
 

 

 

 

 

 

 

 

 

 

• The Planning Board previously approved Site Plan 820070140 on April 18, 2013 without complete
review of the final design for the Dovekie Lawn or the Seneca Ellipse amenity areas.

• Conditions 9b and 9c of the original approval requires a Site Plan amendment application to
address final review of the site design related issues for Dovekie Lawn and Seneca Ellipse, prior to
recording the plat. This application meets this requirement.

• Minor grading changes are required to implement the new amenity space design.
• DHCA has approved the requested modification to the location of an MPDU unit.
• Staff has not received any community opposition to this application.
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SECTION 1 – STAFF RECMMENDATIONS AND CONDITIONS 
 
Staff recommends approval with conditions of Site Plan Amendment No. 82007014A.  All site 
development elements 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 conditions.  All previous conditions of 
approval remain valid and in full force except as modified by the following conditions. 

 
Density & Housing 
 
13. Moderately Priced Dwelling Units (MPDUs) 

c)   The Planning Board accepts the recommendations of Department of Housing and Community 
Affairs (DHCA) in its letter dated May 6, 2014, and hereby incorporates them as conditions of the 
Site Plan approval.  The Applicant must comply with each of the recommendations as set forth in 
the letter, which DHCA may amend provided that the amendments do not conflict with other 
conditions of the Site Plan approval. 

 
Development Program 
17.  Surety  

f)   Prior to issuance of any building permit or Sediment Control Permit for the relevant phase of 
development for the Dovekie Lawn or Seneca Ellipse, the Applicant must enter into a Site Plan 
Surety and Maintenance Agreement with the Planning Board in a form approved by the M-NCPPC 
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 59.7.3.4.K.4 of 
the Montgomery County Zoning Ordinance, with the following provisions: 

i. A cost estimate of the materials and facilities reviewed as part of this Site Plan Amendment, 
which, upon Staff approval, will establish the surety amount.  

ii. The cost estimate must include applicable Site Plan elements, including, but not limited to 
plant material, on-site lighting, recreational facilities, site furniture, mailbox pad sites, trash 
enclosures, retaining walls, fences, railings, paths and any other associated improvements 
associated with the Dovekie Lawn and Seneca Ellipse.  The surety must be posted before 
issuance of the any building permit within each relevant phase of development. 

iii. The bond or surety must 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. 

iv. The bond or surety for each phase shall be clearly described within the Site Plan Surety & 
Maintenance Agreement including all relevant conditions and specific CSP sheets depicting 
the limits of each block/phase.   

 
Certified Site Plan: General Requirements 

 
21. The Applicant must make the following revisions and/or provide the following information to Staff for 

review and approval prior to approval of the certified Site Plan: 
g)  Before approval of the Certified Site Plan for Site Plan Amendment No. 82007014A, the 

following revisions must be made and/or information provided subject to Staff review and 
approval: 

i. Include the development program, and Site Plan resolution on the approval or cover 
sheet(s). 
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ii. Add a note to the Site Plan stating that “M-NCPPC Staff must inspect all tree-save areas 
and protection devices before clearing and grading.” 

iii. Add a note stating that “Minor modifications to the limits of disturbance shown on the 
Site Plan within the public right-of-way for utility connections may be done during the 
review of the right-of-way permit drawings by the Department of Permitting Services.” 

iv. Ensure consistency of all details and layout between Site and Landscape plans. 
 
Landscape and Lighting Design 

 
24. Landscaping 

c) The Applicant must install landscaping in the quantities, locations and species types as shown on 
the Landscape Plan sheets of the certified Site Plan for the Seneca Ellipse and Dovekie Lawn. 

 
26. Lighting 

g) Prior to issuance of any building permit for an above-grade structures/feature the Seneca Ellipse 
and Dovekie Lawn, the Applicant must provide certification to Staff from a qualified professional 
that the exterior lighting in this Site Plan conforms to the latest Illuminating Engineering Society 
of North America (IESNA) recommendations (Model Lighting Ordinance-MLO: June 15, 2011, or 
as superseded) for a development of this type.  All onsite exterior area lighting must be in 
accordance with the latest IESNA outdoor lighting recommendations (Model Lighting Ordinance-
MLO: June 15, 2011, or as superseded). 
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SECTION 2 – SITE LOCATION AND DECRIPTION 
 

Site Vicinity 
The entire Cabin Branch Neighborhood is comprised of 535.04 acres located on the west side of I-270 
immediately north of Black Hills Regional Park (“Cabin Branch”).  The Toll Brother Phase 1 development is 
the subject property of this Site Plan amendment, and is one of several Site Plans within Cabin Branch.  
The site is approximately 80.73 acres located in the southern region of the overall Cabin Branch 
Neighborhood (Figure 1). Public facilities such as site amenities and infrastructure are shared between the 
different Site Plans within the Cabin Branch Neighborhood and the Toll Brother Phase 1 development 
includes multiple open spaces including the Dovekie Lawn and the Seneca Ellipse. 
 

