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Description

= Request to add 3.04 acres of land to an
approved Preliminary Plan of subdivision in
order to build 22 additional townhomes,
including 4 MPDUs, and associated
recreational/open space;

= Located on Stewart Lane approximately 350
feet east of its intersection with Lockwood
Drive within the 1997 White Oak Master
Plan;

= 29.34 gross acres, R-90 Zone;

= Filing date: 4/3/2013;

= Applicant: White Oak Investments, LLC

Summary

=  Staff recommends approval of the amended Preliminary and Site Plans, with conditions.

= The proposed amendment will add 22 townhomes to the existing 106 units for a total of 128
townhomes.

=  Staff recommends approval of an over-length turnaround pursuant to Section 50-26(b).

= Consistent with previous approvals for the larger property, Staff supports all 22 units on the
Subject Property to be townhouses as allowed by §59-C-1.62, Optional Method of Development
that includes Moderately Priced Dwelling Units (MPDUs).
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SECTION 1: RECOMMENDATIONS AND CONDITIONS

PRELIMINARY PLAN RECOMMENDATION AND CONDITIONS

Staff recommends approval of Preliminary Plan 11991099A subject to the following conditions:

1.

The Applicant must comply with all the conditions of approval for Preliminary Plan No.
119910990, except as modified by this Amendment.

Approval is limited to twenty-two (22) additional one-family attached lots including a
minimum of 15 percent moderately priced dwelling units (MPDUs) and associated
Homeowners Association (“HOA”), stormwater management and park parcels on the
3.04 acres added to the approved Preliminary and Site Plan by this amendment.

Prior to issuance of the first building permit, the Applicant must satisfy the
Transportation Policy Area Review (“TPAR”) test by making a TPAR Mitigation Payment,
pursuant to the 2012-2016 Subdivision Staging Policy, equal to 25 percent of the
General District Transportation Impact Tax. The timing and amount of the payment will
be in accordance with Chapter 52 of the Montgomery County Code.

The private street network must be located within its own parcel, separate from the rest
of the development, and the Record Plat must reflect a public use and access easement
over the private streets and adjacent parallel sidewalks. The Applicant must construct
the private internal streets to the applicable Montgomery County secondary residential
street structural standards and must construct all sidewalks to applicable ADA
standards.

At the time of Record Plat, the Applicant must dedicate to the Maryland-National
Capital Park and Planning Commission (M-NCPPC), approximately two (2) acres (Parcel O
and Parcel P) adjacent to existing Paint Branch Stream Valley Park.

Prior to the approval of Certified Plans, the Applicant must provide maintenance access
easements to park dedication areas as approved by M-NCPPC Parks staff. The final
location of the easements must be shown on the Certified Preliminary Plan, Certified
Site Plan, Final Forest Conservation Plan, and Record Plat.

Prior to issuance of sediment control permit, the Applicant must amend and record by
plat the Category | Conservation Easement to remove 0.04 acres to accommodate the
additional stormwater management facilities.

Prior to issuance of sediment control permit, a Category | Conservation Easement must
be recorded by Record Plat on 0.15 acres of forest planting area required as mitigation
for forest easement removal to accommodate the additional stormwater management
facilities.

The Planning Board has accepted the recommendations of the Montgomery County Fire
and Rescue Service (MCFRS) in its letter dated January 14, 2014, and hereby
incorporates them as conditions of the Preliminary Plan approval. Therefore, the
Applicant must comply with each of the recommendations as set forth in the letter,
which may be amended by MCFRS provided that amendments do not conflict with other
conditions of approval for the Preliminary Plan Amendment.



10. The Applicant must make a School Facilities Payment to the Department of Permitting
Services (DPS) at the elementary school level at the “single-family attached” unit rate
for all units for which a School Facilities Payment is applicable. The timing and amount
of the payment will be in accordance with Chapter 52 of the Montgomery County Code
and as determined by DPS.

11. In the event that a subsequent site plan approval substantially modifies the subdivision
shown on the approved Preliminary Plan Amendment with respect to lot configuration,
right-of-way location, width, or alignment, the Applicant must obtain approval of a
Preliminary Plan amendment prior to approval of a Certified Site Plan.

12. The Certified Preliminary Plan must contain the following note: “Unless specifically
noted on this plan drawing or in the Planning Board conditions of approval, the building
footprints, building heights, on-site parking, site circulation, and sidewalks shown on the
Preliminary Plan are illustrative. The final locations of buildings, structures and
hardscape will be determined at the time of site plan review. Please refer to the zoning
data table for development standards such as setbacks, building restriction lines,
building height, and lot coverage. Other limitations for site development may also be
included in the conditions of the Planning Board’s approval.”

13. The Applicant must show all necessary easements on the Record Plat.

14. The Adequate Public Facility (APF) approval for the Preliminary Plan Amendment will
remain valid for eighty-five (85) months from the date of mailing of the Planning Board
Resolution.

SITE PLAN RECOMMENDATION AND CONDITIONS

Staff recommends approval of a total of 22 townhouses including 4 MPDUs on approximately
3.06 acres in the R-90 Zone. All site development elements as shown on the latest electronic
version as of the date of this staff report, submitted via ePlans to the M-NCPPC, are required
except as modified by the following conditions:

1. Preliminary Plan Conformance
The Applicant must comply with the conditions of approval for Preliminary Plan No.
119910990 and Preliminary Plan Amendment No. 11991099A.

2. Site Plan Conformance
The Applicant must comply with the conditions of approval for Site Plan No. 820050180,
and Site Plan Amendments No. 82005018A and 82005018B, except as amended by this
Application.

3. Transportation
The Applicant must provide four bike parking spaces (inverted-U bike rack, or equivalent
approved by Staff that conforms to American Pedestrian and Bicycle Professionals
Guidelines) near the proposed tot lot on Regent Manor Court.




Environment

a. The limits of disturbance shown on the approved Sediment Control Plans must be
consistent with the limits of disturbance shown on the Amended Final Forest
Conservation Plan.

b. Prior to issuance of sediment control permit, the Applicant must provide financial
surety to M-NCPPC for the required 0.82 acres of forest planting.

Moderately Priced Dwelling Units (MPDUs)

Prior to issuance of the first building permit, the Applicant must execute an Agreement-
to-Build with the Department of Housing and Community Affairs (DHCA) to provide the
required 15 percent MPDUs (four townhouses).

Recreation Amenities

The Applicant must provide the following recreation amenities in accordance with the
1992 Montgomery County Planning Board Recreation Guidelines, as shown on the
Certified Site Plan:

a. One Tot Lot; and

b. Pedestrian paths.

Maintenance

Maintenance of all on-site open space and recreation amenities, including paving,
plantings, lighting, benches, and play equipment, is the responsibility of the Applicant
and subsequent owner(s).

Architecture

The exterior architectural character, proportion, materials, and articulation must be
substantially similar to the illustrative elevations shown on the Certified Site Plan. Minor
changes and adjustments can be made subject to Staff approval.

Financial Surety and Maintenance Agreement

Prior to issuance of the first building permit, the Applicant must enter into a Site Plan

Surety and Maintenance Agreement with the Planning Board in a form approved by the

Office of General Counsel that outlines the responsibilities of the Applicant. The

Agreement must include a performance bond(s) or other form of surety in accordance

with Section 59-D-3.5(d) of the Montgomery County Zoning Ordinance, with the

following provisions:

a. A cost estimate of the materials and facilities, which, upon Staff approval, will
establish the surety amount.

b. The cost estimate must include plant material, on-site lighting, play equipment,
private roads, paths and associated improvements.

c. The bond or surety shall be tied to the development program, and completion of all
improvements covered by the surety for each phase of development will be
followed by inspection and potential reduction of the surety.




10. Development Program

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

a.

A phasing, or sequence, for the various stages of construction of the approved
development.

Demolition of existing structures, and clearing and grading must correspond to the
construction phasing to minimize soil erosion and must not occur prior to approval
of the Sediment Control Plan, Staff inspection, and approval of all applicable
environmental protection devices.

Street lamps and sidewalks adjacent to each building must be installed prior to
release of any Use-and-Occupancy Certificate for the respective building. Street tree
planting may wait until the next planting season.

Prior to the issuance of the building permit for the last stick of townhouses, the
Applicant must construct a connection from the proposed tot lot to the existing
natural surface path to the Park.

Phasing for installation of on-site landscaping and lighting, if applicable.

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

11. Certified Site Plan

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

a.

Include the Amended Final Forest Conservation Plan approval, stormwater
management concept approval, development program, and Planning Board
Resolution of approval.

Revise the recreation amenities table and all Site Plan and landscape/lighting plan
sheets to be consistent with the Recreation Amenities Calculations Table approved
by the Planning Board.

Ensure consistency of all details and layout between architecture, site, and
landscape plans.



SECTION 2: SITE DESCRIPTION
SITE VICINITY

The Subject Property is located off of Stewart Lane, approximately 350-feet east of its
intersection with Lockwood Drive. It is zoned R-90 and located in the 1997 White Oak Master
Plan area and within the pending White Oak Science Gateway Master Plan area. Abutting the
Property to the south is the Food and Drug Administration campus, zoned RE-2. To the north
and east is M-NCPPC parkland, which is part of the Paint Branch Stream Valley Park and zoned
R-90 and RE-2. Directly to the west and southwest are several apartment complexes that range
in height from two to four stories and are zoned R-20.

Stewart Lane beyond its intersection with Lockwood Drive is a 60-foot wide right-of-way and is
the only access to the Subject Property.

Subject Properties

e

Figure 1: Vicinity Map



SITE ANALYSIS

The Subject Property comprises 29.34 gross acres, including the 3.04 acres added by this
amendment, and is currently improved with 106 townhouse units, a vacant single-family
dwelling, open spaces, trails and tot lots. The existing townhouse units are three levels, have
brick facades, and provide front-loading, one- and two-car garages (see Figure 2). Existing
landscaping includes a variety of deciduous and evergreen trees. Parcels P56, P82, P108, P110,
and P158 are proposed to be added to the approved development (see Figure 3). These Parcels
have forested areas, and P158 contains an abandoned single-family home, which is proposed
for demolition. The Property is currently served by public water and sewer.

Figure 2: Existing Conditions



Regent Manor Court

Figure 3: Aerial Photo

The entire Property is within the Paint Branch watershed — a Use Ill watershed, but is not within
the Upper Paint Branch Special Protection Area. It generally slopes from northwest to southeast
by approximately 150 feet and is bisected by a tributary of the Paint Branch Creek. There are
1.67 acres of environmental buffers associated with the stream, with 1.01 acres of
environmental buffer forested. The existing single-family house on P158 proposed for
demolition is within the environmental buffer for the stream located on the Subject Property.



SECTION 3: DESCRIPTION OF THE PROPOSED AMENDMENTS
A) PREVIOUS APPROVALS

The Planning Board approved a Preliminary Plan, Site Plan and Site Plan Amendments on the
larger property for 106 townhomes, including 16 MPDUs, on 26.30 acres of land in the R-90
Zone as follows (see Attachment 1):

e Preliminary Plan 119910990, approved with conditions (Planning Board Opinion
dated May 28, 2003) for up to 100 percent single-family attached dwelling units
pursuant to §59-C-1.621 of the Montgomery County Zoning Ordinance. The APF
was approved under the “Alternative Review Procedure for Expedited
Development Approval (a.k.a. Pay and Go) of the FY 2003 Annual Growth Policy.
In lieu of submitting a traffic study to satisfy Local Area Transportation Review
(LATR) test and mitigating new peak-hour trips to satisfy the Policy Area Review
test, the Applicant entered into an “Expedited Development Approved Excise Tax
Agreement” with the Montgomery County Planning Board and paid an excise tax
per housing unit approved.

e Site Plan 820050180, approved with conditions (Planning Board Opinion dated
April 12, 2005) for 106 one-family attached dwelling units, including 16 MPDUs,
on 26.30 gross acres in the R-90 Zone (MPDU Development Option).

e Site Plan Amendment 82005018A, approved with conditions (Planning Board
Resolution 06-28, dated October 2, 2006) included development standards for
the MPDUs, corrected setbacks for lots abutting the subdivision, and revised the
lot lines to accommodate utility easements and refinement of building product
type (brick facades).

e Site Plan Amendment 82005018B, approved with conditions (Planning Board
Resolution 07-214, dated December 6, 2007) to modify the top of fence to
pointed pickets and change grading along Warwick Court.

B) PROPOSED AMENDMENTS

Preliminary Plan Amendment

Since the original Preliminary Plan was approved, the Applicant has acquired five new (Figure 3)
properties (Parcels P56, P82, P108, P110 and P158) that total 3.04 acres, and is seeking to
amend the approved Preliminary Plan of Subdivision to add the five new properties to the
approved Preliminary Plan in order to add 22 lots for construction of 22 townhouses including
15 percent MPDUs (see Attachment 2 and Figure 4).
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Figure 4: Amended Preliminary Plan

Site Plan Amendment

The proposed Site Plan Amendment will allow 22 additional townhouses, the relocation and
enlargement of the existing tot lot, and modification of the existing stormwater management
area (see Attachment 3). Similar to the approved plan for the larger property, the added
parcels will be developed under the optional method of development allowed by §59-C-1.6,
Development including moderately priced dwelling units. The proposed density includes an
allowable increase over the standard density limits of the R-90 Zone because the Applicant is
proposing to provide 15 percent of total units as MPDUs. The proposed development will have
similar lots sizes, building setbacks, yards and building heights as the existing townhouses for
both the market-rate and MPDU units. All market-rate townhouses will have a two-car garage
and a 2-car driveway. The MPDU units will have one-car garages with one-car driveways. Nine
additional on-street parking spaces for residents and guests are also proposed.
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Figure 5: Schematic Building Elevations
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Relocated tot lot
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Figure 7: lllustrative Rendering

SECTION 4: PRELIMINARY PLAN ANALYSIS AND FINDINGS
MASTER PLAN

The 1997 White Oak Master Plan emphasizes the positive attributes of the various communities
within the Plan area and envisions them to remain primarily residential in nature. It identifies
elements that can strengthen the existing communities, such as protection of natural
resources, a variety of housing for residents of all ages and incomes, and infill developments to
follow existing residential patterns and be compatible with surrounding neighborhoods. The
proposed development achieves the Plan’s vision through the protection of stream buffers, and
dedication of property to the M-NCPPC to be added to the Paint Branch Stream Valley Park
(Parcels O and P). It supports the Master Plan’s housing objectives by providing more than the
minimum 12.5% required MPDUs and by maintaining compatibility with the surrounding
neighborhoods through a unit type that is consistent with adjacent development.

It is also consistent with the vision of the pending White Oak Science Gateway Master Plan,
which supports the existing development pattern in this area.
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PUBLIC FACILITIES

Master-Planned Roadway Status

The White Oak Master Plan does not list Regent Manor Court or Whitehall Drive as master-
planned roadways. Both streets are private, secondary residential streets with approximately
30-foot-wide rights-of-way and five-foot wide sidewalks connecting to Stewart Lane. At its
intersection with Whitehall Drive, Stewart Lane is a classified as a secondary residential
roadway. Bikeways are not designated on these local private streets.

Available Transit Service

Ride-On bus route 10 and Metrobus routes Z6 and Z8 provide transit service with half-hour
headways between weekday buses. Bus stops are located along nearby Lockwood Drive and
parts of Stewart Lane.

Transportation Adequate Public Facilities Test

The Planning Board approved the Adequate Public Facilities (APF) test for 106 townhouses
under the Preliminary Plan No. 119910990 approved on March 27, 2003. According to the
Montgomery County Resolution No. 17-601, 2012-2016 Subdivision Staging Policy (TL1
Standards and Procedures), if use and occupancy permits for 75% of the originally approved
development were issued more than 12 years ago, those units will be considered existing
houses and not included in the LATR analysis of new units. In this case, all of the use and
occupancy certificates were released less than 12 years ago. Therefore, a traffic study was
required to include all 128 townhouses (22 proposed and 106 already approved).

Table 1 below shows the number of existing, new and total peak-hour trips generated by the
128 townhouses during the weekday morning (6:30 a.m. until 9:30 a.m.) and evening (4:00 p.m.
until 7:00 p.m.) peak hours. Accordingly, the Property will generate a total of 63 weekday
morning and 96 weekday evening peak-hour trips.

Table 1: Peak-Hour Trips Generated

Type of Weekday Peak-
. . Number .
Residential Land Use . Trips Hour
of Units - -
Morning | Evening

Existing Townhouse Units 106 Existing 51 86
Proposed Additional Units 22 New 12 10
Total Townhouse Units 128 Total 63 96

The two studied intersections will have Critical Lane Volume (CLV) values below the maximum
congestion standard of 1,475 (Table 2, below). Therefore, the LATR test is satisfied. Table 2
shows the calculated CLV values at the study intersections for the following traffic conditions:

1. Existing traffic conditions include the traffic generated by the existing 106
townhouse units and all other existing developments;

13



2. Background traffic conditions include the existing traffic, plus the trips generated
from approved but unbuilt nearby developments; and

3. Total traffic conditions include the background traffic, plus the traffic impact of the
22 additional townhouse units.

Table 2: Critical Lane Volume

Weekday | Congestion CLV Traffic Condition
Analyzed Intersection | peak Hour Standard Existing | Background | Total
New Hampshire Avenue Morning 1,475 1,256 1,470 1,471
(MD 650) and Fairland/
Lockwood Drive Evening White Oak 1,194 1,352 1,353
Lockwood Drive and Morning 313 313 318
April Lane Evening 345 345 347

A transportation impact tax payment is required to satisfy the TPAR test because the proposed
22 townhouse units will generate three or more new peak-hour trips. The required payment is
$49,725 (25% of 18 X $11,050 per unit) based on current DPS rates.

Other Public Facilities and Services
The Subject Property is currently serviced by public water and sewer.

The application has been reviewed by the Montgomery County Fire and Rescue Service which
has determined that the Property has appropriate access for fire and rescue vehicles (see
Attachment 4).

The proposed project is within the Blake High School Cluster, which is currently adequate
(under 105% utilization) at the high and middle school levels. However, at the elementary
school level the Cluster is over the 105% utilization rate, and the applicant will be required to
pay the impact tax for all new units.

Other public facilities and services, such as police, fire and health services are currently
operating within the standards set by the Subdivision Staging Policy currently in effect, and will
be adequate to serve the proposed dwelling units.

ENVIRONMENT

Environmental Guidelines

Staff approved a Natural Resource Inventory/Forest Stand Delineation (NRI/FSD #420130100)
for the Subject Property on October 31, 2012. A tributary to the Paint Branch bisects the
Property from west to east, and there are steep slopes and highly erodible soils leading down to
the stream. The Subject Property has 1.67 acres of environmental buffers associated with the
stream, with 1.01 acres of the environmental buffer forested. There are a total of 1.22 acres of
high priority forest on the added properties. There is currently a single-family dwelling located
on P158 located within the environmental buffer.
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The entire Property is within the Paint Branch watershed — a Use Ill watershed, but is not within
the Upper Paint Branch Special Protection Area. The proposed development complies with the
Environmental Guidelines by removing the existing vacant single-family dwelling from the
environmental buffer and restricting the proposed development to areas outside of the
environmental buffer.

All areas of unforested environmental buffer will be planted, and all environmental buffer and
forested areas outside the buffer will be protected by a Category | Conservation Easement, if
not dedicated to Montgomery County Department of Parks.

Forest Conservation

The Planning Board approved a Final Forest Conservation Plan (FFCP) with a Site Plan
(#820050180) on February 10, 2005, which required the Applicant to dedicate approximately
11.0 acres to the Montgomery County Department of Parks, and placed approximately 0.14
acres in a Category | Conservation Easement.

The proposed amendment to the FFCP (Attachment 5) covers a total tract area of 30.61 acres
and includes the five parcels proposed for the additional 22 townhouses and off-site
improvements included on the previous approvals. The proposed amendment to the FFCP
includes a total of 11.53 acres of forest retention and 0.82 acres of forest planting. It proposes
an additional 0.07 acres of forest to be removed, of which 0.04 acres is currently protected by a
Category | Conservation Easement. This removal of forest and Category | Conservation

o

Figure 8: Contour Intervals at White Oak Property

15



Easement are needed to accommodate the new stormwater management facilities required for
the development of the proposed 22 Lots (Figure 8). The Applicant has proposed to mitigate
for the easement loss by planting 0.15 acres of forest and placing those 0.15 acres into a
Category | Conservation Easement. The remaining 0.67 acres of forest planting will occur on
land to be dedicated to the Montgomery County Department of Parks.

Minimum Retention

Since the Subject Property is being developed using the MPDU development option for the R-90
Zone, it must follow Section 22A-12(f)(2)(B) of County code, which states: “In a planned
development or a site developed using a cluster or other optional method in a one-family
residential zone, on-site forest retention must be equal to the applicable conservation
threshold in subsection (a).” For this property, the conservation threshold is 20% of the 30.61
acres in the FFCP, or 6.12 acres. The proposed FFCP amendment continues to meet this
requirement by retaining 11.53 acres of forest.

Forest Conservation Variance

Section 22A-12(b)(3) of County code identifies 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 Code. The code requires no impact to trees that: measure 30
inches or greater diameter at breast height (DBH); are part of a historic site or designated with
a historic structure; or are designated as national, State, or County champion trees; 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.

The Applicant submitted a variance request on August 7, 2013 for the trees impacted by the
proposed layout (Attachment 6) and revised it on October 24, 2013 and January 10, 2014. The
Applicant proposes to remove five trees greater than 30 inches DBH and to impact but not
remove seven trees greater than 30 inches DBH that are considered high priority for retention
under Section 22A-12 (b) (3) of the County Forest Conservation Law. The following table
describes the impacts to the trees proposed to be removed.

Table 3: Proposed Tree Removal

ID Type DBH | Condition | Comments
82 Southern 37” | Fair This tree is located at the edge of the developable area
red oak and will be impacted by grading and townhouse
development.
117 Red maple | 45” | Good This tree is freestanding and located in the center of the
developable area of the Property.
119 | Tulip 34” | Good This tree is located at the edge of the forest and the
poplar critical root zone will be impacted on the uphill side by
grading and stormwater management facilities.
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ID Type DBH | Condition | Comments

175 White oak | 30” | Fair This tree is located adjacent to the stormwater
management facilities. The Applicant is showing the
tree as removed and mitigating for its loss but will use
stress reduction measures to try to save this tree.

206 Paulownia | 41” | Good This tree will be impacted by stormwater management

facilities.

Table 4 below describes the trees proposed to be impacted, but not removed:

Table 4: Trees to be impacted, but not removed

ID Type DBH | Condition | Comments
78 Tulip 41" | Good This tree will be impacted by the demolition of the existing
poplar house.
98 White | 44” | Good This tree is off-site and will be minimally impacted by
oak grading associated with the development.
165 Tulip 32” | Good This tree will be impacted by the demolition of the existing
poplar house.
184 Tulip 36” | Good This tree will be minimally impacted by stormwater
poplar management facilities.
210 Tulip 32” | Good This tree is off-site will be minimally impacted by
poplar stormwater management facilities.
216 White | 31” | Good This tree is off-site will be minimally impacted by
oak stormwater management facilities.
217 Tulip 39” | Good This tree is off-site will be minimally impacted by
poplar stormwater management facilities.

Unwarranted Hardship

Per Section 22A-21, a variance may only be granted if the Planning Board finds that leaving the
requested trees in an undisturbed state would result in unwarranted hardship. The variance is
necessary because of the severe environmental site constraints that include steep slopes,
environmental buffers or forest cover over more than 60% of the additional acreage.
Development has been constrained to less environmentally sensitive areas of the site to
minimize forest loss and environmental buffer impacts. Therefore, leaving the requested trees
in an undisturbed state would result in an unwarranted hardship.
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Variance Findings
Based on the review of the variance request and the proposed Amended Final Forest
Conservation Plan, staff makes the following findings that granting the requested variance:

1. WIill not confer on the applicant a special privilege that would be denied to other
applicants.

Granting this variance will not confer a special privilege on the Applicant as any
development on the Subject Property is constrained due to the large areas of steep
slopes and environmental buffers. These trees lie outside of the forest or stream buffer
and would likely be disturbed under any scenario of development for this property.
Granting a variance request to remove five trees and disturb the CRZs of seven trees for
the purposes of developing townhouses is not unique to this Applicant. This variance is
necessary to achieve the County goals of providing housing while protecting the
sensitive environment of the Paint Branch. Therefore, staff believes that is not a special
privilege that would be denied to other applicants.

2. Is not based on conditions or circumstances which are the result of the actions by the
applicant.

The requested variance is not based on conditions or circumstances which are the result
of actions by the Applicant. It is based on the locations of the trees and the disturbance
needed to develop the Subject Property under any scenario.

3. Is not based on a condition relating to land or building use, either permitted or non-
conforming, on a neighboring property.

The requested variance is a result of the unique conditions and constraints of the
Subject Property and not a result of land or building use on a neighboring property.

4. Will not violate State water quality standards or cause measurable degradation in water
quality.

The Proposed Amendment allows for the removal of existing encroachments, and
includes additional plantings within the environmental buffer, which will help protect
water quality. The requested variance will not violate State water quality standards or
cause a measurable degradation in water quality.

Mitigation for Trees Subject to the Variance Provisions

The Applicant is requesting a variance to remove five trees and to impact but not remove seven
trees. Generally, mitigation is not recommended for trees impacted but retained. The
Applicant will plant 16, 3-inch caliper, native shade trees as part of the Amended FFCP as
mitigation for the loss of five specimen trees. These plantings will be located within the
environmental buffer and will help protect water quality.

18



County Arborist’s Recommendation on the Variance

In accordance with Montgomery County Code Section 22A-21(c), the Planning Department is
required to refer a copy of the variance request to the County Arborist in the Montgomery
County Department of Environmental Protection for a recommendation prior to acting on the
request. On January 14, 2014, Staff forwarded the request to the County Arborist, who has
recommended approval (Attachment 4).

Variance Recommendation
Staff recommends that the variance be granted.

COMPLIANCE WITH ZONING ORDINANCE AND SUBDIVISION REGULATIONS

The application has been reviewed for compliance with Chapter 50 of the Montgomery County
Code, the Subdivision Regulations. The proposed lot size, width, shape and orientation are
appropriate for the location of the subdivision. The proposed development substantially
conforms to the recommendations of the White Oak Master Plan. It meets all requirements
established in the Subdivision Regulations, provided the Planning Board grants greater than
50% of the units to be townhomes (discussed in more detail below) and approves the proposed
turnaround to be longer than 500 feet.

More than 50 percent of the units as townhouses

Section 59-C-1.6 prescribes the procedure and standards for Development that include moderately
priced dwelling units, and allows townhouses in the R-90 Zone for a development under the
optional method of development pursuant to §59-C-1.621, footnote 1, of the Zoning Ordinance,
which requires at least 50 percent of the units to be townhouses. This section also allows the
Planning Board to approve a development in which up to “100% of the total number of units are
one-family attached dwelling units, upon a finding that (1) a proposed development is more
desirable from an environmental perspective than development that would result from adherence
to these percentage limits, or (2) limits on development at that site would not allow the applicant to
achieve MPDUs under Chapter 25A on-site. However, any increase in any dwelling unit type above
the standard percentage allowed must achieve not less than the same level of compatibility as
would exist if the development were constructed using the standard percentage of that type of
dwelling unit. Any development that exceeds the maximum percentage of allowable dwelling unit
types must be compatible with adjacent existing and approved development.”

The Subject Property is encumbered by several environmental elements, such as a stream
valley buffer, steep slopes and forest that cover more than 60% of its land area. A 100%
townhouse development will protect the environmentally sensitive areas through multiple
conservation measures, such as greater buffers for the stream valley and steep slopes than if
developed as one-family detached units, and additional areas of reforestation. There are 1.67
acres of environmental buffers associated with the stream, with 1.01 acres of environmental
buffer forested. There are a total of 1.22 acres of high priority forest on-site. The forest
planting is not required to meet requirements of Chapter 22A, but does support the granting of
100% townhouse units.
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The proposed development of 100% townhouses will achieve the same level of compatibility as
a development with a maximum of 50% townhouses. As fully described under the Site Plan
section of this report, the proposed development is of similar characteristics (e.g., building
height, scale and massing) to the existing developments and any developments within the
surrounding neighborhood.

