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Description

= Request to construct five 60-foot high multi-
family residential apartment buildings with a
total of 300 dwelling units (for 298,938 SF [0.5
FAR]), including 38 MPDUs;

= Located at 14211 Travilah Road, approximately
630 feet northeast of Unicorn Way and 3,000
feet south of Darnestown Road (MD 28);

= On 13.72 gross acres in the CR-0.5 C0.5 R0.5 H80
Zone; in the Great Seneca Science Corridor
(GSSC) Master Plan Area and the Piney Branch
Special Protection Area (SPA);

= Applicant: Travilah Grove, LLC;

= Submitted: 02-19-13.

Summary

= Staff recommends approval of the Site Plan, including the Final Forest Conservation Plan and the Final
Water Quality Plan, with conditions and adoption of the Draft Resolution.

=  Applicant proposes standard method density; no sketch plan was required.

= The Subject Property is currently developed with a dilapidated one-story masonry building and two
parking lots. The Property is a former unregulated landfill where tires were once buried, which caught on
fire and as a result contaminated the soils. The Applicant has cooperated with the State of Maryland by
participating in a soil remediation effort that was completed earlier this year.

= The development proposal will allow for demolition of the existing structures and construction of
298,938 square feet of residential development comprising 300 multi-unit dwellings at a maximum 0.5
FAR.

= Staff has not received any correspondence from noticed parties as of the date of this report.
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SITE PLAN RECOMMENDATION AND CONDITIONS

Staff recommends approval of Site Plan 820130200, Travilah Grove, for construction of five 60-foot high
multi-family residential apartment buildings with a total of 300 dwelling units, including 38 MPDUs on
13.72 gross acres in the CR-0.5 C0.5 R0.5 H80 Zone. The site plan is limited to a maximum 0.5 residential
FAR totaling 298,938 square feet. All site development elements as shown on the site, landscape,
lighting, and architectural plans received by the M-NCPPC on July 3, 2013, are required, except as
modified herein, subject to the following conditions:

1.

Preliminary Plan Conformance
The development must comply with the conditions of the approved Resolution for Preliminary Plan
120120290, including any amendments approved by the Planning Board.

Transportation — Pedestrian and Bicycle Facilities
a. The Applicant must enter into a Traffic Mitigation Agreement with the Montgomery County

Department of Transportation (MCDOT) and the Planning Board to participate in the Greater

Shady Grove Transportation Management District (TMD) and assist the Transportation

Management Organization (TMO) in achieving the 2010 Great Seneca Science Corridor Master

Plan’s Stage 2 non-auto drive mode share goal of 18%. The Traffic Mitigation Agreement must

be executed prior to certification of the site plan.

b. The Applicant must provide at least 138 bicycle parking spaces as follows:

1) Atotal of 108 bike lockers or secured bicycle parking spaces distributed proportionally (0.35
spaces per unit) between the five apartment buildings in a well-lit area near the elevator or
their entrance.

2) Thirty-two (32) inverted-U bike racks located as follows:

a) Twenty-five (25) total racks or five (5) each located near the main entrances of the
five apartment buildings.
b) Two (2) racks located at the pool and club house.

Maintenance
Maintenance of all on-site landscaping, lighting, hardscape, and site elements is the responsibility of
the Applicant and subsequent owner(s).

Final Forest Conservation Plan
The Applicant must submit a revised Final Forest Conservation Plan for Staff approval that addresses
the following items:

a. The Category | conservation easement must be recorded prior to any clearing or grading on-
site.

b. A financial security agreement reviewed and approved by the M-NCPPC Associate General
Counsel Office must be obtained for the planting requirements specified on the Final Forest
Conservation Plan prior to any land disturbing activities occurring onsite.

c. The Applicant must obtain M-NCPPC approval of a five-year maintenance and management
agreement prior to M-NCPPC accepting any on-site planting.

d. Total impervious surfaces for the entire site must not exceed 5.7 acres (approximately 43%
of the net lot area).




5.

Final Water Quality Plan
Total impervious surfaces for the entire site must not exceed 5.7 acres (44% of 13.05 acres).

Financial Security and Agreement
Prior to issuance of a building permit, the Applicant must provide financial surety in accordance with
Section 59-D-3.5(d) of the Montgomery County Zoning Ordinance with the following provisions:

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

b. The amount of the bond or surety shall include plant materials, on-site lighting, and exterior
site furniture.

c. Prior to issuance of the 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.

d. 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 the
development will be followed by inspection and reduction of the surety.

Architecture

The final exterior architectural character, proportion, materials, and articulation must be
substantially similar to the schematic elevations shown on the submitted architectural drawings, as
determined by Planning Staff.

Development Program

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

a. Demolition of existing buildings may commence prior to approval of the Certified Site Plan
after M-NCPPC inspection and approval of all applicable environmental protection devices.

b. Street lamps and sidewalks adjacent to the proposed building(s) must be installed prior to
the release of the use-and-occupancy permit for the new building(s). Street tree plantings
may wait until the next planting season.

c. Recreation facilities adjacent to any building, including the picnic/sitting area, open play
areas, and sidewalks, must be installed prior to release of the use-and-occupancy permit for
the building.

d. Community-wide recreation facilities, including the swimming pool, community space, and
indoor fitness facility must be installed before the release of a use-and-occupancy permit for
the 4th residential building or within 24 months of completion of the 3rd residential
building, whichever comes first.

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

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

g. The development program must provide phasing of dedications, stormwater management,
sediment and erosion control, afforestation, and other features, as applicable.




9. Certified Site Plan

Before approval of the Certified Site Plan the following revisions must be made and/or information
provided, subject to Staff review and approval:

a.

S o a0

Include the Final Forest Conservation Plan approval, development program, inspection
schedule, and Resolution approving this Site Plan on the approval or cover sheet.
Confirm compliance with surface parking landscaping standards in Sec. 59-C-15.635 and
modify as necessary.

Ensure safe lighting levels within pool area and modify as necessary.

Reconcile net tract area for impervious calculations.

Remove unnecessary plan sheets, as required by Staff.

Make corrections and clarifications to details, labeling, data tables, and schedules, as
required by Staff.

Ensure consistency of all details and layout among the site, landscape, and forest
conservation plans.



SITE DESCRIPTION

Site Vicinity

The Subject Property (“Property”) is located at 14211 Travilah Road, approximately 630 feet northeast
of Unicorn Way and 3,000 feet south of the Darnestown Road (MD 28) intersection. The Property is in
the Life Sciences Center (LSC) South District of the Great Seneca Science Corridor (GSSC) Master Plan
area. The Property abuts an existing office park to the north; an undeveloped 2.63-acre parcel to the
east (the Traville Conservancy Inc. site); and eight existing single-family detached dwellings (part of
Willow Oaks) to the south. Across Travilah Road to the west are eight existing single-family detached
dwellings zoned residential; all eight dwellings have frontage/vehicular access on this road. Stone Mill
Elementary School is located to the west, behind the eight dwellings. The school has pedestrian access
on the west side of Travilah Road.

Vicin}ty Map

Site Description

The 13.72-acre Property contains one lot of record. Prior to approval of Preliminary Plan 120120290, the
Property comprised six parcels; three are now developed with parking lots and a one-story masonry
building. The Property contains an area of Priority 1 forest identified on the 120120290 Preliminary
Forest Conservation Plan. Most of the Property is located in the Piney Branch watershed; however, a
portion is in the Watts Branch watershed. The Piney Branch SPA bisects the Property. Noise impacts
from Shady Grove Road are anticipated.



The Property is bisected from the north/south by a 50-foot wide WSSC easement at its center. The
easement is located approximately parallel to Travilah Road. Two WSSC high-pressure water mains (a
36-inch and a 60-inch pipe, respectively) are located in the easement. WSSC policy discourages
construction activity in vicinity of water mains; and prefers an 80-foot building restriction line from such
water mains. The Property is in public water and sewer categories W-3 and S-3, respectively.

The Property is a former unregulated landfill where a substantial number of used tires were once
buried. A tire fire ignited at one point and burned for many days. As a result, the Applicant was required
by the State of Maryland to remove and remediate tons of contaminated soil. During a site visit on
August 27, 2012, as Preliminary Plan 120120290 was undergoing development review, Area 2 Planning
Staff observed the soil removal process.

The 2.63-acre Traville Conservancy Inc. site to the east separates the Property from direct road frontage
along Shady Grove Road. The vehicular access point from Shady Grove Road in the northeast portion is
via a recorded access easement (Deed of Easements with a Liber 28318, Folio 753) from the Traville
Conservancy Inc.

Aerial View



PROJECT DESCRIPTION

Previous Approvals

SMA

The Subject Property is also known as the Rickman property and was rezoned from the R&D Zone to CR-
0.5 C0.5 RO.5 H80 Zone by Sectional Map Amendment following the May 4, 2010 approval of the Great
Seneca Science Corridor Master Plan. Page 50 of the GSSC Master Plan states: “The CR Zone has a height
limit of 40 feet for standard method of development.1 However, a maximum height of 80 feet on this
property could be considered to minimize imperviousness and encourage compact development, which
may include parking underneath buildings (ground-level). The Rickman property is not subject to the
Staging requirements.”

NRI/FSD
A Natural Resources Inventory/Forest Stand Delineation in 420121230 was approved on April 19, 2012.

Preliminary Plan

The Preliminary Plan of Subdivision 120120290 was approved to consolidate six parcels into one lot of
record and included a Preliminary Forest Conservation Plan and a Preliminary Water Quality Plan. On
November 8, 2012, the Planning Board approved Resolution MCPB No. 12-114 for the preliminary plan,
and preliminary FCP and WQP.

Proposal

The proposal is for the construction of five 60-foot high multi-family residential buildings with a total of
300 dwelling units, including 38 MPDUs, and a clubhouse under the standard method of development.
The existing structures and buildings will be demolished.

Buildings

Six buildings are proposed: five multi-unit apartment buildings with 44 to 64 units in each and a 6,500SF
clubhouse. Three of the residential buildings and the clubhouse are located along Travilah Road at a
slight angle from the perpendicular axis to maximize energy efficiency in relation to solar exposure. Two
of the buildings are located to the southeast of the site across the WSSC easement. Each of the
residential buildings will be approximately 60 feet tall, the clubhouse will be substantially lower.

Open Space
To the west of the clubhouse is a pool with open play areas in the lawns between the buildings and Travilah

Road; this large open space is protected from the road by walls and plantings. Additional open spaces for
passive and active recreation are scattered throughout the site. In total, almost % of the site is dedicated to
permeable areas, much of it within conservation easements and providing biofiltration of stormwater.

Landscaping and Lighting

Proposed landscaping consists primarily of deciduous, ornamental, and evergreen trees around the
perimeter of the site, softening the edges of buildings, and providing shade and comfort over the
parking and open space areas. Site lighting is focused on the access driveways and the parking lot using
decorative cutoff fixtures on 14-foot poles; much of the additional lighting will be provided at the
building entrances.

! This height restriction on standard method is no longer extant and, therefore, does not apply.
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TRAVILAH GROVE
SITE PLAN 820130200
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Site Plan

Vehicular Circulation & Parking

Parking is provided on surface lots at the edges of the site and between buildings; the number of spaces
is above the minimum required (328) and below the maximum allowed (409), averaging 1.29 spaces per
unit for residents and visitors. The parking lots serve as de facto internal streets providing two access
points along Travilah Road and one to Shady Grove Road. Each building has a trash enclosure in the
parking lot near their building.

Pedestrian Circulation & Bicycle Parking

Pedestrians are provided with sidewalks along the front of each building and through the site. The
clubhouse and recreation amenities are all connected to the buildings and parking areas via ADA-
compliant sidewalks. Lead-in walks are provided along each entry driveway connecting the site to the
greater pedestrian and bicyclist network. Significant public and private bike parking facilities will be
provided at and within each building.