 
 
 
 

Figure 1 – Cabin Branch Vicinity 
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Existing Site Conditions 
Currently, multiple sections of the greater Cabin Branch Neighborhood are under construction.  The basic 
infrastructure has been installed for the majority of Cabin Branch, and the development of residential 
dwellings, and the Premium Outlets has commenced. Within Toll Brothers, Phase 1, grading has begun 
and construction of Broadway Avenue, the primary north/south roadway is nearly complete.  Cabin 
Branch is split zoned between the RMX1-TDR and the MXPD zones, with the majority of the Toll 1 site 
within the RMX1-TDR zone (Figure 2). 
 
 
 
 
 
 

Toll Brothers Phase 1 

Figure 2 – Toll Brothers Phase 1 
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SECTION 3 – PROJECT DESCRIPTION 
 

Previous Approvals 
 
LMA G-806 
Local Map Amendment G-806 was approved by opinion dated 9/9/203 to approve the rezoning of the 
eastern 283.5 acre portion of the Cabin Branch Neighborhood to MXPD, and approved a total 
development across the total 535 acres which included up to 1,886 dwellings, 500 senior housing units, 
and 2,420,000 sq. ft. of commercial uses. 
 
120031100 and 12003110A 
Approved by opinion dated 6/22/2004 the adequate public facility allocation and infrastructure 
improvements for the first 1,600 dwelling units, the 500 senior housing units, and the first 1,538,000 sq. 
ft. of commercial units in Cabin Branch. 
 
12003110B 
Approved by opinion dated 10/6/2008 the remaining dwelling units and commercial square footage for 
the final total of 1,866 dwellings and 2,420,000 square feet of commercial spaces in Cabin Branch. 
 
820050150, and amendments A – C 
First approved on 9/19/2007 and most recently amended on 11/27/2012, this is the infrastructure Site 
Plan approving the final water quality plan, setting the phasing for the road improvements, creating a 
framework for stormwater management, and clarifying the dedication of park and school sites for future 
facilities. 
 
820070140 – Toll 1, Cabin Branch 
The first Site Plan for the subject property, Toll 1, Cabin Branch, was approved by resolution on May 2, 
2013 to construct 436 dwelling units (240 single-family detached units, 68 single-family attached units, 
128 multi-family units) including 62 MPDU’s and using 161 TDRs.  The resolution included condition 9 
requiring subsequent Site Plan amendments to resolve site details for the Community Center, Pool and 
Community Green, the Devokie Lawn and the Seneca Ellipse. 
 
82007014B – Toll 1, Cabin Branch 
Site Plan amendment B for Toll 1, Cabin Branch was submitted at the same time as Site Plan Amendment 
A, however it proceeded to the Planning Board first, and was approved by resolution dated March 29, 
2016 to satisfy the requirements of Condition 9a, requiring final site design of the Community Center, 
Pool and Community Green.   
 
Current Amendment  
 
82007014A – Toll 1, Cabin Branch 
The current Site Plan Amendment, No. 82007014A – Toll 1, Cabin Branch (“Amendment”), was submitted 
on March 5, 2014 to satisify conditions 9b and 9c of the original Site Plan approval requiring final design 
of the Dovekie Lawn and the Seneca Ellipse.   The Amendment also includes minor adjustments to certain 
lot lines to keep private alley parcels from terminating on public streets, the relocation of one MPDU unit 
in coordination with the Department of Housing and Community Affairs, and grading adjustments on 
certain lots adjacent to the Dovekie Lawn and Seneca Ellipse to complement their final designs. 
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Condition 9b. Dovekie Lawn 
Condition 9b of the original Site Plan required the following elements be addressed prior to recordation 
of plats: 

i. Relocate the ensemble of Multi-age Play Equipment shown within Dovekie Lawn (Block T) to 
the Seneca Ellipse (Block AL).   