Staff carefully considered the 100% townhouses proposal and recommends granting this
request because the proposed lot arrangement will be the least intrusive within the
environmental context of the Subject Property, will maintain compliance with the Zoning Code,
and will be compatible with the surrounding neighborhood.

Lot Frontage on a Private Street

Section 50-29(a)(2) of the Subdivision Regulations requires “... that individually recorded lots
shall abut on a street or road which has been dedicated to public use or which has acquired the
status of a public road.” The proposed townhouse lots will be on individually recorded lots and
will front onto private streets. Therefore, in order to approve the proposed Preliminary Plan
Amendment, the Planning Board must find that the proposed private streets have acquired the
status of a public road. This finding must be based upon the proposed road being fully
accessible to the public; accessible to fire and rescue vehicles, as needed; and designed to
minimum public road standards, except for right-of-way and pavement widths.

The proposed private street with frontage to the proposed individually recorded townhouse
lots meets the minimum standards necessary to make the finding that it has the status of a
public road. These standards include 20-foot pavement width, 25-foot or larger curve radii, an
appropriate circulation pattern, and an appropriate paving cross-section. As a condition of this
report, the proposed private road will also be placed within an easement that ensures it
remains fully accessible to the public.

Road and Street Design Standards

Section 50-26(b) of the Subdivision Regulations allows the Planning Board to approve cul-de-
sacs and turnarounds only if they will produce an improved street layout because of the
unusual shape, size or topography of the subdivision. The Planning Board must not approve a
turnaround or cul-de-sac longer than 500 feet, when measured on its centerline. However, the
Board may approve a greater length because “...of the property shape, size, topography, large
lot size or improved street alignment...”

The extension of these existing turnarounds is highly desirable because it will continue the
existing pattern of development with minimal disturbance of steep slopes and the stream valley
buffer. It will also avoid excessive pavement in or near the existing natural resources that could
result from entirely new access roads for the proposed units.

When extended to accommodate the six new units proposed for Parcel 158, Whitehall Drive
will be approximately 550 feet long from the intersection of Whitehall Drive and Chiswick Court
to its eastern terminus. Staff supports the proposed over-length street (approximately 50 feet
longer the than the standard 500-foot maximum) for the same reasons described above: the
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extended-length eastern segment of Whitehall Court will help protect sensitive environmental
resources, and it will avoid excessive impervious surface by creating a more compact
development pattern consistent with the existing development on the larger site.

SITE PLAN FINDINGS

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

The Site Plan 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 approved under Chapter 56.

The Property is Zoned R-90, whose purposes include: encourage social and community
interaction and activity; provide a broad range of housing types; preserve and take the
greatest possible aesthetic advantage of trees; provide open space for the general
benefit of the community; encourage pedestrian circulation networks; and assure
compatibility and coordination of each development with existing and proposed
surrounding land uses. The zone allows the proposed use, with provisions stated below.

The Applicant proposes to amend the approved Site Plan to include an additional 22
townhomes, including four MDPUs, under the Optional Method of Development in the
R-90 Zone for projects including Moderately Priced Dwelling Units pursuant to §59-C-1.6
of the Zoning Ordinance. One-family attached units are a permitted use under the R-90
Zone Optional Method, but the maximum percentage of attached units (townhouses)
allowed is 50 percent. The balance must be one-family detached units. However, per
§59-C-1.62, footnote 1, the Planning Board may approve up to 100 percent of the units
as one-family attached units, upon a finding that: (1) a proposed development is more
desirable from an environmental perspective than development that would result from
adherence to these percentage limits; or (2) limits on development at that site would not
allow the applicant to achieve MPDUs under Chapter 25A on-site. Any increase above
the standard percentage allowed must achieve not less than the same level of
compatibility as would exist if the development were constructed using the standard
percentage of that type of dwelling unit.

The Applicant is requesting 100 percent of the total additional units as one-family
attached units. Staff finds that the proposed development with 100-percent one-family
attached units is more desirable from an environmental perspective than a
development that would result from adherence to the standard 50 percent limit, as
discussed above.
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The following data table indicates the proposed development’s compliance with the
applicable standards of the Zoning Ordinance. The Site Plan meets all the development

standards of the zone.

Table 5: Project Data Table (R-90 Zone/MPDU Option)

Development Standard Permitted/ | Previously Proposed with
Required Approved/Built | Addition
Min. Tract Area (ac) N/A 26.30 29.34
Max. Density of Development (du/ac) 4.39 4.39 4.39
(59-C-1.622)
Max. Number of Dwelling Units 128 106 128
(29.34 ac X 4.39)
Max. Percentage of one-family attached lots (%) 50 100" 100
Min. Number of MPDUs at 15% 20 16 | 20 (16 existing +
4 proposed)
Min. Yard Requirements for lots that abut a lot
Not development under MPDU provisions (ft.)
(59-C-1.623)
Rear Yard 20 20 20
Side Yard 20 20 20
Min. Yard Requirements (feet) (59-C-1.624):
Front Yard N/A 20 20
Side Yard N/A 8 8
Rear Yard N/A 20 20
Min. Lot Area (sf) (59-C-1.625) 1,500 1,500 1,500
Max. Building Height (feet) (59-C-1.626) 40 40 40
Min. Green Area (59-C-1.627) 256,000 888,824 | 83,842 for added
(2,000 sf per unit) portion
972,666 Total
Green Area
Parking spaces (59-E-3.7
Attached Units (2 per unit) 256 2127 | 56 (for new units)
Visitors 30 | 9 (for new units)
Total parking spaces 242 | 65 (for new units)

Total Proposed Parking Spaces

307

'The Planning Board approved a Preliminary Plan (11991099) of up to 100% one-family attached dwelling units
pursuant to §59-C-1.62 of the Montgomery County Zoning Ordinance.
2 As previously approved, the 90 market-rate units include 2 driveway spaces per unit. Lots 29 -32 (MPDU units)
include a parking space in the garage and the driveway. The remaining MPDUs have 2 designated parking spaces

in the parking areas directly in front of the units.
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The locations of buildings and structures, open spaces, landscaping, recreation facilities,
and pedestrian and vehicular circulation systems are adequate, safe, and efficient.

a. Locations of buildings and structures

The proposed townhouses are similar to what has been built in the existing
development, and are located on the site to take full advantage of the varying slopes to
accommodate walkout situations. The locations of the buildings are clustered to
maximize the preservation of open space, including area containing steep slopes. The
proposed development extends pedestrian and bicycle paths to provide access to new
units and existing and proposed recreation amenities and open spaces.

b. Open Spaces
The Applicant will dedicate approximately 2 acres of environmental buffers to the Parks

Department for addition to the adjacent stream valley park. In addition, the Applicant
will provide recreation amenities per the Planning Board’s Recreation Guidelines as
described below.

c. Landscaping and Lighting

The proposed landscaping consists of a mix of shade, evergreen and flowering trees
along the existing streets. The proposed trees are similar to the existing trees within the
townhome community, and consistent with previous approvals, the new street trees are
within ten-foot wide grass panels along Regent Court and Whitehall Drive.

The proposed lighting for the new townhomes will closely match the lighting in the
existing townhome community and will consist of the lantern-style fixtures on 14-foot
tall poles, spaced similarly to existing poles but varied as needed to accommodate
adequate coverage. Proposed light fixtures near the proposed townhomes will be
equipped with deflectors/refractors to prevent glare.

The proposed landscaping and lighting will be safe, adequate, and efficient for year-
round use and enjoyment by residents and visitors.

d. Recreation Amenities

The Applicant is proposing relocation and expansion of an existing tot. The proposed tot
lot is double the size of the existing tot lot, and located at the end of extended Regent
Manor Court. It will consist of safety tiles, activity panels for toddlers, swings and a play
structure. It will be enclosed by a timber border, and include proper drainage. The
structure will be located near the street to provide adequate visibility and easy access
while ensuring safety of the children. The Applicant also proposes a re-alignment of the
natural surface trail to connect with the relocated tot lot and sidewalks that terminate
at Regent Manor Court. Table 6 below contains the Recreation Amenity Calculations
based on the total development. The previously approved amenities exist on-site and
are in good condition.
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The proposed Site Plan Amendment meets the Planning Board Guidelines for recreation
amenities. As reflected in the outline and data tables below, the development (existing
and proposed addition) will provide adequate, safe, and efficient recreation amenities.

Table 6: Recreation Amenity Calculations

Tots Children Teens Adults Seniors

Demand Points

Unit Type
Attached units (128) 21.76 28.16 23.04 165.12 8.96
Total Required Points 21.76 28.16 23.04 165.12 8.96
Supply Points

Tot Lot (2) 9.00 2.00 0.00 4.00 1.00

Multi-Age Playground (1) 9.00 11.00 3.00 7.00 1.00

Picnic/Sitting (4) 4.00 4.00 6.00 20.00 8.00

Open Play Area Il (3) 9.00 12.00 12.00 30.00 3.00

Pedestrian System 2.18 5.63 4.61 74.30 4.03

Nature Trails (1) 1.09 2.82 3.46 24.77 1.34

Natural Areas (1) 0.00 1.41 2.30 16.51 0.45
Total Supply Points 34.27 38.86 31.37 176.58 18.82
% of Demand 157% 138% 136% 107% 210%

e. Pedestrian and Vehicular Circulation Systems

The proposed project will promote safe and efficient movement of vehicles. Vehicular
circulation will not change on the existing developed portion of the overall site. The
circulation routes, access points, and movements have been reviewed to ensure
minimal conflicts with pedestrians and found to be in accordance with code
requirements.

Pedestrian and bicycle access is provided from the sidewalk at Stewart Lane/Lockwood
Drive to the main entrance of the entire property (DOT has requested, but not required,
that the Applicant work with them on pedestrian safety improvements along Lockwood
Drive from the site entrance at Stewart Lane to Oak Leaf Drive, one mile to the south).
The existing sidewalk system within the development consists of four-foot wide
sidewalks and natural surface trails. The proposed amendment will extend the existing
four-foot wide sidewalks, and continue the 4-foot wide natural surface trail from
Whitehall Drive through Parcel B to connect with the relocated tot lot on Regent Manor
Court. This network will continue to provide adequate, safe, and efficient pedestrian
and vehicular circulation systems.
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4, Each structure and use is compatible with other uses and other site plans and with
existing and proposed adjacent development.

The proposed townhouses are compatible with existing uses and developments on
adjacent properties regarding scale, massing, and design. The fronts and sides of the
units will contain brick or masonry facades for a consistent appearance with the existing
townhouses and will continue to be compatible with the surrounding neighborhood.

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation, Chapter 19 regarding water resource protection, and any other applicable
law.

a. Forest Conservation
This plan is in compliance with the Planning Board’s Environmental Guidelines and
Montgomery County Forest Conservation Law (Chapter 22A of the Code). Staff
reccommends approval of the Amended Final Forest Conservation Plan as part of
the Site Plan Amendment with the conditions cited in this Staff Report.

b. Stormwater Management
This development has an approved Stormwater Concept from the Department of
Permitting Services (DPS) dated September 25, 2012. (See Attachment 4.)

COMMUNITY OUTREACH

The Applicant has met all proper signage, noticing, and submission meeting requirements. As
of the date of this report, staff has received verbal and written communications on this
Application. Citizen concerns include interruption of wildlife habitat, decrease of open space,
increased traffic, and overcrowding. Staff believes that with the addition of over 2 acres of
dedicated park land, coupled with multiple forest conservation measures, removal of structures
within the floodplain, and minimizing the development’s footprint, the Applicant has minimized
the environmental impacts of this development. With regards to increased traffic and
overcrowding, the project has been reviewed for transportation circulation and adequacy, and
is not anticipated to exceed the applicable congestion standards for this area.

ATTACHMENTS

Previous Approval
Preliminary Plan

Site Plan

Agency Approval Letters

Final Forest Conservation Plan
Applicant’s Variance Request
Citizen Comments

Nou,swWwNE
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ATTACHMENT 1
Date Mailed: May 28, 2003
Action: Approved Staff Recommendation

Motion of Comm. Robinson, seconded by
Comm. Bryant with a vote of 3-0;

Comms. Berlage, Bryant, Robinson
voting in favor

Comms. Perdue temporarily absent
and Wellington necessarily absent

MONTGOMERY COUNTY PLANNING BOARD
OPINION

Preliminary Plan 1-91099
NAME OF PLAN: WHITE OAK PROPERTY

On 06/22/99, PAINT BRANCH PARTNERSHIP submitted an application for the approval of a
preliminary plan of subdivision of property in the R-90 zone. The application proposed to create
106 lots on 26.3 acres of land. The application was designated Preliminary Plan 1-91099. On
03/27/03, Preliminary Plan 1-02110 was brought before the Montgomery County Planning Board
for a public hearing. At the public hearing, the Montgomery County Planning Board heard
testimony and received evidence submitted in the record on the application. Based upon the
testimony and evidence presented by staff and on the information on the Preliminary Subdivision
Plan Application Form, attached hereto and made a part hereof, the Montgomery County Planning
Board finds Preliminary Plan 1-0211€ to be in accordance with the purposes and requirements of
the Subdivision Regulations (Chapter 50, Montgomery County Code, as amended) and approves
Preliminary Plan 1-02110.

Approval, Pursuant to the Annual Growth Policy Alternative Review Procedures for Expedited
Development Approval (“pay-and-go”), Subject to the Following Conditions

1)

2)

3)

4)

Prior to MCPB release of building permits, applicant to enter into an Adequate Public
Facilities (APF) agreement with the Planning Board to limit development to a maximum of
one hundred six (106) single family attached units and pay to the Montgomery County
Department of Finance the balance of the expedited development approval excise tax prior to
receipt of building permits, as provided by County law

Compliance with the conditions of approval for the preliminary forest conservation plan. The
applicant must satisfy all conditions prior to recording of plat(s) or MCDPS issuance of
sediment and erosion control permits

All road rights-of-way shown on the approved preliminary plan shall be dedicated, by the
applicant, to the full width mandated by the Fairland -White Oak Master Plan unless
otherwise designated on the preliminary plan

All road right-of ways shown on the approved preliminary plan shall be constructed, by the
applicant, to the full width mandated by the Fairland - White Qak Master Plan and to the
design standards imposed by all applicable road codes. Only those roads (or portions thereof)
expressly designated on the preliminary plan, “To Be Constructed By ” are excluded
from this condition

MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING, 8787 GEORGIA AVENUE, SHVER SPRING, MARYLAND 20910
Www.mnAcppC.org
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5) Record plat to reflect a Category I easement over all areas of stream valley buffers and forest
conservation

6) Record plat to reflect common ingress/egress and utility easements over all shared driveways

7) Record Plat to reflect all areas under Homeowners Association ownership and all stormwater
management areas

8) Compliance with the conditions of approval of the MCDPS stormwater management approval

9) Dedication to MNCPPC of the land adjacent to the northeast side of the entrance road
(proposed Stewart Lane) between the road and current parkland up to the first proposed set of
town homes. Curb cut to be provided to allow access to this land

10) Dedication of Parcel 207 and adjacent stream valley buffer area to MNCPPC for park
purposes. All dedicated land to be conveyed free of trash and unnatural debris and signed to
park standards

11) Applicant to provide 4-foot wide natural surface trails within the development for resident
access to adjacent parkland. Trails to be designed and constructed to park standards; access
points to be coordinated with park staff

12) Final access and improvements as required to be approved by MCDPWT prior to recordation
of plat(s)

13) No clearing, grading or recording of plats prior to site plan enforcement agreement approval

14) Final approval of the number and location of buildings, dwelling units, on-site parking, site
circulation, sidewalks, and bikepaths will be determined at site plan

15) A landscape and lighting plan must be submitted as part of the site plan application for review
and approval by technical staff

16) Provide a minimum of sixteen {16) MPDU’s dependent on Condition No. 14 above

17) All driveway access connections to parcels not included in the subdivision are to be identified
on the final record plat and the Homeowner Association documents must provide for the
continued provision of such access until other direct access to a public road is provided in the
future

18} This preliminary plan will remain valid for thirty-seven (37) months from the date of mailing
of the Planning Board opinion. Prior to this date, a final record plat must be recorded for all
property delineated on the approved preliminary plan, or a request for an extension must be
filed

19) The Adequate Public Facility (APF) review for the preliminary plan will remain valid for
sixty-one (61) months from the date of mailing of the Planning Board opinion

20) Other necessary easements
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MONTGOMERY COUNTY PLANNING BOARD
OPINION

Site Plan No.: 8-05018
Project: White Oak
Date of Hearing: February 10, 2005

Action: APPROVAL SUBJECT TO CONDITIONS. (Motion to approve was made by
Commissioner Wellington; duly seconded by Commissioner Bryant; with a vote of 5-0,
Commissioners Berlage, Perdue, Bryant, Wellington, and Robinson voting in favor.)

The date of this written opinion is APR 12 2005 (which is the date that this
opinion is mailed to all parties of record). Any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
written opinion, consistent with the procedural rules for the judicial review of
administrative agency decisions in Circuit Court (Rule 7-203, Maryland Rules of Court -
State). This site plan shall remain valid as provided in Section 59-D-3.8.

INTRODUCTION

On February 10, 2005, Site Plan Review #8-05018 was brought before the Montgomery
County Planning Board for a public hearing. At the public hearing, the Montgomery County
Planning Board heard testimony and received evidence submitted in the record on the

application.

THE SUBJECT PROPERTY

The subject property is located on Stewart Lane approximately 350 feet east of the
northeastern intersection with Lockwood Drive (“Subject Property”). The 26.30-acre site
is bordered by the Montgomery-White Oak Apartments directly to the west and
southwest, ranging in height from 2-4 stories and zoned R-20. The property abutting
the site directly to the south is the White Oak Naval Surface Warfare Center (NSWC)
(Pcl. 700), containing a variety of government complexes and a public golf course. This
property is zoned RE-2. The Subject Property encompasses approximately 14 parcels,
some of which are improved with one-family homes and others that are vacant. These
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out parcels currently access Stewart Lane and are zoned R-90. The property to the
north and east of the subject site is owned by M-NCPPC and is part of Paint Branch
Stream Valley Park. The Park property is zoned R-90 and RE-2.

BACKGROUND

Preliminary Plan #1-91099 was approved on May 28, 2003, for 106 one-family attached
dwelling unifs with conditions. The Planning Board’s approval of the Preliminary Plan
included approval of up fo 100 percent one-family attached dwelling units pursuant to
Sect. 59-C-1.621 of the Montgomery County Zoning Ordinance.

PROPOSED DEVELOPMENT

White Oak Investments, LLC, ("Applicant”) proposed to construct 1068 one-family
attached units, including 16 MPDUs, on 26.30 acres in White Oak, Maryland. The
proposed development is utilizing the MPDU development option in the R-80 Zone,
increasing the project’s density while providing a greater percentage of MPDUs on the
property. The Subject Property is comprised of fourteen {14) parcels with direct access
from Stewart Lane, via Stewart Drive.

The proposed development is separated into two development pod areas by virtue of
the outlying parcels that are not part of this development. The first development pod
area, located along the western boundary, contains approximately 44 townhouse units
near the extended segment of Stewart Lane. The second development pod area
consists of the remaining 62-townhouse units primarily to the east of the parcels that are
not part of the development. The latter development area is accessed via Private Street
E running east to west from Stewart Lane to the northern portion of the southern stream
buffer.

Vehicular Circulation

Stewart Lane is an existing 26 foot-wide paved public road within a 80 foot-wide right-of-way
that extends east from Lockwood Drive to provide access to numerous parcels, including the
Subject Property. Stewart Lane/Lockwood Drive provides an altermative connection between
New Hampshire Avenue and US 29. The proposed subdivision extends Stewart Lane into the
site and terminates the right-of-way at the northwest corer of Parcels 139 and 194. The street
will terminate as a T-intersection in order to provide future connections to potentially landlocked
parcels surrounding the Subject Property.
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The townhouses will gain direct access through a serles of private streeis that connect to
Stewart Lane. All of the units front onfo the private streets. Off-street parking bays will be
provided for the MPDUSs in the western tract area. The Applicant will provide garage townhouse
MPDU units in the eastern development area fo address compatibility within the site in context
with the market-rate units.

As stated in the site plan review issues on page 7 of the Staff Report, Staff expressed concemn
that adequate access be provided to Stewart Lane for the parcels that could potentially become
landiocked through the site plan and development process. The approved preliminary plan
identified ingress/egress and utility easements to all of the parcels requiring access to Stewart
Lane through the proposed development. The only deviation from the preliminary plan is the
minor realignment of the access to Parcel 158. This site plan provides an improved access to
Stewart Lane via Private Street E, rather than the circuitous route anticipated in the subdivision
process.

Pedestrian Circulation

The sidewalk system within the right-of-way for Stewart Lane will be extended into the
Subject Property and consists of 5-foot-wide sidewalks separated by a 10-foot green
panel for street trees. All of the remaining sidewalks associated with the private streets
and lead walks to buildings will be 4-feet-wide. The parking areas associated with the
MPDUs will provide a 2-foot-wide grass panel to separate the integrated sidewalk
system. The separation provides for continuous pedestrian movement without conflicts
from the parking lot.

A 4-foot-wide natural surface trail will be provided from Private Street B to Private Street
E through the dedicated parkland and the homeowners’ association parcels (A and C).
The connection will provide residents an alternative access to the community
recreational areas as well as to trails within the surrounding existing parkland.

Environmental/Forest Conservation

Approximately 11.2 acres of forest will be preserved and placed in a Category | Forest
Conservation Easement. Much of the easement area is in the sfream buffer and will be
dedicated to M-NCPPC for parkland. Forest conservation requirements have been met
through the preservation of existing forests, including 10.61 acres of priority forest. No
additional planting will be required.
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The stream buffer will be impacted in two areas for the stormwater management outfall
area and extension of the sewer line through Parcel B and the existing parkland.
Specifically, the 8 sanitary sewer outfall extends approximately 1340 feet (or 0.25 mile)
through existing and proposed parkland. According to the Applicant, the size and
depth/elevation of the sewer will be adequate to serve the entire area, including all
developable acreage on the out-parcels. Therefore, no other outfalls will be necessary
or allowed through M-NCPPC parkiand. The precise alignment through parkland may
be refined, and will be subject to all park permit requirements.

The Planning Board’s approval of the Preliminary Plan included approval of up to 100
percent one-family attached dwelling units pursuant to Sect. 59-C-1.621 of the
Montgomery County Zoning Ordinance. In addition to the standard conservation
easements, approximately 0.60 acres of forested land outside the stream buffer
southeast of Parcel 158 (0.52 acres) and east of Lot 41 (0.08 acres at the east end of
Street F) will be placed in a conservation easement or dedicated to parkland.

The Applicant proposed to retain the stream buffer areas that are tributaries to the Paint
Branch and contain environmentally sensitive natural elements such as wetlands and
steep slopes. The stream buffers will be placed in Category | Forest Conservation
Easements limiting future construction or encroachment in and around the buffers.

QOpen Space/Green Space

The plan proposes approximately 20 acres of green space, or 77 percent of the
property, between units and along the perimeter of the property. The green space
consists of dedicated parkland within the stream buffer; open play area for recreation,
buffer areas, and stormwater management parcels. The green space along with
existing trees and environmentally sensitive areas will provide buffers to adjacent uses
and create internal community interaction and separation. Approximately 11 acres, or
42 percent of the total site area, will be dedicated to M-NCPPC for the Paint Branch
Stream Valley Park.

The R-80 Zone requires a description of the procedures and methods to be followed for
assuming the common use and adequate maintenance of common open space for the
proposed project. The site plan contains a standard condition (No. 13) that defines
maintenance and use of the common open space for properties in a pre-recorded
covenant (liber 28045, folio 578); however, the Applicant will provide additional
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language in the homeowners' association documents that provides for maintenance and
use of the open space that will be regulated by the future HOA.

The proposed stormwater management concept, approved by the Montgomery County
Department of Permitting Services ("DP8”) on November 20, 2003, and reconfirmed on
January 18, 2005, consists of (1) on-site channe! protection measures via construction
of two dry detention facilities; (2) on-site water quality control via construction of two
Montgomery County Sand Filters (MCSF's); and (3} on-site recharge via dry wells and
storage below the sand filters. Channel protection volume is not required for an area of
off-site bypass because the one-year post development peak discharge at the proposed
outfall is less than or equal to 2.0 cfs.

The site plan shows the location of a regional stormwater management facility at the
entrance to the site to the north of the extension of Stewart Lane. The facility was
considered in the design of the site and part of the reconfirmation of the concept
approved by DPS,

Landscaping and Lighting

The proposed landscaping on the site consists of a mix of shade, evergreen and
flowering trees along the entrance to the site from Stewart Lane. The access from
Stewart Lane will contain three terraced walls with planting to accent the entry into the
site and provide for a physical and visual buffer from the proposed units to the
stormwater management facility.

Street trees are provided in the 10-foot-wide grass panels within the extended Stewart
Lane right-of-way to continue the pattern of Willow Oaks installed in the segment of
Stewart Lane to Lockwood Drive. The pattern of strest trees will continue on Private
Street E that provides service to the eastern portion of the development in front of the
townhouse units.

Evergreen screening will be provided on the south side of the tot lot adjacent to parcels
56, 82, and 108 to buffer the recreational activity from the existing residences. A mix of
evergreen and deciduous screening will also be provided on the southern end of the
multi-age play area adjacent to the proposed townhouses and the stormwater
management facility.

The proposed lighting for Stewart Lane will comply with the standard lighting
specifications for public roads and is proposed to consist of a Colonial style fixture on
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metal poles. The exact location and fixture type in the public road will be determined
and approved by DPS.

The proposed lighting for the private streets will closely match the proposed lighting for
the public streets and will consist of the New London fixures on 12-foot-tall poles.
Lighting on the private streets is spaced approximately 70 on center, aithough this may
vary to accommodate adequate coverage. Additional light fixtures have been proposed
by the visitor parking areas, located near the townhouse units and multi-age play lot.
Light fixtures near the existing one-family detached homes will be equipped with
deflectors/refractors to negate glare onto the adjacent parcels.

Recreation Requirements

The Applicant proposed four locations for centralized recreational facilities to address
the separation of the two development pod areas. A tot-lot is proposed on the south
side of Private Street B, which consists of a toddlers Eagle Play structure and benches
on safety tiles. The play structure will be enclosed by a timber border and will include
proper drainage. The structure will be located as close to the street as possible to
provide adequate distance from the existing one-family detached homes. A passive
play area including seating is located northeast of Private Street C and adjacent to
proposed unit 12. This location is depressed to accommodate grading for the road
while creating a common central area for the entire site,

An open play area is proposed at the southwestern end of the property near the
terminus of Private Street D. The open play area will be a level area for outdoor
recreational activities. A multi-age recreational facility is being provided south of Private
Street £ and west of the proposed stormwater management facility. This facility will
include a multi-level, interconnected play structure with safety tiles and seating areas.
Appropriate fencing will be provided to separate the play area and stormwater
management area to address safety concerns.

Recreation requirements are also being satisfied by the installation of the 4-foot-wide
natural surface trail through the dedicated parkland.

SUMMARY OF TESTIMONY AND EVIDENCE IN RECORD

Staff recommended approval of the Site Plan subject to the conditions listed in its
memorandum dated February 4, 2005 (“Staff Report’), and the proposed revisions to
condition No. 7, which proposed revision was submitted to the Planning Board at the
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hearing. Environmental Planning Staff explained both in its handout and in oral
testimony the need for the proposed revision. Board members recommended certain
clarifying language to proposed Condition 7.d., which would allow Environmental
Planning Staff the opportunity to review and approve the hydraulic planning analysis
prior to recordation of the plat.  The Applicant’s legal counsel appeared at the hearing
and testified that the Applicant agreed with Staff's recommendations, including the
recommended revisions to Condition 7.d. and the Board's changes to Staff's proposed
language to that condition.