COMMUNITY OUTREACH

The Applicant has complied with all submittal and noticing requirements.



SITE PLAN ANALYSIS AND FINDINGS

Development Standards
The Travilah Grove site comprises 13.72 gross acres in the CR0.5 C0.5 R0.5 H80 Zone. The proposed five
60-foot high residential apartment buildings are for a maximum residential FAR of 0.5 or 298,938 square

feet in the Standard Method of Development.

The following data table shows the application’s conformance to the CR Zone’s Development Standards
required in 59-C-15-7:

Table 1: Development Standards Data Table - CR Zone Standard Method of Development

Development Standard Allowed/Required Proposed

Maximum Height (in feet)[Sec. 59-C-15.71] 80 60
Bicycle Parking [Sec. 59-C-15.62]

Public (0.1 per unit per building & 2 for 2

32 32

clubhouse)

Private (0.35 per unit per building) 108 108

. . 328 minimum,

Parking (Spaces/Unit) [Sec. 59-C-15.63] 409 maximum 388
Maximum Density (FAR) [Sec.59-C-15.71] 0.5 FAR 0.5
Minimum Setbacks (feet) [Sec. 59-C-15.72 (a) (1)]°

Abutting Residential 25 25

All other 0 0
Minimum Public Use Space (% of net tract) [Sec. 59- 10 10
C-15.73]
Residential Amenity Space (20SF/unit up to 5,000SF)
[Sec. 59-C-15.74]

Indoor 5,000 5,000

Outdoor 5,000 5,000

General Requirements
Per 59-C-15.61-63 General Requirements, development in the CR Zones must comply with the several
general requirements, including master plan conformance, bicycle parking, and parking.

Master Plan and Design Guidelines Conformance

Conformance with the master plan is a required finding of approval for a preliminary plan of subdivision;
as this application differs little from the previously approved preliminary plan (shifts in parking and
building layout), it remains in substantial conformance with the Great Seneca Science Corridor Master
Plan. The Master Plan recommendation is for redevelopment of the site using the CR Zone, Standard
Method of Development. The Subject Property is exempt from the staging requirements in the Master
Plan.

? As conditioned.

* (@) Where a tract of land is adjacent to a lot or parcel in a one-family residential or agricultural zone that is not
improved with a commercial, industrial, or utility use, any building: (1) must have a minimum setback of 25 feet or
the setback required by the adjacent lot or parcel, whichever is greater. The Subject Property abuts the existing
Willow Oaks single-family subdivision to the south.
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Design Guidelines

Proposed orientation of buildings has been adjusted to maximize solar orientation (see Attachments A
and B). Buildings A-C are all located closest to Travilah Road and are oriented at an angle to the road to
maximize solar energy exposure as called for in the Guidelines. In between Buildings B and Cis a 6,528
square foot club house. To the west of the club house is an in-ground swimming pool with concrete
patio. The pool will be enclosed with security fencing. A sidewalk system meanders around and in
between Buildings A-C and the club house for pedestrian connections and active recreation
opportunities. Picnic and seating areas are proposed in relation to the sidewalk system and club house.

Proposed surface parking area includes compact parking spaces in an effort to minimize impervious
surface given the site’s location within a SPA, while meeting the required number of spaces based on
the unit mix. The site plan demonstrates the proposed number of parking spaces falls between the
minimum and maximum range required under Article 59-E and the CR Zone, respectively as explained in
the Applicant’s Amended Justification Statement (see Attachment C).

Buildings D and E are located along the eastern portion of the site and closer to Shady Grove Road.
Building orientation for these two buildings is almost parallel to Shady Grove Road due to the existing
grade and other environmental features and constraints associated with the site. These two buildings
could not be oriented so as to capture solar energy as Buildings A-C and the club house have been
oriented.

A series of interconnected private drives and surface parking spaces provide two vehicular access points
onto Travilah Road and one access point onto Shady Grove Road. The proposed site design and building
orientation was sensitive to the two existing WSSC water mains that bisect the site, maintaining large
setbacks from the lines and locating open space amenities outside of areas of primary concern.

Transportation

Transportation Demand Management

The site is located within the boundary of the Greater Shady Grove TMD. The Applicant must enter into
a Traffic Mitigation Agreement with MCDOT and the Planning Board to participate in the Transportation
Management Organization (TMO) and assist the County in achieving and maintaining the 2010 Great
Seneca Science Corridor Master Plan’s Stage 2 non-auto drive mode share goal of 18% and the ultimate
goal of 30%. The Traffic Mitigation Agreement must be executed prior to certification of the site plan.

The Master Plan does not explicitly differentiate between vehicular trips generated by residents and
employees or limit participation with the TMO to only non-residential developments. With fewer than
25 employees on-site at any one time, a traffic management plan is not required to be part of the Traffic
Mitigation Agreement.

Pedestrian and Bicycle Facilities

A 6-foot-wide sidewalk exists along the Shady Grove Road frontage. Shared-use paths exist on the
opposite sides of both Shady Grove Road and Travilah Road. Although a sidewalk does not exist along
the Travilah Road frontage, the Applicant proposed a 5-foot-wide sidewalk with a green panel along the
property frontage.

The internal pedestrian connections are ADA accessible between the apartment buildings and to/from
the club house. Internal pedestrian connections with the necessary handicapped ramps delineated from
the sidewalk on the east side of Buildings A, B, and C, through the parking area, and to the sidewalk on
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the west side of Buildings D and E. In addition, handicap ramps are provided at the pedestrian crossing
between the terminus of the lead-in sidewalk from Shady Grove Road and the opposite sidewalk
between the club house and Building C.

Under Section 59-C-15.62 of the County Zoning Ordinance as a development located in the CR Zone, the
Applicant must provide bicycle parking spaces for each residential building with 20 or more dwelling
units as shown in the data table above.

The publicly accessible spaces must be inverted-U bike racks, or approved equal, and the privately
accessible spaces must be bike lockers or a secured bike storage room distributed proportionally
between the five apartment buildings in a well-lit area near the elevator or entrance.

Environment

Environmental Guidelines

The site consists of non-maintained field, areas of tree cover, and a 0.10-acre high priority forest stand
in the southeastern portion of the site. There are no streams, stream valley buffers, wetlands or wetland
buffers on-site.

The northwestern portion of the site drains to the Muddy Branch watershed and is designated as Class I-
P Waters* by the State of Maryland. The remainder of the site drains to the Piney Branch Tributary of
the Watts Branch Watershed and is designated as Class I-P Waters by the State of Maryland. The entire
eastern, southern, and central portions of the site are located within the Piney Branch Special Protection
Area (SPA).

In addition to protecting water quality, the Piney Branch SPA was established to protect the globally
rare, Serpentine Barrens, which is an ecosystem underlain by serpentine bedrock and supports a unique
composition of plant species. The Subject Property contains serpentine bedrock throughout the site’s
proposed Limits-of-Disturbance (LOD) and is bordered to the east by a forested community meeting the
characteristics of the rare serpentine ecosystem. This forest currently supports a community of the
State-listed endangered, potato dandelion (Krigia dandelion) and is protected with an easement owned
by Traville Conservancy Inc. A Natural Resources Inventory/Forest Stand Delineation for the Subject
Property was approved on April 19, 2012 and it reflects these environmental features.

Final Forest Conservation Plan

This site 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
(Attachment D). The FFCP required a total of 2.07 acres of afforestation. The Applicant proposes to meet
this requirement by planting 0.98-acres of forest and meet the remaining 1.09-acres in landscape and
tree canopy credit onsite. In addition, the Applicant proposes to place the 0.98-acres of forest planting
and the 0.10-acres of retained forest in a Category | conservation easement.

* 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.

11



Forest Conservation Variance

Section 22A-12(b) (3) of Montgomery County Forest Conservation Law provides criteria that identify
certain individual trees as high priority for retention and protection. Any impact to these trees, including
removal or disturbance within the tree’s critical root zone (CRZ) requires a variance. An Applicant for a
variance must provide certain written information in support of the required findings in accordance with
Section 22A-21 of the County Forest Conservation Law. The law requires no impact to trees that:
measure 30-inches or greater, diameter-at-breast height (DBH); are part of an historic site or designated
with an historic structure; are designated as a national, State, or County champion tree; are at least 75
percent of the diameter of the current State champion tree of that species; or trees, shrubs, or plants
that are designated as Federal or State rare, threatened, or endangered species.

On October 25, 2012, the Planning Board approved Preliminary Forest Conservation Plan 120120290 with
a variance request for the Subject Property to remove one specimen tree. This tree is a 36-inch DBH sweet
cherry (Prunus avium). As mitigation for the removal of this tree, the Applicant proposes to plant three
native canopy trees that are a minimum of 3-inch caliper on-site. The variance was included in the Planning
Board’s overall approval of the PFCP in 120120290. This proposed mitigation is shown on the FFCP.

Final Water Quality Plan

As part of the requirements of the Special Protection Area law, a Final Water Quality Plan must be
reviewed in conjunction with a Site Plan’. Under the provision of the law, the Montgomery County
Department of Permitting Services (DPS) and the Planning Board have different responsibilities in the
review of a water quality plan. DPS reviews and acts on those elements of the water quality plan that
relate to water quality protection performance goals, stormwater management, sediment and erosion
control, and monitoring of best management practices. DPS has reviewed and approved the elements of
the Final Water Quality Plan under its purview. The Planning Board'’s responsibility is to determine if
environmental buffer protection, SPA forest conservation and planting requirements and site
imperviousness limits have been satisfied.

Site Performance Goals

As part of the Final Water Quality Plan, two performance goals were established for the site: minimize
storm flow run-off increases and minimize sediment loading and land disturbances with an emphasis on
immediate stabilization.

Site Imperviousness

The Piney Branch SPA does not require a specified impervious limit on land development projects. The
Applicant submitted an Impervious Area Exhibit that depicts 5.7-acres (44%) of the site as impervious
area. This is higher than the percentage of impervious area on the Preliminary Plan due to an increase in
the total parking spaces required by an updated unit mix, the addition of a sidewalk requested by
Planning Staff, and an increased emergency access area to two of the buildings as required by
Montgomery County Fire and Rescue Service (MCFRS). In addition, Planning Staff requested that the
proposed buildings’ orientation be designed to capture passive solar heating and cooling opportunities
as specified by the Master Plan. This building orientation redesign prompted MCFRS to require an
increased-size heavy paving area for the Clubhouse and Building C.

>Section 19-62 (b) of the Montgomery County Code states that “except as otherwise expressly provided in this
Chapter, the requirements for a water quality inventory and a preliminary and final water quality plan apply in any
area designated as a special protection area to a person proposing a land disturbing activity on privately owned
property:...who is required by law to obtain approval of a development plan, diagrammatic plan, schematic
development plan, project plan, special exception, preliminary plan of subdivision, or site plan.
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Aside from these design considerations described above, the Applicant has taken steps to minimize the
impervious surface area for the Site Plan. First, the total number of parking spaces has been reduced by
six from the initial Site Plan submittal. This increases the area available for stormwater management and
Environmental Site Design (ESD) features. Second, 10% of the provided parking spaces (38) have been
reduced to the “small car space” size. This reduces the impervious surface area by approximately 1,500
square feet. Although not counted toward the reduction of impervious surface area, the Applicant also
revised the Site Plan to provide two areas of parking with pervious paving, totaling 3,600 square feet,
instead of using regular asphalt.