ii. Provide five single pieces of play structures for Block T, Parcel 8, or Parcel E,: select from 
Kompan Galaxy Solitaries Series such as Spica, Spica Junior, Moments, Vega, Orbits, Argo, 
Stellanova, Starsurfer to allow 5 activities such as jumping, spinning, gathering, balancing, 
and rocking. Install the equipment within a mulch cover, marking the area edges with ground 
planting;  

iii. provide two benches and a decorative lighting fixture at the northeast corner of Parcel 8.  
Provide two backed benches facing Dovekie Lawn in front of Units 49, 50. 

 
The Amendment has redesigned the Dovekie Lawn to address the three requirements within 
condition 9b.  The main ensemble of multi-age play equipment was removed from the space, and in 
its place are five stand-alone pieces of play equipment located on the northern side of the pedestrian 
path.  These five pieces of equipment are designed for younger children and satisfy the requirement 
of a tot-lot in the recreation guidelines.  The equipment to be installed will be consistent with the 
package of equipment approved with the original plan.  The Amendment also provides the required 
additional pair of benches in front of lots 49 and 50. 
 

 
 
Condition 9c. Seneca Ellipse 
Condition 9c of the original Site Plan required the following be addressed prior to recordation of plats: 
 

i. Provide an elliptical area for Multi-age Play within the upper portion of the Seneca Ellipse to 
accommodate 10 activities. The play equipment may be installed across the upper portion of the 
Ellipse within separated islands to allow siting for footings that accommodate the underground 
stormwater management facility. Provide a multi-element ensemble, Kompan Galaxy Series 

Figure 3 – Dovekie Lawn Before ---  And After 
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(either Kuma, Adara, Altair) supplemented by pieces such as Orbits as needed to provide for 
activities. Utilize M-NCPPC Parks Department installation standards. 
 

The Amendment for the Seneca Ellipse provides for a multi-age playground, broken into two separate 
clusters of playground equipment, both located in the upper portion of the ellipse, as allowed for in 
condition 9c.  The equipment to be installed is consistent with the specifications on the approved Site 
Plan.  The Amendment also provides a new pedestrian circulation that goes around the play areas and 
stormwater facility, and sitting areas around the pedestrian walk. 
 

 
 
 
Changes to MPDUs, Lot Lines and Grading 
The Amendment also proposes minor modifications to the location of an MPDU unit, the location of lot 
lines and the modification of grading on private lots that surround the open spaces.  The MPDU location 
modification is a request by the Applicant to move the MPDU identified as unit 81 on the Site Plan and to 
relocate it to unit 1, located on Dovekie Avenue between the Seneca Ellipse and the Dovekie Lawn (Figure 
5).  Most of the units located in this portion of the site are two over two dwellings, with lower level MPDU 
dwellings and upper level market-rate units.  Changing the location of the MPDU is not changing the size 
or location of the building, and has been reviewed and approved by the DHCA.  The lot line modifications 
are reflecting adjustments that were already made on the record plats for the site, and involve moving 
private alleys off of private lots and onto HOA maintained parcels.  The changes in grading only impact 
the land in, and immediately around, the Dovekie Lawn and Seneca Ellipse to better tie in the final designs 
to the approved grading. 
 
 
 
 
 
 

Figure 4 – Seneca Ellipse Before ---  And After 
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Figure 5 – MPDU relocation 
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SECTION 4 – ANALYSIS AND FINDINGS 
 

All previous findings from Site Plan No. 820070140 remain valid, except as modified by the following 
findings below.   

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

and pedestrian and vehicular circulation systems are adequate, safe, and efficient. 
 
a.  Buildings and Structures 
 

 Staff finds that the location of the buildings and structures are consistent with the intent of the 
previous approval. The change in location of the MPDU unit from lot 81 to lot 1 does not involve 
any physical changes to the location or exterior design of the approved structures. 