In addition to the Applicant's representatives, only one speaker testified at the hearing.
The speaker stressed the need for sediment and erosion control measures, forest
conservation, and well-designed stormwater management facilities, noting that Staff had
shared and advanced these concerns and that the application before the Board
addressed the aforementioned concerns. The speaker added that the Staff Report
addresses with great specificity almost all her issues and concerns. The speaker
commented that it appeared fo her that one grouping of eight townhomes was located
over a tributary to the Paint Branch. The speaker testified that her greatest concemn
was the amount of traffic that would be generated by this development and its impact in
an already heavily congested area.

In its rebuttal testimony, the Applicant responded to the concerns of the speaker. First,
the Applicant’s engineer testified that the Staff-approved Natural Resources Inventory
had determined that the feature the speaker had identified as a tributary is, in fact, an
eroded swale. The Applicant added that it is aware that the site is environmentally
sensitive and that, during construction, sediment control requirements would be
followed. Second, responding to the speaker's traffic concerns, the Applicant testified
that, as noted in the Staff Report, the preliminary plan application (#1-91099) had been
approved under the Expedited Development Approval Excise Tax; and that 10% of the
‘Pay-and-Go fee had aireaﬁy been paid and that the remainder would be paid to
contribute to improvements in the area. He added that the road into the community was
a public road, which would provide safe and adequate access, as had been analyzed at
the time of pr@%ammarﬁf plan review. Correcting an error in the Staff Report, Applicant's
counsel advised the Board that the Applicant has until May 2005 to record plats.

Staff did not dispute the rebuttal testimony of the Applicant. In response to Board
questioning, Staff confirmed that the proposed public road accessing the site would
provide sufficient capacity to handle the undeveloped parcels located within the Subject
Property.
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FINDINGS

Based on all of the testimony and evidence presented and on the Staff Report, which is
made a part hereof, the Montgomery County Planning Board finds:

1.

The Site Plan is consistent with the approved development plan or a project plan
for the optional method of development, if required.

An approved development plan or a project plan is not required for the subject
development.

The Site Plan meets all of the requirements of the zone in which it is located.

The Site Plan meets all of the requirements of the R-90 Zone (MPDU Option) as
demonstrated in the project Data Table in the Staff Report.

The locations of the buildings and structures, the open spaces, the landscaping,
the recreation facilities, and the pedestrian and vehicular circulation systems are
adequate, safe, and efficient.

a.

Buildings

The 3-story townhouses are located on the site to take full advantage of
the varying slopes to accommodate walkout situations. All of the units,
with the exception of two sticks of MPDUs, are garage units fronting on
the private streets. The MPDU grouping in the eastern tract will be garage
units to address compatibility, in context with the market-rate units.

The majority of the units are located with the sides of the units along the
proposed Stewart Lane. The fronts and sides of these units will contain
brick or masonry facades for context and appearance with the neighboring
apartment complexes and adjacent one-family homes. The rear and sides
of the units at the entrance to the site will also be brick or masonry to
address compatibility and appearance.
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Additionally, based on testimony presented at the hearing and other
evidence of record, including the approved Natural Resources Inventory,
the Board further finds that the group of eight townhomes pointed out by
the speaker is not located over a fributary to the Paint Branch. Based on
the evidence of record, the Board finds the location of all buildings and
structures on the site to be adequate, safe, and efficient.

Open Spaces

The plan proposes approximately 20 acres of green space, or 77 percent
of the property, between units and along the perimeter of the property,
although a major portion of the green space consists of dedicated park
area within the stream buffer. In addition to the green area surrounding
the units and within the stream buffer, open play areas for recreation and
stormwater management parcels are included in the overall acreage. The
green space, along with existing trees and environmentally sensitive
areas, will provide buffers to adjacent uses and create internal community
interaction as well as separation. Approximately 11 acres or 42 percent of
the total site area will be dedicated to M-NCPPC for the Paint Branch
Stream Valley Park. Y

The R-80 Zone requires a description of the procedures and methods to
be followed for assuming the common use and adequate maintenance of
common open space for the proposed project. The site plan contains a
standard condition (No. 13) that defines maintenance and use of the
common open space for properties in a pre-recorded covenant (liber
28045, folio 578); however, in addition, the Applicant will provide
additional language in the Homeowners Association Documents that will
identify specific use and maintenance of the common open space.

The proposed stormwater management concept consists of (1) on-site
channel protection measures via construction of two dry detention
facilities; (2) on-site water quality control via construction of two
Montgomery County Sand Filters (MCSF's); and (3) on-site recharge via
dry wells and storage below the sand filters. Channel protection volume is
not required for an area of off-site bypass because the one-year post
development peak discharge at the proposed outfall is less than or equal
to 2.0 cfs,
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Based on the uncontested evidence of record, as fﬁsaussed herein, the
Board finds the location of open spaces on the site to be adequate, safe,
and efficlent,

Landscaping and Lighting

The proposed landscaping on the site consists of a mix of shade,
evergreen and flowering trees along the entrance to the site from Stewart
Lane. The access from Stewart Lane will contain three terraced walls with
planting to accent the entry into the site and provide for a physical and
visual buffer from the proposed units to the stormwater management
facility.

Street trees are provided in the 10-foot-wide grass panels within the
extended Stewart Lane right-of-way fo continue the pattern of Willow Oaks
installed in the segment of Stewart Lane to Lockwood Drive. The pattern
of street trees will continue on Private Street E that provides service to the
eastern portion of the development in front of the townhouse units.

Evergreen screening will be provided on the south side of the tot lot
adjacent to parcels 56, 82 and 108 to buffer the recreational activity from
the existing residences. A mix of evergreen and deciduous screening will
also be provided on the southern end of the multi-age play area adjacent
to the proposed townhouses and the stormwater management facility.

Foundation planting is provided for each unit type to include a mix of
shrubs and groundcover. The public utility easements (PUEs) have been
placed adjacent to the public right-of-way for Stewart Lane and in the rear
yards of the proposed townhouse units to allow for street trees and
flowering trees in front of the units. The relocation of the PUEs permits a
greater flexibility for the appearance and function of the streetscape and
planting in the front of the units along the private streets.

The lighting plan proposes Colonial style fixtures, which consist of
asymmetric panels and 70-100 watt high-pressure sodium bulbs.
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The proposed lighting for Stewart Lane will comply with the standard
lighting specifications for public roads and is proposed to consist of a
Colonial style fixture on metal poles. The exact location and fixture type in
the public road will be determined and approved by Montgomery County
Department of Permitting Services.

The proposed lighting for the private streets will closely match the
proposed lighting for the public streets and will consist of the New London
fixtures on 12-foot-tall poles. Lighting on the private strests is spaced
approximately 70 apart, although this may vary to accommodate adequate
coverage. Additional light fixtures have been proposed near the visitor
parking areas situated by the townhouse units and multi-age play lot.
Light fixtures near the existing one-family detached homes will be
equipped with deflectors/refractors to negate glare onto the adjacent
parcels.

The Board finds, based on the uncontested evidence, including
Applicant's Landscape and Lighting Plan, that the proposed landscaping
and lighting is adequate, safe, and sfficient.

Hecreation

Recreation demand is satisfied as shown in the recreation calculations
table shove,

The proposed recreation facilities include four locations for centralized
recreational facilities to address the separation of the two development
pod areas. A tot-lot is proposed on the south side of Private Street B,
consisting of a toddlers Eagle Play structure and benches on safety tiles.
The play structure will be enclosed by a timber border and will include
proper drainage. The structure will be located as close to the street as
possible to provide adequate distance from the existing one-family
detached homes. A passive open play area including seating is located
northeast of Private Street C and adjacent to proposed unit 12. This
location is depressed to accommodate grading for the road and units,
however the location is a central gathering area for the entire site.
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An open play area is proposed at the southwestern end of the property
near the terminus of Private Street D. The open play area will be a level
area for outdoor recreational activities. A multi-age recreational facility is
being provided south of Private Street E and west of the proposed
stormwater management facility. This facility will include a multi-level and
interconnected play structure with safety tiles and seating areas.
Appropriate fencing will be provided to separate the play area and
stormwater management area to address safety concerns,

Recreation requirements are also being satisfied by the installation of the
4-foot-wide natural surface trail through the dedicated parkland. The final
location of the trail will be determined by staff and the Applicant prior to
construction.

Based on the uncontested evidence of record, the Board finds the
proposed recreation facilities to be adequate, safe, and efficient.

Vehicular and Pedestrian Circulation

Stewart Lane is an existing 26 foot-wide paved public road within a 60 foot-wide
right-of-way that was extended from Lockwood Drive to provide access to
numerous parcels and the subject site. Stewart Lane/Lockwood Drive provides
an alternative connection between New Hampshire Avenue and US 29. The
proposed subdivision is extending Stewart Lane into the site and terminating the
right-of-way at the northwest comer of parcel 139 and 194. The termination of
the paved area will be a T-intersection in order to provide future connections to
potentially landlocked parcels surrounding the subject site.

The townhouses will gain direct access through a series of private streets that
connect to Stewart Lane. All of the units front onto the private streets. Off-street
parking bays will be provided for the MPDUs in the first development pod area,
however, the Applicant has agreed to provide garage townhouse MPDU units in
the eastern development area to address compatibility within the site among the
market-rate units.
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Staff was concerned about adequate access to Stewart Lane for the parcels that
could potentially become landlocked through the site plan and development
process. The preliminary plan identified ingress/egress and utility easements to
all of the parcels requiring access fo Stewart Lane. The only deviation from the
preliminary plan is the minor realignment of the access fo parcel 158. This site
plan improves access from this parcel to Stewart Lane, via Private Street E,
rather than the circuitous route anticipated in the subdivision process,

The Applicant is proposing direct frontage onto the extended Stewart Lane
for parcels 82 (Matthews), 134 (Van Vu), 139 (Washington) and 194
(Wilkerson). In addition, an outlot will be created for the land area
between parcels 82 and 134 and Stewart Lane should the parcels further
subdivide. The outlots would be owned by the future homeowners
association and deeded over at such time as the respective parcels
subdivide. The remaining parcels 108 (Hyson), 56 (Jones), 158 (Hunter),
245 (Colachico) and 299 (Taggert) will gain access to the extended
Stewart Lane via a series of ingress/egress easements through the
proposed private streets. The driveway access points from Stewart Lane
to these parcels will be improved during construction. Staff advised the
Board that the Applicant has agreed to extend paved access from the
proposed private drives and Stewart Lane to the respective parcels,
except where the existing access does not change. The ingress/egress
easements, as shown on the site plan will be delineated on the record
plat.

Pedestrian circulation consists of a sidewalk system internally that leads to
the public road network with access to Stewart Lane/Lockwood Drive, as
well as a natural surface path system.

The sidewalk system within the right-of-way for Stewart Lane will be
extended into the subject site and will consist of 5-foot-wide sidewalks
separated by a 10-foot green panel for street trees. All of the remaining
sidewalks associated with the private streets and lead walks to buildings
will be 4-feet-wide. The parking areas associated with the MPDUs will
provide a 3-foot-wide grass panel for trees to separate the integrated
sidewalk system. The separation provides for continuous pedestrian
movement without conflicts from the vehicular parking.
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4.

A 4-foot-wide natural surface trail will be provided between Private Street B
and E through the dedicated Parkland (parcel B) and the Homeowners
Association parcels (A and C). The connection will provide residents an
alternative access to the community recreational areas as well as to trails
within the surrounding parkland.

The Board notes that traffic issues were addressed at the time of the
preliminary plan review, as reported by the Applicant's testimony at the
hearing.

Based on the uncontested evidence of record, the Board finds the
proposed vehicular and pedestrian circulation to be adequate, safe, and
efficient.

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

The proposed development is compatible with the adjacent uses and
developments in terms of height, density, type of building and location of the
proposed units, The height is limited to forty feet, which is comparable to the
three and four-story Montgomery-White Oak apartments to the east and
southeast. The location of the proposed townhouses fronfing on Private Street B
creates a more consistent street frontage for the 1-story existing detached homes
south of the private street. The townhouses in the eastern development pod are
physically removed and separated by elevation and forest from the existing
detached homes.

The plan proposes a unit type that is consistent with the adjacent apartments and
townhouses and is transitional in nature to the one-family detached units on the
adjacent parcels. A compatibility finding was addressed with the approved
prefiminary plan to comply with the provisions of Sect 59-C-1.621 of the
Montgomery County Zoning Ordinance to provide 100 percent townhouses.

Based on the uncontested evidence of record, the Board finds that each structure
and use is compatible with other uses and other site plans and with existing and
proposed adjacent development.
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The site plan meets all applicable requirements of Chapter 22A regarding forest
conservation.

Approximately 11.2 acres of forest will be permanently preserved and placed in a
Category | Forest Conservation Easement. Much of the easement area is in the
stream buffer and will be dedicated to M-NCPPC for parkland. Forest
conservation requirements have been met through the preservation of forested,
including 10.6 acres of priority forest. No additional planting is required due to
the amount of forest being preserved. The stream buffer will be impacted in two
areas for the stormwater management outfall area and extension of the sewer
line through Parcel B to the existing parkland.

The Board notes, as stated in the Staff Report, that an environmental finding was
addressed at the time of preliminary plan approval, concerning the provisions of
Sect. 58-C-1.621 of the Montgomery County Zoning Ordinance to provide 100
percent townhouses in-lieu-of the maximum 50 percent required by the R-90
Zone development standards.

PLANNING BOARD ACTION AND CONDITIONS

The Montgomery County Planning Board APPROVES Site Plan Review #8-05018 for
106 one-family attached dwelling units, including 16 Moderately Priced Dwelling Units
(MPDUs}, on 26.30 gross acres in the R-30 Zone (MPDU Development Option) with the
following conditions:

1.

2.

Preliminary Plan Conformance

The proposed development shall comply with the conditions of approval for
Preliminary Plan 1-91099 as listed in the Planning Board opinion dated May 28,
2003.

Site Desian

a.
b.

.

Provide dimensions for the proposed ingress/egress easements.

Include outlots x and y, as shown on the site plan, on the record plat and site
plan, as well as a general note for the future use of outlots.

Provide public utility easements for all of the lots.



Site Plan No, 8-05018
Yhite Oak

Page 18

d.

Provide the locations of the mailbox clusters on the site plan. The locations of
the mailbox clusters shall not impede pedestrian circulation or be a visual
detriment to the open space areas within the site.

The fronts of units 1-7, sides of units 1, 13, 14 and 24, as well as the rear of
units 1-5 and 24-34 shall contain brick or masonry facades to be compatible
with the surrounding apartments and existing one-family detached units.

3. Landscaping
The public utility easements for the private streets shall be located be located in the

rear

of the townhouse units, where feasible, to provide a free and clear area for

trees and foundation planting.

4. Lighting

4.

b.
c.

rovide a lighting distribution and photometric plan with summary report and
tabulations to conform to IESNA standards for residential development.
All light fixtures shall be full cut-off fidures.
Deflectors shall be installed on all fixtures causing potential glare or excess
ilumination, specifically on the perimeter fixtures abutting the adjacent
residential properties.
filumination levels shall not exceed 0.5 footcandles (fe) at any property line
abutting or adjacent to residential properties.
The height of the light fixtures shall not exceed 12 feet including the mounting
base,

5. Pedestrian Circulation

a.

b.

Provide a 4-foot-wide natural surface trail from Private Street B to Private Street
E through the dedicated Parkiand (Parcel B) and the Homeowners Association
Parcels (A and C). Exact location of trail alignment and construction
specifications shall be coordinated with, and approved by M-NCPPC staff.

The sidewalks in front of the non-garage MPDU units shall be 4-feet-wide and
separated by a 2-foot grass strip from the parking bay.

6. Recreation Facilities

a.

Provide detail specifications of the Toddlers Play Area and Children’s Play Area
including the safety tiles, micro-engineered wood chips, fencing, timber borders
and appropriate underdrains within the play areas.

Provide a detail for proper access into the play area to accommodate handicap
accessibility.
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7. M-N

CPPC Park Facility

The

Applicant shall comply with the following conditions of approval from M-

NCPPC-Park Planning and Resource Analysis, Countywide Planning Division in the
memorandum dated January 3, 2005;

a.

The Applicant shall dedicate to M-NCPPC the areas previously identified on the
Preliminary Plan (#1-91089) as the land adjacent to the northeast side of the
entrance road (proposed Stewart Lane) between the road and current parkland
up to the first proposed set of townhomes. Dedication of parkiand shall not
include any stormwater management ponds or facilities. Land to be conveyed
immediately following recordation of the record plat for the project areas that
include the dedicated parkland and adjacent roads and lots. Dedicated
property shall be conveyed free of trash and unnatural debris and the
boundaries to be adequately staked and signed to delineate between private
properties and parkland.

The Applicant shall adequately mark and sign the location of the proposed trail.
The Applicant shall minimize disturbance of forested areas during installation of
the proposed sewer line through current and propased parkland. The sewer
line alignment shall generally follow the alignment as shown on the site plan.
Reasonable adjustments in the final alignment may be incorporated at time of
park permit to further minimize impacts to existing and dedicated park
resources, '
Applicant shall submit a hydraulic planning analysis request to WSSC. WSSC
to perform and approve a hydraulic planning analysis, which must demonstrate
that all developable areas within this plan and the excluded outparcels can be
serviced by gravity without additional outfalls through parkland. Following
WSSC approval, the hydraulic planning analysis shall be forwarded to M-
NCPPC  Environmental Planning staff for its review and approval.
Environmental Planning Staff approval must be obtained prior to record plat.
The Applicant shall provide a curb cut at a point along the northeast side of
proposed Stewart Lane, approved by M-NCPPC staff, to accommodate a future
entrance road into the dedicated parkland.

8. Ingress/Egress Easement

The

Applicant shall delineate on the record plat, ingress/egress easements for the

benefit of parcels 56, 108, 110, 134, 136, 139, 158, 194, 240, 245 and 249 from
Stewart Lane to the respective parcels, as generally provided in the approved

preli
The

minary plan opinion dated May 28, 2003 and as delineated on the site plan.
Applicant shall construct the necessary improvements for continuous access



Site Plan No. 8-05018
White Oak
Page 18

10.

1.

12.

13,

for these parcels to Stewart Lane (either direct access to Stewart Lane or via the
private sireet network),

Moderately Priced Dwelling Units (MPDUs)
The proposed development shall provide 16 (or 15 percent) MPDUs on-site in
accordance with Chapter 25A.

Transportation Planning
The Applicant shall comply with preliminary plan (1-81099) conditions of approval
from M-NCPPC- Transportation Planning.

Forest Conservation

The Applicant shall comply with the following conditions of approval from M-

NCPPC-Environmental Planning in the memorandum dated February 3, 2005:

a. The proposed development shall comply with the conditions of the final forest
conservation plan. The Applicant shall satisfy all conditions prior to recording of
plat(s) or Montgomery County Department of Permitting Services (MCDPS)
issuance of sediment and erosion control permits.

b. Record plat of subdivision shall reflect a Category 1 conservation easement
over all areas of stream buffers and forest conservation. In addition to the
standard conservation easements, approximately 0.60 acres of forested land
outside the stream buffer southeast of Parcel 158 (0.52 acres) and east of Lot
41 (0.08 acres at the east end of Street F) will be placed in a conservation
easement or dedicated to parkland.

c. Applicant shall remove the limits of disturbance from within the stream valley
buffer behind lot 24 on Street E,

Stormwater Management

The proposed development is subject to Stormwater Management Concept
approval conditions dated Novernber 20, 2003 and reconfirmed on January 13,
2005.

Common Open Space Covenant

Record plat of subdivision shall reference the Common Open Space Covenant
recorded at Liber 28045 Folio 578 (“Covenant”). Applicant shall provide verification
to M-NCPPC staff prior to issuance of the 75th building permit that Applicant's
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recorded Homeowners Association Documents incorporate by reference the
Covenant,

14, Homeowners Association Documents

a. Applicant shall include reference to the existence of ingress/egress easements

for the benefit of Parcels 56, 108, 110, 134, 136, 139, 158, 194, 240, 245 and
249; and additionally, Applicant shall include reference to the potential for future
re-development of such parcels, which may require the shared use and access
of the public and private rights-of-way within the proposed White Oak
subdivision.

The procedures and methods for maintenance of the useable areas for open
space shall be included in the homeowners' association documents.

The M-NCPPC staff shall review the homeowners’ association documents to
verify the existence of language adequately addressing the above referenced
items.

15. Development Program

Applicant shall construct the proposed development in accordance with
Development Program. A Development Program shall be reviewed and approved
by M-NCPPC staff prior to approval of signature set of site plan. Development
Program shall include a phasing schedule as follows:

a,

b.

ety
;

Street tree planting shall progress as street construction is completed, but no
later than six months after completion of the units adjacent to those streets.
Community-wide pedeamgﬁ pathways and recreation facilities including the
natural surface trail in the area to be dedicated to M-NCPPC, as shown on the
approved preliminary plan (1-91099), and HOA parcels A and C, the tot lot,
open play area and multi-age play area shall be completed prior to issuance of
the 75th building permit.

Landscaping associated with each private street and townhouse grouping shall
be completed as construction of each facility is completed.

Pedestrian pathways including the sidewalks associated with the private streets
to Stewart Lane and seating areas associated with each facility shall be
completed as construction of each facility is completed.

Clearing and grading shall correspond to the construction phasing, to minimize
soil erosion.

Provide each section of the development with necessary roads.

Applicant shall construct driveways and access improvements, as applicable
from the public or private streets over that portion of the mgr%ssfegregg
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easements to Parcels 58, 108, 110, 134, 136, 139, 158, 194, 240, 245 and 299,
as shown on the delineated site plan, upon completion of the public or private
streets that connect to the respective parcels. Such driveways shall be
constructed of a paved material and be at least ten feet in width, as shown on
the delineated site plan. Open access shall be provided for the parcels to
Stewart Lane at all times during construction.

h. Phasing of dedications, stormwater management, sediment/erosion control,
recreation, forestation, community paths, trip mitigation or other features.

16. Clearing and Grading
No clearing or grading prior to M-NCPPC approval of signature set of plans.

17. Signature Set
Prior to signature set approval of site and landscape/lighting plans the following

revisions shall be included and/or information provided, subject to staff review and
approval:
a. Development program, inspection schedule, and Site Plan Opinion.
b. Undisturbed stream buffers with the exception of stormwater management
outfalls and the sewer connection.
Limits of disturbance.
Methods and locations of tree protection.
Forest Conservation easement areas.
MPDU and recreation facility calculations.
Note stating the M-NCPPC staff must inspect tree-save areas and protection
devices prior to clearing and grading.
Location of outfalls away from tree preservation areas.
All other items specified in the site design, landscaping, lighting, recreation
facilites, M-NCPPC-Park Facility, pedestrian circulation, ingress/egress
easement and forest conservation conditions of approval above.
j.  Provide verification from the U.S. Postal Service identifying the potential
locations of the mailbox clusters.
k. Details of the retaining walls, paving areas and recreation facilities.
APPROVED AS TO LEGAL SUFFICIENCY

~T @mopac

M-NCPPC LEGAL DEPARTMENT

, ; * s
[CERTIFICATION OF BOARD VOTE ADOPTING OPINION ON FOLLOWING PAGE]
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CERTIFICATION OF BOARD ADOPTION OF OPINION

At its regular meeting, held on Thursday, March 31, 2005, in Silver
Spring, Maryland, the Montgomery County Planning Board of The Maryland-
National Capital Park and Planning Commission, by unanimous consent
ADOPTED the above Opinion which constitutes the final decision of the Planning
Board and memorializes the Board's findings of fact and conclusions of law for
Site Plan No. 8-05018, White Oak. Commissioner Perdue was absent,

Certification As To ch of Adoption
E. Ann Daly, Technical Writer




THE

VAN

MARYL,&ND-NAT!DNAL CAPITAL PARK AND PLANNING COMMISSION
IOORp— |

8787 Gaorgia Avenug » Silver Spring, Maryland 20910-3780

|

|

u

— 0CT 2w 2008

MCPB No. 06-28
Site Plan No. JOU18A
Project Name: White Oak
Hearing Date: July 27, 2006

RESOLUTION

WHEREAS, pursuant to Montgomery County Code Division 59-D-3, the

Montgomery County Planning Board (‘Planning Board”) is required to review
amendmants to approved site plans; and

WHEREAS, on October 12, 2005, White Oak Investments, LLC (*Applicant’),

fled a site plan amendment application designated Site Plan No. 82005018A
(“Amendment”) for approval of the following modifications:

modifications to development standards for MPDUs;
correct setbacks for lots abutting the subdivision;
revise the lot lines to accommodate utility easements;
refinement of building product type (brick facades), and

rall oA

WHEREAS, following review and analysis of the Amendment by Planning Board

staff (“Staff’) and the staffs of other applicable governmental agencies, Staff issued a
memorandum to the Planning Board dated July 14, 2008, setting forth its analysis and
recommendation for approval of the Amendment (“Staff Report”); and

Board

WHEREAS, on July 27, 2006, Staff presented the Amendment to the Planning
as a consent item for its review and action (the “Hearing”}; and

WHEREAS, at the Hearing, the Planning Board approved the Amendment as a

consent item on the motion of Commissioner Perdue, seconded by Commissioner
Robinson with Chairman Berlage, Commissioners Perdue, Wellington, and Robinson
voting in favor of the motion, and Commissioner Bryant absent, at its regular meeting
held on July 27, 2008, in Silver Spring, Maryland.
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NOW, THEREFORE, BE IT RESOLVED THAT, pursuant to the relevant
provisions of Montgomery County Code Chapter 59, the Planning Board hereby adopts
this Resolution approving Site Plan No. 82005018A based on the Staffs
recommendation and analysis set forth in the Staff Report; and

BE IT FURTHER RESOLVED, that this Resolution incorporates by reference all
evidence of record, including maps, drawings, memoranda, correspondence, and other
information; and

BE IT FURTHER RESOLVED, that this site plan shall remain valid as provided
in Montgomery County Code § 58-D-3.8; and

%IT FURTHER RESOLVED, that the date of this written resolution is
) (which is the date that this opinion is mailed to all parties

0CT 2.4
of record); and

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

At its regular meeting, held on Thursday, September 21, 2006, in Silver Spring,
Maryland, the Montgomery County Planning Board of The Maryland-National Capital
Park and Planning Commission ADOPTED the above Resolution, on motion of
Commissioner Wellington, seconded by Commissioner Robinson, and with
Commissioners Perdue, Robinson, and Wellington voting in favor, and with Chairman
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Hanson and Commissioner Bryant abstaining. This Resolution constitutes the final
decision of the Planning Board and memorializes the Board's findings of fact and
conclusions of law for Site Plan No. 82005018A, White Oak.

Adopted by the Montgomery County Planning Board this 21% day of September,
20086,

Royce Hansog
Chairman, Montgomery County Planning Board

ﬂ' B W f Tooy

Trudye M. Johnson
Executive Director
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Project Name: White Oak

Hearing Date: November 29, 2007

MONTGOMERY COUNTY PLANNING BOARD

RESOLUTION

WHEREAS, pursuant to Montgomery County Code Division 59-D-3, the
Montgomery County Planning Board ("Planning Board™) is required to review
amendments to approved site plans; and .

WHEREAS, on OQOctoher 2, 2007, White Oak Investments, LLC,
(*Applicant™), filed a site plan amendment application designated Site Plan No.
820050188 (“Amendment”) for approval of the following modifications:

1) Alter the original design of the approved 48" aluminum fence from a flat
top picket to a pointed picket fence.