Other Final Water Quality Plan Considerations

There are no environmental buffers on-site. The Great Seneca Science Corridor Master Plan identified
the Piney Branch SPA as containing remnants of a globally rare habitat supported by the serpentine
rocks that underlie parts of the area. The entire Travilah Grove’s proposed LOD contains serpentine
soils. The NRI/FSD identifies one high priority forest community within the southeastern portion of the
Subject Property. This forested area is an extension of the forest community located along the eastern
boundary of the Subject Property and along Shady Grove Road. This forest community, underlain with
serpentine bedrock, currently supports a community of State-listed endangered potato dandelion. The
Applicant proposes to retain this forest stand and to plant a forested buffer around this high priority
forest and along most of the eastern boundary of the Subject Property. The Applicant proposes to place
this forested buffer in a Category | Conservation easement to further protect the forest community
around the State-listed plant. The Stormwater Concept Plan proposes to meet required stormwater
management goals via installation of a combination of micro-bioretention and pervious concrete
(Attachment E). Redundant sediment controls are to be used throughout the site. The use of sediment
traps with forebays that provide 125% of the normally required storage volume is acceptable for larger
disturbed areas. Silt fence alone will not be allowed as a perimeter control; however, the use of super
silt fence will be acceptable for small areas of disturbance.

Noise

The Applicant prepared a Traffic Noise Impact Analysis, dated February 22, 2013, for the Subject
Property to assess the current and projected 2040 outdoor noise levels in relation to Shady Grove Road.
A noise analysis is necessary to determine the projected interior and exterior noise levels requiring
mitigation for residential units and outdoor recreational areas along both Travilah Road and Shady
Grove Road. The Montgomery County “Staff Guidelines for the Consideration of Transportation Noise
Impacts in Land Use Planning and Development” stipulate a 60 dBA Ldn maximum noise level for
outdoor recreation areas and 45 dBA Ldn for indoor areas.

The Noise Analysis indicates that future unmitigated traffic noise levels above 60 dBA Ldn will only
impact the eastern corner of Building E. Consistent with the noise guidelines, dwelling units that are
impacted by traffic noise levels over 60 dBA Ldn should have interior noise no greater than 45 dBA Ldn.
A residential unit of standard construction is expected to reduce exterior noise levels to interior levels
by 20 dBA Ldn without modification. Therefore, since the noise levels are at 65 dBA Ldn for only the
eastern corner of Building E, the interior noise levels should be mitigated by the standard construction
of the building to 45 dBA Ldn.

The noise guidelines identify recreational open space areas 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. The projected noise levels for the outdoor open spaces, seating areas, and the pool
area are at or below 60 dBA Ldn without any noise mitigation. Therefore, no additional noise mitigation
measures are necessary.
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Environmental Guidelines, FFCP, Final Water Quality Plan and Noise Analysis Recommendation

Based on 1) the additional planning requirements placed on the Applicant, including how the site’s
forest conservation requirement will be met as demonstrated in the FFCP and 2) the environmental
limitations of the site, including the Final Water Quality Plan considerations discussed above, Staff
recommends approval of the FFCP and the impervious surface area as shown on the Final Water Quality
Plan with conditions.

FINDINGS

1. The site plan conforms to all non-illustrative elements of a development plan, 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.

This finding is not applicable; the site is not subject to a development plan, diagrammatic plan,
schematic development plan, or project plan.

2. The site plan meets all of the requirements of the zone in which it is located, and where applicable
conforms to an urban renewal plan approval under Chapter 56.

An urban renewal plan is not applicable to the subject property. The Travilah Grove Site Plan No.
820130200 meets the requirements of the Montgomery County Zoning Ordinance for the CR Zone, using
the standard method of development as shown on the Data Table, above, subject to the recommended
conditions of approval. Specifically, the application provides a density and height within the limits of the
standard method for the zone and it provides the setbacks, adequate bicycle and vehicle parking, public
use space, and landscaping.

The proposed development also meets the requirements of conformance to the master plan and design
guidelines as determined by the previous preliminary plan approval. Specifically, the proposal provides
the density, height, and use recommended in the master plan. Most importantly for this master plan
are the environmental aspects of development. As discussed in detail in the preliminary plan approval,
the site has been sensitively designed to meet the environmental goals in the master plan while
respecting a large WSSC easement, protecting an endangered plant with conservation easements, and
retaining an economically viable project. Further, parking has been reduced below the maximum
allowed and compact-spaces have been used to further reduce impermeable surfaces.

3. The location of buildings and structures, open spaces, landscaping, recreational facilities, and
pedestrian and vehicular circulation systems are adequate, safe and efficient.

a. Building Location
The buildings are located in an adequate, safe, and efficient manner. Several are oriented
specifically to maximize energy efficiency and the remaining buildings are located to manage
site constraints including grades, WSSC easements, and conservation easements. Each building
is located close to parking and open space and has direct access to the centrally located
clubhouse. Finally, the buildings are appropriately setback from the detached residential units
to the south.
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b. Open Spaces & Recreation
The open spaces provide adequate, safe, and efficient opportunities for recreation and
relaxation and provide a pleasing and healthy environment for play and general enjoyment.
Several types of recreational amenities are provided, including a pool, clubhouse with fitness
and community space, open play areas, and picnic spaces. These facilities exceed the
guantitative and qualitative requirements of the Planning Board’s recreation guidelines as
detailed on the site plan.

c. Landscape and Lighting Plans
The landscaping and lighting provides an adequate, safe, and efficient environment
complementing the site design and open space amenities. Significant numbers of trees will
provide canopy for comfort and shade throughout the site and lighting will ensure a safe
environment throughout the parking area and along pedestrian paths. Finally, buffering is
provided along the edges of the Property abutting the detached residential units.

d. Pedestrian and Bicycle Facilities
Adequate, safe, and efficient sidewalks are provided throughout the Property connecting all of
the buildings, open spaces, and amenities. Sidewalks also connect to the adjacent streets
providing access to the greater pedestrian network. Bicycle facilities will be provided at and
within each of the residential buildings and at the clubhouse.

e. Vehicular Circulation
Adequate, safe, and efficient vehicular facilities are provided by the development. Access points
remain unchanged from the approved preliminary plan, which was reviewed by MCDOT and the
Fire Marshal. Parking is provided along the internal drives in front of each residential building;
handicapped spaces are provided near the entry points.

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

There are no pending applications for adjacent development. The proposed residential uses are
compatible with adjacent residential development and the buildings are designed and sited with
appropriate setbacks and buffering to be compatible with the size and types of buildings surrounding
the Property.

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

This site 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
(Attachment D). The FFCP required a total of 2.07 acres of afforestation. The Applicant proposes to meet
this requirement by planting 0.98-acres of forest and, meet the remaining 1.09-acres in landscape and
tree canopy credit. In addition, the Applicant proposes to place the 0.98-acres of forest planting and the
0.10-acres of retained forest in a Category | conservation easement.

The Stormwater Concept Plan proposes to meet required stormwater management goals via installation
of a combination of micro-bioretention and pervious concrete (Attachment E). Redundant sediment
controls are to be used throughout the site. The use of sediment traps with forebays that provide 125%
of the normally required storage volume is acceptable for larger disturbed areas.
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Statement of Justification

Site Plan No. 820130200
N TRAVILAH GROVE

Rockville, Maryland »

On October 25, 2012, the Montgomery County Planning Board ("Planning Board")
approved Preliminary Plan Number 120120290 ("Preliminary Plan") for the consolidation of six
contiguous parcels located at 14211 Travilah Road in Rockville, Maryland, into a single record lot
("Property"). As approved, the Preliminary Plan allows the development of up to 300 multi-family
dwelling units in five mid-rise buildings on the Property, including 12.5 percent Moderately Priced
Dwelling Units ("MPDUs") and related improvements and amenities (collectively, the "Project”, or

"Travilah Grove").

Travilah Grove, LLC ("Applicant”) now submits this Site Plan application for the Planning
Board’s review. As discussed herein, the Site Plan satisfies all applicable provisions of Section 59-
D-3.4 of the Montgomery County Zoning Ordinance ("Zoning Ordinance") which govern the
Planning Board’s approval of a Site Plan application.

L Property Description ) )

The Property is located on the east side of Travilah Road, approximately 630 feet northeast
of Unicorn Way and 3,000 south of the intersection of Travilah Road and Darnestown Road ("MD
Route 28"), within the South District of the Life Sciences Center ("LSC") established by the 2010
Approved and Adopted Great Seneca Science Corridor Master Plan ("Master Plan"). The Property
has a total gross tract area of 597,876 square feet, or 13.72 acres, including prior road dedications.
Subsequent to preparation and recordation of a new Record Plat, the Property will have a net lot
area of approximately 579,855 square feet, or 13.31 acres. As described by the Applicant and Staff
of the Maryland-National Capital Park and Planning Commission ("M-NCPPC") at the time of the
Preliminary Plan, a masonry building and associated surface parking lots exist on the Property at
present.

The Property is part of the Traville community, which provides a wide variety of retail,
commercial, educational, and employment uses and anchor facilities such as the University of
Maryland satellite campus, Human Genome Sciences, and the Institute for Governmental Service
and Research. The Traville Gateway development — an office park — is located to the immediate
north of the Property. Other notable uses in the vicinity include the Stone Mill Elementary School
and single family homes directly across Travilah Road to the west, and the single-family residential
homes in the Willow Oaks subdivision to the south. To the east, a narrow parcel of unimproved
land (part of which contains a designated Endangered Species Protection Area) separates the
Property from Shady Grove Road.

Pursuant to the Master Plan and its corresponding Sectional Map Amendment, the Property
is zoned CR-0.5 (C-0.5, R-0.5, H-80).
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. Proposed Development

The Applicant proposes to develop the Property under the standard method of development
with five 60-foot multi-family residential buildings.! The Project will provide a total of 300
dwelling units, including 38 MPDUs (12.5 percent), within'a maximum gross floor area of 298,938
square feet. Based on a gross tract area of 597,876 square feet, the proposed residential density is
0.5 FAR. The Project also provides residential amenity space (including a 5,000 square foot
clubhouse, a swimming pool and associated recreational areas), landscaping, and — in accordance
with the Master Plan — sidewalk improvements along the Property's frontage. The Project will
provide 1.35 acres of public use space, per Zoning Ordinance requirements.

The Project has been revised since the time of Preliminary Plan to address certain
comments which arose during the administrative review of that application. Changes include the
following:

* The Project's architecture has been refined, as shown on the elevations provided with this
application. Furthermore, the three multi-family residential buildings closest to Travilah
Road and the clubhouse have been re-oriented to increase passive solar efficiencies (by
maximizing solar heat gain in the winter on the south side and minimizing solar heat gain

in the summer),

* The Project's unit mix now consists of 167 one-bedroom dwelling units and 133 two-
bedroom dwelling units.

Pedestrian and vehicular access continues to be provided from two ingress/ egress points:
one located on Travilah Road, and the other on Shady Grove Road.* Vehicular access to Shady
Grove Road will be restricted to "right in, right out” movements.

1. Findings for Site Plan Approval

A. Section 49-D-3.4(c)(1) — The site plan conforms to all non-illustrative elements of a
development plan or diagrammatic plan, and all binding elements of a schematic
development plan, certified by the Hearing Examiner under Section 59-D-1.64, or is
consistent with an approved project plan for the optional method of development, if
required, unless the Planning Board expressly modifies any element of the project
plan.

This Zoning Ordinance provision does not apply to the Project. However, the Site Plan is
consistent with—though not identical to—the development proposed with the previously submitted
Preliminary Plan. The Site Plan has been refined and fine-tuned in order to address the applicable
conditions of Preliminary Plan approval. Notable refinements from the Preliminary Plan
application are discussed in Section II above.

