 2' HARDWOOD MULCH. THE USE OF HEAVY MACHINERY IS NOT PERMITTED ANYWHERE WITHIN THE
FOREST CONSERVATION EASEMENT.

5) CHEMICAL METHODS OF TREATHMENT CAN BE USED, BASED ON THE CRITERIA ON THIS SHEET, BUT ONLY AFTER ALL MECHANICAL.
METHODS HAVE BEEN EXHAUSTED. EXTREME CARE SHOUI USED DURING APPLICATION TO NOT IMPACT ADIACENT DESIRABLE
SPECIES.  APPLICATION SHOULD OCCUR ON A DAY WITH MINIMAL WIND AND SLIGHT CHANCE OF PRECIPITATION.

) FOLLOWING INTIAL MECHANICAL REMOVAL, AREAS SHOULD BE INSPECTED AND RETREATED (MECHANICAL OR CHEFICAL) AT LEAST

TWICE A YEAR (SPRING AND FALL) PER TEAR DURING THE TWO-TEAR MAINTENANCE PERIOD, ANNUAL INSPECTIONS SHOULD OCCUR
ANNUALLY THEREAFTER.
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