2) Change the grading on Parcel C, located at the southern tip of
Warwick Court. The site will be changed from a relatively flat 358.61
grade to a 359 grade gradually sloping down to a 358 grade towards
the newly constructed townhouses.

WHEREAS, following review and analysis of the Amendment by Planning
Board staff (“Staff’) and the staffs of other applicable governmental agencies,
Staff issued a memorandum to the Planning Board dated November 15, 2007
setting forth its analysis and recommendation for approval of the Amendment

{(“Staff Report”); and

WHEREAS, on November 28, 2007, Staff presented the Amendment to
the Planning Board as a consent item for its review and action (the "Hearing");

and

APPROVED ASTOLEGAL SUTRCIENCY

o ks o ot

T T T
DATE__ {//lk/ oz .

8787 Georgia Avenue, Silver Spring, Maryland 20910 Chairman’s Office: 301.495.4605  Fax: 301.495.1320
www.MCParkandPlanning.org E-Mail: mcp-chairman@macppe.org oo oo
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NOW, THEREFORE, BE IT RESOLVED THAT, pursuant to the relevant
provisions of Montgomery County Code Chapter 59, the Planning Board hereby
adopts the Staff's recommendation and analysis set forth in the Staff Report and

hereby approves Site Plan No. 82005018B; and

BE IT FURTHER RESOLVED, that this Resolution incorporates by
reference all evidence of record, including maps, drawings, memoranda,
correspondence, and other information: and

BE IT FURTHER RESOLVED, that this Site Plan shall remain valid as
provided in Montgomery County Code § 59-D-3.8; and

_ BE IT. FURTHER RESOLVED, that the date of this written Resolution is
peC 08 (which is the date that this Resolution is mailed to all

parties of record); and

8E IT FURTHER RESOLVED, that any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of
this written opinion, consistent with the procedural rules for the judicial review of
administrative agency decisions in Circuit Court (Rule 7-203, Maryland Rules),

* * * * * #* %* & * % * &* * * % * * ¥* * % *

CERTIFICATION

At its regular mesting, held on Thursday, November 29, 2007, in Silver
Spring, Maryland, the Montgomery County Planning Board of The Maryland-
National Capital Park and Planning Commission ADOPTED the above
Resolution, on motion of Commissioner Lynch, seconded by Vice Chair
Robinson, with Commissioner Lynch, Vice Chair Robinson, Chairman Hanson,
and Commissioners Cryor and Bryant present and voting in favor. This
Resolution constitutes the final decision of the Planning Board, and memorializes
the Board's findings of fact and conclusions of law for Site Plan No 820050188,

White Oak.

Royce Hansorf, Chairman
Montgomery County Planning Board
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SEE PAVING SECTION Phone: (301) 428-0800 WHITE OAK PROPERTY

| certify to the best of my knowledge and belief that the boundary COMB. CURB & GUTTER Afin: Mr’ Clark Wagner Lo‘l'S 1 45— 1 66; PG rcels N . O’ P’ Q, R, S’ T J— Block ,A’

shown hereon is correct based on existing deeds and plats recorded
among the Land Records of Montgomery County, Maryiand, subject to

change upon completion of @ final survey. Topography from sources 3” BITUMINOUS CONCRETE SURFACE COURSE STH ELECTION DISTRICT - MONTGOMERY COUNTY - MARYLAND
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SURVEYOR'S CERTIFICATE
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Professional Land Surveyor Landscape Architects = Surveyors Date Scale
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ATTACHMENT 3

Mr. Joseph R. Davis, Coordinator
Development Review Division

Maryland-National Capital Park

NOV. 1 3 1881

<

C-1
C-2

SITE PLAN - COVER SHEET
SITE PLAN

& Planning Commission /
8787 Georgia Avenue / C_3 SITE PLAN
Silver Spring, Maryland 20907 . \
RE: PreHminarg Plan No.1-91099 \/ . k
White Oak Property % .
Dear Mr. Davis: y / C_4 SITE PLAN 7%7 ~—
We return herewith one copy of the above referenced plan recomnmended for y y )
approval subject to: / ) .
1. Full width dedication and construction of public street. : // / C_5 SITE PLAN O |
1 d drai easements. Slope easements are to be as )/ I /L—--
2. ﬂiiﬁiﬁ?z’édsb?itﬁ'&y o:atgagf,e building restriction Tine. // // \
. < % /
. ide 1-de- t the end of the public right of way or extend \ . . )
} 2{4“1)‘1“w?diﬁ r'i;hiagfaway and construct public street to the limits of - />// / C 6 SITE PLAN
the property. < s \\\ WHITE OAK
~ 1
4. Grade establishments for all new streets and/or pedestrian paths s 7 / \\ \\ FEDERAL RESEARCH CENTER
must be approved prior to approval of record plat. \ ’ N \\\ C_7 SITE PLAN
5. Submit storm drainage and/or flood plain studies with computations, ==, y \\,;,;.} N L
. Limit of flood plain and building restriction \ ;i 5 N
DEVFTOEMENT.EROGRAM ??iidtznbgrgﬁgiﬁdow ::e pl ;': whgre aggi igable. Flood plain is to be o ; <\\’- —cT
~_ ' , ="/ C-8 LANDSCAPE PLAN
Site Plan No. 8-05018 6. Waiver from M-NCP&PC for lot or lots on private right of way. ~< ! < /
Site Plan Name: White Oale 7. Public Improvements Easement; a'l?ngt telrd‘}:i:ry S:rsﬁsfg:eatzoxination ,,.:"""'... / )
recorded and referenced on the plat. nimum wi F_
The Project will be completed in 2 phases as sel [orth in this development phasing P.U.E./P.1.E. is fifteen (15) feet. p ) ~ -— ! / C_g LANDSCAPE PLAN VI C IN I TY MAP
plan. Development shall proceed in accordance with the elements set forth below. 8. Reciprocal ingress/egress easements for adjacent lots to be shown on . Y L] X - / / /
Infrastructure and amenities for the Project to be provided in accordance with the the record plat. /_/ / o /
requirements of Section L PP, S TACE. & Parod 20 & ”» ’
i ] d St t Lane on the vicinity Pt " e _ —
9. ;ZSW the location of Lockwood Drive an ewar et —/ 8 2 _:E._::.“ // 77 C 10 LANDSCAPE PLAN SCALE 1 2 , OOO
| e
Phase Units/L ots in ‘Common TLocal Community- Plat Begin Complete 10. This plan does not appear to conform with the Master Plan. ( . = \1‘? [ \\“ \ \ =l S / /// //
Phase Areas in Recreational Wide Recordation Construction Facilities 3 i
hase ‘acility in ccreational ue Date for 11. Submit two copies of the Traffic Study for DOT review. ¥ _ _
| [ g [ o - \ ) i = = ez C-11 LANDSCAPE PLAN - DETAIL SHEET
ase \ \ g j =5
T | 44Unss| O Tot Lot 52805 | 3/2006 | S D L s Devesomo: anpormion gt \ 3 ST *Seaig . 2 Z //
nits pen Of 0O / e.e: livision Development Section ¥ - et /
o seion i Yo o il S 55 T VA EE E = C-12 LANDSCAPE PLAN - DETAIL SHEET
- (Y 7
I 62 Units Multiplay | Natural | 5/28/05 | 9/2006 See ee “\- 3-"""? —— //
Surfac Secti S T ¢ BYa" o X & —_ -_—
aa | “ran T A S —% ” L . C-13 LANDSCAPE PLAN - DETAIL SHEET
£, MARYLAND 20850 L Vs
ROCKVILLE, MARYLAL 0 { ( //
o : S S Joseph R. Davis, Coordinator X [ / Lo e e © | (
1 A Applicant will complete the [ollowing site plan ¢lements prior Lo 1 ~ | om0 Fom L e 2 sseas o - -
occupancy of units constructed in the Project. &:ﬂ?&:ﬁrgril::tso' 1791099 BV, 1 = 10 ’ | el i ::m-—--lﬂﬂ l | C 14 LANDSCAPE PLAN DETAIL SHEET
Page 2. b Uiy roi & [T
1. Paving & Final topping of parking areas . ‘ \f = i | I T
2 Sidewalks \ ‘ R/ ’__r_?’l ! - Y/ Lg--'zlll = | e | | o
3. Light_ing (street and parking lot) ‘ ‘ Y rararaery “"W [y 4 /":_ g Faly N“—.—.._-_»—-\-\. " l I
4. Grading 12. The Master P1a|31 shows a b1|i<ewa¥ des;r:hﬂne extend:‘ng frgr; MasﬁerlPlan ‘ /] ‘ | ‘ /, 7 / -ﬁ-}\ = — ) ) "
3. Landscapi bike route "S-30" to the vicinity o is site. The M-NCPPC should N TS .
6. FZEnZ;?ipolfll%mdscaping determine thebjalpact o{’ the]desh"e 1('Iine gT this site and if ‘ "A [ A I‘RH! ull 7 . 7 B /& -.-.: - ) X o N\ _n—‘// // Y DEVELOPER S CERTIFICATE
7 Pedostrian pathways appropriate, bikeway ¢ a;s/ ocation details. . ] i H l_l .l_ T 7; U i, Sl Pandy i - / 2 % ’?ﬁ“n e o
S. Post construction noise evaluation will be done prior to 13. Provide five (5) foot wide concrete sidewalks on both sides of Stewart @) (_’ %‘lﬁ i y L 2 / e /
occupancy. L«'ime "'l”g;”n ;:he_ﬂ\gre s‘]lte. 1P20vid? o}i(\!er ?:pprc;;s)riate pedestrian ~ ———T = 4 ~. « \ /
i rculation facilities along internal side streets. = 9
9. Recreation facilities circ 9 - 1 ” o . “ | q\ { "g‘ '=h/ > // e THE UNDERSIGNED AGREES TO EXECUTE ALL THE FEATURES AND
y i ’ 14, The owner will be required to furnish this office with a recorde | ] SN (-4 » REQUIREMENTS OF THIS SITE PLAN IN ACCORDANCE WITH THE
B. Street tree planting (private and public) must progress as street t for the operation and maintenance of private streets, private " N rew i P M’/ v /
construction is completed, bul no later than 6 months alter ;g:ﬁga:nd gr':_y oihegenon-pubﬁc open space. P P : ' ? > \ _L&’H N = & Z 4 // / 2 —z AGREEMENT BETWEEN THE MONTGOMERY OUN NNING BOARD
completion of the units adjacent to those streets. . B TNE = o d NN V- 2 ‘59\ / 7 v/ N AND THE UNDERSIGNED.
15. "Additional road improvements may be required as a result of a review l ‘ (e ez N Iﬂ- LS Z ' N\ ) g 7/ Y
C. Applicant shall send written notice to M-NCPPC’s Inspection Unit of a traffic study if such study is required by the Planning Board ' | gk S S T \ s\ 1 | ﬂ'-[h" i o “}\\ \ f’_,,» / /
to initiate scheduling of site inspections at the following Staff." ~D o (s Y4 \ Y R | | (i N Hiﬂ- - g 3 X =8 // .
: . T AN o friod e e s, X %
mileslores3 The developer is hereby notified that public improvement requirements as . i i 3 e P e B / ] | bif Hia QY ,’ | &= \ \ & -~ 7 DATE: s
1 Applicant shall conduct a preconstruction meeting with M a] prel"i‘equi Sf,'l Eﬁ‘i to Mggtggm?r‘y c?l]‘?t{ Dt]apzrtt:zntfo{']ﬁanspoztati ové'sbapprovai dog \ i — f —7 i | | T "/ \ - // // . BY:
. £ -anl shall ¢ cle construc v - atting o s subdivision w nclude the following items, to be assured by = P
NCPPC staff and MCDPS sediment control staff prior to g Publ 'ig Improvements Agreement: ‘ l i K C N N\ = —o== il '_; ——7 E <A /___————"”/ // Dawn lnveStmenté'/ LLC
clearing and grading. 3 <2 N = T == all Do, = = 4*4__,, I\ " e B)'I Pleasqnts EnterprlseS, InC-. MQaner
1. Street grading, paving, curbs and gutters, sidewalks, storm ‘ l y T iy I N = - ] NIERY, By: William D. Pleasants, Jr., Manager
2 At 100% completi drainage and appurtenances along: public street. ‘ LUy - = = : * ' ) 9
’ Yo completion. | Y, . ’ i <] //
. 1 kers, ired b, 7 - | ‘ ; ) >%
1L A. Local Recreational Facilities 2 Zgg?ggngoifgzg??ts and property line markers, as required by \D //1// X g-: I,' ! / i f ! | I I' A ® ///// e /// 14
/ o (e e | [t - e
The Local Recreational Facilities. including all required 3. E?ﬂ, o;edtstorm d(v:'ainageDand/%: eggige{_ared cha;m:] (1: n gicgrdgpta;e.n : // ugan.": | ;_w I ‘:315-' % \\\ Z zﬂ\ \ /
3 ; - W ontgomery County Department of Transportation's Storm Drai DN o g g . . .
me‘roverlnems a?d assvoc!ated:Common Area for the Project, shall Design Cmgteri);) witht)‘;n a'Ip'I storm drain eagements. Ayl \< PrOfeSSIOnaI Certlflcatlon
¢ completed by the earlier of: . - (\ /]
4. Erosion and sediment control measures as required by Section 50-35(i) . \ ~
Phase I gndtgn—site] storm(water managementht wgeretagpl lcab‘lﬁ ]sha11ibe p;ovidgd ‘ \ HEET | h b t th t th d t d d b
y the Developer (at no cost to the County) at such locations deeme \
1. Prior to the issuance ol the 33% building permit or 75% of’ necessary by thgfl:lonzgomery goﬂ_Conse;vat;;)n Distriit ;znd will gomgw . ) SHEET4 SHEET 5 ereny cer |fy a- ese Ocumen S were p_repare or approved oy
its in thi ; wi eir specifications. Erosion and sediment control measures are s
the units in this phase; or t be utls prior o construction of streets, houses and/or site N o \ - N me, and that | am a duly licensed Professional Engineer under the laws of the
. . . aintenance) as lon . . . .
2 36 m.onths from theld:ate of rec.elpt of the initial building ggadegeg"neigis::yrgga::;;I'}oglt):;graner;n(lourr‘l;yuDeggr‘l:mlent of 8 —] _ State Of Maryland, Llcense NO 16905, EXplratlon Date 4'21'14
permit for a lot or unit in the Project. Environmental Protection. ‘ \---.\\\>‘ — I
Phase IT 5. Developer shall insure final and proper completion and installation ' N \
of all utility Tines underground. X \ - Stephen E. Crum
T Prior to the issuance of the 46th building permit or 75% of ‘ L N2 p
the units in this phase or the 90" building permit for the MONTEE COVARNMENT < /‘—'
Project; or DEP/ ON T |
SUbY 10N | / A -
2. 36 months trom the date of receipt of the mitial building o ss - | y/ et N S
permit for a lot or unit in Phase II of the Project. ROCKVILLE, MARYLAND 20850 . A ™M & 1 \
111 A Community Wide TFacilities Joseph R. Davis, Coordinator ¢ ¥ %
: Preliminary Plan No. 1-91099
L1 5 199 L] - - ~
e gl e s " Al Public Walks and Ramps Within ' Plining e <2 ‘
ail 1 ¢ arca to b dcaicate 0 M- & ., 48 shown on C ‘.bi" e 1
approved preliminary plan (1-91099) to be completed prior to the . \ ) i
issuance of the 75 building permit for the Project. ih e Stewa ri La ne R | g hi_ Of - Way \ 1
6. Devtoper shal provite sreet s i scconee vit are ADA Compliant and are Devoid
specifications, requi
1I.  General Provisions Mgntgomery County Department of Transportation. Of Surfoce Feaiures' *2:‘;“
&, All residents shall have the right to access and make use of all Sincerely, SHEET 6 SHEET 7 -?t N
Community-Wide Recreational Tacilities, except those areas as aw Lecf
may rcasonably and nccessarily be restricted for access by -%
Applicant for temporary safety reasons. (" Robert C. Merryman, Chief )
B. Applicant must construct all Recreational Facilities within the Division of Transportation Engineering K EY MAP
ti}nelfra.mes contemplate.d in the Phasing Schtledule alnd in these RCM:GML : sew Le g e n d
binding elements. Applicant must arrange for inspections by staff Enclosure
t s that all facilitics arc timely, ¢ tly, and letely
c(:)ncsrtls;l;ced_q ¢ ACHInES e ey, comectly, and compiaey cc: Loiederman Associates, Inc. 2008 10/03 07:43 FAX 301 428 1738 PLEASANT COMPANIES 20027004 Geﬂer0| NOJ[eS DEVELOPMENT STANDARDS — R—9O (MPDU DEVELOPMENT OPTlON)
C Al el Rerations] Facilitos shall be dosianmiad  and Paint Branch Lake Limited Partnership EXISTING PROPOSED BENT BY; M-NCPRC DEVELOPMENT REVIEW; a01 465 1808 ; 0CT-2-08 1:12PM; PAGE 2/4
5 oca ecreationa acilities  shal 5] esignate an ! M
opievets i Spcordlands weih Barke DeparenS siandardh and 24000 ‘ 1. Topography from Potomac Aerial Survey. Required /Permitted Approved for Site Plon 8-05018  Approved for Site Plan  Proposed for Site Plan
eriteria and  M-NCPPC’s  adopted  Recreational ~ Facilities \/}N 2. Boundary information from tax map KQ 121 & 122 and available deeds and plats of record. Amend. 8-05018A & B Amend. 8—05018C
Guidelings. Paving THE [MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION 5. Water and sewer category W—1 and S-1.
D Applicant shall warrant that all facilities have heen constructed in a - I: et Pring. Maryland 20310-3780 ] ] Minimum Acreage n/a 1,145,245 sf or 26.3 ac. No Change 1,277,772 sf or 29.34 ac.
go0d and workmanlike mamer and e fit for each of their e 4 Th|s proper.ty was approved for 106 units and 16 MPDUs, and APF approval under EDAET 9 / 9
intended purposes. : m 2~ m W|th prellmmﬂry pldn 1—91 099 Density of development
E. ‘The Applicant may seek an amendment to any regulatory approval Curb & Gutter 5. Property is zoned R—90. The proposed land use is Slngle_fﬂm ||y attached residential. (59—C—1622) 4.39dU/CIC (106dUS) 4.39dU/CIC. (1 OSdUS) No Change 4.39dU/CIC. (1 28dU’S)
for the purpose of modifving the improvements to be constructed. DEPARTMENT OF PERMITTING SERVICES . . .
including, but not limited to, the right not to construct such Douglas M. Duncan Robert C. Hubbard “SAI!CQPF?I N°N06-8228005018A 6 A Noturol Resources Inventory Mop/Forest Stond Dellneotlon Plon hGS been SmeItted Minimum Lot Area
E . . . lan No. . . e e
;’;fnfl‘l’;imeé‘ir dw*i‘r‘lc"acig’r‘j;‘i‘::”‘wif‘ﬁ“‘;p;i;;l:‘e‘ﬁ p County Executive January 13, 2005 Director }3 Sign F Project Name: White Oak to MNCPPC Environmental Planning Division. Reference No. 4-04108. (59—-C—1.625(a)): 1,500 sf 1,500 sf No Change No Change
amendment shall be effective only if approved by the Planning Hearing Date: July 27, 2006 7. This site is within the White Oak Master Plan Area. This Master Plan was last updated in
Board. mr. smﬁo.fpier& Glascosk. PA AN UV WIRE Utility Pol x/ 1997. The site lies in Planning Area 33 Yard Requirements for lots
acris, Hendricks & Glascock, P.A. ity Fole ION : ’ that abut a lot not developed
F. Landscaping associated with cach private strect and townhouse 9220 Wightman Road, Suite 120 H H H H H H ..
grouping shall be completed as construction of each facility is Montgomery Village, MD 20886 Re: Stormwater Management CONCEPT E : : 8 T? eMSIte d;(] I:S tz the Pt(] IgttE.ranh t.Creek_I; ,‘(t:bu‘tqt:y tto t:e dAﬂGCglstl(] lﬁ;ver' tThe ?:}Gte z];gerc M.]P[égs(pr;(vf)lons
completed. RECONFIRMATION for White Oak Property :CI LGmp Post Q"I:I Q e iI WHEREAS, pursuant to Momgor:lery County Code Divislon 59-D-3, the 0 orylon as designate IS portion O € subwatersned as Lldass waters. IS . a . . . .
) ) ] ] Preliminary Plan #: 1-91099 Montgomery County Planning Board (“Planning Board”) is required to review i t t of a Special Protecti A —Side: (R—90) 8 ft. min. 20 ft. min. 8 ft. min. No Change
G Clearing and grading shall correspond to the construction phasing, SM File # 207023 amendments to approved sita plans; and : IS no p(]r ora peCIO rotection rea. —Rear: (R—QO) 20 ft. min 20 ft. min No Change No Change
asmitimizoioilisesion. Tract Sie/Zone: 26.3acres /R.80 WHEREAS, on Oetober 12, 2005, While Osk : 9. Existing structures to be removed, and existing wells to be abandoned, unless noted. ‘ - i - i 9 9
) ) ] ) otal Concept Area: 14.9 acres , on aber 12, . ite Ozak Investments, LLC (“Applicant”), . . .
H. Provide each section ol the development with necessary roads. l!;(;trsc/gl(g():‘k:pI’P()r:gg:g%:?ézl;-zzg\,a:‘-d(SgB ® POSt or BOIIGrd ® ?i%eﬁdrﬂ;t"l)’lfao? aﬂl:riNd:\'\oeff:L afpﬁlicailﬂon d;:igr:lated Site Plan No. ( 8’.?5’0501&)0\ 10. |ngreSS_ egress easements for the use and benefit of Parcel 56 was recorded in L.29627 Yard Reqmrem ents (Market Rate)
: ( , pprova e following modiflcations: H - . i
(T —y - ———— . Watershed: Paint Branch F.773 and will be referenced on the recorded plat. Front: n/a 20 ft. min. No Change No Change
applicable, from the public or private streets over that portion of Dear Mr. Roser: Tree ; modiﬁcationstodfevelopment standards for MPDUSs; 11. Ingress—egress easement for the use and benefit of Parcel 82 was recorded in L.29629 —Side: n/a 8 ft. min. No Change No Change
the i S5/ 58 eas (s Lo parcels 56, 108, 110 134, 136, 139, N " ] N . correct setbacks for lots abutting the subdivision; . - . .min.
D e e e =i o Based on  review by the Department of Permitting Services Review Staf, the stormwater 3. revise the fot lines to accommoniate atility casoments; F.046 and will be referenced on the recorded plat. Rear n/a 20 ft.min No Change No Change
s - 3 W plan, management concept reconfirmation for the above mentioned site is acceptable. The stormwater 4, refinement of bullding product type (brick facades); a:'\d . .
upon completion of the public or private streets that connect the management concept consists of on-site channel protection measures via construction of two dry EX —-K\ ELEC ' ' 12. Ingress—egress easement for the use and benefit of Parcel 108 was recorded in L.29629 Yard Requirements (MPDU)
respective parcels. Open access shall be provided for the parecls to detention facilities; on-site water quality control via construction of two Montgomery County Sand Filters ' ' @ Electri ELEC. WHEREAS. fol ) . q
Stewart Lane at all times during construction. (MCSF’s); and onsite recharge via dry wells and storage below the sand filters. Channel protection N ectric staff (“Staff’) and 'thg I:;I;ertg (r;\g::ve ;nglI;:a:Isggc;hr:n?zlgd: a!:t Ib);PIsatl;ml:gsS:grd F.069 and will be referenced on the recorded p|C|t. (59_0_1-62)
i i s . cies, a - . . . . .
X?s'ﬁﬁ“a?g‘i2.‘;’3;2“::;?3;2&3,"&;3‘1:;‘;*2f&‘;"!ﬁ’i’;’i:ﬁi";’%ﬁ'ﬁ‘?“ year post development peak . _memorandum to the Planning Board dated July 14, 2006, settin% forth its analysis and 13.  Ingress—egress easement for the use and benefit of Parcels 134&136 was recorded in —Front: n/a Not previously included 15 ft. min. No Change
Overhead Wires recommendation for approval of the Amendment (“Staff Report®); and : —Side (end unit): n/a Not previously included 4 ft. min. No Change
The following items wi . o e j L.29627 F.765 and will be referenced on the recorded plat.
g items will need to be addressed during the detailed sediment control/stormwater N . —Rear: n /q Not previously included 20 ft. min. No Change
management plan stage: WHEREAS, on July 27, 2006, Staff presented the Amendment to the Planning 14. Ingress—egress easement for the use and benefit of Parcel 156 was recorded in L.29629
EX 87 SEW a\ . 6" SEWER CLEAN OUT Board as a consent item for its review and actfion (the “Hearing”); and .
1. ;riorto perm%nent veéqeta;iv%stabgizsationﬁaII distu;bed areas must be topsoiled per the latest \S/ Samtary Sewer o— ’ . F.009 and will be referenced on the recorded plat. Building Height
ontgomery County Standards and Specifications for Topsoiling. WHEREAS, at X . . . . .
gomery Gounty e pecling consent. a1t the Hearing, the Planning ﬁ?&:pgfmgex“ggg‘"rﬁxlg:; 15. Ingress—egress easement for the use and benefit of Parcel 245 was recorded in L.29629 (59-C-1.626): 3 Stories or 40 ft. max. 3 Stories or 40 ft. max. No Change No Change
2. A detailed review of the stormwater management computations will occur at the time of detailed EX 157 S/D . ‘]5" RCP Robinson with Chgirman Berlage, Commissioners Perd'ue, Wellington, and Robinson i
M) F.039 and will be referenced on the recorded plat.
lan review. i " P
p - @ Storm Drain voting in favor of the motion, and Commissioner Bryant absent, at its regular mesting . . Green Area
3. Anvenginesred sedimen coniol plar must be submitied for e development ] - held on July 27, 2006, in Silver Spring, Maryland. 16. Ingress—egre.ss easements for the use and benefit of Parcel 299 was recorded in L.29629 (59-C—1.627): 212,000 sf 888,268 sf 887,912 sf 918,000 sf
Ve
4. The offsite bypass was shown to produce less than 2 ¢fs in a 1-year storm event and is hereby EX. 6 WAT W Water Line 3" _WATER MCPB No. 06-28 F‘024‘ and will be referenced on the recordeq p|0t. . . . .
approved without the need to further address CPv for that outfail A% Site Plan No. 82005018A 17. Location of natural surface paths and associated signs to be coordinated with MNCPPC prior 2,000 sf/townhouse 8,379 sf/townhouse 18,377 sf/townhouse 7,172 sf/townhouse
5. Facility access roads steeper than 10% must be paved. They may not exceed 15% under any Fi Hvd t ;:czt Name: White Oak to PreconStrUCtion meeting(s)- Impervious Coverage: n/a 25% No Change No Change
circumstance. - r - . - . . . °
Ire HRydran 18. Parcel F is to be conveyed to the owner of Parcel 82 when a preliminary plan application
6. The concrete retaining walls proposed for the pond embankments will require review by the . . . . H H H
Natural Resources Conservation Service (NRCS). This will likely increase detailed plan review provlslyrgvgf' N-ll;) ';"ItEg'?)FnFe?ngéuEts &Egﬁgpﬁgf% Ir:r:u}a nzﬂlqzusg:t?hg::by%g&t including Parcel 82 is made to MNCPPC. MPDU  (Chapter 25A): 15% or 16 units 16 Units No Change 20 Units
times and delay issuance of grading permits for this project. Fuii structural design of the retaining v GV ” : : i imi
walls must be submitted with the first review submission, or the review submission will be EX. 6" HP GAS O Gas 4" GAS this Resolution approving Site Plan No. 82005018A based on the Staffs 19. Parcel £ is to be con Vey6d to the owner of Parcel 134 when a prellmlnory plon
rejected. recommendation and analysis set forth in the Staff Report; and application including Parcel 134 is made to MNCPPC.
7. Because the project requires on-site detention facilities that will be utilized for sediment control, EX TELE =\ BE IT FURTHER RESOLVED, that this Resolutlon incorporates by reference all 20. Servicing utility companies include:
no rough grading permits will be issued for this project. \L Telephone TELE f\;idence of record, including maps, drawings, memoranda, oorrrpespond:gce, and othaor g yWGt erp & Sewer W.S.S.C
nformation; and . D.0. L.
8. The design of this project must be coordinated with the proposed Stewart-Aprit Lane Pond . . . .
construction by the Montgomery County Department of Environmental Protection (DEP). Contact BE IT FURTHER RESOLVED, that this site plan shall remain valid as provided Electric: PEPCO AREA TABU LATl ON PARKlN G TABU I_ATl ON
Dan Harper at 240-777-7709. ; Buildings in Monigomery County Code § 50-D-3.8; and Telephone: Bell Atlantic Parcel Square Feet Acreage |Parcel Square Feet Acreage
9. Since it will drain directly into the proposed DEP pond, proposed stormwater Pond No. 1 may be } . : N996 20,843 sf 0.48 ac|P158 43,562 sf 1.00 ac
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OPINION

M-NCPPC

Site Plan No.: 8-05018
Project: White Oak
Date of Hearing: February 10, 2005

Action: APPROVAL SUBJECT TO CONDITIONS. (Motion to approve was made by
Commissioner Wellington; duly seconded by Commissioner Bryant; with a vote of 5-0,
Commissioners Berlage, Perdue, Bryant, Wellington, and Robinson voting in favor.)