" Pursuant to Section 59C-1 5.41, the Zoning Ordinance requires site plan approval for development of 10 or
more dwelling units under the standard method in the CR zone.
? Access across the intervening undeveloped parcel is provided via a recorded access easement from the

adjacent property owner.

1327369.4 ' 80543.001



B. Section 49-D-3.4(c)(2) — The site plan meets all of the requirements of the zone in
which it is located, and where applicable conforms to an urban renewal plan approved
under Chapter 56.

The Project complies with the following general requirements set forth in Section 59-C-

15.6 of the Zoning Ordinance for standard method development in the CR zone which requires a
site plan: .

Master Plan _and Design Guidelines Conformance. Section 59-C-15.61 provides that
development which requires a site plan must be substantially consistent with the applicable
master or sector plan, and must substantially conform to any design guidelines approved by
the Planning Board that implement the applicable plan.

The Project contributes to the primary objective of the Master Plan: to transform the LSC
into a dynamic live/work community. The Master Plan recognizes that new housing in the
LSC — which will be located in close proximity to leading science and technology
industry employers, and served by transit and enhanced with activating uses, open spaces,
and amenities — is necessary to transform the LSC into a more vibrant place. The Master
Plan also recognizes that a range of housing options is necessary to encourage younger
workers and recruits to become residents and stay in the LSC area.

The Master Plan specifically recommends that the Property for the CR-0.5 (C-0.5, R-0.5,
-80) zone, and sets forth the following guidelines for new development at this location:

- Minimize impacts to the SPA by orienting buildings and parking nearer Travilah Road,
outside the SPA boundary to the extent feasible.

- Ensure proper sediment control during construction.

- Consider parking underneath buildings (ground-level), compact development design,
and other techniques to minimize impervious surfaces.

- Consider placing recreation facilities that are not noise-sensitive closer to Shady
Grove Road,

- Consider meeting afforestation requirements in the area adjacent to the existing
protective strip along Shady Grove Road to enhance protection of the Krigia dandelion
population,

As described in Section II above, the Project responds to these goals and objectives. The
Project locates the clubhouse, the swimming pool, and three of the proposed multi-family
residential buildings closer to Travilah Road, as recommended by the Master Plan.® The
Project proposes significant tree plantings throughout the Property and additional forest
plantings along the boundary with the adjoining undeveloped parcel, as shown on the
Landscape Plan provided herein. F urthermore, given that the densities proposed on the site
are not viable with structured parking, the Applicant has carried forward its commitment to
reduce impervious surface on the Property by designing the proposed parking layout to
achieve a reduction in impervious area (as compared to the amount proposed at the time of
the Preliminary Plan submittal). Sediment control measures at the time of construction

? As noted in the M-NCPPC Staff Report for the Preliminary Plan, the Master Plan recommendations for

building

location cannot be fully achieved due to current policies of the Washington Suburban Sanitary

Commission, which require the establishment of 80-foot building restriction lines from large, high-pressure
water mains. As discussed at the time of Preliminary Plan, two such water mains extend across the Property
midway through the site, from north to south.

13273694
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will be in accordance with a Sediment Control Permit approved by the Montgomery
County Department of Permitting Services ("DPS").

* Bicycle Parking Spaces and Commuter Shower/Change Facility, Section 59-C-15.62
requires multi-family residential buildings” with 20 or more dwelling units to provide (a)
0.1 publicly accessible bike parking spaces per residential unit (to a2 maximum of 10), and
(b) 0.35 private, secure bike parking spaces per residential unit (to a maximum of 100). As
previously mentioned, the Project satisfies these requirements by providing up to 30
publicly accessible bike parking spaces and up to 106 private, secure bike parking spaces.

* Parking. The Project will provide 394 total surface parking spaces, 15 fewer spaces than
the 409 maximum parking spaces allowed for the Project per Zoning Ordinance
requirements for the CR zone. Ten parking spaces will be handicapped accessible, as
required. As previously stated, the proposed number of surface parking spaces achieves a
reduction in impervious area from the initial Preliminary Plan submittal. The Site Plan
otherwise substantially complies with applicable CR zone requirements for parking space
location and access and landscaping and lighting.

The Project also complies with the development standards for the CR zone set forth in
Section 59-C-15.7 of the Zoning Ordinance. The following chart compares these development
standards to the Project:

REQUIRED/PERMITTED PROVIDED

Maximum density 0.5 FAR, with 0.5 maximum | 0.5 FAR residential, or
residential FAR, .05 maximum 298,938 square feet
commercial FAR (as specified
by the zone established on the
zoning map)

Maximum height 80° (as specified by the zone | 60° ()

established on the zoning map)
Public use space 10 % of L.O.D. 10 %, or 1.35 acres
Residential amenity space A minimum of 20 s.f, of indoor | Minimum 5,000 square feet

amenity space per market rate | indoors
dwelling unit up to 5,000 s.f.

A minimum of 20 s.f. of outdoor | Minimum 5,000 square feet
recreational space per market- | outdoors

rate dwelling unit up to 5,000

square feet.* ,

* Section 59-C-1 5.75(a) provides that (1) indoor amenity space must be provided in a multi-purpose room,
fitness room, or other common community rooms, at least one of which must contain a kitchen and
bathroom; and (2) at least 400 square feet of outdoor recreational space must adjoin or be directly accessible
trom the indoor amenity.space. This application addresses the Project’s specific compliance with these

requirements.
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C. Section 49-D-3.4(c)(3) — The locations of buildings and structures, open spaces,
landscaping, recreation Jacilities, and pedestrian and vehicular circulation systems
are adequate, safe and efficient.

The Site Plan has been designed to ensure that the locations of buildings and structures,
open spaces, landscaping, recreation facilities, and pedestrian and vehicular circulation systems are
adequate, safe and efficient. The on-site pedestrian and vehicular circulation systems, in particular,
have been carefully planned and designed to promote the safe and efficient movement of walkers
and vehicles. ADA accessible pedesirian connections have been provided between the multi-
family residential buildings and the club house, as required at the time of Preliminary Plan

approval.

D. Section 49-D-3 4(c)(4) — Each structure and use is compatible with other uses and
other site plans, and with existing and proposed adjacent development.

The Project will be compatible with the surrounding uses at this location and with
proposed future development in the LSC South Corridor. The proposed multi-family buildings will
be 60 feet in height, within the maximum 80 feet permitted by the CR zoning classification for the

E. Section 49-D-3. 4(c)(5) — The site plan meets all applicable requirements of Chapter
224 regarding forest conservation, Chapter 19 regarding water resource protection,
and any other applicable law.

The Maryland-National Capital Park and Planning Commission approved the Natural
Resource Inventory/Forest Stand Delineation for the Property on April 12, 2012 ("NRI/FSD No.
420121230"). The Planning Board then approved Preliminary Forest Conservation Plan No.
120120290, with conditions, at the time of Preliminary Plan on October 25,2012. The Final Forest
Conservation Plan for the Project has been submitted in connection with this application. The
Applicant proposes to meet applicable requirements through a combination of forest retention,
planting of on-site forest cover, landscaping, and tree cover, and will establish a Category 1 Forest
Conservation Easement adjacent to the abutting undeveloped parcel.

The Property is bisected by the Piney Branch Special Protection Area ("SPA"). As such,
the Planning Board reviewed the Applicant’s Preliminary Water Quality Plan at the time of
Preliminary Plan, and confirmed that the Project will satisfy applicable requirements for
environmental buffer protection, SPA forest conservation and planting, and site imperviousness.

In addition, MCDPS approved the Stormwater Management Concept Plan for the Project
on August 9, 2012. The stormwater management concept proposes to meet required stormwater
management goals by using a combination of micro-bioretention facilities, planter boxes and bio-
swale facilities. A Sediment and Erosion Control Plan will be submitted to MCDPS for their
approval prior to commencement of construction.

1V, Community Qutreach

The Applicant held the required pre-submission public meeting for the Site Plan at the
Universities of Shady Grove in Rockville on January 7, 2013. '
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V. Conclusions

The Project, as discussed herein, will provide new housing opportunities in the LSC South
District. Thus, the Project will help implement the goals of the Master Plan. The Project complies
with all applicable requirements of the Zoning Ordinance that govern development under the
standard method in the CR zone, including conformance with the recommendations of the Master
Plan.

For these reasons, the Applicant respectfully requests that the Planning Board approve the
Site Plan as proposed. We appreciate your consideration of this matter. ’
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July 12, 2013

BY ELECTRONIC MAIL

Ms. Lori J. Shirley

Maryland-National Capital Park & Planning Commission
8787 Georgia Avenue

Silver Spring, MD 20910

Re: Site Plan No. 820130200/Travilah Grove

Dear Ms. Shirley:

The purpose of this correspondence is to amend our Justification Statement for
the Travilah Grove Site Plan No. 820130200 in order to provide information on
the amount of parking being provided for the development. A comment was
raised at the Development Review Committee that a parking waiver may be
needed; however, the information below illustrates that the proposed parking
falls within the range mandated by the CR zone, without the need for a waiver.

The parking analysis for the project is as follows:

Sec. 59-C-15.63 Parking

Instead of the requirements of Article 59-E regarding parking space
numerical requirements, landscaping, and surface parking design,
development in the CRN, CRT, and CR zones must comply with the
following provisions. All standards and requirements of Article 59-E that
are not modified by this Section must be satisfied.

Sec. 59-C-15.631 Parking Ratios

Parking spaces must satisfy the following minimums and maximums
unless the minimum number of parking spaces is waived under Sec. 59-C-
15. 636. The minimum number of parking spaces is required is equal to the
number of parking spaces that would otherwise be required by Division 59-
E-3, multiplied by the applicable factor in the table [on page C15-15 of the
Zoning Ordinance], or at the rate indicated. When a maximum number of
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spaces is indicated, no more parking than would otherwise be required by
Division 59-E-3 may be provided.

Use CRN CRT CR
Distance from a | Up to | Greater | Up to | Greater | Up | % to | % to | Greater
transit Y than % | % mile [than% |to % | % 1 |than1
proximity level |mile | mile mile mile | mile | mile | mile
1 or 2 transit
station or stop
(a) Residential
Maximum: None | None 59-E None 59- | 59- | 59- [ None
E E E
Minimum: 0.8 1.0 0.7 0.8 06 |10.7 [0.8 |0.9
Applying Sec. 59-C-15.631:
409 = required/permitted parking
-394 = proposed for approval
15 spaces below the maximum required
In Sec. 59-E-3, the requirement = Dwelling, multiple family:
For each dwelling unit with no separate bedroom 1 space

For each dwelling with 1 separate bedroom
For each dwelling unit with 2 separate bedrooms
For each dwelling unit with 3 or more separate bedrooms

1% spaces
1% spaces
2 spaces

The base requirement may be reduced in accordance with the credit provisions of
Sec. 59-E-3.33 Credits for specified residential uses. Not more than 50% of the
total area of the minimum required side and rear yards shall be occupied by
parking spaces, drives, access roads to, from and between such spaces, turn-
arounds or other surfaces designed for vehicular use, and no parking spaces or
vehicular uses, except entrance drives, shall be located within the minimum
required front yard. Certain zones also allow for a reduction in parking for
MPDUs (this plan does not necessarily reduce parking for MPDUs).
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Sec. 59-E-3.33 Credits for specified residential uses. (a) For multiple dwelling
units, townhouses, fourplex units, and individual living units in personal
living quarters, the director/planning board may approve a 10 percent
reduction in the standard parking requirement provided in section 59-E-3.7, if
such units are located within a central business district or transit station
development area. A 5 percent reduction is also allowed where such units are
located within 1,600 feet of a Metrorail station entrance as defined in section
59-E-3.21[Proximity to a Metrorail station]. This credit does not apply to
parking for housing for senior adults or persons with disabilities or a life care
facility that is constructed in accordance with the credit provisions
enumerated in Paragraph (b), below.