 
   b. Open Spaces 

 
The location of open spaces and the facilities within them are safe, adequate and efficient as 
found by the original Site Plan approval.  The original Site Plan approval condition 9 requires an 
Amendment(s) to be completed for three different community spaces to refine their design and 
programing. Specifically, conditions 9b and 9c are to refine the site design for the Dovekie Lawn 
and the Seneca Ellipse open space areas. The location and space allocated for the two facilities 
has not changed, however the design and programming has been updated.  The new design of 
these spaces creates distinct settings for community gathering in centralized and well active 
spaces and the placement of the improvements within these open spaces is appropriate given the 
scale of the space and the surrounding dwellings.  The addition of new walkways, benches and 
play equipment engage the spaces and satisfy the need for recreational facilities.   Staff finds the 
proposed design of the Dovekie Lawn and Seneca Ellipse satisfies the requirements of condition 
9b and 9c. 
 

c.        Landscaping and Lighting  
 

Landscaping and lighting proposed by this Amendment is safe, adequate and efficient.  The 
previous approval did not provide landscaping details for the Dovekie Lawn and Seneca Ellipse.  
The Dovekie Lawn is proposed as primarily a lawn area, separated into a larger and smaller space 
by a geometric pedestrian pathway lined with recreation equipment and trees.  The trees along 
this walkway are an appropriate scale to define the path, help divide the lawn into different green 
rooms while not totally shading out or overpowering the lawn space.  There are medium-sized 
deciduous trees proposed around the periphery of the Dovekie Lawn to provide some shade to 
the sidewalks without shading out the primary lawn area.  The landscaping in the Seneca Ellipse 
similarly defines the perimeter of the space, and provides shade to the walkways while keeping 
the primary play areas open and free of obstruction.  The terrain around the Ellipse is steep, 
resulting in numerous terraces located on the north and south side of the space to help take up 
the grade.  Shrubs and perennials are proposed on these terraces to soften the effect and to 
provide additional visual interest.  Lighting for the original Site Plan, including all amenity spaces 
is to be reviewed through a separate submission per condition 26 and is not reviewed as part of 
this Amendment. 
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 Figure 7 – Seneca Ellipse Rendering 

Figure 6 – Dovekie Lawn Rendering 
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d. Recreation Facilities are adequate, safe and efficient 
 
The recreation amenities in the Dovekie Lawn and Seneca Ellipse are adequate, safe and efficient.  
This amendment proposed no change to the recreation calculations or type of activities that were 
previous approved, as the equipment type and location was specified by conditions 9b and 9c 
were included in the original recreation calculations.   The activities in the open spaces provide 
attractive and safe play areas that are well-proportioned and well-programmed to the density 
levels of the blocks in which they are contained.   For example, The Seneca Ellipse, which serves 
the higher density of multi-family units that include MPDUs, has both open play areas and two 
multi-age play equipment areas to engage people of all ages.  The Dovekie Lawn also provides 
play equipment and an open play area; however, the provided play equipment is more suitable 
to younger children and the design of the space makes for smaller green rooms. 

 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

e. Each structure and use is compatible with other uses and other Site Plans and with existing 
and proposed adjacent development. 
The structures and uses as proposed by this Amendment are compatible with other uses and 
other Site Plans, and with the existing and proposed adjacent development.  The location of 
structures is not changing as a result of this Amendment, therefore, the previous finding 
remains valid.  The location of one MPDU is changing between unit 81 and unit 1 identified 
on the Site Plan.  This portion of the Site Plan is comprised of multiple sticks of two-over-two 
dwellings, where most of the ground floor units are MPDU’s and the upper floor units are 

Figure 8 – Location of Dovekie Lawn and Seneca Ellipse (red circles) 
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market rate housing.  This Application shifts a currently approved MPDU from one ground 
floor end-unit into a ground floor end-unit of a neighboring stick of houses.  The MPDU has 
nearly identical access to transportation and site amenities and DHCA has approved this 
request. 

  
 

SECTION 5 - COMMUNITY OUTREACH 
 

The Applicant has met all proper signage, and noticing requirements for the submitted Amendment.  As 
of the posting of this Staff Report, Staff has not received any correspondence from members of the 
community. 

 

 

SECTION 6 - CONCLUSION 
 
Staff concludes that development of the public facilities and amenities and recreational facilities 
proposed, are in substantial conformance with the recommendations of the Clarksburg Master Plan, the 
previous approvals cited in this report, and the Montgomery County Zoning Ordinance. 
 
 

 

ATTACHMENTS 

Attachment 1 - Agency Approval - DHCA  
Attachment 2 – Executed MPDU agreement with DHCA 



ATTACHMENT 1



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2



ATTACHMENT 2


	Attachment 1 - Agency Approval - DHCA