The date of this written opinion is AR 12 2005 (which is the date that this
opinion is mailed to all parties of record). "Any party authorized by law to take an
administrative appeal must initiate such an appeal within thirty days of the date of this
written opinion, consistent with the procedural rules for the judicial review of
administrative agency decisions in Circuit Court (Rule 7-203, Maryland Rules of Court —
State). This site plan shall remain valid as provided in Section 59-D-3.8.

INTRODUCTION

On February 10, 2005, Site Plan Review #8-05018 was brought before the Montgomery
County Planning Board for a public hearing. At the public hearing, the Montgomery County
Planning Board heard testimony and received evidence submitted in the record on the
application.

THE SUBJECT PROPERTY

The subject property is located on Stewart Lane approximately 350 feet east of the
northeastern intersection with Lockwood Drive (“Subject Property”). The 26.30-acre site
is bordered by the Montgomery-White- Oak Apartments directly to the west and
southwest, ranging in height from 2-4 stories and zoned R-20. The property abutting
the site directly to the south is the White Oak Naval Surface Warfare Center (NSWC)
(Pcl. 700), containing a variety of government complexes and a public golf course. This
property is zoned RE-2. The Subject Property encompasses approximately 14 parcels,
some of which are improved with one-family homes and others that are vacant. These
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out parcels currently access Stewart Lane and are zoned R-90. The property to the
north and east of the subject site is owned by M-NCPPC and is part of Paint Branch
Stream Valley Park. The Park property is zoned R-90 and RE-2. '

BACKGROUND

Preliminary Plan #1-91099 was approved on May 28, 2003, for 106 one-family attached
dwelling units with conditions. The Planning Board’s approval of the Preliminary Plan
included approval of up to 100 percent one-family attached dwelling units pursuant to
Sect. 59-C-1.621 of the Montgomery County Zoning Ordinance.

PROPOSED DEVELOPMENT

White Oak Investments, LLC, (“Applicant”) proposed to construct 106 one-family
attached units, including 16 MPDUs, on 26.30 acres in White Oak, Maryland. The
proposed development is utilizing the MPDU development option in the R-90 Zone,
increasing the project’s density while providing a greater percentage of MPDUs on the
property. The Subject Property is comprised of fourteen (14) parcels with direct access
from Stewart Lane, via Stewart Drive.

The proposed development is separated into two development pod ‘areas by virtue of
the outlying parcels that are not part of this development. The first development pod
area, located along the western boundary, contains approximately 44 townhouse units
near the extended segment of Stewart Lane. The second development pod area
consists of the remaining 62-townhouse units primarily to the east of the parcels that are
not part of the development. The latter development area is accessed via Private Street
E running east to west from Stewart Lane to the northern portion of the southern stream
buffer.

Vehicular Circulation

Stewart Lane is an existing 26 foot-wide paved public road within a 60 foot-wide right-of-way
that extends east from Lockwood Drive to provide access to numerous parcels, including the
Subject Property. Stewart Lane/Lockwood Drive provides an altemative connection between
New Hampshire Avenue and US 29. The proposed subdivision extends Stewart Lane into the
site and terminates the right-of-way at the northwest corner of Parcels 139 and 194. The street
will terminate as a T-intersection in order to provide future connections to potentially landlocked
parcels surrounding the Subject Property.

Site Plan No. 8-05018
White Oak
Page 3

The townhouses will gain direct access through a series of private streets that connect to
Stewart Lane. All of the units front onto the private streets. Off-street parking bays will be
provided for the MPDUs in the western tract area. The Applicant will provide garage townhouse
MPDU units in the eastern development area to address compatibility within the site in context
with the market-rate units.

As stated in the site plan review issues on page 7 of the Staff Report, Staff expressed concemn
that adequate access be provided to Stewart Lane for the parcels that could potentially become
landlocked through the site plan and development process. The approved preliminary plan
identified ingress/egress and. utility easements to all of the parcels requiring access to Stewart
Lane through the proposed development. The only deviation from the preliminary plan is the
minor realignment of the access to Parcel 158. This site plan provides an improved access to
Stewart Lane via Private Street E, rather than the circuitous route anticipated in the subdivision
process.

Pedestrian Circulation )

The sidewalk system within the right-of-way for Stewart Lane will be extended into the
Subject Property and consists of 5-foot-wide sidewalks separated by a 10-foot green
panel for street trees. All of the remaining sidewalks associated with the private streets
and lead walks to buildings will be 4-feet-wide. The parking areas associated with the
MPDUs will provide a 2-foot-wide grass panel to separate the integrated sidewalk
system. The separation provides for continuous pedestrian movement without conflicts
from the parking lot.

A 4-foot-wide natural surface trail will be provided from Private Street B to Private Street
E through the dedicated parkland and the homeowners’ association parcels (A and C).
The connection will provide residents an alternative access to the community
recreational areas as well as to trails within the surrounding existing parkland.

Environmental/Forest Conservation
Approximately 11.2 acres of forest will be preserved and placed in a Category | Forest
Conservation Easement. Much of the easement area is in the stream buffer and will be
dedicated to M-NCPPC for parkland. Forest conservation requirements have been met
through the preservation of existing forests, including 10.61 acres of priority forest. No
additional planting will be required.
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The stream buffer will be impacted in two areas for the stormwater management outfall
area and extension of the sewer line through Parcel B and the existing parkland.
Specifically, the 8” sanitary sewer outfall extends approximately 1340 feet (or 0.25 mile)
through existing and proposed parkland. According to the Applicant, the size and
depth/elevation of the sewer will be adequate to serve the entire area, including all
developable acreage on the out-parcels. Therefore, no other outfalls will be necessary
or allowed through M-NCPPC parkland. The precise alignment through parkland may
be refined, and will be subject to all park permit requirements.

The Planning Board’s approval of the Preliminary Plan included approval of up to 100
percent one-family attached dwelling units pursuant to Sect. 59-C-1.621 of the
Montgomery County Zoning Ordinance. In addition to the standard conservation
easements, approximately 0.60 acres of forested land outside the stream buffer
southeast of Parcel 1568 (0.52 acres) and east of Lot 41 (0.08 acres at the east end of
Street F) will be placed in a conservation easement or dedicated to parkland.

The Applicant proposed to retain the stream buffer areas that are tributaries to the Paint
Branch and contain environmentally sensitive natural elements such as wetlands and
steep slopes. The stream buffers will be placed in Category | Forest Conservation
Easements limiting future construction or encroachment in and around the buffers.

Open Space/Green Space .
The plan proposes approximately 20 acres of green space, or 77 percent of the

property, between units and along the perimeter of the property. The green space
consists of dedicated parkland within the stream buffer; open play area for recreation,
buffer areas, and stormwater management parcels. The green space along with
existing trees and environmentally sensitive areas will provide buffers to adjacent uses
and create internal community interaction and separation. Approximately 11 acres, or

42 percent of the total site area, will be dedicated to M-NCPPC for the Paint Branch

Stream Valley Park.

The R-90 Zone requires a description of the procedures and methods to be followed for
assuming the common use and adequate maintenance of common open space for the
proposed project. The site plan contains a standard condition (No. 13) that defines
maintenance and use of the common open space for properties in a pre-recorded

covenant (liber 28045, folio 578); however, the Applicant will provide additional
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language in the homeowners’ association documents that provides for maintenance and
use of the open space that will be regulated by the future HOA.

The proposed stormwater management concept, approved by the Montgomery County
Department of Permitting Services (‘DPS”) on November'ZO, 2003, and r.econﬁnned on
January 18, 2005, consists of (1) on-site channel protection measures via cqnstructlon
of two dry detention facilities; (2) on-site water quality cpntrol via con_structlon of two
Montgomery County Sand Filters (MCSF’s); and (3) on-site recharge' via dry wells and
storage below the sand filters. Channel protection volume is nt?t required for an area of
off-site bypass because the one-year post development peak discharge at the proposed

outfall is less than or equal to 2.0 cfs.

The site plan shows the location of a regional stormwater management faci!"lty' at the
entrance to the site to the north of the extension of Stewart Lane_. The facility was
considered in the design of the site and part of the reconfirmation of the concept

approved by DPS.

Landscaping and Lighting

The proposed landscaping on the site consists of a mix of shade, evergreen and
flowering trees along the entrance to the site from Stewart Lane. The access from
Stewart Lane will contain three terraced walls with planting to accent the entry into the
site and provide for a physical and visual buffer from the proposed units to thg

stormwater management facility.

Street trees are provided in the 10-foot-wide grass panels v_vithin the'extended Stewart
Lané right-of-way to continue the -pattern of Willow Oaks |nstallgd in !he segmept of
Stewart Lane to Lockwood Drive. The pattem of street trees will continue on Private
Street E that provides service to the eastern portion of the development in front of the

townhouse units.

Evergreen screening will be provided on the south side of thg tpt lot apljacent to parpels
56, 82, and 108 to buffer the recreational activity from the existing residences. A mix of
evergreen and deciduous screening will also be provided on the southern end of the
multi-age play area adjacent to the proposed townhouses and the stormwater

management facility.

The proposed lighting for Stewart Lane will comply with the standard lighting

specifications for public roads and is proposed to consist of a Colonial style fixture on
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metal poles. The exact location and fixture type in the public road will be determined
and approved by DPS.

The proposed lighting for the private streets will closely match the proposed lighting for
the public streets and will consist of the New London fixtures on 12-foot-tall poles.
Lighting on the private streets is spaced approximately 70 on center, although this may
vary to accommodate adequate coverage. Additional light fixtures have been proposed
by the visitor parking areas, located near the townhouse units and multi-age play lot.
Light fixtures near the existing one-family detached homes will be equipped with
deflectors/refractors to negate glare onto the adjacent parcels.

Recreation Requirements
The Applicant proposed four locations for centralized recreational facilities to address

the separation of the two development pod areas. A tot-lot is proposed on the south
side of Private Street B, which consists of a toddlers Eagle Play structure and benches
on safety tiles. The play structure will be enclosed by a timber border and will include
proper drainage. The structure will be located as close to the street as possible to
provide adequate distance from the existing one-family detached homes. A passive
play area including seating is located northeast of Private Street C and adjacent to
proposed unit 12. This location is depressed to accommodate grading for the road
while creating a common central area for the entire site.

An open play area is proposed at the southwestern end of the property near the
terminus of Private Street D. The open play area will be a level area for outdoor
recreational activities. A multi-age recreational facility is being provided south of Private
Street E and west of the proposed stormwater management facility. This facility will
include a multi-level, interconnected play structure with safety tiles and seating areas.
Appropriate fencing will be provided to separate the play area and stormwater
management area to address safety concerns.

Recreation requirements are also being satisfied by the installation of the 4-foot-wide
natural surface trail through the dedicated parkland.

SUMMARY OF TESTIMONY AND EVIDENCE IN RECORD

Staff recommended approval of the Site Plan subject to the conditions listed in its
memorandum dated February 4, 2005 (“Staff Report”), and the proposed revisions to
condition No. 7, which proposed revision was submitted to the Planning Board at the

MCPB No. 07-214

WHEREAS, on

I MontTGOMERY COUNTY PLANNING BOARD

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

Site Plan No. 82005018B
Project Name: White Oak
Hearing Date: November 29, 2007

MONTGOMERY COUNTY PLANNING BOARD

RESOLUTION

WHEREAS, pursuant to Montgomery County Code Division 59-D-3, the
Montgomery County Planning Board (“Planning Board”) is required to review
amendments to approved site plans; and

October 2, 2007, White Oak Investments, LLC,
(“Applicant”), filed a site plan amendment application designated Site Plan No.
82005018B (“Amendment”) for approval of the following modifications:

1) Alter the original design of the approved 48" aluminum fence from a flat
top picket to a pointed picket fence.

DEC 0 6 207
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hearing. Environmental Planning Staff- explained both in its handout and in oral
testimony the need for the proposed revision. Board members recommended certain
clarifying language to proposed Condition 7.d., which would allow Environmental
Planning Staff the opportunity to review and approve the hydraulic planning analysis
prior to recordation of the plat. " The Applicant's legal counsel appeared at the hearing
and testified that the Applicant agreed with Staff's recommendations, including the
recommended revisions to Condition 7.d. and the Board’s changes to Staff's proposed
language to that condition.

In addition to the Applicant’s representatives, only one speaker testified at the hearing.
The speaker stressed the need for sediment and erosion control measures, forest
conservation, and well-designed stormwater management facilities, noting that Staff had -
shared and advanced these concerns and that the application before the Board
addressed the aforementioned concerns. The speaker added that the Staff Report
addresses with great specificity almost all her issues and concerns. . The speaker
commented that it appeared to her that one grouping of eight townhomes was located
over a tributary to the Paint Branch. The speaker testified that her greatest concern
was the amount of traffic that would be generated by this development and its impact in
an already heavily congested area.

In its rebuttal testimony, the Applicant responded to the concerns of the speaker. First,
the Applicant's engineer testified that the Staff-approved Natural Resources Inventory
had determined that the feature the speaker had identified as a tributary is, in fact, an
eroded swale. The Applicant added that it is aware that the site is environmentally
sensitive and that, during construction, sediment control requirements would be
followed. Second, responding to the speaker’s traffic concerns, the Applicant testified
that, as noted.in the Staff Report, the preliminary plan application (#1-91099) had been
approved under the Expedited Development Approval Excise Tax; and that 10% of the
Pay-and-Go fee had already been paid and that the remainder would be paid to
contribute to improvements in the area. He added that the road into the community was
a public road, which would provide safe and adequate access, as had been analyzed at
the time of preliminary plan review. Correcting an error in the Staff Report, Applicant's
counsel advised the Board that the Applicant has until May 2005 to record plats.

Staff did not dispute the rebuttal testimony of the Applicant. In response to Board
questioning, Staff confirmed that the proposed public road accessing the site would
provide sufficient capacity to handle the undeveloped parcels located within the Subject

Property.

Site Plan No. 8-05018
White Oak
Page 8

FINDINGS

Based on all of the testimony and evidence presented and on the Staff Report, which is
made a part hereof, the Montgomery County Planning Board finds:

1. The Site Plan is consistent with the approved development plan or a project plan
for the optional method of development, if required. :

An approved development plan or a project plan is not required for the subject
development.

2. The Site Plan meets all of the requirements of the zone in which it is located.

The Site Plan meets all of the requirements of the R-90 Zone (MPDU Option) as
demonstrated in the project Data Table in the Staff Report.

3. The locations of the buildings-and structures, the open spaces, the landscaping,
the recreation facilities, and the pedestrian and vehicular circulation systems are
adequate, safe, and efficient.

a. Buildings

The 3-story townhouses are located on the site to take full advantage of
the varying slopes to accommodate walkout situations. All of the units,
with the exception of two sticks of MPDUs, are garage units fronting on
the private streets. The MPDU grouping in the eastern tract will be garage
units to address compatibility, in context with the market-rate units.

The majority of the units are located with the sides of the units along the
proposed Stewart Lane. The fronts and sides of these units will contain
brick or masonry facades for context and appearance with the neighboring
apartment complexes and adjacent one-family homes. The rear and sides
of the units at the entrance to the site ‘will also be brick or masonry to
address compatibility and appearance. : .
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Additionally, based on testimony presented at the hearing and other
evidence of record, including the approved Natural Resources Inventory,
the Board further finds that the group of eight townhomes pointed out by
the speaker is not located over a tributary to the Paint Branch. Based on
the evidence of record, the Board finds the location of all buildings and
structures on the site to be adequate, safe, and efficient.

b. Open Spaces

The plan proposes approximately 20 acres of green space, or 77 percent
of the property, between units and along the perimeter of the property,
although a major portion of the green space consists of dedicated park
area within the stream buffer. In addition to the green area surrounding
the units and within the stream buffer, open play areas for recreation and
stormwater management parcels are included in the overall acreage. The
green space, along with existing trees and environmentally sensitive
areas, will provide buffers to adjacent uses and create internal community
interaction as well as separation. Approximately 11 acres or 42 percent of
the total site area will be dedicated to M-NCPPC for the Paint Branch
Stream Valley Park.

The R-90 Zone requires a description of the procedures and methods to
be followed for assuming the common use and adequate maintenance of
common open space for the proposed project. The site plan contains a
standard condition (No. 13) that defines maintenance and use of the
common open space for properties in a pre-recorded covenant (liber
28045, folio 578); however, in addition, the Applicant will provide
additional language in the Homeowners Association Documents that will
identify specific use and maintenance of the common open space.

The proposed stormwater management concept consists of (1) on-site
channel protection measures via construction of two dry detention
facilities; (2) on-site water quality control via construction of two
Montgomery County Sand Filters (MCSF’s); and (3) on-site recharge via
dry wells and storage below the sand filters. Channel protection volume is
not required for an.area of off-site bypass because the one-year post
development peak discharge at the proposed outfall is less than or equal
to 2.0 cfs.
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Based on the uncontested evidence of record, as discussed herein, the
Board finds the location of open spaces on the site to be adequate, safe,
and efficient.

c. Landscaping and Lighting

The proposed landscaping on the site consists of a mix of shade,
evergreen and flowering trees along the entrance to the site from Stewart
Lane. The access from Stewart Lane will contain three terraced walls with
planting to accent the entry into the site and provide for a physical and
visual buffer from the proposed units to the stormwater management
facility.

Street trees are provided in the 10-foot-wide grass panels within the
extended Stewart Lane right-of-way to continue the pattern of Willow Oaks
installed in the segment of Stewart Lane to Lockwood Drive. The pattern
of street trees will continue on Private Street E that provides service to the
eastern portion of the development in front of the townhouse units.

Evergreen screening will be provided on the south side of the tot lot
adjacent to parcels 56, 82 and 108 to buffer the recreational activity from
the existing residences. A mix of evergreen and deciduous screening will
also be provided on the southern end of the muiti-age play area adjacent
to the proposed townhouses and the stormwater management facility.

Foundation planting is provided for each unit type to include a mix of
shrubs and groundcover. The public utility easements (PUEs) have been
placed adjacent to the public right-of-way for Stewart Lane and in the rear
yards of the proposed townhouse units to allow for street trees and
flowering trees in front of the units. The relocation of the PUEs permits a
greater flexibility for the appearance and function of the streetscape and
planting in the front of the units along the private streets.

The lighting plan proposes Colonial style fixtures, which consist of
asymmetric panels and 70-100 watt high-pressure sodium bulbs.
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The proposed lighting for Stewart Lane will comply with the standard
lighting specifications. for public roads and is proposed to consist of a
Colonial style fixture on metal poles. The exact location and fixture type in
the public road will be determined and approved by Montgomery County
Department of Permitting Services.

The proposed lighting for the private streets will closely match the
proposed lighting for the public streets and will consist of the New London
fixtures on 12-foot-tall poles. Lighting on the private streets is spaced
approximately 70 apart, although this may vary to accommodate adequate
coverage. - Additional light fixtures have been proposed near the visitor
parking areas situated by the townhouse units and multi-age play lot.
Light fixtures near the existing one-family detached homes will be
equipped with deflectors/refractors to negate glare onto the adjacent
parcels.

The Board finds, based on the uncontested evidence, including
Applicant’s Landscape and Lighting Plan, that the proposed landscaping
and lighting is adequate, safe, and efficient.

d. Recreation

Recreation demand is satisfied as shown in the recreation calculations
table above.

The proposed recreation facilities include four locations for centralized
recreational facilities to address the separation of the two development
pod areas. A tot-lot is proposed on the south side of Private Street B,
consisting of a toddlers Eagle Play structure and benches on safety tiles.
The play structure will be enclosed by a timber border and will include
proper drainage. The structure will be located as close to the street as
possible to provide adequate distance from the existing one-family
detached homes. A passive open play area including seating is located
northeast of Private Street C and adjacent to proposed unit 12. This
location is depressed to accommodate grading for the road and units,
however the location is a central gathering area for the entire site.
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An open play area is proposed at the southwestern end of the property
near the terminus of Private Street D. The open play area will be a level
area for outdoor recreational activities.. A multi-age recreational facility is
being provided south. of Private Street E and west of the proposed
stormwater management facility. This facility will include a multi-level and
interconnected play structure with safety tiles and seating areas.
Appropriate fencing will be provided to separate the play area and
stormwater management area to address safety concerns.

Recreation requirements are also being satisfied by the installation of the
4-foot-wide natural surface trail through the dedicated parkland. The final
location of the trail will be determined by staff and the Applicant prior to
construction.

Based on the uncontested evidence of record, the Board finds the
proposed recreation facilities to be adequate, safe, and efficient.

e. Vehicular and Pedestrian Circulation

Stewart Lane is an existing 26 foot-wide paved public road within a 60 foot-wide
right-of-way that was extended from Lockwood Drive to provide access to
numerous parcels and the subject site. Stewart Lane/Lockwood Drive provides
an altemative connection between New Hampshire Avenue and US 29. The
proposed subdivision is extending Stewart Lane into the site and terminating the
right-of-way at the northwest corner of parcel 139 and 194. The termination of
the paved area will be a T-intersection in order to provide future connections to
potentially landlocked parcels surrounding the subject site.

The townhouses will gain direct access through a series of private streets that
connect to Stewart Lane. All of the units front onto the private streets. Off-street
parking bays will be provided for the MPDUs in the first development pod area,
however, the Applicant has agreed to provide garage townhouse MPDU units in
the eastem development area to address compatibility within the site among the
market-rate units.
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Staff was concermned about adequate access to Stewart Lane for the parcels that
could potentially become landlocked through the site plan and development
process. The preliminary plan identified ingress/egress and utility easements to
all of the parcels requiring access to Stewart Lane. The only deviation from the
preliminary plan is the minor realignment of the access to parcel 158. This site
plan improves access from this parcel to Stewart Lane, via Private Street E,
rather than the circuitous route anticipated in the subdivision process.

The Applicant is proposing direct frontage onto the extended Stewart Lane
for parcels 82 (Matthews), 134 (Van Vu), 139 (Washington) and 194
(Wilkerson). In addition, an outlot will be created for the land area
between parcels 82.and 134 and Stewart Lane should the parcels further
subdivide. The outlots would be owned by the future homeowners
association and deeded over at such time as the respective parcels
subdivide. The remaining parcels 108 (Hyson), 56 (Jones), 158 (Hunter),
245 (Colachico) and 299 (Taggert) will gain access to the extended
Stewart Lane via a series of ingress/egress easements through the
proposed private streets. The driveway access points from Stewart Lane
to these parcels will be improved during construction. Staff advised the
Board that the Applicant has agreed to extend paved access from the
proposed private drives and Stewart Lane to the respective parcels,
except where the existing access does not change. The ingress/egress
easements, as shown on the site plan will be delineated on the record
plat.

Pedestrian circulation consists of a sidewalk system internally that leads to
the public road network with access to Stewart Lane/Lockwood Drive, as
well as a natural surface path system.

The sidewalk system within the right-of-way for Stewart Lane will be
extended into the subject site and will consist of 5-foot-wide sidewalks
separated by a 10-foot green panel for street trees. All of the remaining
sidewalks associated with the private streets and lead walks to buildings
will be 4-feet-wide. The parking areas associated with the MPDUs will
provide a 3-foot-wide grass panel for trees to separate the integrated
sidewalk system. The separation. provides for continuous pedestrian
movement without conflicts from the vehicular parking.
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A 4-foot-wide natural surface trail will be provided between Private Street B
and E through the dedicated Parkland (parcel B) and the Homeowners
Association parcels (A and C). The connection will provide residents an
alternative access to the community recreational areas as well as to trails
within the surrounding parkland.

The Board notes that traffic issues were addressed at the time of the
preliminary plan review, as reported by the Applicant's testimony at the
hearing.

Based on the uncontested evidence of record, the Board finds the
proposed vehicular and pedestrian circulation to be adequate, safe, and
efficient.

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

The proposed development is compatible with the adjacent uses and
developments in terms of height, density, type of building and location of the
proposed units. The height is limited to forty feet, which is comparable to the
three and four-story Montgomery-White Oak apartments to the east and
southeast. The location of the proposed townhouses fronting on Private Street B
creates a more consistent street frontage for the 1-story existing detached homes
south of the private street. The townhouses in the eastern development pod are
physically removed and separated by elevation and forest from the existing
detached homes.

The plan proposes a unit type that is consistent with the adjacent apartments and
townhouses and is transitional in nature to the one-family detached units on the
adjacent parcels. A compatibility finding was addressed with the approved
preliminary plan to comply with the provisions of Sect. 59-C-1.621 of the
Montgomery County Zoning Ordinance to provide 100 percent townhouses.

Based on the uncontested evidence of record, the Board finds that each structure

and use is compatible with other uses and other site plans and with existing and
proposed adjacent development.
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5. The site plan meets all applicable requirements of Chapter 22A regarding forest
conservation.

Approximately 11.2 acres of forest will be permanently preserved and pla_ce.d ina
Category | Forest Conservation Easement. Much of the easement area is in the
stream buffer and will be dedicated to M-NCPPC for parkland. Forest
conservation requirements have been met through the preseryation qf forested,
including 10.6 acres of priority forest. No additional planting is .requwed que to
the amount of forest being preserved. The stream buffer will be impacted in two
areas for the stormwater management outfall area-and extension of the sewer

line through Parcel B to the existing parkland.

The Board notes, as stated in the Staff Report, that an environmental finding was
addressed at the time of preliminary plan approval, concerning the provisions of
Sect. 59-C-1.621 of the Montgomery County Zoning Ordinance to provide 100
percent townhouses in-lieu-of the maximum 50 percent required by the R-90
Zone development standards.

PLANNING BOARD ACTION AND CONDITIONS

The Montgomery County Planning Board APPROVES Site Plan Rgview #8-0_5018 fpr
106 one-family attached .dwelling units, including 16 Moderately Priced Dvyelhng. Units
(MPDUSs), on 26.30 gross acres in the R-90 Zone (MPDU Development Option) with the

following conditions:

1. Preliminary Plan Conformance

The proposed development shall comply with the conditiqn§ of approval for
Preliminary Plan 1-91099 as listed in the Planning Board opinion dated May 28,

2003.

2. Site Design )
a. Provide dimensions for the proposed ingress/egress easements.

b. Include outlots x and y, as shown on the site plan, on the record plat and site
plan, as well as a general note for the future use of outlots.
¢. Provide public utility easements for all of the lots.
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d. Provide the locations of the mailbox clusters on the site plan. The locations of
the mailbox clusters shall not impede pedestrian circulation or be a visual
detriment to the open space areas within the site.

e. The fronts of units 1-7, sides of units 1, 13, 14 and 24, as well as the rear of
units 1-5 and 24-34 shall contain brick or masonry facades to be compatible
with the surrounding apartments and existing one-family detached units.