The following is the calculation now shown on the cover sheet’s Development
Table that demonstrates how the proposed parking spaces fall within the
maximum and minimum range:

409 x 0.8 = 328 [based on 409 as the maximum number of parking spaces
required in 59-E, multiplied by the minimum in the CR zone].

This analysis demonstrates that the proposed 388 parking spaces falls
between the maximum 409 spaces and minimum 328 spaces range
required in 59-E and the CR zone, respectively. Thus, a parking waiver
is not required pursuant to the parking requirements for the CR zone.

It should also be noted that of the 388 proposed parking spaces, 38 are smaller
car spaces per 59-E-2.22(e), as requested by M-NCPPC Development Review

Committee comments to help reduce impervious surface.

Thank you for your consideration regarding this matter. Please let us know if
you need any further materials.

Sincerely,

4 Steven A. Robins
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ATTACHMENT D
TRAVILAH GROVE FINAL FOREST CONSERVATION PLAN
MNCPPC SITE PLAN APPLICATION # 820130200
oo ROCKVILLE (4th.) ELECTION DISTRICT, MONTGOMERY COUNTY, MARYLAND |

I

THE TRACT AREA OF THE PROPERTY IS 1348 ACRES (587,708 SQ FT)

PROPERTY IS LOCATED WITH IN ZONE: CR0.5-C 0.5 RO.5 H 8T

THE SUBJECT PROPERTY IS LOCATED WITH TAX MAP FR343

BOUNDARY INFORMATION PROVIDED BY MACRIS, HENDRICKS, GLASCOX, P.A. (MHG}

GRID COORCINATES ARE PER MARYLAND STATE PLAK DATURM {NAD 83/91)

TWO-FOOT CONTOUR TOPOGRAHPY WAS TAKEN FROM A SURVEY DRAWING PROVIDED BY VIKA
THE PROJECT LIES WATHIN THE GREAT SENECA CORRIDOR MASTER PLAN PLANNING AREA
MATURAL RESOURCES INVENTCRY | FOREST STAND DELINEATION PLAN PROVIDED BY
HHG. MNCPPC FILE NUMBER 420121230 APPROVED APRIL 18, 2012

THE SITE IS LOCATED IN THE PINEY BRANCH WATERSHED.

PROPERTY I3 LOCATED VATHIN THE PINEY SRANCH SPECIAL PROTECTION AREA (SPA)
‘SOILS INFORMATION FROM USDA-NRCS, 1995 SOIL SURVEY CF MONTGOMERY COUNTY
100 YEAR FLOODPLAIN FROM FEMA FLOOD MAP COMMUNITY PANEL #2400400125C

THE PROJECT 18 PROPOSED TO BE SERVED BY PUBLIC WATER AND SEWER SYSTEMS AND
1S CURRENTLY IN WATER AND SEWER CATEGORIES W-3 AND S-3

A PRELIMINARY WATER QUALITY PLAN AND STORMWATER MANAGEMENT CONCEPT HAS
BEEN APPROVED FOR THE SITE. SM FILE #242811 APPROVED AUGUST 8, 2012

WSSC 200 SHEET - 21NW10

N0 HISTORICAL FEATURES EXIST ON OR ADJACENT TO THE SUBJECT PROPERTY

! FOREST CONSERVATION GENERAL INFORMATION
i TRAVILAH GROVE

1iAcreage of fract

1348 AC

2|Acreage of vact ining in |

0.00 AC

SmageofmaiaumtyRONsdedcmas
part of the L n

0.41 AC

Amegecfsneanvdeybwer

0.00 AC

Acreage of total exisiing forest

0.10 AC

0.10 AC

Acreage of iotal forest cleared

0.00 AC

4]
E
6}Acreage of otal forest refenfion
7
8

Land use category and conservation and
Ei jon thresholds from the secion 22A-12(a)
of the Forast Conservation Law AfR

Commercial and industia
Conservaion {15%)

(15%)

9iAcreage of forest retained, cleared, and/or planted
within weflands

0.00 AC

10{Acreage of forest retained, cleared, and planted
within 100 year floodplains

0.00 AC

11}Acreage of forest retained, cleared, and planied
within stream bufiers

0.00 AC

12{Acreage of forest retained within priorily areas

0.10 AC

13{Linsar fast and average width of stream buffer
|provided

0.00 AC

1

FOREST CONSERVATION NOTES

AFTER THE LIMITS OF CLEARNING AND GRADING HAVE BEEN FLAGGED AND APPROVED 8Y
MNCPPC, AN APPROVED TREE CARE EXPERT WILL DETERMINE THE NEED FOR ROOT PRUNING,
CORWN REDUCTION, AERATION, AND FERTILIZER.

TREE SAVE FENCE SHALL BE INSTALLED AT THE EDGE OF THE CRITICAL ROOT ZONES OF
FOREST RETENTION AREAS, TREE SAVE ARES, AND INDIVIDUAL SPECIMENT TREES TO REMAIN
PRIOR TO CLEARING AND GRADING AND SHALL BE MAINTASNED DURING THE ENTIRE
CONSTRUCTION PHASE,

EQUIPHENT, MACHINERY, VEHICLES, MATERIALS OR EXCESSIVE PEDESTRIAN TRAFFIC IS NOT
PERMITTED WITHIN THE FOREST RETENTION AREA.

FOREST RETENTION SIGNS SHALL SE PLACED ALONG RETENTION LIMITS AT THE LOCATIONS
SHOWN ON THE FOREST CONSERVATION PLAN. ATTACHMENT OF SIGNS TO TREES IS
PROHIBITED.

RETENTION AREAS SHALL BE MULCHED WITH 3 INCHES OF SHREDDED MULCH. MULCH TO BE
OBTAINED FROM THE MULCHING OF TREES FROM THE SITE CLEARING AREAS. MULCH AREAS
ALONG THE LIMITS OF DISTURBANCEAND WHERE DETERMINED BY THE TREE CARE EXPERT.
AT THE COMPLETION OF CONSTRUCTION MNCPPC WILL INSPECT THE SITE FOR COMPLIANCE
WITH THE APPROVED FOREST CONSERVATION PLAN. IF THE SITE IS IN COMPUANCE, THE
INSPECTOR WITH AUTHORIZE THE REMOVAL OF ALL TEMPORARY PROTECTION DEVICES.
REFORESTATION OR AFFORESTATION PLANTINGS $4UCH BE ACCOMPLISHED NO LATER THAN
OME YEAR AFTER THE COMPLETION OF THE DEVELOPMENT PROJECT. THE LANDSCAPE
CONTRACTOR SHALL DETERMINE THE NECESSARY PLANTING AREA PREPARATION.

THE APPLICANT IS RESPONSIBLE FOR THE MAINTENANCE OF THE PLANTINGS FOR A PERIOD
OF FIVE YEARS. PROTECTIVE FENCING OR SIGNAGE MAY BE REQUIRED DURING THIS TIME.
CONTACT MNCPPC INSPECTOR (301) 4854571 FOR SITE INSPECTION AFTER INITIAL PLANTING
AND AT THE END OF THE TWO YEAR MAINTENANCE PERICD.

LEGEND

SPECIMEN TREE
WATH CRIMICAL ROOT ZOKE (CRZ)
30 DBHOR GREATER
SIGNIFICANT TREE
'MIT- CRITICAL ROOT ZONE (CRZ)
2 -299° 081
TREES TC BE REMOVED

ESD - STORMWATER STRUCTURE

EXISTING CONTOUR B
B
PROPOSED CONTOLR =
el
PROPERTY LINE ———
FOREST CONSERVATION EASEMENT AREA _
PROPOSED THREE-RAIL FENCE x x-

s
TGPTRGNT 4D THE Has PCOLE

FOREST CONSERVATION WORKSHEET !
TRAVILAH GROVE
NET TRACT AREA:
A. Total ractarea ... 13
B. Land dedicalion acres (parks, county facility, etc.) ... 000
C. Land dedication for roads or utmes (not being consruded by this plan} . 0.00 |
D. Area io remain in 0.00
E. Other (specify) Area of O&k LoD added 10 Nat Tract 098
F. NetTractArea . = 14.48
LAND USE CATEGORY: (from Trees Technical Manual )
input the number “1" under the appropriate land use,
fimit fo only one enfry.
ARA MDR DA HDR MPD ClA
g 0 0 0 0 1
G. Afforestation Threshold ... 15% xF= 217
H. Conservation Threshold ... 15% xF= 297
EXISTING FOREST COVER:
1. Exisfing forestcover............ = 010
J. Area of forest above afforestation threshold ... = 0.00
K. Area of forest above conservation freshold ........... = 0.00
BREAK EVEN POINT:
| L Forestretention above threshold with no 0.00
| M. Clearing permitied without miigaion 0.00
PROPOSED FOREST CLEARING:
N. Total area of forest o be cleared . 0.00
0. Total area of forest in be retained .. 0.10
PLANTING REQUIREMENTS:
P. Reforestafion for clearing above conservation treshold .= 0.00
Q. Reforestation for clearing below conservwou threshold ... = 0.00
R. Credit for reiention above 0.00
S. Total reforestation required . 0.00
T. Total afforestaion required .. 207
U. Credit for landscaping (may not exceed 20% of "S") 0.63
V. Total reforestation and afforestation required 1.44
worksheet updated 07/01/13
FOREST CONSERVATION CREDIT
TRAVILAH GROVE
Afforestation Area Area (Acres) Square Fest Credit Total Credit
A 0.16 6,891 100% 6,891
B = 0.98 42778 100% 42778
L c 0.03 1,335 100% 1335
| D 0.2 863 100% 863
E 0.16 8313 100% 8813
F 0.2 1 100% 861
G 0.01 649 100% 649
SHEET INDEX | H 0.02 847 100% 847
AFFORESTATION AREA “ I 004 1,626 100% 1526
SHEET |  COVER BHEET | 144 62,663
FOREST RETENTION AREA SHEET2  OVERALLALAN | )
SHEET3  FINAL FOREST CONSERVATION PLAN - TOP | ™ A poriion of this area is adjacent b an exisling ded Forest C fon or
CoNSERUATION SCACE SHEET4  FINAL FOREST CONSERVATION PLAN - BOTTOM | ** Area B syrounds 0.10 AC Retained Priority One Forest
SHEETS DETAILS & NOTES (1)
TREE SAVE FENCE i THE IAARYLAND ~ATIONUL, CAPTTRL,
!Ahleeanc ) 144 AC
SUPER SILT FENCE e S po Credit 08 AC
Total On-Site FC Credit 207 AC Wﬁ;ﬂ."- .
LIMITS OF DISTURBANCE (LOD} - wm—'_
TRO g 2036 200
SEDIWENT CONTROL TRAP NOTE: THIS PLAN INCLUDES A FOREST CONSERVATION VARIANCE FOR THE REMCVAL OF A 36 PRUNUS AVIUM (SWEET CHERRY) - TREE#2. by’ /. 2R
EXISTING TREELINE YT é % T
LANDSCAPE PLANTING Q ‘rhepur!osa for which the Ea&mmnkmmﬂauwnnnfoh nf‘mea
oo Release recorded at 75 5t follo 708, If ever a beneficiary of the Atcess Easement
s a valid claim to the Access Easement, the SUCCESSOTS O assigns,
SPEGIMEN TREE MTGATION N @ sﬁh:“ Jiend ﬂ'n i ment, as shown on u\-m’wﬁm m':isim, sm%f
TREE CANOPY CREDIT PLANTING @B record pl Is covered by the Accass Easement and provide mitigation as approved by COVER SHEET

PERMITTED SE b 38R 2708THA

FINAL FOREST CONSERVATION PLAN

Rosolle
o MISS UTLITY NOTE apucawt o _si8_ow __sa__|
kot o e ) _ e TERRG ThEOORT, SEERED
Leanadicun R e, | [RAMLAHGROVE LLC RM @ WNGPPC
DETERWNE T~ XGCT LOCATION AND ELZVATION OF ALL 16215 SHADY SROVE ROAD - 1
ROCKVILLE OFFICE R e e ke v g e | oo e e 4 Sep -4 013 —
¥ T y - ¥ ROCAVILLE, WD 20850
; REVISIONS PER MHCPC COMMENTS AZ 28013 COMTACT"MISE UTII'Y' AT 1-806-257.7777. 48 HOURS PICR D COUNT]
2Resoarch Place, S 100 e S Tiee| Somestea TERERE | e once s PARCELS P777, P834, P725, P679, P61, & PT2gusesnena) ~ -
Enginsaring OOV 5 0 o ITELIE () NS - E—
Pwng Rockvile, MD 20850 ——— — S ] e e mor Ao | LEN FUSHEEER [ o e
2| Evioerertel Stercss P.301.948.2750 F. 301.948.9067 L 213 i _”E-f;rm/ﬁm 320 HANOTED 44 RECLIRE SEVISOS TOTHS AL, LFLASHY@YAHOC.CO% - - ROCKVILLE (4TH} COUNTY, MARYLARD 19580000
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. LEGEND

SPECIMEN TREE
WITH CRITICAL ROCT ZONE (CRZ)
3) DBH OR GREATER

he acouracy of any information hal has been transmified by electronic means.