3. Landscaping :
The public utility easements for the private streets shall be located be located in the

rear of the townhouse units, where feasible, to provide a free and clear area for
trees and foundation planting.

4. Lighting

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

b. Al light fixtures shall be full cut-off fixtures.

c. Deflectors shall be installed on all fixtures causing potential glare or excess
illumination, specifically on the perimeter fixtures abutting .the adjacent
residential properties.

d. llumination levels shall not exceed 0.5 footcandles (fc) at any property line
abutting or adjacent to residential properties.

e. The height of the light fixtures shall not exceed 12 feet including the mounting

: base.

5. Pedestrian Circulation
a. Provide a 4-foot-wide natural surface trail from Private Street B to Private Street
E through the dedicated Parkland (Parcel B) and the Homeowners Association
Parcels (A and C). Exact location of trail alignment and construction
specifications shall be coordinated with, and approved by M-NCPPC staff.
b.  The sidewalks in front of the non-garage MPDU units shall be 4-feet-wide and
separated by a 2-foot grass strip from the parking bay.

6. Recreation Facilities
a. Provide détail specifications of the Toddlers Play Area and Children’s Play Area
including the safety tiles, micro-engineered wood chips, fencing, timber borders
and appropriate underdrains within the play areas.
b. Provide a detail for proper access into the play area to accommodate handicap
accessibility.
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7. M-NCPPC Park Facility

The Applicant shall comply with the following conditions of approval from M-
NCPPC-Park Planning and Resource Analysis, Countywide Planning Division in the
memorandum dated January 3, 2005:
a. The Applicant shall dedicate to M-NCPPC the areas previously identified on the
Preliminary Plan (#1-91099) as the land adjacent to the northeast side of the
entrance road (proposed Stewart Lane) between the road and current parkland
up to the first proposed set of townhomes. Dedication of parkland shall not
include any stormwater management ponds or facilities. Land to be conveyed
immediately following recordation of the record plat for the project areas that
include the dedicated parkland and adjacent roads and lots. Dedicated
property shall be conveyed free of trash and unnatural debris and the
boundaries to be adequately. staked and signed to delineate between private
properties and parkland.

The Applicant shall adequately mark and sign the location of the proposed trail.

¢. The Applicant shall minimize disturbance of forested areas during installation of
the proposed sewer line through current and proposed parkland. The sewer
line alignment shall generally follow the alignment as shown. on the site plan.
Reasonable adjustments in the final alignment may be incorporated at time of
park permit to further minimize impacts to existing and dedicated park
resources. )

d. Applicant shall submit a hydraulic planning analysis request to WSSC. WSSC
to perform and approve a hydraulic planning analysis, which must demonstrate
that all developable areas within this plan and the excluded outparcels can be
serviced by gravity without additional outfalls through parkland. Following
WSSC approval, the hydraulic planning analysis shall be forwarded to M-
NCPPC Environmental Planning = staff for its review and approval.
Environmental Planning Staff approval must be obtained prior to record plat.

e. The Applicant shall provide a curb cut at a point along the northeast side of
proposed Stewart Lane, approved by M-NCPPC staff, to accommodate a future
entrance road into the dedicated parkiand.

13

8. Ingress/Egress Easement
The Applicant shall delineate on the record plat, ingress/egress easements for the

benefit of parcels 56, 108, 110, 134, 136, 139, 158, 194, 240, 245 and 249 from
Stewart Lane to the respective parcels, as generally provided in the approved
preliminary plan opinion dated May 28, 2003 and as delineated on the site plan.
The Applicant shall construct the necessary improvements for continuous access
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for these parcels to Stewart Lane (either direct access to Stewart Lane or via the

private street network).

9. Moderately Priced Dwelling Units (MPDUs)

The proposed development shall provide 16 (or 15 percent) MPDUs on-sife in
accordance with Chapter 25A.

10. Transportation Planning
The Applicant shall comply with preliminary plan (1-91099) conditions of approval
from M-NCPPC- Transportatipn Planning.

11. Forest Conservation :

The Applicant shall comply with the following conditions of approval from M-

NCPPC-Environmental Planning in the memorandum dated February 3, 2005:

a. The proposed development shall comply with the conditions of the final forest
conservation plan. The Applicant shall satisfy all conditions prior to recording of
plat(s) or Montgomery County Department of Permitting Services (MCDPS)
issuance of sediment and erosion control permits.

b. Record plat of subdivision shall reflect a Category 1 conservation easement
over all areas of stream buffers and forest conservation. _ In addition to the
standard conservation easements, approximately 0.60 acres of forested land
outside the stream buffer southeast of Parcel 158 (0.52 acres) and east of Lot
41 (0.08 acres at the east end of Street F) will be placed in a conservation
easement or dedicated to parkland.

¢.” Applicant shall remove the limits of disturbance from within the stream valley
buffer behind lot 24 on Street E.

12. Stormwater Management
The proposed“development is subject to Stormwater Management Concept
288roval conditions dated November 20, 2003 and reconfirmed on January 13,
5.

13. Common Open Space Covenant
Record plat of subdivision shall reference the Common Open Space Covenant
recorded at Liber 28045 Folio 578 (“Covenant”). Applicant shall provide verification
to M-NCPPC staff prior to issuance of the 75th building permit that Applicant's

2) Change the grading on Parcel C, located at the southern tip of
Warwick Court. The site will be changed from a relatively flat 358.61
grade to a 359 grade gradually sloping down to a 358 grade towards
the newly constructed townhouses.

WHEREAS, following review and analysis of the Amendment by Planning
Board staff (“Staff’) and the staffs of other applicable governmental agencies,
Staff issued a memorandum to the Planning Board dated November 15, 2007
setting forth its analysis and recornmendation for approval of the Amendment
(“Staff Report”); and

WHEREAS, on November 29, 2007, Staff presented the Amendment to
the Planning Board as a consent item for its review and action (the "Hearing”);
and

Lot lblin M ARG .
M-NCPPC LEGAL DEF- -~

DATE___ /[ o

APPROVED ASTO LEGAL St =iTiEnNry

8787 Georgia Avenue, Silver Spring, Maryland 20910 Chairman’s Office: 301.495.4605  Fax: 301.495.1320
www.MCParkandPlanning.org E-Mail: mcp-chairman@mncppc.org i

recycled paper

MCPB No. 07-214

Site Plan No. 82005018B
White Oak

Page 2

NOW, THEREFORE, BE IT RESOLVED THAT, pursuant to the relevant
provisions of Montgomery County Code Chapter 59, the Planning Board hereby
adopts the Staff's recommendation and analysis set forth in the Staff Report and
hereby approves Site Plan No. 82005018B; and

BE IT FURTHER RESOLVED, that this Resolution incorporates by
reference all evidence of record, including maps, drawings, memoranda,
correspondence, and other information; and

BE IT FURTHER RESOLVED, that this Site Plan shall remain valid as
provided in Montgomery County Code § 59-D-3.8; and

. BE IT. FURTHER RESOLVED, that the date of this written Resolution is
DEC 06 (which is the date that this Resolution is mailed to all
parties of record); and

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

* % W oW W W W ¥ OB OF % % * * X O® % ¥ K % %

CERTIFICATION

At its regular meeting, held on Thursday, November 29, 2007, in Silver
Spring, Maryland, the Montgomery County Planning Board of The Maryland-
National Capital Park and Planning Commission ADOPTED the above
Resolution, on motion of Commissioner Lynch, seconded by Vice Chair
Robinson, with Commissioner Lynch, Vice Chair Robinson, Chairman Hanson,
and Commissioners Cryor and Bryant present and voting in favor. This
Resolution constitutes the final decision of the Planning Board, and memorializes
the Board’s findings of fact and conclusions of law for Site Plan No 82005018B,
White Oak.

/}7@1 mfw\,,

Royce Hanson, Chairman
Montgomery County Planning Board

Professional Certification:

o 2
A /
| hereby certify that these documents were prepared or approved by - i - g
me, and that | am a duly licensed Professional Engineer under the laws of the 8w

State of Maryland, License No 16905, Expiration Date: 4-21-14

Stephen E. Crum
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recorded Homeowners Association Documents incorporate by reference the
Covenant. :

14. Homeowners Association Documents

a. Applicant shall include reference to the existence of ingress/egress easements
for the benefit of Parcels 56, 108, 110, 134, 136, 139, 158, 194, 240, 245 and
249; and additionally, Applicant shall include reference to the potential for future
re-development of such parcels, which may require the shared use and access
of the public and private rights-of-way within the proposed White Oak
subdivision.

b. The procedures and methods for maintenance of the useable areas for open
space shall be included in the homeowners’ association documents.

c. The M-NCPPC staff shall review the homeowners’ association documents to
verify the existence of language adequately addressing the above referenced
items.

15. Development Program
Applicant shall construct the proposed development in accordance with

Development Program. A Development Program shall be reviewed and approved
by M-NCPPC staff prior to approval of signature set of site plan. Development
Program shall include a phasing schedule as follows:

a. Street tree planting shall progress as street construction is completed, but no
later than six months after completion of the units adjacent to those streets.

b. Community-wide pedestrian pathways. and recreation facilities including the
natural surface trail in the area to be dedicated to M-NCPPC, as shown on the
approved preliminary plan (1-91099), and HOA parcels A and C, the tot lot,
open play area and multi-age play area shall be completed prior to issuance of
the 75th building permit.

c. Landscaping associated with each private street and townhouse grouping shall
be completed as construction of each facility is completed.

d. Pedestrian pathways including the sidewalks associated with the private streets
to Stewart Lane and seating areas associated with each facility shall be
completed as construction of each facility is completed.

e. Clearing and grading shall correspond to the construction phasing, to minimize
soil erosion.

f.  Provide each section of the development with necessary roads.

g. Applicant shall construct driveways and access improvements, as applicable,
from the public or: private streets over that portion of the ingress/egress
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easements to Parcels 56, 108, 110, 134, 136, 139, 158, 194, 240, 245 and 299,
as shown on the delineated site plan, upon completion of the public or private
streets that connect to the respective parcels. Such driveways shall be
constructed of a paved material and be at least ten feet in width, as shown on
the delineated site plan.- Open access shall be provided for the parcels to
Stewart Lane at all times during construction.

h. Phasing of dedications, stormwater management, sediment/erosion control,
recreation, forestation, community paths, trip mitigation or other features.

16.Clearing and Grading
No clearing or grading prior to M-NCPPC approval of signature set of plans.

17.Signature Set .
Prior to signature set approval. of site and landscape/lighting plans: the following

revisions shall be included and/or information provided, subject to staff review and
approval:
a. Development program, inspection schedule, and Site Plan Opinion.

b. Undisturbed stream buffers with the exception of stormwater management

outfalls and the sewer connection.
Limits of disturbance.
Methods and locations of tree protection.
Forest Conservation easement areas.
MPDU and recreation facility calculations. .
Note stating the M-NCPPC staff must inspect tree-save areas. and protection
- devices prior to clearing and grading. .
Location of outfalls away from tree preservation areas.
All other items specified in the site design, landscaping, lighting, recreation
facilites, M-NCPPC-Park Facility, pedestrian circulation, ingress/egress
easement and forest conservation conditions of approval above.
j.  Provide verification from the U.S. Postal Service identifying the potential
locations of the mailbox clusters. :
k. Details of the retaining walls; paving areas and recreation facilities.

5 @meae

APPROVED AS TO LEGAL SUFFICIENCY

M-NCPPC LEGAL DEPARTMENT
(0D

DATE 4’&&4

: ) 1
[CERTIFICATION OF BOARD VOTE ADOPTING OPINION ON FOLLOWING PAGE]
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CERTIFICATION OF BOARD ADOPTION OF OPINION

) At its regular meeting, held on Thursday, March 31, 2005, in Si
Spr!ng, Maryland, the Montgomery County Planning Board of The ‘Mary?:r\:gf
National Capital Park and Planning Commission, by unanimous consent
ADOPTED the above Opinion which constitutes the final decision of the Planning
Board and memorializes the Board's findings of fact and conclusions of law for
Site Plan No. 8-05018, White Oak. Commissioner Perdue was absent.

Certification As To ng of Adoption
E. Ann Daly, Technical Writer -

DATE: BY:

DEVELOPER’'S CERTIFICATE

THE UNDERSIGNED AGREES TO EXECUTE ALL THE FEATURES AND
REQUIREMENTS OF THIS SITE PLAN IN ACCORDANCE WITH THE

AGREEMENT BETWEEN THE MONTGOMERY ,COUN
AND THE UNDERSIGNED.

Dawn lnvestmenté,/ LLC

By: Pleasants Enterprises, Inc., Manager
By: William D. Pleasants, Jr., Manager

TAX MAP KQ 121, 122

AMENDMENT C:

1. To add S5 parcels.
2. To add 18 market rate and 4 MPDU’s.

C-2

WSSC 214, 215NEO2
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ATTACHMENT 4

DEPARTMENT OF TRANSPORTATION
[siah Leggett Arthur Holmes, Jr.

County Executive November 22. 2013 Director

Ms. Renée Kamen, Senior Planner
Area 2 Planning Division
The Maryland-National Capital
Park & Planning Commission
8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

, RE: Preliminary Plan No. 11991099A
e o White Oak Property

Dear Ms.Kamen:

We have completed our review of the March 2013 amended preliminary plan (sheet 2 of 2) for this
development. This letter is to confirm our comments at the August 8, 2013, meeting of the Development
Review Committee.

As the amended preliminary plan proposes additional development located at the ends of two existing
private streets, MCDOT does not have any transportation-related issues with the proposed changes. We
support Planning Board approval of the amended plan.

Thank you for the opportunity to review this pre-preliminary plan. If you have any questions or
comments regarding this letter, please contact Mr. William Haynes at (240) 777-2132 or
william.haynes@montgomerycountymd.gov.

Sincerely,

Gregory M. Leck, Manager

Development Review Team

m:\correspondence\fy 1 4\traffic\active\l 1991099A, white oak property, MCDOT prelim plan review ltr.doc

Enclosure

cc: Eric Newquist Applicant
Clark Wagner White Oak Investments LLC
Adam Rufe Macris, Hendricks & Glascock

Preliminary Plan folder
Preliminary Plan letters notebook

cc-e:  Glenn Kreger M-NCPPC Area 2
Catherine Conlon M-NCPPC DARC
Sam Farhadi MCDPS RWPR
Henry Emery MCDPS RWPR
William Haynes MCDOT DTEO

Division of Traffic Engineering and Operations
100 Edison Park Drive, 4th Floor * Gaithersburg, Maryland 20878
Main Office 240-777-2190 « TTY 240-777-6013 « FAX 240-777-2080
trafficops@montgomerycountymd.gov

mc311

montgomerycountymd.gov/311 NRTTIITEIETE 301-251-4850 TTY



DEPARTMENT OF TRANSPORTATION
Isiah Leggett Arthur Holmes, Jr.

County Executive May 5, 2014 Director

Mr. Edward Axler, Planner/Coordinator

Area 2 Planning Division

The Maryland-National Capital Park & Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910-3760

RE:  Preliminary Plan No. 11991099A
White Oak Property
LATR/TPAR
AMENDMENT
Dear Mr Axler:

We have completed our review of the Local Area Transportation Review and Transportation Policy Area
Review dated March 24, 2014, and prepared by Lenhart Traffic Consulting, Inc. The total development
evaluated by the analysis includes:

e 106 Existing Townhouse Units
o 22 Proposed Townhouse Units
We offer the following comments:

Local Area Transportation Review (LATR)

1. Include a north arrow on all maps and exhibits depicting the layout of the study network.
2. With regards to the Pedestrian and Bicycle Impact Statement (PBIS):

a. Lockwood Drive from Oak Leaf Drive to Stewart Lane was determined to be a High
Incidence Area (HIA) / Pedestrian Priority Location (PPL) for pedestrian crashes based
on coordinated State and County pedestrian safety programs. Please coordinate with Fred
Lees of the Division of Traffic Engineering & Operations at 240-777-2196 regarding
potential site-related pedestrian safety improvements along Lockwood Drive. Also,
coordinate with the appropriate Maryland State Highway Administration (MDSHA) staff
regarding sections of MD 650 within the study network designated as PPLs.

b. Provide additional and accurate information regarding the inventory of existing
pedestrian and bicycle facilities. Currently, the report does not accurately assess the
compatibility of network facilities with Montgomery County’s Context Sensitive
Standards. For example, the sidewalks at the intersection of Lockwood Drive & Stewart
Lane, and along Stewart Lane leading towards the site were field measured to be only 4°
wide. Additionally, the curb ramps at the intersection of Lockwood Drive & Stewart

Division of Traffic Engineering and Operations

100 Edison Park Drive, 4th Floor ¢ Gaithersburg, Maryland 20878
Main Office 240-777-2190 ¢« TTY 240-777-6013 « FAX 240-777-2080
trafficops@montgomerycountymd.gov

l_omn

= =

MC
montgomerycountymd.gov/311 240-773-3556 TTY



Mr. Edward Axler

Preliminary Plan No. 11991099A
May 5, 2014

Page 2

Lane (which provides access to the site) are not ADA-compatible. Lastly, at this
intersection, there are no marked crosswalks.

c. Propose appropriate measures for addressing any deficiencies (i.e., narrow sidewalks,
lack of landing areas and detectable warning surfaces, deteriorated crosswalk markings).

3. Provide information regarding bus stops within the functional limits of the study intersections that
is not included. There are bus stops within the functional limits of the intersection of MD 650 &
Lockwood Drive (southbound, south of the intersection and northbound, north of the intersection)
that should be included with the bus stop inventory.

Transportation Policy Area Review (TPAR)

4. The Transportation Policy Area Review test under the Subdivision Staging Policy must be
satisfied by paying the “transportation impact tax’ that equals to 25% of the development impact
tax as an application located in the Fairland/White Oak Policy Area.

SUMMARY

5. The findings of the LATR have been accepted. We recommend that more accurate information
be provided relating to the pedestrian and bicycle infrastructure and proposed improvement
measures prior to Certified Site Plan. Additionally, we recommend that the applicant coordinate
with the appropriate MCDOT and MDSHA staff to determine if pedestrian/bicycle-related safety
improvements are necessary or planned in close proximity to the site.

6. We concur with the applicant’s proposal to pay $49,725 to satisfy TPAR requirements.

Thank you for the opportunity to review this report. If you have any questions or comments
regarding this letter, please contact Mr. William Haynes, our Development Review Area Engineer for this
project, at william.haynes@montgomerycountymd.gov or (240) 777-2132.

Sincerely,

ﬂ’“" 4

Gregory M. Leck, Manager
Development Review Team

\\dot3\traffic\subdivision\haynew01\developments\white oak property (11991099a)\letters\11991099a, white oak
property, medot tis review letter.doc



Mr. Edward Axler
Preliminary Plan No. 11991099A

May 5, 2014

Page 3

cc: Eric Newquist Applicant
Clark Wagner White Oak Investments LLC
Adam Rufe Macris, Hendricks & Glascock
Michael Lenhart Lenhart Consulting

Preliminary Plan folder
Preliminary Plan letters notebook

cc-e:  Catherine Conlon M-NCPPC DARC
Khalid Afszal M-NCPPC Area 2
Edward Axler M-NCPPC Area 2
Scott Newill MDSHA AMD
Dustin Kuzan MDSHA OPPE
Atiq Panjshiri MCDPS RWPR
Sam Farhadi MCDPS RWPR
Stacy Coletta MCDOT DTS
Fred Lees MCDOT DTEO
Khursheed Bilgrami ~ MCDOT DTEO
Gary Erenrich MCDOT DO
Andrew Bossi MCDOT DO

William Haynes MCDOT DRT



DEPARTMENT OF PERMITTING SERVICES

Isiah Leggett Diane R. Schwartz Jones
County Executive Director

September 25, 2012

Mr. Pearce Wroe
Macris, Hendricks & Glascock, P.A.
9220 Wightman Road, Suite 120

Montgomery Village, MD 20886-1279
Re: Stormwater Management CONCEPT Request

for White Oak

Preliminary Plan #: 1-91099

SM File # 245310

Tract Size/Zone: 3.04 acres / R-80
Total Concept Area: 3.04 acres
Lots/Block: NA

Parcel(s): 56,82,108,110,168 & L
Watershed: Paint Branch

Dear Mr. Wroe:

Based on a review by the Department of Permitting Services Review Staff, the stormwater
management concept for the above mentioned site is acceptable. The stormwater management concept
proposes to meet required stormwater management goals via installation of Micro-Bioretention facilities.

The following item(s)/condition(s) will need to be addressed during/prior to the detailed
sediment control/stormwater management plan stage:

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

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

3. An engineered sediment control plan must be submitted for this development.
This list may not be all-inclusive and may change based on available information at the time.

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

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

If you have any questions regarding these actions, please feel free to contact Mark Etheridge at
240-777-6338.

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

g
MC
montgomerycountymd.gov/311 240-773-3556 TTY



RRB: tla mce

cc: C. Conlon
SM File # 245310

ESD Acres: 3.04
STRUCTURAL Acres: na
WAIVED Acres: na

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



FIRE MARSHAL COMMENTS

DATE: 14-Jan-14

TO: Adam Rufe
Macris, Hendricks & Glascock

FROM: Maric LaBaw

RE: White Oak Property
11991099A 82005018C

PLAN APPROVED
1. Review based only upon information contained on the plan submitted 14-Jan-14 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.



DEPARTMENT OF ENVIRONMENTAL PROTECTION

Isiah Leggett Robert G. Hoyt
County Executive ' Director

February 19, 2014

Francoise Carrier, Chair

Montgomery County Planning Board

Maryland National Capital Park & Planning Commission
8787 Georgia Avenue

Silver Spring, Maryland 20910

RE:  White Oak Property, DAIC 11991099A, NRI/FSD application accepted on 7/26/2012
Dear Ms. Carrier:

All applications for a variance from the requirements of Chapter 22A of the County Code
submitted after October 1, 2009 are subject to Section 22A-12(b)(3). Accordingly, given that the
application for the above referenced request was submitted after that date and must comply with Chapter
22A, and the Montgomery County Planning Department (“Planning Department”) has completed all
review required under applicable law, I am providing the following recommendation pertaining to this
request for a variance.

Section 22A-21(d) of the Forest Conservation Law states that a variance must not be granted if
granting the request:

1. Will confer on the applicant a special privilege that would be denied to other applicants;

2. Is based on conditions or circumstances which are the result of the actions by the applicant;

3. Arises from a condition relating to land or building use, either permitted or nonconforming, on a
neighboring property; or

4. Will violate State water quality standards or cause measurable degradation in water quality.

Applying the above conditions to the plan submitted by the applicant, I make the following
findings as the result of my review:

1. The granting of a variance in this case would not confer a special privilege on this applicant that
would be denied other applicants as long as the same criteria are applied in each case. Therefore,
the variance can be granted under this criterion.

2. Based on a discussion on March 19, 2010 between representatives of the County, the Planning
Department, and the Maryland Department of Natural Resources Forest Service, the disturbance
of trees, or other vegetation, as a result of development activity is not, in and of itself, interpreted
as a condition or circumstance that is the result of the actions by the applicant. Therefore, the

variance can be granted under this criterion, as long as appropriate mitigation is provided for the
resources disturbed.

255 Rockville Pike, Suite 120 * Rockville, Maryland 20850 « 240-777-7770 « 240-777-7765 FAX
www.montgomerycountymd.gov/dep



Frangoise Carrier
February 19, 2014
Page 2

3. The disturbance of trees, or other vegetation, by the applicant does not arise from a condition
relating to land or building use, either permitted or nonconforming, on a neighboring property.
Therefore, the variance can be granted under this criterion.

4. The disturbance of trees, or other vegetation, by the applicant will not result in a violation of State
water quality standards or cause measurable degradation in water quality. Therefore, the variance
can be granted under this criterion.

Therefore, I recommend a finding by the Planning Board that this applicant qualifies for a
variance conditioned upon the applicant mitigating for the loss of resources due to removal or disturbance
to trees, and other vegetation, subject to the law based on the limits of disturbance (LOD) recommended
during the review by the Planning Department. In the case of removal, the entire area of the critical root
zone (CRZ) should be included in mitigation calculations regardless of the location of the CRZ (i.e., even
that portion of the CRZ located on an adjacent property). When trees are disturbed, any area within the
CRZ where the roots are severed, compacted, etc., such that the roots are not functioning as they were
before the disturbance must be mitigated. Exceptions should not be allowed for trees in poor or
hazardous condition because the loss of CRZ eliminates the future potential of the area to support a tree or
provide stormwater management. Tree protection techniques implemented according to industry
standards, such as trimming branches or installing temporary mulch mats to limit soil compaction during
construction without permanently reducing the critical root zone, are acceptable mitigation to limit
disturbance. Techniques such as root pruning should be used to improve survival rates of impacted trees
but they should not be considered mitigation for the permanent loss of critical root zone. I recommend
requiring mitigation based on the number of square feet of the critical root zone lost or disturbed. - The
mitigation can be met using any currently acceptable method under Chapter 22A of the Montgomery
County Code.

In the event that revisions to the LOD are approved by the Planning Department, the mitigation
requirements outlined above should apply to the removal or disturbance to the CRZ of all trees subject to
the law as a result of the revised LOD.

If you have any questions, please do not hesitate to contact me directly.

Sincerely,

Laura Miller
County Arborist

cc: Amy Lindsey, Senior Planner




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

January 6, 2014

Ms. Renée Kamen

Area 2 Division

Maryland-Natlonal Capital Park and Planmng Commission
8787 Georgia Avenue

Sitver Spring, Maryland 20910

Re:  White Oak Property
Preliminary Plan Amendment #11991099A
Site Plan Amendment #82005018C

Dear Ms. Kamen: !

The Montgomery County Department of Housing and Community Affairs (DHCA) has
reviewed the above Preliminary Plan and Site Plan Amendments. The applicant has addressed
DHCA’s Development Review Committee (DRC) comments, and DHCA therefore recommends

Approval of the Plan Amendments.
Sincerely,

L AT

Lisa S. Schwartz
Senior Planning Specialist

cC: Clark Wagner, Pleasants Development, Inc.
R. Adam Rufe, Macris, Hendricks and Glascock, PA

S:\FilesW Y201 A\Housing\MPDU\Lisa SchwartzZ\White Oak Properdly DHCA Letter 1-6-2014.doc

Division of Housing

Moderately Priced Housing Development Licensing & Registration Unit
Dwelling Unit & Loan Programs Landlord-Tenant Affairs 240-777-3666
FAX 240-777-3109 FAX 240-777-3691 FAX 240-777-3691 FAX 240-777-3699

100 Maryland Avenue, 4" Floor  Rockville, Maryland 20850 ¢ 240-777-3600 o www.montgomerycountymd.gov/dhca

240-773-3556 TTY
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ATTACHMENT 5

Sequence of Events for Properties Required To Comply With

Forest Conservation Plans and/or Tree Save Plans

5. Temporary protection devices shall be maintained and installed by the contractor for the
duration of construction project and must not be altered without prior approval from the
Forest Conservation Inspector. No equipment, trucks, materials, or debris may be stored

Pre-Construction o ; X ) ’ g i N
within the tree protection fence areas during the entire construction project. No vehicle w ;/\OF 5
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been staked and flagged, but before any clearing or grading begins. The owner shall removed without prior approval of Forest Conservation Inspector. .
contact the Montgomery County Planning Department inspection staff prior to : k
commencing construction to verify the limits of disturbance and discuss tree protection 6. Forest retention area signs shall be installed as required by the Forest Conservation . .
; and tree care measures. The attendants at this meeting should include: developer’s Inspector, or as shown approved plan. N
/ representative, construction superintendent, IS A certified arborist or MD license tree
expert that will implement the tree protection measures, Forest Conservation Inspector, 7. Long-term protection devices will be installed per the Forest Conservation Plan/Tree o
% and DPS sediment control inspector. Save Plan and attached details. Installation will occur at the appropriate time during the
e construction project. Refer to the plan drawing for long-term protection measures to be /«,x\_\« - -
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Dawn Investments, LLC DYOOR P AU Ty dadlobddolon o 7 ) AND ROOT PRUNING
T — By: Pleasants Enterprises, Inc., Manager Sl oL e Nelicq enue HORN o Qoo 000 ‘ 100 0 50 100 200 400
R IR / EXISTING FOREST ¢ oo gooP SR ﬁb b b g olo o \ SF SILT FENCE
Contact Person or Owner: . ALREADY REMOVED R OV ~ VQ" 'Oi ,VO Q OH;Q b Vo gD 2 7 \
Prii};:NaVﬂhom D. Pleasants, Jr., Manager 232,898 S.F./5.35 AC. -3 Lot = R D ORSHEO{O € ) N\ ( IN FEET ) SSF SUPER SILT FENCE
24012 Frederick Rd, Suite 200 - N N = A% -~ \, 1 inch = 100 ft. —
Address: Clarksburg, MID 20871 - "o, : e D EARTH DIKE
Phone and Email:  P:(301)428—-0800 email: CWagner@pleasants.org // Y \
//// ; \__
Signature: o N
NOTES: ) . 1. Schedule a pre—construction meeting with the Developer’s
Tree Variance Detail Table 1. The Total Tract Area of 30.61 acres (Line 'A’) representative, Construction Superintendent, tree professional, MNCP&PC
FOREST CONSERVATION WORKSHEET includes 29.34 acres within tract boundaries and staff, and sediment control inspector. Call at least 48 hours prior to
. - N White Oak : : beginning construction. Contact Miss Utility at 1-800—257-7777 for
TreeID#  Species DBH Impact/Remove % Impacted Condition Mitigation . 1.06 acres of off—site disturbance and 0.21 acres g g R Y .
78 Tulip Poplar 41 Impact Only 9%: 609d stress reducti?n measures NET TRACT AREA: of off—site area previously disturbed during FOREST CONSERVATION DATA TABLE g;iﬁ:bz:iesewer locations at 301-309-3093, 48 hours prior to any land CATEGORY | FOREST CONSERVATION
82 southern Red Oak 37 Remove 100% Fair 37 construction of regional SWM facility. EASEMENT PLANTING AREA
98 White Oak 44 Impact Only 4% Good stress reduction measures A. Total tract area ... 30.61 DESCRIPTION SIZE ) ) . ) .
117 Red Maple 45 Remove 100% Good 45" B. Land dedication acres (parks, county facility, etc.) ... 0.00 . . Total Tract A 3061 A 2. Install sediment control devices. Install .Tree Protection Fencing if
119 Tulip Poplar 34 Remove 100% Good 34" o e % _ ' 2. This plan shows 25.05 acres of forest on site, otal lract Area : 01 ACTes specified, and perform Root Pruning operations.
165 Tulip Poplar 2 Impact Only 16% Fair stress reduction measures C. Land dedication for roads or utilities (not being constructed by this plan) ... 0.00 which varies from the 21.40 acres shown on the Tract remaining in Agricultural Use 0.00 Acres
Count as Removed D. Area to remain in commercial agricultural production/use ... 0.00 ) . . Road & utility ROW (unimproved) 0.00 Acres 3. Clear, grub, and begin excavating and grading. " * " * " + "
175 , \ _ . , . . NRI/FSD approved May 6, 2002. The difference is — + +
White Oak 30 (see note #2 below) 26% Fair 30" - stress reduction measures E. Other deductions (specify) ........ 0.00 . . Existing Forest 25.61 Acres ) o i + + " + - FOREST COUNTED AS REMOVED
184 Tulip Poplar 36 Impact Only 7% Good stress reduction measures = due to the areas on this bemg measured by - 4. Begin building construction. +* + ~
_ Fo Nt TraCt AT ... o e e e e e 30.61 . e Total Forest Retention 11.53 Acres +~ % BUT RETAINED
206 Paulownia 41 Remove 38% Good 41" computer on digitized topography, and due to Total Forest Cleared 12,08 Acros . _ . " ‘ MR
210 Tuli.p Poplar 32 Impact Only 20% Good stress reduct?on measures LAND USE CATEGORY: (from Trees Technical Manual) some Sllght variations in the edge Of CCInOpy T and Use Cat . 5. Begln storm drain construction. ~ v
216 White Oak 31 Impact Only 7% Good stress reduction measures o ) shown on the two plcms and an additional 1.22 an S¢ Lategory .
217 Tulip Poplar 39 Impact Only 3% Good stress reduction measures I.np.ut the number "1" under the appropriate land use, ) Afforestation Threshhold 15 % 6. Begin water & sewer and other Uti|lty construction.
limit to only one entry. acres per the NRI/FSD approved October 31, 2012. Reforestation Threshhold 20 %
Total: 187" : : 7. Begin stormwater management facility construction.
en Forest in Wetlands Retained 0.00 Acres
Vote. 187'/4=46.75" to be replanted with 3" trees = 16 trees AR’S MDg 'Dg HD? MP([)) C'g 3. The Existing Forest Cover of 25.61 acres (Line Cleared 0.00 Acres 8. Begin curb & qutter and pavin
. #'110 18207 e b et . g et ") and the Total Area of Forest to be Cleared of Planted 0.00 Acres - oo J d
.Trees , are being removed an is being impacte tare all dead trees and therefore are . N . . . .
not under request for variance. g remev oeineime : G. Afforestation Threshold .. 15%  xF= 459 14.08 acres (Line 'N’) both include 0.56 acres of Forest in 100-year Floodplain Retained 0.47 Acres 9. As various areas are completed, place topsoil and sod/seed on
- o 6.12 off—site forest to be removed during construction. Cleared 0.10 Acres grassed areas in conformance with these plans and the “Standard
2. Tree #175is counted as removed and mitigated with replacement trees but will be saved as able. Tree to be H. Consenvation Threshold ... 20% xF = : Planted 0.00 Acres Erosion and Sediment Control Notes.”
difitis determined b boristand the MNCPPC i tor that it tb d. . : . ’
removed if itis determined by an arborist an e inspector that it cannot be save EXISTING FOREST COVER: 4 Concrete WGShOUt Gnd StOCkpl'G areas ShO” be Forest in StreamValley Buffer Retained 10.78 Acres 10. U leti d sit tabilizati q th th | of th
designated by the contractor in .Gr.' area that will gllea:e((ii (1)83 icres se;jimzonrt‘ gngoT :zrs‘pgztorfl :II Ssgdilr:'\z:nltor::’or?{:'ol vgtructu?’ezpz;%\llla bg °
|. Existing forest cover ........................................= 25.61 not affect the root zones of existing trees. : _ ante 0 ALTES removed.
J. Area of forest above afforestation threshold ............ = 21.02 Forest in other Priority Areas Iéftalnzd 888 ﬁcres
ON-SITE SPECIMEN TREE MITIGATION LIST K. Area of forest above consenation threshold ............= 1949 5. The root pruning and tree protection fencing Plantod 0,00 Acres 1. Conduct final inspection with M—-NCP&PC staff.
TIGATION line is a graphical representation only, and should St Valloy Buffor Lonath ante ' 15606615 t
KEY | QTY | BOTANICAL NAME COMMON NAME CAL PROVIDED* BREAK EVEN POINT: be installed in relationship to the L.O.D. as cam Valley Buife Ae g Widh oS T ie ”
LT 4 Liriodendron tulipifero Tulip Poplar 3-3%” 12 caliper inches depicted on the detail sheet. ve. Wi eet (per side) TAX MAP KQ 121, 122 WSSC 214, 215NEO2
AR 4 Acer rubrum Red Maple 3315 12 caliper inches L. Forest. retentio_n abovg threshél_d w_ith no mitigation ....= 10.02 PREPARED FOR:
NS 4 | Nyssa sylvatica Black Gum 3-3%’ 12 caliper inches M. Clearing permitted without mitigation .....................= 1559 6. The Forest Conservation Easement (Category I) White Oak Investments LLC FINAL FOREST CONSERVATION PLAN
QR 4 | Quercus rubra Red Oak 3-3%" 12 caliper inches of 1,514 square feet to be removed will be . .
TOTAL SPECIMEN TREE MITIGATION PROVIDED | 48 caliper inches PROPOSED FOREST CLEARING: mitigated with plantings at over a 2:1 ratio with 24012 Frederick Road, Suite 200 ~
*Mitigation provided = Qty x 3.0 Caliper inches 3193 s.f. outside the SVB within the area Cla r‘ksburg, MD 20871
N. Total area of forest to be cleared ............................= 14.08 . . ,
: _ designated as Forest Conservation Planting Area. QUALIFIED PROFESSIONAL CERTIFICATION Phone: (301 ) 428—-0800
O. Total area of forest to be retained ...........................= 11.53 . . oy .
The planting area also includes an additional 3527 Attn: Mr. Dan Snvder
PLANTING REQUIREMENTS: s.f. of forest planting within the SVB for a total | HEREBY CERTIFY THAT THE INFORMATION SHOWN HEREON IS CORRECT AND THAT . . )4 ~
' planting area of 6720 s.f. or 0.15 acres which THIS PLAN HAS BEEN PREPARED IN ACCORDANCE WITH THE REQUIREMENTS OF 5TH ELECTION DISTRICT MONTGOMERY COUNTY MARYLAND
. ) EXISTING STATE AND COUNTY FOREST CONSERVATION LEGISLATION. - -
. . L ’ P. Reforestation for clearing above conservation threshold ....= 3.52 would rep.resent a 4:1 ratio to the fores’.t
Call "Miss Util |ty at 1—-800—25/— 7777, Q. Reforestation for clearing below consenvation threshold ....= 0.00 Cons?rvot'on eo:s,ement remo\./ed- The entire —Z e ) Proj. Mgr. | Designer
48 hOU rs prior to the Stort Of Work R. Credit for retention above conservation threshold ............= 541 planting area will be placed into a Forest 1/10/14 A= & .I. Macris, Hendricks & Glascock, P.A. AR FCJ
! o o L . Total reforeStation reQUINed ...........oovoeoeosooo = Conservation Easement (Category ). EE Engineers = Planners
S. Total reforestation required 0.00 gory 1] g
The excavator must notify all public utility companies with underground facilities DATE FRANK C. JOHNSON | Land Architects » S Date Scale
in the area of proposed excavation and have those facilities located by the utility T. Total afforestation required ... 0.00 . - ) andscape Architects urveyors 8—02—05 1"=100’
companies prior to commencing excavation. The excavator is responsible for U. Credit for landscaping (may not exceed 20% of "S") .......= 0.00 7. Parcels 'O and P are to be dedicated to RECOGNIZED AS QUALIFIED PROFESSIONAL 9220 Wightman Road, Suite 120 Phone 301.670.0840 | -2 —
compliance with requirements of Chapter 36A of the Montgomery County Code. V. Total reforestation and afforestation required .................= 0.00 MNCPPC Parks Department (+ 1.98 acres total). BY MD. DEPT. OF NATURAL RESOURCES 1 8/16/13 |updated site area and site plan| FCJ Montgomery Village, Maryland Fax 301.948.0693 Project No.| Sheet
COMAR 08.19.06.01 20886-1279 www.mhgpa.com 03.244.24 | 1 S
NO. DATE DESCRIPTION BY : : —_of =
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/2/5,427 S.F./0.65 AC.
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// EXISTING FOREST
ALREADY REMOVED

190,710 S.F./4.38 AC.

U, oy 5
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MATCHLINE — SEE SHEET 3 OF 5

GRAPHIC SCALE
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( IN FEET )
1 inch = 30 ft.

FOREST CONSERVATION PLANTING AREA #2

QTY BOTANICAL NAME COMMON NAME CAL HGT ROOT
2 Acer rubrum Red Maple 1.5%-2” B&B
2 Quercus rubra Red Oak 1.5-2” B&B
1 Cercis Canadensis Black Gum 1.5%-2” B&B
3 Lindera benzoin Spicebush 18-24” Cont.
3 Viburnum dentatum Southern Arrowwood 18-24” Cont.

QUALIFIED PROFESSIONAL CERTIFICATION

NOTES:
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1. The 0.19 acre Planting Area will be planted with the above plant material

REST

ALREADY REMN
26,240 S.F./0.6

REMOVED 2 ——
46§\Sfi/ocm Al

.

MATC’HLINE — SEE SHE

ET 3 OF 5

VED

AC.
AN 10 BE R

| HEREBY CERTIFY THAT THE INFORMATION SHOWN HEREON IS CORRECT AND THAT
THIS PLAN HAS BEEN PREPARED IN ACCORDANCE WITH THE REQUIREMENTS OF
EXISTING STATE AND COUNTY FOREST CONSERVATION LEGISLATION.

7 o ) g
I AEE L ~
1/10/14 #

DATE FRANK C. JOHNSON

RECOGNIZED AS QUALIFIED PROFESSIONAL
BY MD. DEPT. OF NATURAL RESOURCES
COMAR 08.19.06.01

|

SHEET 4 OF 5 SHEET
5 OF 5
KEY MAP

SHEET 3 OF 5

DEVELOPER’S CERTIFICATE

The Undersigned agrees to execute all the features of the Approved Final Forest
Conservation Plan No. 82005018C including, financial bonding,
forest planting, maintenance, and all other applicable agreements.

Dawn Investments, LLC
By: Pleasants Enterprises, Inc., Manager
Prin any Name

Developer's Name:

Contact Person or Owner: .
By: William D. Pleasants, Jr., Manager

inted NMame

24012 Frederick Rd, Suite 200
Adhess: Clarksburg, MD 20871

Phone and Email:  P: (301)428—0800 email: CWagner@pleasants.org

Signature:

EXISTING FOREST CO
AS REMOVED
\ OVED

: 13,065 S.F./0.30 AC.

FOREST COUNTED AS
REMOVED TO REMAIN

1675 S.F./0.04 AC.

277
S

L

NTED

TAX MAP KQ 121, 122 WSSC 214, 215NEO2

FINAL FOREST CONSERVATION PLAN

WHITE OAK PROPERTY

STH ELECTION DISTRICT — MONTGOMERY COUNTY — MARYLAND

. . Proj. Mgr. | Designer
am Macris, Hendricks & Glascock, P.A. AR FCJ
BT E Engineers m Planners
| Landscape Architects ® Surveyors Date Scale
9220 Wightman Road, Suite 120 Phone 301.670.0840 | 502705 17"=30
Montgomery Village, Maryland Fax 301.948.0693 Project No. Sheet
20886-1279 www.mhgpa.com
03.244.24 | 2 ¢ 5

IN03244\dwg\FC_24_01.dwg, 1/10/2014 12:17:04 PM, DWG To PDF.pc3



P

a A
G
FOREST COUNTED AS SN

REMOVED TO REMAIN
13,292 S.F./0.31 AC.

N
N

EXISTING FOREST

QUALIFIED PROFESSIONAL CERTIFICATION

| HEREBY CERTIFY THAT THE INFORMATION SHOWN HEREON IS CORRECT AND THAT
THIS PLAN HAS BEEN PREPARED IN ACCORDANCE WITH THE REQUIREMENTS OF
EXISTING STATE AND COUNTY FOREST CONSERVATION LEGISLATION.

" 4
At

1/10/14
DATE FRANK C. JOHNSON

|
SHEET 4 OF 5 SHEET
5 OF 5

SHEET 3 OF S
RECOGNIZED AS QUALIFIED PROFESSIONAL

~N
~N

~N
N

(\ \\
ALREADY REMOVED %
101,479 S.F./2.33 AC.
o

FOREST CONSERVATION PLANTING AREA #1

NS

KEY MAP BY MD. DEPT. OF NATURAL RESOURCES
COMAR 08.19.06.01 QTY  BOTANICAL NAME COMMON NAME CAL HGT ROOT
4 Acer rubrum Red Maple 1.5%-2” B&B
TAX MAP KQ 121, 122 WSSC 214, 215NEO2 4 Quercus alba Tulip Poplar 1.5%-2” B&B
FINAL FOREST CONSERVATION PLAN M i
DEVELOPER’S CERTIFICATE 2 Cercis Canadensis Black Gum 1.54-2" B&B
~ The Undersigned t te all the features of the A d Final Forest - o
Garservation Bian No. 82005018C . ineluling, franesl bendtng, | | = llex opaca American Holly 152 B3B
forest planting, maintenance, and all other applicable agreements. 3 Lindera benzoin Spicebush 18-24" Cont.
WHITE OAK PROPERTY ——— | ,,
T — By: Pleasants Enterprises, Inc., Manager 2 Viburnum dentatum Southern Arrowwood 18-24 Cont
~ Printed Company Name
o= orOwner:B William D. Pleasants, Jr., Manager
. 1 . ) .
5TH ELECTION DISTRICT — MONTGOMERY COUNTY — MARYLAND e : NOTES:
5o Mar. | Desianer _ él‘;?gbgﬁgde&igk2'3%'715“”6 200 1. The 0.15 acre Planting Area will be planted with the above plant material at a rate of 100 2”
I Macris. Hendricks & Glascock. P.A. 1. Mar. 9 debes ' caliper trees/acre x 0.15 acres = 15 trees
_==_ MH‘ : Engineer,s x Planners ’ AR FCJ Phore and Email; P:(301)428—0800 email: CWagner@pleasants.org 2. The mix of trees planted shall be 70% dominant species (11 trees) and 30% understory
| Landscape Architects ®= Surveyors Date Scale species (4 t_rees) planted 12’ to 15’ on-center. _
_ _ 8—02—05 1"=30" Signature: 3. Shrub species shall be planted at a rate of a third the rate of trees = 5 shrubs. Shrubs are to
9220 Wightman Road, Suite 120 Phone 301.670.0840 be evenly distributed over the planting area and among the trees.
Montgomery Village, Maryland Fax 301.948.0693 Project No. Sheet
20886-1279 www.mhgpa.com
03.244.24 | 3 s 5

EXISTING FOREST
ALREADY REMOVED

232,898 S.F./5.35 AC.

NN

e ANANDN

GRAPHIC SCALE

( IN FEET )
1 inch = 30 ft.
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SHEET A OF 5

DEVELOPER’S CERTIFICATE

The Undersigned agrees to execute all the features of the Approved Final Forest
Conservation Plan No. 82005018C including, financial bonding,
forest planting, maintenance, and all other applicable agreements.

Dawn Investments, LLC
By: Pleasants Enterprises, Inc., Manager

Printed Company Name I

EXISTING

Developer's Name:

REST_TO BE
EMOVED e
1,381 S.F./0.03 AC. ™

EXISTING FOREST COUNTED
AS REMOVED
10 BE REMOVED

5,593 S.F./0.13 AC. \

EXISTING FOREST EA MEN T
10 BE REMOVED ’

1,514 S.F./0.04 AC.

Contact Person or Owner: .
By: William D. Pleasants, Jr., Manager

Printed Name

24012 Frederick Rd, Suite 200
Clarksburg, MD 20871

Address:

Phone and Email:  P: (301)428—-0800 email: CWagner@pleasants.org

P N,
AN At A e et s Y
X i

Signature:

SHEET 3 OF S
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FOREST CONSERVATION PLANTING AREA #3

QTY BOTANICAL NAME

4 Acer rubrum

COMMON NAME CAL HGT
Red Maple

Red Oak
Black Gum

ROOT
1.5%2" B&B

1.5%-2” B&B
1.5%-2” B&B

Quercus rubra

\_

[

Cercis Canadensis

Lindera benzoin Spicebush 18-24” Cont.

| oo b

Viburnum dentatum Southern Arrowwood 18-24" Cont.

2

NOTES:
1. The 0.48 acre Planting Area will be planted with the above plant material

\

s, -' INSPECTIONS

SV £ f - All field inspections must be requested by the applicant.
VB

Y Field Inspections must be conducted as following;:

Tree Save Plans and Forest Conservation Plans without Planting Requirements

1. After the limits of disturbance have been staked and flagged, but before any clearing or
grading begins
& 2. After necessary stress reduction measures have been completed and protection measures
have been installed, but before any clearing and grading begin.
S 3. After completion of all construction activities, but before removal of tree protection
As NS fencing, to determine the level of compliance with the provision of the forest
conservation.

Sep

Additional Requirements for Plans with Planting Requirements

4. Before the start of any required reforestation and afforestation planting

5. After the required reforestation and afforestation planting has been completed to verify
that the planting is acceptable and prior to the start the maintenance period.

6. At the end of the maintenance period to determine the level of compliance with the
provisions of the planting plan, and if appropriate, release of the performance bond.

QUALIFIED PROFESSIONAL CERTIFICATION

| HEREBY CERTIFY THAT THE INFORMATION SHOWN HEREON IS CORRECT AND THAT
~ THIS PLAN HAS BEEN PREPARED IN ACCORDANCE WITH THE REQUIREMENTS OF
< EXISTING STATE AND COUNTY FOREST CONSERVATION LEGISLATION.

o P
Z ,M\Qg <"\ //11/4/\-*.“
55

1/10/14
DATE FRANK C. JOHNSON

N RECOGNIZED AS QUALIFIED PROFESSIONAL
> BY MD. DEPT. OF NATURAL RESOURCES
COMAR 08.19.06.01

GRAPHIC SCALE

30 0 15 30 60 120

I e e ey ——

( IN FEET )
1 inch = 30 ft.

\ TAX MAP KQ 121, 122 WSSC 214, 215NEO2

FINAL FOREST CONSERVATION PLAN

WHITE OAK PROPERTY

b — o STH ELECTION DISTRICT — MONTGOMERY COUNTY — MARYLAND
% P . . Proj. Mgr. | Designer
O e Macris, Hendricks & Glascock, P.A. AR FoJ
(5 / —EE Engineers = Planners
J/\ | Landscape Architects = Surveyors Date Scale
. : 8-02-05 1"=30’
9220 Wightman Road, Suite 120 Phone 301.670.0840
Montgomery Village, Maryland Fax 301.948.0693 Project No. Sheet
20886-1279 www.mhgpa.com 03.244.24 iofi
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FOREST CONSERVATION PLANTING NOTES

Planting:

1. a. Owner shall contact MC Planning Department staff
before planting.

b. Contractor to mow afforestation area and remove all invasive
plants (ie: multiflora rose, mulberry trees) and apply
herbicide, only if determined to be needed by MNCPPC
Planning Department inspector, to eliminate competition
of weed seed prior to planting. MNCPPC inspector will
determine if additional measures are needed.

2. All plant material shall be approved by the Owner or duly
appointed representative prior to planting. If plant mat—
erial is not available substitutions may be made with prior
approval from the developer and MC Planning Dept.

3. Size and standards of plant materials shall conform to
latest edition of "USA Standards for Nursery Stock”, by the
American Association of Nurserymen, Inc. (AAN).

4. All plants shall be placed so as not to obstruct drainage.

S. Plants shall be installed randomly in a triangular or stag—
gered pattern (not in a straight line). Container stock
shall be spaced minimum 8-12 feet on center (See detail).

6. Slow release fertilizer (Osmocote®10—10—5) shall be applied
at the time of planting at the rate of 600 I|bs. per acre.
If Osmocote is not available, equivalent product or other means
of fertilization to be determined during pre—planting meeting.

7. Where field conditions exist which would adversely affect
plant performance, or interfere with proper planting pro—
cedures, the contractor shall notify the Owner prior to
installation of plant material.

8. All trees are to be located a minimum distance of 5 from
all utility boxes, 5’ from a storm drain inlet or manhole,
10’ from a fire hydrant, 15’ from any public street light,
and 5 from any driveway aprons.

9. Remove litter and debris as required during the first
growing season and at the beginning of the second growing
season.

10. Plants shall be installed only between the months of January
and May and between September and December when the ground
is not frozen.

11. Al disturbed areas within the Forest Conservation easement
to be seeded with Southern Tier Consulting, Inc. (716—968—
3120), Native/Naturalized Wildflower Seed Mix (Northeast) at
M—NCPPC and DPS approval.

12. After planting is complete, MNCPPC inspector must inspect
the planted area to determine if planted area is acceptable
and required maintenance period may begin or whether additional
measures are needed in order for the planted area to be
accepted. At the discretion of the MNCPPC Plan reviewer, up to
one—half of the financial security may be released if stock and
planted area is in good condition. Plants shall have 2 year
maintenance/warranty period from the time of installation with

13. See top soil specifications this sheet for restoring disturbed areas
within the proposed conservation easements to ensure proper
soil mix for planting.

Maintenance:

1. The plant material shall be maintained by the owner/
developer for two (2) years after the completion.
Maintenance shall consist of:

A. Remove and replace all dead or diseased vegetation.
B Remove all invasive non—native plants.

C. Necessary watering, fertilization, or pest control.

D

Mowing shall not occur unless performed under a valid
M—NCPPC maintenance and management agreement.

E. Deer protection measures as seen necessary.

2. Maintenance of the afforestation/reforestation area for a
period of two years is required per the Montgomery County
Tree Technical Manual. During this maintenance period the
health and vigor of the plantings shall be monitored and may
include the need to specify actions to correct existing
problems. The following inspection schedule shall be
carried out:

- Year 1 and 2: Two Inspections per year: inspect in
the beginning of the growing season (May or June), and
in—spect at the end of the growing season (September or
October).

- At the end of the second year the survival rate of dll
the afforestation/reforestation areas shall be to a
minimum standard of 100 trees per acre or 75% of the
total trees planted per acre (whichever is greater).
Additional material may need to be planted to bring the
total count up to the minimum standard needed.

3. At the end of the maintenance period a final inspection
shall be set up at the site with the Owner or owner’s
representative and a staff member from MNCP&PC to insure
that the required afforestation/reforestation survival rate
has been achieved.

Pine Bark Mulch

Place Min. 2" Deep Over Entire
Saucer and Rim, Except Leave
2"-3" Clear Around Trunk

Or Main Plant Stem

Note: Water @ planting when soil pit is 1/2 back

Create 2"—3" Saucer Rim
w/Prepared Soil Mix

Set Crown Above
Surrounding Grade
@ 1/4 Depth of Ball

Prepared Soil Mix

Remove Burlap, Twine, Rope, Wire,
etc. from Top 1/3 Of Root Ball
Remove Shrub From All Containers
And Vertically Slit Root Ball w/Sharp
Knife Every 4°—6" Around Ball

1/2 Ball Diameter

Excavate Min. 68" Below
Ball and Compact
Prepared Soil Mix As Base

Shrub Planting Detail

Not To Scale

MNCPPC acceptance. Any replacement must be installed as above.

Temporary Signage

MIN 117

FOREST/TREE
RETENTION
AREA

MACHINERY DUMPING
OR STORAGE OF
ANY MATERIALS IS

PROHIBITED

VIOLATORS ARE SUBJECT TO
FINES AS IMPOSED BY THE
MARYLAND FOREST
CONSERVATION ACT OF
1991

MIN.

15*

NOTE:

Attachment of signs to trees is prohibited.
. Signs should be properly maintained.

AN

personnel from all directions.

(&)

M—NCPPC Forest Conservation Inspector.