SIGNIFICANT TREE
WITH CRITICAL ROCT ZONE (CRZ)
2% - 299" DB

08 of

TREES TO BE REMOVED

ESD - STORMWATER STRUCTURE

“yg uvINOITON

EXISTING CONTOUR

PROPOSED CONTOUR

PROPERTY LINE - T

TS AR G
S0 BT TR owk

FOREST CONSERVATION = )
EASEMENT AREA | |

AFFORESTATION AREA

FOREST RETENTION AREA

CONSERVATION SIGNAGE

X

*

THREE RAIL FENCE

TREE SAVE FENCE

AREACT
FCTEATE A
4011 RSO TRk

SUPER SILT FENCE

and | or allerations were nat made by others, I verification of the information conlzined hireon ks needod, conlact should be mads direotly with LSA, LEA makes no waranties,

LIMITS OF DISTURBANCE (LOD) = 0% ———

SEDIMENT CONTROL TRAP

EXISTING TREELINE TN T

LANDSCAPE PLANTING

N’

SPECIMEN TREE MITIGATION PLANTING @

TREE CANOPY CREDIT PLANTING

THE MARVLAND -RATIONAL CAPTIRL,
MMWM
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for which the thatis ded at Liber 2478 at folio 114 {the “Access Easemem")was
mntadspremmadtohmbeeﬂabandonedpwsuu to a Release recorded at ber9419 zfoiam
abmeﬁmwd&:’dhﬁm?dmatn;&esav&zddahwg'u%mm . ired éle lts of
or assigns, ame nal Forest rvation Plan an:
tl'-etategm'ylEasamem,assh(awnvmtheprelimlmw;gnhnw!subdimsaon,si*l:ep‘an‘:lht r%eorg“ area

w
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g coverad by the Access Easement and provide mitigation as approved by the P!annlngsoard
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AREA G
LANDSCAPE AFFORESTATION AREA
0.01 AC (649 SG FT) 100% credit
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mitigation as approved by the Planning Board.

t”) was gr

Release recorded at Liber 9419 at folio 708. If ever a beneficiary of the Access

Easement makes a valid claim to the Access Easement,

site plan and record plat, that is covered by the Access Easement and provide

The purpose for which the Easement that is recorded at Liber 2478 at folic 114 (the

“Access E
or assigns, shall amend the Final Forest Conservation Plan and the record plat to reduce

the area of the C
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ESD
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FINAL FOREST CONSERVATION PLAN - TOP

TRAVILAH GROVE
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TRAVILAH SROVE LANDSCAPE AFFORES TATION AREA PLANT SCHEDULE - AREA D

TRAVILAK GROVE LANDSCAPE AFFORES TATION AREA PLANT SCHEDULE - ARBA &

MONTSOMERY COUNTY CODE SEC.224.000108.E(3) Eaimvicd iame TCommon Name T e Remars Gy
R A oRES AN A RS GHESTATICN LUST INCLUDE T-5 FOLLOWNG: 1

Ta) A VAL OF § NATIVE TREE SPECIES (UNLESS THE SITE IS TO BE ACTIVELY MANAGED UNDER AN APPROVED SOREST MANAGEXENT PLAK AAD 2 Frass 1

SPECIES OF NATIVE UNDERSTCRY

[Common Nama Sae Type Femans

s, 1
1) APPROPRITE S \TION, PROECTION VEASURES AS DESCRIBED IN THE LATEST VERSION OF THE TRESS. Ty ] 5 . —
o xsvmm%mmmmwmww 2123 cal| B&8 | Mahwe Wel Branched
) 2923 ca.| B&8 | Matusm, Well Branched
REGUIRED PLANTIG RATE. —
T _vep 2430 |2 Gabon

TRAVILAH GROVE LANDSCAPE AFFORESTATION AREA PLANT SCHEDULE - AREA E

34 1" CAUPER TREE: 200 TREES / ACRE (SPACING 12 TO 13, SURVIVAL RATE AT 75% OR 150 TREES!
18 24" HEIGH™ SHRUBS: 103 THE RATE OF THE TREES = 87 SHRUBSMCRE SML.W\YE&TNSORAK:RS]

PTSSPG CATEGORV%;!)RES{MEWAWWM(WB}: D58 ACRE {42,778 5.}

2123 cd.| 848 Mature, Wedl Branched
850 1] Mllistem 3 min.} Ty Botanical Name |Comemon Name Size Type Remarks

5 SHRUBS,
TOTAL PROVIDED PLANTING FOR AREA B:
% AHD 35 SHRUBS. (SEE CHART BELOW FOR DETAL)

TRAVILAH GROVE CATEGORY 1 FOREST CONSERVATION BASEMENT AREA PLANT SCHEDULE -AREA 8

TR 828 Watuee, Full 1o Ground

= hed

cal | 888 | Wiatus, Wel Bnched |
123 cd B3B8 Mature, Well Banched

cal B3B8 Mature Well Banched

Campmon Hame
T1/23 cal| BB | Wi, Wel Brenched @EW Ws%i _Eii ,.‘mp
Thepurposeﬁorwhid‘mEammthansmordedatuberunaﬂolionA
. } _ | {the “Access Easement”) was granted is t0 have been aband:
— HE Lunipenss communis Depressal D"‘""‘":" g": g’“l pursuant to a Release recorded at Liber 9413 at folio 708. I ever a beneficiary of
Vac_|Vibumum acenbium Vibumum 430" ht__ 2 Gellon the Access Easement makes a valid claim to the Access Easement, the Applicant,
de | Visumar dentatum [Soutbem 430" ht__ 2 Gallon or its successors or assigns, shall amend the Finai Forest Conservation Plan and
o TRAVILAH GROVE LANDSCAPE AFFORES TATION ARSA PLANT SCHEDULE - AREA| the record plat to reduce the area of the Category | Easement, as shown on the
Vs, Branched - preliminary plan of subdivision, site pian and recordp{at. ﬁ\aﬂscowered by the
e Gy Botarical Name TCarorion Heme See Type Femaks Access and provide as app! by the Planning Board.

2172-3"cal.| B&B Mature, Wed Banched
2123 cal | B&B Mature, Weil Sanched |

AREA A

LANDSCAPE AFFORESTATION AREA
0.16 AC (6,891 SQ FT) 100% credit

xgrons o impie, concemingth accurcy ofay oot s boon ansitd by el vens,

with LSA. LSA makes no waranties,
s

AREAD

LANDSCAPE AFFORESTATION AREA
0.024C (863 SQ FT) 100% credil

e —r
?/J .l
,/\

w

!
i
z
L
s
5
!
2 LANDSCAPE AFFORESTATION AREA
E .04 AC {1,626 SQ FT) 100% credit _
H Vi~ - -
= 8¢ 4
§ AR
3 3 =
3 A > s
H IR AREAE
B i - < LANDSCAPE AFFORESTATION AREA
é Vac T N 2 84 REQ DCHT:AL UNITS . 0.16 AC (6,813 5Q FT) 100% credit
5 ! \ % $ 1 APPROX. 13835 5Q. FT. - I 7
3 5N N [ et - = [SOIL — -
1 Lbe A —
H H v AREAC
E ) - SR AFFORESTATION AREA
i ;ﬁﬁ’gﬁ%{ém% P 0.03 AC (1,235 5Q FT) 100% credit
§ TEGORY 1 O R S
SERVA “'*uN
z a
3 7l I —
) 7 STATEUISTED 4 A
y AREAB o e - 3 S Da
i " va'? N | - N AFFORESTATION AREA 7
: 7 IBE N 0,98 AC (42,778 SQ FT)100% credit F
H et | \ CATEGORY 1 EASEMENT ™ ey . ) ) e B8 0 El 4
z j v, . LEGEND soae ves
H J " Py
] s SPECIMEN TREE EXISTING CONTOUR = SUPER SILT FENCE
E s T CRIICA, ROOT ZNE £ (\ o
o - OBH OR GREATER CONTOL 2
FOREST RETENTION :: PROPOSED CONTOUR LIMITS OF DISTURBANCE (LOD) e ) e
0.1DAC (4,580 SQFT) w&mﬁmngvm . { o\ PROPERTY LINE
QTEGORY (EsET 208703 ! =/ FOREST CONSERVATION SEDIMENT CONTROL TRAP
N EASEMENT AREA
TREES TO BE REMOVED )E EXISTING TREELINE P ——
ESD - STORMWATER STRUCTURE AFFORESTATION AREA ~
LANDSCAPE PLANTING 00 £ )
CONSERVATION SIGNAGE FOREST RETENTION
SPECIMEN TREE MITIGATION PLANTING
TREE SAVE FENCE e -
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FERCE VAT Y OF
TRENCHLAE

TREE PROTECTION
FENCE (FENCE VAY 82
PACID I TRENCH)

R
DISTURBANGE LBE

2 N BT

1 RETZN"ION AREAS WILL BE SET AS PART OF THE REVIEW PROCESS,

z BOUNDARIES OF RETENTION AREAS SHOULD BE STAKED AND FLAGGED PRIOR
TCTRENCNG

3 EXACT LOCATION OF TRENCH SHCULD BE ICENTIRED

4 TRENCr S-0ULD BE IMMEDIATEL'Y BACKFILLED WITH SO REMOVED OR OTHER

HIGH OIGANC SOIL
kS RCOTS SHOULD BE CLEANLY CUIT USING VIBRATCRY XNIFE OR OTHER i
ACCEPTABLE ECUIPVENT

he accuracy of any information that has been transmitied by electronic imears.

ROOT PRUNING DETAIL

NTS

¥ MY

b
lcmsmx FEMCEVAT
LVER CPRLTER CLOTH

& mmun

NOTE: FENCE POST SFACNG SHALL NOT SACEEE 90 CEMTER TD CENTER,

203 DI, GALMAIZED OR AL POSTS.

[ 47207 & ey
) L ww s mTRaom:
EVBET FUTER GUOTHE
WD GROND

AR TR

CONSTRUCTION SPECIFICATIONS:

t FENCING SHALL BE 42" IN HEGHT AND CONSTRUCTED Ik ACCORDANCE WITH THE
LATZST MARYLAND STATE HIGHIAY DETAILS FOR CHAIN LINK FENCING. THE
SPECIFICATION "OR A& FENCE SHALL BEUSED SUBSTITUTING A 42° FABRIC AND
© LENGTH POSTE.