. Avoid injury to roots when placing posts for the signs.
. Signs should be posted to be visible to all construction

. Alternate sign types may be utilized if approved by the

TEMPORARY FOREST RETENTION SIGN

FOR USE DURING CONSTRUCTION

SPECIMEN & SIGNIFICANT TREES

ID COMMON NAME SIZE
1. Pin Oak 25"
2. Southern Red Oak 127-18"
3. *Red Maple 33”7
4. Box Elder 25”7
5. Tulip Poplar 23"
6. Cottonwood 27"
7. Black Locust 30"
8. Black Locust 21"
9. Sycamore 24"
10. Sycamore 157-24"
11. Black Gum 26"
12. Red Maple 28"
13. Black Cherry 21"
14. Southern Red Oak 21"
15. Red Maple 19”7
16. Sycamore 24"
17. Tulip Poplar 23"
18. Tulip Poplar 21"
19.*Tulip Poplar 31"
20. Tulip Poplar 22"=23"
21. Box Elder 217-21"
22. Tulip Poplar 29"
23. Tulip Poplar 21"
24. Box Elder 26"
25. Southern Red Oak 24"
26. Black Cherry 19”7
27. *Box Elder 317
28. Tulip Poplar 187-21"-24"
29. *Tulip Poplar 307”-41"
30. *Tulip Poplar 47"
31. Tulip Poplar 29”7
32. Box Elder 197-26"
33. Tulip Poplar 21"
34. Black Cherry 15”7-16"-17"
35. Black Locust 18”
36. Tulip Poplar 20"
37. Tulip Poplar 27"
38. Tulip Poplar 167-18"
39. Tulip Poplar 24"
40. Tulip Poplar 24"
41. Tulip Poplar 26"
42. Tulip Poplar 25"
43. Tulip Poplar 187”-20"
44, Tulip Poplar 25"
45. Tulip Poplar 23"
46. Tulip Poplar 23"
47. Tulip Poplar 26"
48. Southern Red Oak 23"
49. *Southern Red Oak 33”
50. *red oak 31
51. *Southern Red Oak 32”7
52. Tulip Poplar 27"
53. *Tulip Poplar 30”
54. *red oak 35”7
55. Tulip Poplar 28"
56. *Southern Red Oak 38"
57. Southern Red Oak 24"
58. Tulip Poplar 24"
59. *Tulip Poplar 30”
60. Tulip Poplar 22"-26"
61. Southern Red Oak 23"
62. Tulip Poplar 25”7
63. Tulip Poplar 25"
64. Tulip Poplar 22"
65. Black Cherry 24"
66. Tulip Poplar 23"
67. Tulip Poplar 25”7
68. Tulip Poplar 22"
69. Tulip Poplar 24"
70. Tulip Poplar 25”7
71. Tulip Poplar 26"
72. *Tulip Poplar 307
73. Tulip Poplar 25"
74 . Stump

75. *Tulip Poplar 32"
76. Tulip Poplar 27"
77. White Oak 29.5"
78. *Tulip poplar 41"
79. Tulip Poplar 27"
80. Tulip Poplar 23"
81. Tulip Poplar 25"
82. *Southern Red Oak 37"
83. Tulip Poplar 27"
84. Tulip Poplar 27"
85. *Tulip Poplar 33”7
86. *Tulip Poplar 34"
87. *Pin Oak 30"
88. Tulip Poplar 21"
89. *Tulip Poplar 35”7
90. Tulip Poplar 28"
91. Tulip Poplar 31"
92. BAmerican Beech 19”7
93. Red Maple 21"
94. Red Cedar 15”7
95. Mockernut Hickory 22”7
96. Red Maple 227-12"
97. American Holly 19”7
98. *White Oak 44"
99. Red Maple 187-18"-10"-10"
100. Slippery Elm 24"
101. White Oak 24"
102. Red Maple 18”
103. Paulownia 29.5”
104.Tulip Poplar -=
105. Tulip Poplar 23"
106. Tulip Poplar 25"
107. Tulip Poplar 25"
108. Norway Maple 19”7
109. Norway Maple 18"
110.*White Oak 42"
111.*Red Maple 33”
112. American Holly -=
113.*White Oak 39"
114. Red Maple 27-16"
115. Eastern Hemlock 23"
116. Red Maple 237-27"-15"
117.*Red Maple 45"
118. Red Maple 27"
119.*Tulip Poplar 34"
120. White Oak 22"
121.*White Oak 31"
122. Tulip Poplar 28"
123. Black Cherry -=
124.*Tulip Poplar 44"
125.*Tulip Poplar 30”
126. Sweet Cherry 20"
127. Tulip Poplar 23"
128.*Tulip Poplar 30"
129.*Tulip Poplar 317-10"
130.*Tulip Poplar 40"
131. Tulip Poplar -=

BOTANICAL NAME

Quercus palustris

Quercus falcata

Acer rubrum

Acer negundo

Liriodendron
tulipifera

Populus deltoides

Robinia pseudoacacia
Robinia pseudoacacia

Platanus
occidentalis
Platanus
occidentalis
Nyssa sylvatica
Acer rubrum
Prunus serotina
Quercus falcata
Acer rubrum
Platanus
occidentalis
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Acer negundo
Liriodendron
tulipifera
Liriodendron
tulipifera
Acer negundo
Quercus falcata
Prunus serotina

Acer negundo
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Acer negundo
Liriodendron
tulipifera
Prunus serotina

Robinia pseudoacacia

Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Quercus falcata
Quercus falcata
Quercus spp.
Quercus falcata

Liriodendron
tulipifera
Liriodendron
tulipifera
Quercus spp.
Liriodendron
tulipifera
Quercus falcata
Quercus falcata
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Quercus falcata
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Prunus serotina
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera

Liriodendron

Liriodendron
tulipifera
Quercus alba
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Quercus Falcata
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Quercus palustris
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Fagus grandifolia
Acer rubrum

Juniperus virginiana

Carya tomentosa
Acer rubrum
Ilex opaca
Quercus alba
Acer rubrum
Ulma rubra
Quercus alba
Acer rubrum

Paulownia tomentosa

Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Acer platanoides
Acer platanoides
Quercus alba
Acer rubrum
Ilex opaca
Quercus alba
Acer rubrum
Tsuga canadensis
Acer rubrum
Acer rubrum
Acer rubrum
Liriodendron
tulipifera
Quercus Alba
Quercus Alba
Liriodendron
tulipifera
Prunus serotina
Liriodendron
tulipifera
Liriodendron
tulipifera
Prunus avium
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera
Liriodendron
tulipifera

CONDITION/REMARKS

Good

Good

Poor - Weak structure
Good

Good

Good - Growing out of fill slope
Good

Good

Good

Good

Good - Off-site

Good - Off-site

Good - Off-site

Good - Off-site

Good - Off-site

Good

Good

Good

Good

Good

Good
Good

Good
Good

Good
Good

Good
Good

Good
Good
Dead - 45’ ht.

Good
Good

Good
Poor
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good
Good

Good
Good

Good
Good

Good
Good

Good
Good
Good
Good

Good

Good
Good

Good
Good

Good
Good

Good
Good
Good
Good
Good
Good

Good

Good
Good

Good
Good

Good

Fair - Damage in canopy, cavity @ base

Good

Fair - Dead wood
Good

Good
Good
Good

Good
Good

Good
Good
Dead - 65’ ht.

Good

Good - Off-site

Good

Good

Poor - Split at base
Good

Good

Good - 25” base;
Fair

Fair - Base damage, dead wood

Poor - poor structure, baserot
Fair/Poor - Partially topped, baserot

Fallen

Orchard Habit

Good

Good

Good

Fair
Poor

Poor - Rot, cavity, die-back
Poor - Rot, partially topped
Removed

Good

Poor - Cavity, deadwood, rot

Dead - Half-Fallen, split to base
Poor - Topped

Good

Fair/Poor - die-back

Good

Good
Good
Good

Fallen

Fair - Fallen oak enveloped in trunk, baserot
Fair - cavity at base, vines, dieback
Dead,
Good

topped vines

Good
Good
Good

Fallen

132.*Tulip Poplar 31" Liriodendron Poor - lightning strike, bark loss, rot, dieback
tulipifera
133. Tulip Poplar 24" Liriodendron Good - Poison ivy
tulipifera
134.*Tulip Poplar 25”7 Liriodendron Poor - Bark loss, rot, dieback
tulipifera
135. Tulip Poplar 24" Liriodendron Good
tulipifera
136.*Tulip Poplar 28”-30" Liriodendron Good
tulipifera
137.*Tulip Poplar 307-28" Liriodendron Good
tulipifera
138. Tulip Poplar 25”7 Liriodendron Fair - Canopy damage
tulipifera
139.*Tulip Poplar 31" Liriodendron Good
tulipifera
140. Tulip Poplar 28" Liriodendron Good - Poison ivy
tulipifera
141. Black Cherry 25" Prunus serotina Good
142. Tulip Poplar 24" Liriodendron Good
tulipifera
143. Tulip Poplar 23" Liriodendron Good
tulipifera
144 .*Tulip Poplar 44" Liriodendron Fair/Poor - Hollow Base
tulipifera
145. Tulip Poplar 24" Liriodendron Good
tulipifera
146. Northern Red Oak 157-19" Quercus rubra Good - 13” Bole snapped at 30’ ht.
147. Northern Red Oak 27" Quercus rubra Good
148. Paulownia 227=-12" Paulownia tomentosa Fair to Good - Poor Structure
149. Tulip Poplar —= Liriodendron Fallen
tulipifera
150. Slippery Elm 21" Ulmus fulva Good
151.*Tulip Poplar 31" Liriodendron Good
tulipifera
152. Black Gum 24" Nyssa sylvatica Good
153.*Tulip Poplar 33”7 Liriodendron Poor — cavities, canopy damage
tulipifera
154. Tulip Poplar 247-22"-21" Liriodendron Good
tulipifera
155. Tulip Poplar 27" Liriodendron Fair/Poor — Dead 10” bole
tulipifera
156. Tulip Poplar -= Liriodendron Fallen
tulipifera
157. Tulip Poplar 26" Liriodendron Good
tulipifera
158. Tulip Poplar 26" Liriodendron Good
tulipifera
159. Tulip Poplar 28" Liriodendron Good
tulipifera
160. Tulip Poplar 287-22" Liriodendron Fair - Poison Ivy, deadwood, poor structure
tulipifera
161. Tulip Poplar 29”7 Liriodendron Good
Tulipifera
162. Tulip Poplar 25”7 Liriodendron Fair/Poor - dieback
Tulipifera
163. Southern Red Oak 27" Quercus falcata Good
164. Southern Red Oak 24" Quercus falcata Good
165.*Tulip Poplar 327 Liriodendron Fair - dieback
tulipifera
166. Southern Red Oak 23.5” Quercus falcata Good
167. Tulip Poplar 28" Liriodendron Good
tulipifera
168. Tulip Poplar 26" Liriodendron Good
tulipifera
169. Tulip Poplar 29”7 Liriodendron Fair - poor structure, codom. Above 5’
tulipifera
170. American Beech 25" Fagus grandifolia Poor - topped
171. Tulip Poplar 27" Liriodendron Good
tulipifera
172.* Tulip Poplar 34" Liriodendron Good - Co-dominant above 8’/
tulipifera
173.* Tulip Poplar 40" Liriodendron Good
tulipifera
174. Tulip Poplar 29” Liriodendron Good
tulipifera
175.*White Oak 307 Quercus alba Fair/Poor - lightning strike, rot, dieback
176. Tulip Poplar 24" Liriodendron Good
tulipifera
177.*Tulip Poplar 307 Liriodendron Good
tulipifera
178. Southern Red Oak 297 Quercus falcata Fair - dieback
179. Southern Red Oak 24" Quercus falcata Good
180. Southern Red Oak 29.5” Quercus falcata Good
181. Southern Red Oak 25”7 Quercus falcata Dead
182. Southern Red Oak 29”7 Quercus falcata Fair - some dieback, baserot w/ large growths
183. Chestnut Oak 25”7 Quercus prinus Fair - dieback, epicormic growth
184.*Tulip Poplar 36” Liriodendron Good - dead tree leaning on it
tulipifera
185. Tulip Poplar 25”7 Liriodendron Good
tulipifera
186.*Red Oak 33" Quercus rubra Dead
187.*Tulip Poplar 32”7 Liriodendron Good
tulipifera
188. White Oak 26" Quercus alba Good - co-dominant above 8
189.*Tulip Poplar 36” Liriodendron Good
tulipifera
190. Tulip Poplar 27" Liriodendron Good
tulipifera
191.*Southern Red Oak 307 Quercus falcata Dead
192.*Tulip Poplar 30”7 Liriodendron Good
tulipifera
193.*Southern Red Oak 307 Quercus falcata Good
194.*Tulip Poplar 35”7 Liriodendron Good
tulipifera
195. Tulip Poplar 28" Liriodendron Poor - large cavity/rot
tulipifera
196. Tulip Poplar 24" Liriodendron Good
tulipifera
197. Tulip Poplar 24" Liriodendron Good
tulipifera
198.*Southern Red Oak 31" Quercus falcata Good
199. Tulip Poplar 29” Liriodendron Good
tulipifera
200.*Southern Red Oak 30.5” Quercus falcata Good
201.*Tulip Poplar 31” Liriodendron Good
tulipifera
202. Tulip Poplar 25" Liriodendron Good
tulipifera
203.*Tulip Poplar 30”7 Liriodendron Good
tulipifera
204.*Tulip Poplar 38” Liriodendron Good
tulipifera
205.*Tulip Poplar 38” Liriodendron Good
tulipifera
206.*Paulownia 41" Paulownia tomentosa Good
207.**Sweet Cherry 447 Prunus avium Poor - co-dom @ 5’, vines, cavities, rot
one bole dead, extreme dieback, fungus
208.Tulip Poplar 24" Liriodendron tulipifera Good
209. Red Maple 27" Acer rubrum Dead
210.*Tulip Poplar 327 Liriodendron Good
tulipifera
211. Tulip Poplar 26”-6”-10" Liriodendron Good
tulipifera
212. Tulip Poplar 26" Liriodendron Good
tulipifera
213. Tulip Poplar 26" Liriodendron Good
tulipifera
214. Tulip Poplar 25”-107-15" Liriodendron Good
tulipifera
215. Black Cherry 25" Prunus serotina Dead
216.*White Oak 31”7 Liriodendron Good
tulipifera
217.*Tulip Poplar 39”7 Liriodendron Good
tulipifera
218. Red Maple 28" Acer rubrum Good
219. Tulip Poplar 26.5” Liriodendron Good
Tulipifera
220.*Red Oak 38" Quercus rubra Dead
221. Red Maple 297 Acer rubrum Poor - topped
Specimen Tree
*x Specimen Tree >75% of State Champion
Notes:
1. Diameters are given for each trunk of multiple bole trees when division occurs below 4.5 feet. If

major division occurs above 4.5 feet only the trunk diameter at 4.5 feet is given. Trees less than

24" dbh are shown for informational purposes only.

SRS

NOTES:

Retention Areas will be set as part of the review process.

Boundaries of Retention Areas should be staked and flagged prior to trenching.
Exact location of trench should be identified.

Trench should be immediately backfilled with soil removed or other high organic sail.
Roots should be cleanly cut using vibratory knife or other acceptable equipment.

ROOT PRUNING

TREE PROTECTION FENCE
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WELDED WIRE FENCE
14 GA. WELDED WIRE
2°X4* OPENING

FLAGGING

NOTES
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’ MIN. METAL ‘T’ FENCE POSTS
DRIVEN 2’ INTO THE
GROUND

0 X 12 WEATHERPROOF SIGNS

4’ HEIGHT

SECURE FENCING TO METAL POSTS

1. PRACTICE MAY BE COMBINED WITH SEDIMENT CONTROL FENCING.

2. LOCATION AND LIMITS OF FENCING SHALL COORDINATED IN FIELD WITH ARBORIST.

3. BOUNDARIES OF PROTECTION AREA SHOULD BE STAKED
PRIOR TO INSALLING PROTECTIVE DEVICE.

4, ROOT DAMAGE SHOULD BE AVOIDED
5. PROTECTIVE SIGNAGE IS REQUIRED.
6. FENCING SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION.

TREE PROTECTION FENCE DETAIL

NOT TO SCALE

100—YEAR FLOOD PLAIN

; ‘ T ani
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W ‘\ Tl
\ ‘ | H“‘MH\ W
. NOTES:
' 1. HEIGHT OF CAGE SHALL BE 4-FEET (M|N.)

0. 14 GAUGE WIRE FABRIC WITH

FASTEN TO STAKE.

(1 STAKE PER TREE)

N

2. CAGE SHALL BE FASTENED TO STAKE WITH TWO (MIN.)
11—INCH RELEASABLE CABLE TIES (ONE AT TOP AND ONE

| 6" (MN.) ABOVE THE GROUND.

|3. DO NOT DAMAGE TREE DURING INSTALLATION.

4. SUBSTITUTIONS MUST BE APPROVED BY FOREST ECOLOGIST.

5. CAGES TO BE REMOVED AT DIRECTION OF FOREST ECOLOGIST.

2" x 4" OPENINGS. CREATE 1—-FOOT
DIAMETER CAGE AROUND TREE AND

6" HARDWOOD GUYING STAKE (2’ INTO GROUND),

Department of Park and Planning, Montgomery County, Maryland

THE MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION

PARK PLANNING REVISED

DATE APPROVED

[ DATE

& DEVELOPMENT

DIVISION DEER PROTECTION CAGE

CHIEF ENGINEER
9500 BRUNETT AVENUE
SILVER SPRING, MD 20901

DIRECTOR OF PARKS

=

STANDARD NO.
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OFF =511
17,424 S.r.

OFF =51
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SECURED TO FENCE @30’ O.C. (MAX>
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2 2°x2” Upright Stakes
Parallel To Walks & Bulldings. )

— Place

Extend To Firm Bearing —J

Wt

Exposed Root Flare >
Level w/Final Grade

Saucer Location
(2°-3" Saucer Rim)
3" Soil Well
2"—4"_|{

Above Grade

Undisturbed Crown
with 3% slope

I |
MINIMUM DIAMETER*
2x Diameter of Rootball
(Up to 5x in Compacted Soil)

* Minimize planting pit when planting within CRZ of existing trees

Tree Planting Detail

Notes:

/

Prune only dead, broken or crossing

branches (No heading back).

All staking and guying to be removed after

6 months.

Water @ planting when soil pit is 1/2 back

filled.

Backfill native soil

See Tree Pit Detail for treatment of

soil in tree pits.

3" Hardwood Mulch To Cover
Entire Planting Area — Except

3" Clear Around Trunk

Finished Grade

Slope Sides

Remove Burlap,Twine, Rope, Wire,
etc. from Top 1/2 Of Root Ball

Root ball to Rest Upon
Undisturbed Soil

Not To Scale
Grommetted 2”
Nylon Webbing
2 Double Strands Of
Notched
°§st 12 Gauge Galvanized Wire

Twisted For Support.
Allow for 17 play of trunk.

(Do not wrap trunk w/
wire & hose.)

STRAPPING DETAIL

DEVELOPER’S CERTIFICATE

Conservation Plan No. 82005018C

Dawn Investments, LLC
Developer's Name:

The Undersigned agrees to execute all the features of the Approved Final Forest
including, financial bonding,
forest planting, maintenance, and all other applicable agreements.

By: Pleasants Enterprises, Inc., Manager

Printed Company Name

Contact Person or Owner:

By: William D. Pleasants, Jr., Manager

Printed Name

Address: Clarksburg, MD 20871

24012 Frederick Rd, Suite 200

Phone and Email:  P:(301)428—0800 email: CWagner@pleasants.org

Signature:
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QUALIFIED PROFESSIONAL CERTIFICATION

| HEREBY CERTIFY THAT THE INFORMATION SHOWN HEREON
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EXISTING STATE AND COUNTY FOREST CONSERVATION LEGISLATION.

‘Z»%%d L

FRANK C. JOHNSON
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ATTACHMENT 6

Pleasauts

DEVELOFPMENT

PLEASANTS DEVELOPMENT, INC. 24012 Frederick Rd. | Suite 200 | Clarksburg, MD 20871 | 301 428.0800 | F 301 428-1736

August 7, 2013
Revised - Qctober 24, 2013
Revised — December 23, 2013

Francoise Carrier, Esquire

Chair, Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, MD 20910

Re: White Oak
Preliminary Plan Amendment #11991099A, Site Plan Amendment #82005018C
Tree Variance Request

Dear Chair Carrier:

On behalf of White Oak Investments, the applicant of the above referenced Forest Conservation
Plan, we hereby request a variance to remove five (5) specimen trees and to impact, but not
remove, seven (7) specimen trees, all of which are over 30 inches in diameter, as required by the
Maryland Natural Resources Article, Title 5, Subtitle 16, Forest Conservation, Section 5-1611, and in
accordance with Chapter 22A-21(b) of the Montgomery County Code. These trees are listed in the
table on page 3.

1. Describe the special conditions peculiar to the property which would cause the unwarranted hardship;

Tree #’s 82, 117, 119, 175, and 206 are proposed for removal and to retain these trees would be an
unwarranted hardship. There are special conditions particular to the property, which cause the
unwarranted hardship. In general, the proposed plan includes an extension to two existing streets, Regent
Manor Court and Whitehall Drive. The proposed townhouse lots are located on one side of existing
Regent Manor Court and on the opposite side of Regent Manor Court - extended. Due to the existence
and extension of this street and the proximity of the adjacent stream valley buffer, there is very little
flexibility in the layout of the proposed lots and associated storm water management structures. The lots
located at the end of Whitehall Drive, which is also proposed to be extended are in a similar condition,
Due to the location of a large existing storm water management facility on the south side of Whitehall
Drive, the proposed lots can only be located on the opposite side of Whitehall Drive — extended. Again,
the existence of the adjacent stream valley buffer allows for very little flexibility in the layout of the street
extension and the lots. The detailed situation of each of the four trees proposed for removal is outlined
below.

Tree #82 is being removed in order to properly grade the area for the proposed townhouse lats at the end
of existing Whitehall Drive. Since these lots are partially fronting on existing Whitehall Drive, it would
be an unwarranted hardship to avoid removing this tree since the existing street would have to be
relocated, which is virtually impossible given that the existing storm water management facility and
existing homes located along the same existing street. The relocation of the existing storm water facility
is cost prohibitive and the impact to existing homes would be an unnecessary hardship on those
homeowners.



PLEASANTS DEVELOPMENT, INC. 24012 Frederick Rd, | Suite 200 | Clarksburg, MD 20871 | 301 428-0800 | F 301 428-1736

Tree # 117 is being removed in order to extend existing Regent Manor Court. The tree is directly in line
wilh the extension of the street. If the alignment of the street extension were modified in order to retain
this tree, then other existing trees, which are located within the stream valley buffer and proposed to be
retained, would then be impacted. Therefore, it is an unwarranted hardship to retain this tree and modify
the alignment of the proposed extension to Regent Manor Court.

Tree #’s 119, 175, and 206 are being removed in order to construct the required storm water management
structures, shown on the Amended Preliminary Plan. These structures are bio-retention devices, which
are required under the new storm water management guidelines (known as Environmental Site Design or
ESD) adopted by the state and county. Due to the slope of the land and the available area outside of the
stream buffer, there is no other place on the property where these devices could be located. Therefore, it
would be an unwarranted hardship to retain these trees. All three trees have significant impact to their
root zones and may not survive construction, which is the reason for this variance request. However, as
noted at the boltom of the tree detail table, we will be attempting to save tree #119. Regardiess of this
effort, all trees will be mitigated accordingly.

The additional seven (7) trees shown in the table below are impacted, but not proposed for removal.
These trees are largely located around the perimeter of the development envelope. The impacts to these
trees have been minimized to the largest extent practicable.

2. Describe how enforcement of these rules will deprive the landowner of rights commonly enjoyed by
others in similar areas,

The enforcement of Chapter 22A and the requirement to retain the five trees mentioned above would
deprive the land owner of their right to develop their property under the zoning ordinance since the
proposed lots and associated homes could not be constructed if the five specimen trees were retained.

3. Verify that State water quality standards will not be violated or that a measurable degradation in water
quality will not occur as a result of the granting of the variance;

This plan has been designed to incorporate storm water management structures under the new State
waler quality standards, and the removal of the five trees in part allows for the compliance with these
standards. Therefore, the granting of this vanance will not result in any violation of state water quality
standards nor will it result in measurable degradation in water quality.

4. Provide any other information appropriate to support the request.

Pursuant to Section 22A 21(d) Minimum Criteria for Approval:

(1) The Applicant will receive no special privileges or benefits by the granting of the requested variance

that would not be available by any other applicants.
All of the affected trees are located within the buildable area on the property in the only part of the

property that is outside of forest and environmentally sensitive areas.

(2) The variance request is not based on conditions or circumstances which result from the actions of the
applicant.

The requested variance is not based upon site conditions and development constraints which are the result
of specific actions by the Applicant outside the norm of a development application allowed under the
applicable zoning and associated regulations. The variance is based on the proposed site layout that is
utilizing the only area that is not existing forest or located within other environmentally sensitive areas.
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(3) The variance is not based on a condition relating to the land or building use, either permitted or
nonconforming on a neighboring property.

The requested variance is a result of the proposed site design and layout on the subject property and not a
result of land or building on a neighboring property.

(4) Will not violate State water standards or cause measurable degradation in water quality. Full ESD
storm water management will be provided as part of the proposed development,

The variance will not violate State water quality standards or cause measurable degradation in water
quality. The specimen trees being removed are not within a stream valley buffer, wetland, or special
protection area. The Montgomery County Department of Permitting Services has approved the storm
water management concept for the proposed project.

As required under the law, mitigation will be undertaken for all specimen trees to be removed and stress
reduction measures provided for all of the impacted trees. A copy of the Forest Conservation Plan and a
variance tree spreadsheet has been provided as part of this variance request. Please let us know if any
other information is necessary to support this request.

The table below lists all the Specimen Trees being impacted or removed for this project.

Tree ID
# Species DBH | Impact/Remove Impac Condition Mitigation
78 Tulip Poplar 41 Impact Only 9% Good stress reduction measures
82 Southern Red
Oak 37 Remove 100% Fair 37"
98 White Oak 44 Impact Only 4% Good stress reduction measures
117 Red Maple 45 Remove 100% Good 45"
119 Tulip Poplar 34 Remove 100% Good 34"
165 Tulip Poplar 32 Impact Only 16% Fair stress reduction measures
Count as
Removed
175 (see note #2
White Qak 30 below) 26% Fair 30" - stress reduction measure
184 Tulip Poplar 36 Impact Only 7% Good stress reduction measures
206 Paulownia 41 Remove 38% Good 41"
210 Tulip Poplar 32 Impact Only 20% Good stress reduction measures
216 White Oak 31 Impact Only 7% Good stress reduction measures
217 Tulip Poplar 39 impact Only 3% Good stress reduction measures
Total: 187"

187"/4 = 46.75" to be replanted with 3" trees = 16 trees

Note:

1. Trees#110, 111 & 207 are being removed and #220 is being impacted but are all
dead trees and therefore are not under request for variance.

2.

Tree #175 is counted as removed and mitigated with replacement trees but will

be saved as able. Tree to be removed if it is determined by an arbarist and the
MNCPPC inspector that it cannot be saved.
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Please contact me via email, at cwagner@pleasants.org, or by phone, at (301) 428-0800 should you have any
additional comments or concerns.

Thank you,

Clark Wagner (

Senior Project Manager
Pleasants Development, Inc.

CC: Amy Lindsay
Renee Kamen
LauraMiller, DEP
Adam Rufe



ATTACHMENT 7
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O1%
From: . Hansen <hanzc@hotmail.com> MAR 1 2 2014
Sent: Tuesday, March 11, 2014 7:49 PM e
To: MCP-Chair MM Mo
Subject: re: white oak property PARKAND PLANNING COMMESION
Attachments: NPH hearing.docx

please take this into consideration




March 11" 2014

To whom it may concern,

| am a resident of the White Oak Whitehall Square property off Regent Manor Court and am writing to
state | am against the White Oak Property plan

Preliminary Plan Number : 11991099A
Site Plan Number 82005018C

Master Plan: white Oak

| feel that the added homes would be detrimental to my well being as there would be too much traffic
and overcrowding with the additional units and would add more stress to the neighborhood.

Please don’t approve this plan to build more.

Sincerely

Hansen Chan

1618 Regent Manor Court




		2014-05-12T13:59:50-0400
	Amy.Lindsey