2 CHAINLINGFENCE SHALL BE FASTENED SECURELY TO THE FENCE POSTS WITH
WIRE TIES, THE _OVER TENSION WIRE, BRACE ANC TRUSS ROADS, DRIVE ANCHORS,
AND POST CAPS ARE NOT REQUIRED EXCEPT ON THE ENDS OF THE FENCE.

3 FILTER CLOTH S~ALL BE FASTENED SECURELY TO THE CHAIN LINK FENCE WITH TIES
SPACED EVERY 24" AT HE TOP AND WID-SECTION.

& FILTER CLOTH SHAL. BE EVBEDDED A MININUN OF 3" INTC THE GROUND.

5 WHEN OF FILTER CLOTH , THEY SHALL BE
OVERLAPPED BY 5° AND FOLDED,

8. £ SHALL B PREFC \ND SILT BUILDUPS SHALL BE
REMOVED WHEN “BULGES’ DEVELOP IN THE SILT FENCE. OR WHEN THE SILT REACHES
6% OF FENCE HEIGHT.

and  ar alteralicns were not mado by othess. 1 verllication of the infarmafion contained hereon is nesded, oontact should be made diectly wilh LSA. LSA makes no wairaniios, axpiess of

7 FLTERCLOTH S-ALL BE FASTENED SECURELY TO EACH FENCE POST WIT WIRE TIRES
OR STAPLES AT TOP AND M L EET THE FOLLOWING
FOR GEOTEXTLE CLASS &
TENSILE STRENGTH: 50 LBSAN [MIN. - TEST: MSNT 508
TENSILE MODULUS: 20 LASHN (1IN, - TEST: MSMT 508
L0V RATE: 0.3 GALFTHINLITE {MAX, - TEST: MSUT 322
FILTERING EFFICIENGY: 75% MM, - TEST: WSM™ 322
5. COMBINE SEDIENT GONTROL AND PROTECTIVE DEVICE
5. RETENTIONAREA WLL BE SET AS PART OF THE REVIEW PROCESS.
10, BOUNDARIES OF RETENTION AREA SHOULD 3E STAKED PRIOR T0 INSTALLING PROTECTIVE
DEVICE.
1. R00T DAMAGE SHOULD BE AVOIDZD,
12 SROTECTIVE SIGHAGE IS REQUIRED.
13 ALL STANDARD MAINTENANCE FOR SECIMENT CONTROL DEVICES APPLY TC THESE DEVICES,

TREE SAVE / SUPER SILT FENCE

T EARTHSSUCER.

TREE PLANTING DETAIL

NTS

BALL AND BURLAP SHRUB PLANTING DETAIL

o R e

NOTES:

1 ATTACHMENT OF SIGNS TO TREES IS PIOHISITED.

2 SIGNS SHALL BE PROPERLY MAINTAINED.

3 ANOIC INJURY TO R00TS WHEN PLACING POSTS FOR SIGHS.

4 SIGNS ARE TO 3E PLACEL AT 50 =T, ON CENTER ALONG THE
FOREST SONSERVATION EASEMENT.

FOREST CONSERVATION AREA SIGN

NTS i
1
o PN ] ]
!
SFFCRESTATION AREA |

= SN

| PROEISITRD
e
e
= i
(CR POSTS SHOULD |
BE VNI, 2 STEEL 1
SN R 7Y TIVBER 3 pap) |
7 0Ny ]
NOTES: |
1. ATTACHHENT OF SIGNS ™0 TREES IS PROHIBITED. !
2 SIGNS SHALL BE PROPERLY MAINTAMNED.
3. AVOIDINIURY ™G ROOTS WHEN PLACING POSTS FOR SIGHS.
4 SIGNSARETOBSPLACED AT SOFT. ON CENTER ALONG THE
FOREST CONSERYATION EASEMENT.
FOREST CONSERVATION AREA SIGN
NTS

NTS

FOREST CONSERVATION AFFORESTATION AREA - LANDSCAPE SCHEDULE

GENERAL CONDITIONS
GEMERAL

[

il

W

il

SCOPE
A The landscape conracior shall provide il matenisis, isbor and equipment io compiete all
forestaion work as shown on the plans, plant sl and speciicafions.

SYANDARDS
Ali plant maderial will conform fo the currentissue of the Amencan Standard for Nursery Stock
puldished by the American Nursery & Landscape Association (ANLA), and conform in general
1o represaniative species.

B The piant material must be selected from nurseries that have been inspected by siale or
fedeval agencies. Any certificalies requined must be provided o owner or representaive upon
defivery of materials.

c. instaiiation shall be as specified on this Final Forest Conservaton Plan (FFCP). All planfing
specifications and procedures not othenwise shown on the FFCP shall be in accordance with

Guidelines”, cument edifion, a8

D Piant species shall be native o Maryland. Locally accimate mwmmm
MEMMKNMMSNMMW 100 miles of the project site are
prefered for hardiness end disease resistance.

SUBSTITUTIONS
A Naﬂaﬂnﬁxﬂim{hb&smwﬂlﬁﬁe the landscape contraclor is o nofify the owner
fore bidding.

B Themro(whﬁeisd\enwndmnmammmmmaormmﬁmm
fandscepe contractors of the availabifty of the original plant.

C. If & subsfute is selecied, it must be of the same size, value and quality as the original plant.

D Subs#itions i be made with wiitien approval of MNCPPC.

UTMTES
The landscape copfracior shall notify usiity companies prior o consiruction end call “Miss
Usilty” at (800) 257-777, %o locate main uliily Snes.

B. &ms;ammmmmmmpmmmhmmmmwmwm
oemerimmedistely. Any cost of relocafing caused by the contractors’ faiure b nalify shall be
bome by the coniractor.

(828)
i wmmwmmmdmmmﬁmmmmmn
i. Ball sizes shall be in accordance with ANLA spedifications.

B Container grown stock shail have been grown in a cortainer long enough for the root system fo
have developed sufliciently to hold eof in the contamer ingether.
Plants shall notbe pruned prior to delivery o the site.
All troes to be single stem. Trees shall be free of pests and disease. Trees shell be inspected
for girdiing roots. Smali girdiing rools may be cut, lasger (greeter than '4") will requine rejection
of the tres for planting stock.
Promplly repair damage caused by planiing ope
mm»mmmnamﬁrdmmwmﬁmmm
through shading, watering, shielding from wind, o other methods,
Container siock may repiace B&B as long as ail other criteria are met.

Anfitranspirants shall be epplied on all materials dug whie in foliage.

TERIALS
Anfi-tranapiants
Hfused, anti-transpiranis shal be an emulsifiable concentrate used to retard excess waler loss
without hanming nosmal transpiradion

oo

»E Te mm

Transpiant inoculant
!mmmhmmwmmlm
wimmmmm@wmmdmssmcmmwua)ww

Eopsail.
D. Top Soil
i. Hfused, top sofl shafl be sandy loam and unifom in color and composition,
ii. it shall be free of stones, roots, lumps, plan's and other debris over 15"
ia. 1 shall not contain toxic substences harmdid to plant growdh
iv. Top soi shall have & pH range of 5.0 1 7.0 and the organic matter shall bs & mirimum
contentof 1.0%.
E Organic Matier
Organic Matter used in back il shall be peat or other material approved by the landscape

anchitect or owner.
F. o Much
Area Area (Acres) SqwaFoet Required Landscaping™* Wood chip muich, free of dit, dust, and ofher debris, comparable to material generated and
I 076 70 Troes /5 Shiubs o4 by MGG,
g 098 a,m 196 Trees / 65 Shaubs Exeumon
c* 003 1,33 4 Trees / 11 Shrubs i PLAMFNGSHEFRE’ARAT‘ON
7 Forestation plentings shall accur during the falf ar spring planting season following the
g' g?é 63:?3 zglms;;;m complelon of af constuchion actvis. Finalste grading and stabiization vihin 50 of e
- . wes forestaion areas shall be completed before plankng.
F* 002 881 3 Trees / 7 Shrubs S Soi within any forestafion area that has been compacted by construction actvily or equipment
G 0.01 849 2 Trees / 6 Shiubs ‘shail be chisel plowed, disc hamowed o roloifled such that e ful depth of compected soi is
o ioosened so that noamsal root growth may cosur.
H 002 847 3Trees / 7 Shubs . Topso shal be sprea fo & deph of § inches in ai areas of reoresiation wich are distued
i 004 1626 5 Trees / 14 Shrubs by grading operations. All aveas i receive opsoll shell be scarified, and topsoil mixed
144 02663 thoroughly into the top 12 inches. Tmmmmmmmmmmm
A Bare ground areas shall be seeded per the permanent.
. N improvement Plans. Kam:kyan{Kaﬂmym)ssNOthwednanme
* A porfion of his area is adjacent {0 an existing Forest C sion or Pre ‘ares of wilhin any siream bufier.

** Area B surrounds 0.10 AC Retained Priority One Forest
*** As per the Monigomery Couny Approved Trees Technical Manual

TREE CANOPY LANDSCAPE CREDIT REQUIRED: 0.63 ACRES (27.443 SF)
LIQUIDAWBAR STYRACIFLUA = 7,429 SF. *

0. Just prior to planting, tall grasses and forbs shall be mowed to facilitate planting acivibes.
E Prompty repair damage caused by planiing operafions.
F.  Foresiation plantngs e to be mstalled in natural orfts as specified on the plent st
DER/WMIFEPH} ECTION PROTOCOL
Al frees are 1o be trealed with Reploflex iablets prior o instalation. i pianiings ane freated
with Repetiex tablets less than 4 weeks prior i plaling ordp\msepwhdomdodhe
gmgm} %pehsxsprajmwbaw»dmm planfing, Tablets (and
's rales and methods.

® PLANTING IN WATER AND SEWERLINE EASEMENTS:
A No trees with tap roots shalf be panted in e vicinity of pipes. Direct planting of trees over
oipes shali be avoided

X F’ROYECTIVEDEVICES
Farestation ares signs are to be instaled concurrently with the plantings. Locsfion and
installation shai be per details and as shown on the Final Forest Conservation Plan.
B. These protection devices shall remain in place and in good repair for the maintenance peried,
throughout the enfire period of construclion, or until the end user removes them, whichevar is
longer.

X1 SON. TESTING
Contractor to perfonm soif test as per accepied methods by the local agricultural extension

service.
Sampiss to be tested by reputabie lab.

Coniractor will be responsible for noiifying owner of any problems or deficits determined by the
fst resuis.

0. Plant failure based on sof deficits or problems due to failure of contractor fo take sampies will
be replaced & fe cost of the contracior afier comections have been made.

om

XV INSPECTION
A Piants not meeting staled requirements or damaged in handiing or fransportaion may be
rejected by e owner, owner's representafive, or MNCPPC Inspector.

xvi SUBMITTALS
A The landscape contractor is to make &l required submitals ko MNCPPC.

XVHL WFORINGIMNNTENANCE
A planting and inspection scheduie, maintenance plan and moniforing agreement must be
developed by the spplicant snd approved by MNCPPC prior to planting. This mustinclude
inspecion for mvasive species, tree and seed swvival rates, and mainisnance which includes
watering, heaith pruning, insect, disease, widife trealment, and plant replacement as needed
The appiicant is maponsible for the mainienance of the plantings for 2 years. Contact the
MNCPPC inspector at {301} 4954571 for sfte inspeciion after inilial planting and at the end of
the 2-year maintenance period.

Saquence of Events for Property Ownes Required to Comply With
Forest Conservation andior Tres-8ave Plans

Ere-Construction
1A r— grading
begs. shff v
shoukd etend Bis pre-sorstructon meseg.
2
2 Fool prunirg
b Cromn Reducton or praneg
g
¢ Fedlng
& Verlos muichey
£ Roo sersion rsling
23 E o with e
ot

‘¥ee protecion davices mey indude
a Chainink fence (fcs feet i)

b aggi
©  lagauge Znchxd Toar {oet tgh wih igh isiifly fagging

5 T

withoud gror

for
o equipment tudcs
the led

without prior approval of the Frast consesvefion inspecor.

a Remonal 2d Maﬁmmmm
b Pruning of deed o decig bka
aeraion

2 Removal of

s0ddes, o
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x S T N e P ST S GBI TP
s o

czs v i o

e

NTS 21 QUERCUS RUBRA = 20,194 SF.
= _ 8. mupmmmmmdvmmm s per detail on this sheet. ens P 2T MG
MoTE: 7478 + 20,734 - 154 (CANGPY AREA OVERLAPPING BUILDINGS) = 27469 SF. . Plentings demaged by widiie wil be required to be replacad, if survival rates all beiow 80%. o oot e o s 157 s S S S A " B
. FOREST FROTECTOVGENEE
'g}ummxg%;wmimwm-s TOTAL TREE CANOPY LANDSCAPE CREDIT PROVIDED: 0.63 ACRES (27,488 SF.} M %PARINGTHETEEP(Y “OTE.
B S e e e aE * PER MONTGOMERY COUNTY APPROVED TREES TEGHNICAL MANUAL. T 12 i must e 25738 th 522 of 1 st sl f 1 0 o 25 s o i o o L
g B.  Theweisof the tree pit shal be dug so that ey are scarified.
‘ am‘ummmhwwmnq\;‘em‘czw [ The tree pit shafl be desp encugh to aliow the ot collar of fe tree o be level with exisiing INSPECTIONS
| EORESTERCA MEA B B AECLAEDN CRANCTY ey grade. Any kooss 5o at the bottom of the pit shal be tamped by hand or wih the bucket of the
1SSTAL EDIRAECH OOVRETCH backhos.
g‘i‘?—"w’ﬁ&lﬂ‘émm s WR:?TK’“ ce | D, Referto deisi on his sheet for proper pianing techrique. peiert
EASEMENT SIGNAGE |
SPLIT RAIL FENCE DETAIL ! . BACKFILLING A TREE PIT ;= y dearing or grating
NTS A Cutrope orwire on ball of tree and pul burlap back Io the edge of the root bal. Remove all 3 e
plastic wraps and twine. Remove buriap 172 of the way dove: the oot bail fovest consenaton.
8. Backf tree pit with a soil méxure stated in the specifcations.
C. mmmmnm;empmmmpummsmﬂw T
D. Ensure piant remeins straight during 3 5 A
E mmmuammsﬁmwmmgm The flared base of the trunk shall mainieerce parod. X
remain sbove the susface and the roofs should be covered with sl 4 gmmm and f appropriate, relsase of be
o F. Backil sides of ree pithaifwey with soil miture and tamp s pit & bemg filed.
Roum s o s v G Finish backffing sides of e st and tamp fimiy. THE MARYLAND NATIONAL CAPTIAL
i 1 Rk ot et s i e o i dh o7 R
i1 o ¥ A 4
LSRR e E— B s i e o o it e fons ot
e A o e I Waler horoughy e inerior of he ree saucer unll s fled, even Ftis eining. Provide Submitiod for Planaing Board
by DA ER OO MOt e e enough waler bb ensure saturafion of e ot ball. Sopowl
5 CAGES T £ REMDVED A7 DECHON OF FOREST ECOLOGEST T K. Prune out any dead, conficing or buoken branches. Lty i
L Removs af tags, labels, stems, efc. from fe free.
MOMTOOMERY COUSTY PLASENG DEFY. ALY 20
DEER PROTECTION FENCE DETAIL - DETAIL SHEET
§ p— T e e =
SeRwiTee 19t i
| @SOLTESZ e WIS UTLITY NOTE AePuCANT iyl 1 FINAL FOREST CONSERVATION PLAN | cswe
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== SR | B | TRAVILAH GROVE S
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I 2 Research Plsce, Sl 100 e o] Emag temeamE | ovman-oos . zaon PARCELS P777, P834, P25, P679, P671, & PT2 w3
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ATTACHMENT E

DEPARTMENT OF PERMITTING SERVICES

Isiah Leggett

County Executive July 11, 2013
Ms. Amy Quant, PE
Soltesz Associates, Inc.
2 Research Place, Suite 100
Rockville, Maryland 20850
Re:

SPECIAL PROTECTION AREA

Dear Ms. Quant:

Diane R. Schwartz Jones
Director

Final Quality Plan and Stormwater
Management Concept for Travilah
Grove

SM File #: 242811

Tract Size/Zone: 13.5 acres /ICR
Watershed: Piney Branch/Watts Branch

Based on a review by the Department of Permitting Services, the Final Water Quality
Plan (FWQP) and Stormwater Management Concept for the above mentioned site are
conditionally approved. This approval is for the elements of the Final Water Quality Plan of which
DPS has lead agency responsibility, and does not include limits on imperviousness or stream

buffer encroachments.

Site Description: The proposal is for multi
parking and the associated infrastructure. The site is
The majority of the site

south of Molecular Drive.
Protection Area.

-family residential (300 units) along with
on 13.5 acres on Shady Grove Road just
is located within Piney Branch Special

Stormwater Management: The stormwater management concept proposes to meet
required stormwater management goals via installation of a combination of Micro-Bioretention,

and pervious concrete.

Sediment Control: Redundant sediment controls are to be used throughout the site.
The use of sediment traps with forebays that provide 125% of the normally required storage

volume is acceptable for larger disturbed areas.

Silt fence alone will not be allowed as gz

perimeter control. The use of super silt fence will be acceptable for small areas of disturbance,

Performance Goals:

The performance goals that were established at the pre-

application meeting still apply. The performance goals are as follows:

1. Minimize storm flow run off increases.

2. Minimize sediment loading and land disturbances with an emphasis on immediate

stabilization.

255 Rockville Pike, 2nd Floor + Rockville, Ma ryland 20850 + 240-777-6300 = 2407776256 TTY

www.montgomerycountymd.gov

Mc 311

montgomerycountymd.gov/31 1

240-773-3556 TTY



Amy Quant
July 9, 2013
Page 2

which have been established by the Department of Permitting Services (DPS) and Department of
Environmental Protection (DEP).  The construction and post construction monitoring
requirements angd locations will be determined at the sediment control/stormwater management
plan stage. It js likely that you will be able to pay a BMP monitoring fee in liey doing the on site
monitoring at the detailed plan stage.

2. Provide inflow protection at the inflow points of the proposed micro-bioretention
planter boxes.

3. Provide documentation from the Department of Transportation to tie into that existing
storm drain systems in Travilah Road and Shady Grove Road.

4. A detailed review of the stormwater Mmanagement Computations will occyr at the time
of detailed plan review.

5. Prior to Pérmanent vegetative stabilization, a| disturbed areas must be topsoiled per
the latest Montgomery County Standargs and Specifications for Topsoiling.

Payment of g stormwater management contribution in accordance with Section 2 of the
Stormwater Management Regulation 4-90 jg not required.

If you have any questions regarding these actions, please feg| free to contact Leo
Galanko at (240) 777-6242.

Sincerely,

Mark ‘C)./Etheridge, Manager
Water Resources Section

Division of Lang Development Services



MCE:lmg:CN242811

cc:

S. Finley (MNCPPC)
K. Van Ness (MCDEP)
L. Galanko

SM File # 242811

ESD acres 13.5



ATTACHMENTF

DEPARTMENT OF HOUSING AND COMMUNITY AFFAIRS
Isiagh Legoett Richard Y. Nelson, Jr.
Direcior

County

August 15, 2013

Ms. Lori Shirley

Area 2 Division

Maryland-National Capital Park and Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910

Re: Travilah Grove
Site Plan No. 820130200

Dear Ms. Shirley:

The Montgomery County Department of Housing and Community Affairs (DHCA) has
reviewed the above referenced revised Site Plan. The applicant has addressed DHCA’s
Development Review Committee (DRC) comments, and DHCA therefore recommends Approval
of the site plan with the following condition, which is included as a note on the Site Plan:

e Final MPDU locations, bedroom compositions and layouts will be determined at
certified site plan with review and approval by DHCA.

Sincerely

Lind

Lisa S. Schwartz
Senior Planning Specialist

ce: Chanda S. Beaufort, Assistant Project Manager, L.SA

SAFiles\F Y2014\ Housing\MPD U Lisa Schwartz\ Travilah Grove DHCA Letter 8-15-2013.doc

Division of Housing

Moderately Pricad Housing Development Licensing & Registration Unit
Dwelling Unit & Loan Programs Landiord-Tenant Affairs ”ﬂ}f?”f?—‘%ﬁéf

FAX 240-777-3709 FAX 240-777-3691 FAX 240-777-3691 AX 240-777-3659
100 Maryland Avenue, 47 Floor » Rockville, Maryland 20850 » 240-777-3800 s www.montgormerycountymd.gov/dhea

monigomsrycountymd.gov/31t ' : 240-773-3856 TTY



FIRE MARSHAL COMMENTS

DATE:  02Jul13

TO: Amy Quant
Loiederman Soltesz Associates, Inc

FROM: Marie LaBaw

RE: Travilah Grove
120120290 820130200
PLAN APPROVED

1. Review based only upon information contained on the plan submitted 02-Jul-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.



Isiah Leggett
County Executive

DEPARTMENT OF PERMITTING SERVICES

ZONING
April 29,2013

Diane Jones
Director

Project Name: Travilah Grove

Preliminary Plan #:

Site Plan #: 820130200
Applicant: Travilah Grove, LLC

Engineer: Loiederman Soltesz Associates, Inc.

Zone: CR-0.5

Number of Lots (Acres): 1 Lot (13.72 acres)
Zoning Reviewer: Mark Beall

MNCPPC Team: # 2

The DPS Site Plan Enforcement Inspector is responsible for ensuring that the terms and conditions of
the Certified Site Plan Agreement are met. They sign off on Use and Occupancy Certificates and have

the authority to trigger the release of performance bonds.

Mandatory addition to all site plans to be placed in the General Notes block or

Development Program Notes:

S é‘“ . : .
@ﬁ Q@., Pre-construction meeting to be held with
g o DPS Site Plan Enforcement Inspector. Call
~Q \Qi 240-777-6321 to schedule.
>0
Development Standards on Submitted Plan(s):
Standard Required Proposed
Front: Per Site Plan Per Site Plan
Rear: Per Site Plan Per Site Plan
Sides: Per Site Plan Per Site Plan
Height: Per Site Plan Per Site Plan
Building Coverage: Per Site Plan Per Site Plan
FAR Per Site Plan Per Site Plan




r Plan(s) meets zoning requirements.
X Plan(s) meets zoning requirements, but see comments below.
r Plan(s) do not meet zoning requirements. See comments below.

Comments:
Leave room in the maximum building height for error in design and/or construction. If there are

going to be minimum front setbacks, please state that on the plans and leave room for error. Please
provide details and sections for onsite paving, sidewalks, curb & gutter, etc.

*Note-When applying for a building permit please identify both the BRL approved on the certified site plan and the
dimensions from the structure to the property lines on all four sides.

Mark Beall: (240) 777-6298 or Laura Bradshaw: (240)777-6296
255 Rockville Pike, 2nd Floor, Rockville, Maryland 20850-4166.






